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Foreword

The Borough of Eatontown Planning Board has compiled this Master Plan to guide the future growth,
development, redevelopment, and conservation of the Borough. Since its adoption in 1986, the Borough has
periodically reexamined the Master Plan and the Planning Board has adopted twenty-five amendments in
order to maintain a current plan that addresses the changing needs of the Borough and its residents.
However, until now, the Master Plan itself has not been reissued as a single document with all of the

amendments adopted by the Borough.

Consequently, the Borough Planning Board has compiled and organized the Master Plan amendments and
edited the 1986 document to reissue and re-adopt the Borough Master Plan as a single, current, unified
document with updated data and mapping. The Borough is producing this version of the Master Plan both
as a printed paper document and as a digital document that can be viewed on-line. The Master Plan is
reformatted and arranged into numbered sections for reference and future amendment and update by the

Borough.

This version of the Borough Master Plan presents updated data and mapping that utilizes Geographic
Information System (GIS) digital technology. A digital parcel layer of Borough tax lots is linked to the
Borough tax assessment data base to provide information on current land use and ownership and to
produce a current lot line base map. The Master Plan information and mapping of community and cultural
features (streets, public schools and public buildings, public parks, historic sites, and public open spaces)
have been updated using this GIS technology. In future, the Borough will be able to apply the extensive GIS
data available from the State, the County, and the Federal government to future updates of the Borough

Master Plan.

The Borough Planning Board has also incorporated into this version of the Master Plan, the results and
recommendations of planning studies that Borough has completed on the reuse of Fort Monmouth and the

future of the downtown Village area of the Borough.

Finally the Borough Planning Board has updated its statement of relationship of the Borough plan to the

plans of adjoining municipalities, the County and the State.

To be meaningful, plans will evolve over time to address the new issues and circumstances that affect the
life of the community. This update of the Borough Master Plan is part of that continuous planning process
and to which the Borough Planning Board is committed to secure the Borough future as a thriving and

dynamic community.
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Borough of Eatontown Master Plan

A.

INTRODUCTION TO THE MASTER PLAN: The Borough of Eatontown Master Plan was
adopted by the Borough Planning Board in 1986. As adopted, the Master Plan included: goals and
objectives; background studies; a land use plan element; a community facilities plan element; a
housing plan element; an open space, recreation, and conservation plan element; a historic
preservation plan element; and, a statement of the relationship of the Borough Plan to the Monmouth

County plan and the plans of the municipalities surrounding Eatontown.

After adoption, the Borough Planning Board periodically reexamined the Master Plan as required by
law and it adopted twenty-five amendments or new elements to the Master Plan. The housing
element was revised in 1987 and it was further revised in 2000, 2002, 2004, and 2005 to address the
Borough obligation to plan affordable housing. A recycling element was added to the Master Plan in
1988. The circulation element was amended in 2002. A stormwater management element was added
to the Master Plan in 2005. The land use element has been the subject of a number of individual
amendments that substantially changed the planning for the Route 35 corridor in Eatontown as well
as the business, industrial, and residential land uses planned for the Borough. Among other initiatives,
these plan changes provided opportunities for the development of age restricted housing in the

Borough and the redevelopment of commercial sites along the highway.

This Borough Master Plan compiles the 1986 Master Plan and the subsequent amendments adopted
by the Borough Planning. In addition, this Master Plan updates and supplements the 1986 Master
Plan data with current data, where appropriate. It includes updated data on existing land use within
the Borough as well as updated demographic and economic data. Moreover, the Master Plan
statement of policies, goals and objectives has been modified to reflect the findings of the Master Plan

reexamination reports that specific Borough objectives have been accomplished.

In addition to compiling the Master Plan amendments that were adopted after 1986, this Master Plan
incorporates new changes based upon the recommendations of planning studies or initiatives that the
Borough has undertaken and determined to add to the Master Plan for Eatontown. These new

changes are described below:

1. Fort Monmouth: In the Fall of 2005, Fort Monmouth in Eatontown was officially designated
as an Army base that would be closed and whose operations moved to another location. As
Army operations at Fort Monmouth are shut down, the base will be redeveloped for
government, public or private use to be determined by the Fort Monmouth Economic
Revitalization Planning Authority (FMERPA).
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Borough of Eatontown Master Plan

The Borough Master Plan recommends that, as part of the reuse and redevelopment of Fort
Monmouth for civilian activity, that the Borough relocate the Borough municipal complex, which
is currently located on Broad Street and includes Borough Hall, onto Fort Monmouth to
reoccupy the Fort Monmouth Life Cycle Management Building as the new Borough municipal

complex.

In addition to relocation of the municipal complex to Fort Monmouth, the Master Plan adopts
the recommendations of the Howard Commons Reuse Study prepared February 2003 by Kise,
Straw and Kolodner. The Howard Commons study is appended to this Master Plan and
adopted by reference as the Borough plan for the reuse of the Howard Commons area of Fort

Monmouth.

The Borough, furthermore, endorses the public benefit conveyance of surplus property at Fort
Monmouth for park and recreation purposes as recommended by Monmouth County in the
County notice of intent dated February 14, 2007.

2. Eatontown Village Redevelopment: Eatontown's Village Area has been identified as
a problem for many years and the Borough has designated it as an area in need of
redevelopment. In the Spring of 2006, with funding from the Borough and from the New Jersey
Department of Community Affairs, the Regional Plan Association (RPA) produced a vision plan
report for the Eatontown Village redevelopment area. The Borough Master Plan adopts the
RPA report as the Borough vision for Eatontown Village. The RPA report is appended to this
Master Plan. The next step in the redevelopment of Eatontown Village will be the preparation of
a redevelopment plan to achieve the vision. The redevelopment plan will require the approval of

the Borough Council by ordinance.

3. Master Plan Map: The Master Plan recommendations for Eatontown are compiled and
presented as an overall Master Plan map of the Borough which is included as part of this

Master Plan.
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Borough of Eatontown Master Plan

B. POLICIES, GOALS, AND OBJECTIVES: The policies, goals, and objectives of the Master

Plan of the Borough of Eatontown are presented below?.

1. Policies: The policies of the Master Plan are as follows:

a)

b)

c)

d)

f)

g9)

To acknowledge the existing character of the Borough, and segments thereof, as created

by existing development.

To recognize environmental and man-made constraints upon, and potential for, future

development.

To permit the reasonable use of land within the context of existing constraints and the
Master Plan, or provide for transfer of ownership to a public body or association in accord

with one or more accepted methods.

To facilitate the social, economic, and political interaction of present and future residents

of all portions of the Borough.

To preserve the history of the Borough and maintain it as a heritage for present and

future residents.

To maintain a balance of uses and variety of types within each use category arranged to

minimize conflict among them.

To provide adequate facilities, services, and protection for development and persons in

all portions of the Borough.

2. Goals: The goals of the Master Plan are as follows:;

a)

b)

To assure a high level of quality of life for present and future residents of the Borough.

To provide for, and encourage the use of, all remaining vacant land consistent with
neighborhood characteristics, land capability, fiscal balance, practicalities of the

marketplace, and current aesthetic standards.

To identify specific areas that should not be developed, either because of sensitivity or
suitability for open space at an appropriate location.

(1) Maintain open space in a quantity and at locations in accord with not less than

accepted standards.

1 The 1986 Master Plan prepared by Lee Hobaugh, PP of Resolve, Inc. is the source of the policies, goals, and objectives presented in this section.
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Borough of Eatontown Master Plan

d)

f)

9)

h)

(2) Provide conservation areas as well as passive and active recreation facilities.

(3) Consider the changing age composition within the Borough in designating facility-

and activity-areas.

(4) Establish corridor links between major open spaces to the maximum extent

feasible.

(5) Assure that present buffer requirements are both adequate and reasonable, and

that they are consistently administered.

(6) Where feasible, utilize required buffers to provide linkage between major open

spaces.

To design and implement the road plan of the Borough to facilitate the movement of
residents from one quadrant to others without using Routes 35 and 36 or the Route
35/Route 36 intersection; to discourage traffic from outside the Borough from using
streets internal to residential areas; and, to assure that adequate parking is provided by

all new developments.

To support the commercial and industrial attractiveness of the Borough by facilitating
continued viability of existing commercial development along Routes 35 and 36, and
additional and upgraded development on vacant land within existing commercial areas.
Infill of additional industrial development should also be encouraged and facilitated on

Industrial Way West and East.

To maintain the “Village Area” as the center of cultural, social, and political interaction

within the Borough, and preserve the historical buildings within and around it.

To provide for alternative housing types at locations where single family detached homes
are not easily constructed or would be inappropriate development, and where there will

be little or no adverse impact upon surrounding land.

To assure that adequate facilities, access, and space exist for local government

operations.

To provide information to Borough agencies for use in carrying forward their specific

functions and programs.
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Borough of Eatontown Master Plan

3. Objectives: The objectives of the Master Plan are as follows

a)

b)

f)

¢)

h)

Develop information regarding the fiscal impact of development within the various

available zone districts of the Borough ordinance.
Identify environmentally sensitive lands not now developed.

Consider the quantity and location of existing open space. Identify areas requiring

additional open space or not well served by existing open space locations.

Provide the Recreation Commission with specific information on the age composition of
the Borough, and other Borough agencies, with comparable information for use in

determining facilities and equipment types to be installed at various locations.
Explore the potential of linking open spaces:

(1) Eighty Acre Park with lands of Monmouth County in the southeast portion of the

Borough on the westerly side of Old Deal Road.
(2) Open space within Deep Woods with environmentally sensitive lands to the West.

Explore the potential for a one-way traffic system on Throckmorton/West/Broad and
White Streets within the Village Area.

Review the requirements of all non-residential zone districts, including buffering

requirements, to assure that they remain both protective and reasonable.
Re-examine the land use category assigned to:

(1) Vacant parcels fronting on Route 36 to the West of the Route 35/Route 36

intersection.
(2) West Street, Maxwell Road, Pine Brook Road, Industrial area.
(3) The remaining vacant land fronting on Parker Road.
(4) The industrial area East of Route 35.

(5) The areas South of Weston Place, and West of Route 35.

2 The objectives of the 1986 Master Plan have been modified to delete certain objectives that the Borough had achieved based upon the findings of
the November 2001 Master Plan Reexamination Report. The 1986 Master Plan objectives that have been deleted are: Objectives 5c, 8a, 8d, 8e,
9,10, 12, 13, 14, and 15.
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Borough of Eatontown Master Plan

(6) The rear of lots fronting on the West side of Wall Street, South of the cemetery,

and to the East of properties fronting on Route 35.

i)  Explore the potential of specifically encouraging continued building improvements within

the Village Area.
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Borough of Eatontown Master Plan

C.

BACKGROUND INFORMATION?: The following section presents background information to
the Master Plan, which has been updated to include relevant demographic and economic data
through 2007.

1.

Regional Location: Eatontown Borough is located in the central portion of eastern
Monmouth County. The Garden State Parkway traverses the County passing outside, but only
slightly to the West, of the Borough. There is an interchange of the Garden State Parkway with
Route 36, which is the primary link between Eatontown and other regions. Good access to and
from the Borough is provided by this linkage to northern New Jersey and New York City, as well

as the central and southern New Jersey shore communities.

Although access to Route 18 is circuitous from Eatontown, that roadway provides a connection
to New Brunswick in Middlesex County and to Interstate Route 195 in Wall Township. Route 18
also interconnects with Route 9, the New Jersey Turnpike and Route 1. The Garden State
Parkway interconnects with Interstate Route 287 to the North of Raritan Bay and to Interstate
Route 195 to the South of Eatontown. Access to these major roads within close proximity of
Eatontown and these interconnections provide excellent linkage between Eatontown and most

portions of New Jersey.

In addition to the major roads mentioned above, Eatontown is linked to other locations within
Monmouth County by Route 35 which runs northerly through Shrewsbury to Red Bank, and
further North through the Bay Shore area. Route 35 runs southerly through the shore regions of
Monmouth County and on into Ocean County to the South. Route 36 provides access not only
to the Garden State Parkway, but also links Eatontown with the more easterly communities of
West Long Branch and Long Branch and other ocean front communities to the North and
South. Tinton Avenue (Route 537) is the most direct route from Eatontown to Freehold
Borough, the County seat. Tinton Avenue also provides a connection via Swimming River
Road, to Route 520, which establishes linkages with northern, central and western Monmouth
County. Tinton terminates at Route 35 at the entrance of the main gate to Fort Monmouth.
Tinton Avenue connects the main base at Fort Monmouth which is east of Route 35 to the
Charles Wood Area of Fort Monmouth to the West. Route 71, which begins at Route 35 in
Eatontown, travels generally in a southerly direction connecting Eatontown with the waterfront

communities in southern Monmouth County.

3 The original source of this background information is the 1986 Master Plan prepared by Lee Hobaugh, PP of Resolve, Inc. The information has

been updated to 2007.
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2. Land Use: The evolution of Eatontown’s land use patterns is described in the following

sections:

a)

Land Use to 1986: Route 35 and Route 36 intersect in the geographic
center of Eatontown and effectively divide it into four quadrants. As the
1986 Master Plan was written, information on the existing use of the land area of
Eatontown was available for the years 1958, 1966, 1974 and 1982, and estimates were
prepared for 1985. Although significant development occurred within the Borough during
those years, the development that had occurred by 1986 reinforced the pattern of land
uses that was evident in 1958, and the only significant change in terms of the over-all
development pattern was the industrial and office development in the southern portion of

the Borough.

The traditional relationship between streets and land development was very much
evident in the land use patterns within the Borough of Eatontown in 1986. Route 35,
running in a North-South direction through the center of the Borough, was lined by
commercial activities. These activities extended in an easterly and westerly direction
along Broad Street, Route 36 and, to a limited extent along Throckmorton Avenue. The
gradual extension of development along Broad Street, Wyckoff Road, Wall Street and
Old Deal Road and Tinton Avenue was readily apparent from the age of structures at
various locations. In many cases, this development involved the subdivision of major
parcels of land extending back from these principal streets. In other cases, it was spotty
development occurring directly along the frontage of these streets and not involving the

interior portion of the large parcels from which lots were divided.

The northern half of the Borough, North of Route 36, was the most highly developed
portion of the municipality. Some tracts of vacant land remained within this northern half
of the Borough, but the availability of vacant area for future development was much
greater in the southern portion of the Borough. The majority of uncommitted land in the

northern half was designated for non-residential uses.

Fort Monmouth occupied much of the land area in the northeastern quadrant of the
Borough. Commercial uses fronted along Route 35 and Route 36 in this quadrant. One
or two parcels remained vacant within the area designated for commercial development.
The most recent major development within this quadrant was the site of the former drive-

in theater, which was behind commercial and mobile home uses northeast of the
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Borough of Eatontown Master Plan

intersection of Route 35 and 36. This land area was being developed residentially. Most
of the residential development in this quadrant occurred at medium densities, varying
from three to five dwelling units per acre. This quadrant did contain, however, three small
apartment complexes and one large apartment complex as well as senior citizen

housing, which was being developed at higher densities than the general range.

The northwestern quadrant of the Borough also contained some residential development
at medium densities and the majority of high density, or garden apartment, residential
developments that had been constructed within the Borough. A portion of the high
density housing was the Wherry Housing, which was associated with Fort Monmouth and
provided housing for military personnel. A considerable amount of federal land was
devoted to the Officers’ Club (Gibb’s Hall) and golf course area which fronted on Tinton
Avenue and extended from Maxwell Road to Hope Road on the western Borough
boundary. This use occupied the largest single land area within this quadrant of the
Borough. The area North of Tinton Avenue in the northwesterly corner of the Borough
had been developed as a townhouse complex. In addition to scattered individual lots,
there were two concentrations of vacant land remaining within this quadrant. One of
these was an area adjacent to Hope Road and Highway 36, which was slated for
development as a neighborhood commercial area. An office complex fronting on Pine
Brook Road and Hope Road was constructed as of 1985. The second was land area to
either side of Pine Brook Road, South of Lewis Street, which are planned for light
industrial purposes. This is an expansion of existing industrial activities within this area. A
portion of this area is the site of the public works garage, which was built and operated

jointly by the Borough and School District.

The two southern quadrants of the Borough contained the greatest quantity of land
remaining available for future development. The southwest quadrant contained
Monmouth Mall at the intersection of Routes 35 and 36. Additional commercial uses
were found southerly fronting along Route 35. A U-shaped land area of residential
development at low densities was found to the South of Monmouth Mall, continuing
westerly and northerly up to Route 36. The southern portion of this southwesterly
quadrant is the Business Park which is near full development. Much of this land area has
been committed for development and there are few parcels remaining. Most of the land
that was zoned for residential purposes in this quadrant had been developed, but a

limited number of parcels do remain within the residential category which was currently
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vacant. Along the westerly Borough boundary, within the southwest quadrant, vacant
land area existed along the alignment of Route 18 and was to be designated to provide a
transitional use area between the highway and residential development to the East. (See

the Land Use and Open Space, Recreation and Conservation Plan Elements).

The southeast quadrant of the Borough has very limited vacant land. Some of this land
area was intended to be developed for office and research use, some for industrial

purposes, some for residential use, and some for commercial uses.

Schools are located in three of the four quadrants. In the northeast quadrant, there are
two school buildings, the Steelman School (utilized for administrative offices and special
classes), and the Meadowbrook Elementary School. In the northwest quadrant, there are
two adjacent schools fronting on Grant Avenue and extending westerly to Wherry
Housing. These are known as the Vetter Elementary and Memorial Middle schools. The
Woodmere Elementary School is centrally located within the southwestern quadrant of
the Borough. In 2007, there is no school within the southeastern quadrant and there is no

demand for school facilities in this area at the time.

The major recreational facilities within the Borough, in addition to those adjacent to
school buildings, were in the limited area surrounding Wampum Lake, in Wolcott
Memorial Field, which was to the southwest of Broad Street Extension, and “Eighty Acre

Park” in the southeast quadrant South of Parker Road was being developed in stages.

The Borough Hall, fire house and parking lot are located to the East of Route 35, West of
White Street, North of Broad Street, and South of Throckmorton Avenue. These facilities
provided a base for the central business area of the Borough. However, the capacity of
the buildings has been exceeded and the Borough is now planning to relocate the
Borough Hall to Fort Monmouth. The Borough has proposed that the Fort Monmouth
Life Cycle Management Building become the seat of municipal government operations
for the Borough. The public works garage is located to the South of Lewis Street near its

intersection with Maxwell Road within the industrial area.

High intensity uses within the northwestern quadrant are offset by the Army golf course
and municipal recreation areas which are also in this quadrant. The municipal focal point
exists around the intersection of Route 35 and Broad Street. The commercial focal point
is at Monmouth Mall and other properties at the intersection of Route 35 and Route 36.

Medium density residential uses extended easterly on Broad Street, and then from Broad
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Street in a southwesterly direction along Wyckoff Road. Commercial uses line Route 35
in a southerly direction, with a particular concentration at the intersection of Routes 35
and 36. Residential structures are located along Wall Street and Old Deal Road and
Whale Pond Road. The southwestern quadrant of the Borough has little remaining
vacant residential land. Several major subdivisions in the southeastern quadrant have
been constructed. Table C-3 shows that only 3.7% of the Borough land remains vacant,
and Borough studies indicated that much of the remaining land is subject to development

constraints.

Table C-1 provides information on the approximate acreage devoted to various land uses
as of 1958, 1966, 1974, 1982 and 1985. Figures are presented both in acreage and
percentage of developed area and total Borough area. As can be seen from that table, in
each of the eight-year periods between 1958 and 1982, approximately an additional ten
percent of the Borough's land area was developed. Between 1982 and 1985, an
additional six percent of the Borough'’s land area was developed. In looking at the figures
in that table, we find that land devoted to residential purposes increased from
approximately twelve to approximately twenty-eight percent of the Borough's land area
as of 1985. The majority of this increase was land area devoted to single family detached
homes. The percent of the total land area devoted to single family detached homes
increased from approximately 11% in 1958 to approximately 22% in 1985. This over-all
increase has been achieved as a result of a slightly progressive increase in the earlier
time periods defined by dates at which land use data was collected. From 1958 to 1966,
the increase was less than two percent in this category. Between 1966 and 1974, the
increase was in excess of three percent. Between 1974 and 1982, the increase was
approximately six percent. Between 1982 and 1985, the increase was less than one
percent of the total land area, and a decrease of more than one percent of developed

area.

During the 27-year period, the land area occupied by multi-family dwellings increased
from less than one percent of the Borough's land area to slightly more than eight percent
of the Borough’s land area. The majority of this increase occurred between 1958 and
1966.
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TABLE C-1: EXISTING LAND USE AS OF 1985
1958 1966 1974 1982 19854
Per- Per- Per- Per- Per-
Acres Acres Acres Acres Acres
cent cent cent cent cent
Residential 4593 | 122 | 664.0 | 17.6 | 8347 | 22.4 [1,086.0| 28.8 [1,214.0| 32.1
One-Family 4043 | 107 | 466.0 | 12.4 | 5840 | 15.7 |815.05| 21.6 |845.0¢| 22.3
Two-Family 95 | 03 | 20 [ 005 | 25 [ 01 | 25 | 01 | 25 | 01
Multi-Family 128 | 03 | 1750 | 46 |2114| 56 |2320| 61 |[3300] 87
Mobile Homes 327 | 09 [ 210 | 055 | 368 | 1.0 | 368 | 1.0 | 368 | 10
Commercial 978 | 26 [1970| 52 |[2494| 66 | 2500 | 6.6 | 2990 7.9
Industrial 1057 | 28 [ 1870 49 [2876| 76 |[3780 | 10 | 4180 111
Public 842.17| 223 [ 92328 | 245 [9431°| 247 |1,0131| 26.8 |1,0381| 275
Quasi-Public 183 | 05 | 530 | 14 [ 577 | 15 | 500 | 16 | 500 | 16
Total Developed Land [15132] 404 [2,0240] 536 [2.3725] 628 |2,786.0| 738 [3,0280] 802
Agriculture 3830 | 10.1 | 59.0 16 59.0 16 0.0 0.0 0.0 0.0
\Vacant and Wooded!2 [1.869.8] 495 [1,693.0| 449 [13445| 356 | 990.0 | 262 | 748.3 | 19.8
Total Land 3,776.0| 100.0 |3,776.0| 100.0 [3,776.0] 100.0 |3,776.0| 100.0 |3,776.0] 100.0
CHART C-1: EXISTING LAND USE AS OF 1985
O Residential
B Commercial
O Industrial
B Public
O Quasi-Public
Vacant and Wooded

TABLE C-2: EXISTING LAND USE AS OF 1985 AND AS A PERCENT OF DEVELOPED AREA

1958 1966 1974 1982 198513
Residential 30.1 32.8 35.6 39.0 40.1
One-Family 26.5 23.1 25.0 29.3 27.9
Two-Family 0.6 0.1 0.1 0.1 0.1
Multi-Family 0.8 8.6 8.9 8.3 10.9
Mobile Homes 2.1 1.0 1.6 1.3 1.2
Commercial 6.4 9.7 10.6 9.0 9.9
Industrial 6.9 9.2 12.1 13.6 13.8

© ® N > o &

1
12
13

1985 numbers are estimated, not field collected

Includes four recently approved major subdivisions not yet built

Includes four recently approved major subdivisions not yet built

Includes approximately 500 acres of federal government property and 268 acres in streets
Includes approximately 500 acres of federal government property and 280 acres in streets
Includes approximately 500 acres of federal government property and 300 acres in streets
Includes approximately 500 acres of federal government property and 323 acres in streets
Includes approximately 500 acres of federal government property and 323 acres in streets
Includes 133 acres of golf course

1985 numbers that are used to generate percentages are estimated, not field collected
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Public 55.4 45.6 39.3 36.4 34.3
Quasi-Public 1.2 2.7 24 2.1 2.0
Total Developed Land 100.0 100.0 100.0 100.0 100.0

CHART C-2: EXISTING LAND USE AS OF 1985 & AS A PERCENT OF DEVELOPED AREA

O Residential

B Commercial

O Industrial

B Public

O Quasi-Public

Land area occupied by two-family dwellings and mobile homes was only slightly more

than one percent of the total land area of the Borough.

During the 27-year period, the land area occupied by commercial land uses tripled,
increasing from less than three percent to eight percent. Very little additional land area
was developed for commercial purposes between 1974 and 1982. From 1982, however,

a new wave of growth had been occurring in this category.

The greatest growth rate of land occupied by various categories of land use was in the
industrial category. In 1958, industrial uses occupied slightly less than three percent of
the land area of the Borough. As of 1985, such uses occupied approximately eleven
percent of the land area of the Borough. This increase is almost exclusively due to

growth within the Industrial Park in the southwest quadrant of the Borough.

The land area devoted to public uses had increased only slightly since 1958. As of 1958,
slightly more than 22% of the Borough’s land area was devoted to these types of uses.
As of 1985, this had increased by approximately 5.0%, to slightly more than 27%, of the

Borough’s land area.

Land devoted to quasi-public uses (uses which are non-profit and open to the public on a
membership or other qualification basis) increased over the 27-year period from
approximately one-half percent to 1.6%. The majority of this increase occurred between
1958 and 1966.
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In 1958, approximately ten percent of the Borough's land area was devoted to
agriculture. In 1986, although there were several small land areas that were farmed
within the Borough, the quantity of land devoted to agricultural uses is inconsequential.
Less than two percent of the Borough's land area has been devoted to agriculture since
1966.

As a result of the increase in developed land area, there was a decrease in the amount
of vacant and wooded land area. As of 1958, almost 50% of the Borough's land area
remained in the vacant and wooded category, including approximately 133 acres
devoted to the Old Orchard golf course. As of 1985, only approximately 20% of the

Borough's land area, including that golf course, remained vacant and wooded.

The total percentage of the entire land area of the Borough that was developed as of
1986 was approximately 80%. This is an increase from approximately 40% as of 1958.
Between 1958 and 1966, approximately 13% of the Borough'’s land area was developed.
Between 1966 and 1974, approximately 11% of the Borough's land area was developed.
Between 1974 and 1982, again, an additional 11% of the Borough's land area was

developed. And, between 1982 and 1985, an additional six percent was developed.

Over the 27-year period between 1958 and 1985, the portion of the developed area of
the Borough devoted to various categories “changed”. For example, as of 1958, 55% of
the developed land area within the Borough was devoted to public uses. This was
reduced consistently over the 27-year period, and as of 1985, only about 34% of the

developed area of the Borough was devoted to this use.

Other categories of land use that had a reduced proportion of developed land in 1985 as
compared to 1958 are quasi-public uses, mobile homes and two-family dwellings. In
each of these cases, it is a circumstance where even if the land area devoted to such
uses remained constant, the increased quantity of developed land within the Borough

has had the effect of reducing the percentage of developed land in those categories.

Residentially used land increased as a percentage of developed land from approximately
30% in 1958 to 40% in 1985. Commercial land uses occupied six percent of the
developed land area as of 1958 and had increased to occupy almost ten percent of
developed land area as of 1985. The portion of developed land occupied by commercial
uses had decreased slightly between 1974 and 1982 as a result of more rapid growth in

uses other than commercial during that period of time but showed new growth as of
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b)

1985. Industrial uses increased from approximately seven percent to approximately 14%

of the developed land area of the Borough over the 27-year period.

The figures used in all of the preceding sections regarding residential land use include
four single-family detached home subdivisions that, at the time of the adoption of the

1986 Master Plan, had recently been approved, but not yet constructed.

Since 1986, non-residential major developments were built in the business park area
West of Route 35 and to extend easterly across Route 35, up to Old Deal Road along
Industrial Way East. These areas together with the remaining vacant land in the
southwesterly portion of the Borough East of Route 18 were the last uncommitted major
tracts within the Borough. Except for these specified development potentials, future
development within the Borough will be largely in-fill on vacant parcels between existing

developments, and redevelopment of existing developed sites.

Land Use as of 2007: The Borough has updated its tabulation of existing land use
to 2007. The 2007 land use was examined by means of GIS analysis. This analysis
began with tax parcel mapping from the GIS Department of Monmouth County, which
was then linked to the statewide MOD-IV tax assessor’s database on May 2, 2007. The
data yielded by the MOD-IV database allowed a preliminary determination of existing
land use, based on property tax assessment information. This information was then more
closely examined by means of recent aerial photography and field investigations. The

results of this analysis are presented in Table C-3.
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TABLE C-3: EXISTING LAND USE AS OF 2007 AND AS A PERCENT OF TOTAL AREA

Land Use Number of Parcels Gl
Acres Percent
Vacant Land 156 137.4 3.7
Residential 3,170 1,077.6 28.7
Age-Restricted Housing 87 29.5 0.8
Mobile Home Park 5 34.4 0.9
Farm Regular 2 4.5 0.1
Farm Qualified 2 6.2 0.2
Commercial 266 575.2 15.3
Industrial 57 207.0 55
Apartment 30 186.0 5.0
Railroad Property 8 22.1 0.6
School Property 5 60.7 1.6
Public Property 37 62.9 1.7
Church/Charitable 13 24.2 0.6
Cemeteries 5 15.7 0.4
Park/Open Space 196 362.5 9.6
Federal Land 5 4195 11.2
Roads/Infrastructure N/A 531.4 14.1
Total Area 4,044 3,756.8 100.0
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3. Population: Between 1970 and 1980, the total population of Eatontown declined from
14,619 to 12,703 persons, a decrease of 1,916 persons. This decrease was a net change
caused by a decrease of 2,643 persons living in group quarters (Fort Monmouth-related), and
in an increase of 727 persons living in households. This represents an 86.3 percent decline in
group quarters-population, and an increase of 6.3 percent in household-population. The
percent of persons living in group quarters was 21 percent of total population in 1970. By 1980,
this had decreased to 3.3 percent. Conversely, persons living in households as a percent of all

persons increased from 79 percent in 1970 to 96.7 percent in 1980.

As of the 2000 Census Eatontown'’s population stood at 14,008 persons, which represents just
4.8 percent less (or 611 people) than the 1970 population level of 14,619, and represents a
reversal of the population decrease experienced between 1970 and 1980. Though the
percentage of the populace living in households (96.9 percent) and group quarters (3.1
percent) in 2000 is much different than the 1970 levels previously noted, it is little changed from
the 1980 breakdown of 96.7 percent (households) and 3.3 percent (group quarters). The 2000
group quarters population of 432 is only 12 more than the 1980 level of 420. As a result the
overall group quarters population decrease of 85.9 percent between 1970 and 2000 differs little
with the 86.3 percent decline that occurred between 1970 and 1980. The overall household
population increase of 17.5 percent between 1970 and 2000 is greater than the 6.3 percent
experienced in the 1970 through 1980 timeframe, due to the fact that Eatontown’s population

increases from 1980 through 2000 occurred almost exclusively in the household category.

The historical growth of population is shown in Table C-4. Table C-5 presents changes from
1970 to 2000.

In 1970, the gender composition of the population was also skewed heavily by the Fort
Monmouth population with 58.8 percent of the population being males, and 41.2 percent being
females. As of 1980, these percentages were reversed and more closely balanced with 49.2
percent being male and 50.8 percent being female. By the time data for the 2000 Census was

collected the percentages were 48.6 percent male and 51.4 percent female.

The median age within the Borough increased by almost five years between 1970 and 1980.
The median age in 1970 was 24.2 years and in 1980 was approximately 29.0 years. Again, this
results from the decline in the Fort Monmouth population. By the time data for the 2000 Census

was collected the median age stood at 36.6 years, continued an upward trend.
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The number of persons under age 18 decreased from 4,044 persons in 1970 to 3,196 persons
in 1980. This is a decrease of 21 percent. The percentage of the total population under age 18
did not decrease as dramatically as did the number of persons. In 1970, 27.7 percent of total
population was under age 18. As of 1980, this had decreased to 25.2 percent. By the time data
for the 2000 Census was collected the number of persons under age 18 in Eatontown stood at
3,212, little changed from 1980 levels. However, the percentage of Eatontown’s 18 and under

population fell to 22.9 percent by 2000, continuing a downward trend.

Between 1970 and 1980 the number of persons age 65 and over increased by 46.7 percent
from 705 to 1,034 persons. This numerical increase also increased the portion of total
population which those aged 65 years and over represent from 4.8 percent to 8.1percent during
this time period. By 2000 the number of persons age 65 had increased to 1,867, or 13.3
percent of Eatontown’s population. Eatontown’s over 65 population group increased a total of

164.8 percent increase between 1970 and 2000.

Racial composition within the Borough changed modestly between 1970 and 1980. In 1970, of
the total population, 90.3 percent was white, 7.7 percent black and 2.0 percent was another
race. In 1980, those proportions had changed to 84.9 percent white, 9.5 percent black and 5.6
percent another race. By the time data for the 2000 Census was collected the population
proportions had changed to 73.3 percent white, 11.6 percent black, with 15.1 percent

comprised of other racial groups.

The Monmouth County Planning Board estimated that the population of Eatontown was 13,399
persons as of 1984. Their provisional estimate for 1985 was 13,580 persons. This was an
increase of 877 persons over 1980. The Monmouth County Planning Board projected the year
2000 population at 14,000 persons. However, by 1986 there was an inventory of vacant land
that indicated such land available for residential development under current policies would
project that the population was likely to exceed 14,500 persons by the year 2000, which is more
than the actual population of 14,008 that was recorded by the 2000 US Census.
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TABLE C-4: HISTORICAL GROWTH OF POPULATION (1900 TO 2000)

Year Population Population Change Percent Change

1900 3,021 N/A N/A

1910 2,076 -945 -31.3

1920 2,682 606 29.2

1930 1,938 -744 217

1940 1,758 -180 -9.3

1950 3,044 1,286 73.2

1960 10,334 7,290 239.5

1970 14,619 4,285 415

1980 12,703 -1,916 -13.1

1990 13,800 1,097 8.6

2000 14,008 208 15

SOURCE: US Bureau of Census
TABLE C-5: POPULATION (1970 TO 2000)

1970 1980 1990 2000 (19%";"5‘2800)
Num- | Per- | Num- | Per- | Num- | Per- | Num- | Per- | Num- | Per-
ber cent ber cent ber cent ber cent ber cent
Total 14,619 | 100.0 | 12,703 | 100.0 | 13,800 | 100.0 | 14,008 | 100.0 | -611 | -4.8
White 13,198 | 90.3 |10,785| 849 |10,881| 78.8 |10,267| 73.3 |-2,931 | -22.2
Black 1,126 7.7 1,206 9.5 1,724 | 125 | 1626 | 11.6 500 444
Other 295 2.0 712 56 | 1,195 | 87 | 21115 | 151 | 1,820 | 616.9
Male 8,603 | 58.8 | 6,247 | 49.2 | 6,807 | 49.3 | 6,813 | 48.6 | -1,790 | -20.8
Female 6,016 | 41.2 | 6,456 | 50.8 | 6,993 | 50.7 | 7,195 | 514 | 1,179 | 19.6
Under 18 4,044 | 27.7 | 3,196 | 252 | 3,221 | 233 | 3,212 | 229 -832 | -20.6
65 or More | 705 4.8 1,034 8.1 1,467 | 10.6 | 1,867 | 13.3 | 1,162 | 164.8
L”O'I'('j‘;“se' 11,556 | 79.0 |12,283 | 967 |13023| 944 |13576| 969 | 2,020 | 175
'Sui[fe“rg 3063 | 21.0 | 420 | 33 | 777 | 166 | 432 | 31 |-2,631| -859

Source: US Census Bureau
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TABLE C-6: MEDIAN AGE (1970 TO 2000)

1970 1980 Change
: 1986 1986 Percent
Median Age Master | Actual | Master | Actual 1990 2000 (12907000;0 Change
Plan Plan
Total 24.2 234 29.0 285 31.9 36.6 13.2 56.4
Male N/A 22.8 N/A 275 30.6 35.5 12.7 55.7
Female N/A 25.7 N/A 29.7 334 37.8 12.1 47.1
Adult Male14 234 33.9 N/A N/A N/A N/A
FeArgzlillléls 25.7 36.9 N/A N/A N/A N/A

Source: US Census Bureau

14 The 1990 & 2000 Censuses do not provide an adult male median age subcategory.
15 The 1990 & 2000 Censuses do not provide an adult female median age subcategory.
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4. Housing: As of the 1980 Census, the total housing stock in the Borough was 5,132 units.
Only two of those units were seasonal, the remaining 5,130 being year-round units. Of the
year-round units, 1,873 (36.5 percent) were owner-occupied, and 3,086 (60.1percent) were
renter-occupied. Additionally, a total of 171 of the year-round units (3.3 percent) were vacant.
As of the 2000 Census Eatontown had a total of 6,333 housing units; 6,288 (99.3 percent) were
year-round, and 45 (0.7 percent) were seasonal. There were 2,837 owner-occupied units,
comprising 44.8 percent of the total housing stock, with renter-occupied units numbering 2,940
(46.4 percent).

The 1980 Census counted 3,490 single-family homes within the Borough. This was 68 percent
of the total units. The number of units in structures containing at least two but less than ten
units was 734, or 14.3 percent of all units. The number of units in structures containing ten or
more units was reported to be 614 units, which is 12.0 percent of the total number of units
within the Borough. The number of mobile homes was listed as 292 units, or 5.7percent of all
units. As of the 2000 Census there were 3,013 single family units in Eatontown, 43.6 percent of
the total amount of housing units in the Borough. The number of units in structures containing
at least two but less than ten units was 1,505, (or 23.9 percent) and those in structures
containing 10 or more units numbered 1,521 (or 24 percent). The number of units in the mobile

home/boat/RV category was 294, or 4.6 percent of all units.

The 1980 Census also reported that 15 of the units within the Borough were owned on a
condominium basis as of that time. Fourteen of those were renter-occupied and one was

vacant. The 2000 Census did not collect data related to condominiums.

The number of year-round housing units increased by 27.1 percent between the 1970 and 1980
Censuses, from 4,036 to 5,130 units, respectively. In 1970, the vacancy rate was 4.1percent. In
1980, the vacancy rate was 3.3 percent. According to the 2000 Census housing units in
Eatontown numbered 6,288, an increase of 55.8 percent (or 2,252 units) from the 1970 total.

Eatontown’s vacancy rate as of 2000 was 8.1 percent.

The total of 3,870 households in 1970 increased to 4,959 households, a 28.1percent increase,
by 1980. The number of non-family households more than doubled both absolutely and as a
percent of all households during those ten years. In 1970, there were 641 non-family
households, 16.6 percent of all households. In 1980, this had increased to 1,661 non-family
households, 33.5 percent of all households. As of the 2000 Census there were a total of 5,780

households in Eatontown, an increase of 49.4 percent (or 1,910 households) from 1970. The
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number of non-family households increased by 264 percent (or 1,692) between 1970 and 2000.
As of 2000 there were 2,333 non-family households, which comprised 40.4 percent of all

households.

Conversely, family households increased slightly in absolute numbers, from 3,229 in 1970 to
3,298 in 1980, but declined from 83.4 percent to 66.5 percent as a percentage of total
households. A decline in the proportion of family households from 1970 to 1980 has been a
general trend and is not unique to Eatontown. As of the 2000 Census there were 3,447 family
households, an increase of 6.8 percent (or 218 family households) over 1970 totals. Family

households comprised 59.6 percent of all households in Eatontown as of 2000.

The number of households with children under 18 years of age decreased in both absolute
numbers and as a percentage of total households between 1970 and 1980. In 1970, there were
1,879 households with children under 18, or 48.6 percent of total households. In 1980, the
number of households with children under 18 had decreased to 1,774, or 35.8 percent of total
households. By the time data for the 2000 Census was collected there were 1,656 households

with children under 18, comprising 28.7 percent of total households.

Consistent with a decline in the number of households with children, both average household
and average family size were lower in 1980 than in 1970. Average household size declined
from 2.99 to 2.48 persons per unit. Average family size declined from 3.34 to 3.15 persons per
unit. By the time data for the 2000 Census was collected the average household size

decreased to 2.35. The average family size of 3.08 was lower than that in 1970 and 1980.

Of the 3,298 family households reported by the 1980 Census, 2,741 were occupied by a
married couple, while 443 were occupied by a female householder, and 113 were occupied by
a male householder. As of the 2000 Census there were 3,447 family households, and increase
of 149 (or 4.5 percent) from 1980. There were 2,704 married couples, a decrease of 38 (1.4
percent) from 1980. There were 571 female and 172 male householders in 2000, an increase
of 128 (or 28.9 %) and 59 (or 52.2 %), respectively, from 1980 family households.

Of the 1,661 non-family households in 1980, 1,462 were considered to be one-person
households, and 199 were two or more person households. By the time data for the 2000
Census was collected non-family households were as follows: 1,951 one-person households,
and 382 two or more person households. This represents increases of 489 (or 33.4 %) and 183

(or 92 %), respectively, from 1980 non-family households.
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Seven hundred fifteen households contained at least one person age 65 or older and there
were 591 householders age 65 or older. By the time data for the 2000 Census was collected
there were a total of 1,232 households with at least one person over age 65, an increase of
72.3 percent (or 517 people age 65 and over) from that recorded in 1980 for this category.
Eatontown had 576 householders over age 65 by 2000, a decrease of fifteen people (or 2.5%)
from 1980 for this category.

Median home value increased from $22,902 in 1970 to $66,886 in 1980, a 192 percent
increase. Average home value in 1980 was $67,911. Approximately 8 percent of homes had a
value of $100,000 or more in 1980. Approximately 67 percent of homes had a value of at |east
$50,000 but less than $100,000, and approximately 27 percent of homes had a value below
$50,000. Utilizing a Consumer Price Index (CPI) inflation calculator provided by the U.S.
Department of Labor Bureau of Labor Statistics!6 the median home value reported by the 1970
Census expressed in year 2000 dollars is $101,642. The 2000 Census provided data on
median home value, which was $178,200 as of 2000, a 75.3 percent increase (or $ 76,558)
over the inflation—adjusted 1970 median home value of $101,642. By 2000 95.5 percent of
homes had a value of $100,000 or more; of these 37.8 percent had a home value of $200,000
or higher and 57.7 percent were valued between $100,000 and $199,999. The percentage of
homes in 2000 valued less than $100,000 was 4.5 percent. The 2000 Census did not collect

data related to condominiums.

Median monthly rent increased by 82.9 percent from $138 to $253 between 1970 and 1980.
Average rent in 1980 was $257 per month. Approximately 80 percent of all rents were between
$200 and $300 per month in 1980. There were, however, 199 units, or 7.6 percent of all rental
units, with rents below $200 per month during 1980. Utilizing the CPI inflation calculator the
median monthly rent reported by the 1970 Census expressed in year 2000 dollars, is $ 529.
The 2000 Census provided data on median gross rent, which was $766 as of 2000, a 44.9
percent increase (or $237) from the inflation-adjusted 1970 median monthly rent of $ 529. By
the 2000 Census 96 percent of all gross rents were $200 per month of greater; of these 89.6
percent had a gross monthly rent of $500 or higher and 6.4 percent of all monthly gross rental
values were between $200 and $499. The percentage of gross monthly rents in 2000 less than

$200 was 4 percent.

16 The CPI inflation calculator uses the average Consumer Price Index for a given calendar year. This data represents changes in prices of all
goods and services purchased for consumption by urban households. This index value has been calculated every year since 1913 (US Census
Bureau).
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Estimated household median income increased from $8,526 in 1970 to $22,557 in 1980. This is
a 164.6 percent increase. The largest concentration of household incomes, or 35.9 percent,
was in the range of $25,000 to $49,999. The second largest category was the range of $15,000
to $24,999, with 28 percent of all households. Utilizing the CPI inflation calculator the median
household income reported by the 1970 Census expressed in year 1999 dollars is $38,704.
The 1999 median income reported by the 2000 Census was $53,833, a 39.1 percent increase
(or $15,129) from the inflation-adjusted 1970 median income of $38,704.

It was estimated that the total housing stock of the Borough as of the end of 1984 was
approximately 5,256 units. By the time of the 2000 Census there were 6,288 housing units in

Eatontown.

Prior to 1986, the range of predominant monthly rents paid within the Borough for apartments in
1980 was $400 to $650. Rental rates for detached homes were $700 and up. New attached
homes were selling in the range of $100,000 and up, and new detached homes in the range of
$120,000 and up. As of the 2000 Census 32.5 percent (or 956 units) of all gross rentals ranged
between $500 and $749, and 37.3 percent (or 1,097 units) were in the $750-$999 range. One —
bedroom units comprised 56.7 percent (or 1,666 units) of all rental units in Eatontown as of
2000; of these 720 units had a gross monthly rent between $500-$749 per unit and 670 units
had a gross monthly rent between $750-$999 per unit. At the time of the 2000 Census there
were 22 vacant for sale housing units, 86.4 percent (or 19 housing vacant housing units) had
an asking price $100,000 or greater, with eleven units (or 50 percent) having an asking price
between $250,000 and $399,000. The estimated median value of a dwelling unit was $178,200.
Residential home values continued to escalate in the Borough. By 2005, the estimated median

value of a sales unit was $370,100.
HOUSING TABLES THROUGH 2000

Tables C-7 through C-13 contain Eatontown housing data for Eatontown from 1969 through
2000.

TABLE C-7: HOUSING CHARACTERISTICS (1980 TO 2000)

Change
1980 1990 2000 (1980 to 2000)
Number Number Number Number
il Percent il Percent il Percent it Percent
Housing Units
Total 5,132 100.0 6,093 100.0 6,333 100.0 1,201 23.4
Year Round 5,130 100.0 6,076 99.7 6,288 99.3 1,158 22.6
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TABLE C-7: HOUSING CHARACTERISTICS (1980 TO 2000)

Change
1980 1990 2000 (1980 to 2000)

Number Number Number Number

of Uniits Percent of Uniits Percent of Uniits Percent of Uniits Percent
Owner Occupied 1,873 36.5 2,455 40.3| 2,837 44.8 964 51.5
Renter Occupied 3,086 60.1 2,987 490 2,940 46.4 -146 4.7
Vacant 171 3.3 634 10.4 511 8.1 340 198.8
Seasonal 2 0.0 17 0.3 45 0.7 43| 2,150.0
Units at Address
1 3,490 68.0 2,655 436 3,013 47.6 -A77 -13.7
2t09 734 14.3 1,284 21.1 1,505 23.8 771 105.0
More than 10 614 12.0 1,700 27.9 1,521 24.0 907 147.7
Mobile Home,
Boat, RV, Van, 292 5.7 454 75 294 4.6 2 0.7
Etc.
Condominiums?
Total 15 100.0 653 100.0 N/A N/A N/A N/A
Owner Occupied 0 0.0 378 57.9 N/A N/A N/A N/A
Renter Occupied 14 93.3 181 21.7 N/A N/A N/A N/A
Vacant 1 6.7 94 14.4 N/A N/A N/A N/A

Source: US Census Bureau

TABLE C-8: HOUSING UNITS AND HOUSEHOLDS (1970 TO 2000)

Change
1970 1980 1990 2000 (1970 to 2000)
Num- Num- Num- Num- Num-
ber of E:rrlt ber of cl;ergt ber of E:rrlt ber of cP:r:t ber of E:rrlt
Units Units Units Units Units

Housing Units
Total Year Round | 4,036] 100.0{ 5,130| 100.0/ 6,076] 100.0| 6,288 100.0] 2,252 55.8

Occupied 3,870| 959| 4,959| 96.7| 5442 89.6| 5777 91.9] 1907| 49.3
Vacant 166| 41| 171| 33| 634| 104| 511| 81| 345 207.8
Households
Total 3,870] 100.0] 4,959 100.0] 5.442] 100.0] 5,780] 100.0] 1,910] 49.4
Families 3229| 83.4| 3298 665 3478 63.9| 3.447] 596 218] 6.8
Non-Family

641| 16.6| 1,661| 335| 1,964| 36.1| 2,333| 40.4| 1,692 264.0
Households
Householdswith | 4 79| 4a6l 1774 358 1700| 312| 1656| 287| -223| -11.9
Children
Household and Family Size
Average
el sty 2.9 2.48 2.39 235 064 | -214
Average Family 3.34 3.5 3.05 308 |-026 | 7.8

Size

17 The 2000 US Census did not include a question about condominiums.
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TABLE C-8: HOUSING UNITS AND HOUSEHOLDS (1970 TO 2000)
Change
1970 1980 1990 2000 (1970 to 2000)
Num- Num- Num- Num- Num-
ber of E:r:t ber of (';e'zt ber of Eeer:t ber of E:r:t ber of Eeer:t
Units Units Units Units Units
Values and Rents
Median Home 18 19
Value (MHV) $22,902 $66,886 $166,700 $178,200 $155,298 | 678.1
MHV (Adjusted for %
Inflation) $101,642 $139,779 $219,631 N/A $76,558 | 75.3
Median Monthly 2 »
Rent (MMR) $138 $253 $613 $766 $628 | 455.1
MMR (Adjusted 2
for Inflation) $612 $529 $735 N/A $154 | 25.1
Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)
TABLE C-9: HOUSEHOLD CHARACTERISTICS (1980 TO 2000)
Change
1980 1990 2000 (1980 to 2000)
Number Number Number Number
el Percent el Percent el Percent el Percent
Family and Non-Family Households
Family 3,298 66.5 3,478 63.9 3,447 59.6 149 45
Non-Family 1,661 335 1,964 36.1 2,333 40.4 672 40.5
Householder Characteristics
Married Couple 2,742 55.3 2,838 52.1 2,704 46.8 -38 -1.4
Female H’holder 443 8.9 493 9.1 571 9.9 128 28.9
Male Householder 113 2.3 147 2.7 172 3.0 59 52.2
1 Householder 1,462 29.5 1,715 31.5 1,951 33.8 489 33.4
2 or More
Unrelated 199 4.0 249 4.6 382 6.6 183 92.0
Householders
Households with Children and Elderly
Children Under 18 1,774 35.8 1,700 31.2 1,656 28.7 -118 -6.7
PEIEOME A2 53 715|144 1006 201 1282 213|517 723
Years or More

18
19
20
21
22
23

Specified owner-occupied units
Specified owner-occupied units
Specified owner-occupied units

Gross rent
Gross rent
Gross rent
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H’holder Aged 65

591 11.9 955 175 576 10.0 -15 -2.5
Years or More
Race of Householder
White 4,346 87.6| 4,463 82.0 4,410 76.3 64 15
Black 406 8.2 580 10.7 620 10.7 214 52.7
Other 207 4.2 399 7.3 750 13.0 543 262.3
Hispanic Origin, 24 133 2.7 204 3.7 299 52 166 124.8

Source: US Census Bureau

24 Also counted in “White,” “Black,” and “Other”
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TABLE C-10: HOME VALUE AND RENT PAID (1980 TO 2000)

Change
1980 1990 2000 (1980 to 2000)
N3] Percent M) Percent NI Percent el Percent
of Units of Units of Units of Units
Home Value
$200,000 or More 3 0.2 541 28.5 890 37.8 887/ 29,566.7
$150,000 to $199,999 6 04 669 35.2 760 323 754 12,566.7
$100,000 to $149,999 108 7.2 567 29.9 599 254 491 454.6
$50,000 to $99,999 1,004 66.6 100 5.3 55 2.3 -949] 945
$30,000 to $49,999 295 19.6 12 0.6 23 1.0 272 92.2
$0 to $29,999 91 6.0 10 0.5 28 12 63|  -69.2
Average Home Value® $67,911 N/A N/A N/A N/A
Median Home Value $66,886 $166,700% $178,200% $111,314| 166.4
Median Home Value
(Adjusted for Inflation) $139,779 $219,631 N/A $38,421| 275
Monthly Rent
$500 or More 12 05] 2179 829 2421 89.6| 2,409|20,075.0
$400 to $499 20 0.8 200 7.6 46 17 26| 130.0
$300 to $399 298 11.4 77 2.9 61 2.3 237  -795
$200 to $299 2,098 79.9 48 18 64 24| -2,034] -96.9
$0 to $199 197 75 123 4.7 109 4.0 -88]  -44.7
Average Rent® $257 N/A N/A N/A N/A
Median Rent $253 $613% $766% $513 | 202.8
Median Rent (Adjusted
for Inflation) $529 $808 N/A $237 44.9
Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)
TABLE C-11: ESTIMATED HOUSEHOLD INCOME (1969 TO 1999)
Change
196931 197932 1989 1999 (1969 to 1999)
Units | 2 | units | P& | units | P&" | units | P& | units | P°"
cent cent cent cent cent
$50,000 or More 363 73| 1,789] 359| 3,132| 575| 2,769| 762.8
$25,000 to $49,999 1,778/ 35.9| 1964| 39.4| 1584 29.1] -194] -10.9
$15,000 to $24,999| Not Available | 1,388| 28.0] 827| 16.6] 422 81| -946| -68.2
$10,000 to $14,999 673| 13.6] 409 82| 285 52| -388| -57.7
$0 to $9,999 757 153| 461 92| 364 6.7] -393] -51.9
Median House-
hold Income (MHI) $8,526 $22,557 $36,864 $53,833  |$45,307| 531.4
MHI (Adjusted for | g5 704 $51,763 $49,529 NA  |s15120 391
Inflation)

Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)

2
2
2
2
2
3
3
3

&

The 1990 and 2000 US Censuses do not provide information on average home value
Specified owner-occupied housing units

Specified owner-occupied housing units

The 1990 and 2000 US Censuses do not provide information on average rent

Gross rent

Gross rent

The 1986 Master Plan labeled 1969 as 1970

The 1986 Master Plan labeled 1979 as 1980

B B 88 3 38 3
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TABLE C-12: RENTAL VALUES (2000)

Bedrooms in Unit Total Percent
GlessIRE! 0 1 2 3 or More
Less than $200 34 52 8 15 109 3.7
$200 to $299 0 64 0 0 64 2.2
$300 to $499 14 80 7 6 107 3.6
$500 to $749 104 720 118 14 956 325
$750 to $999 43 670 345 39 1,097 37.3
$1,000 or More 0 66 189 113 368 12.5
No Cash Rent 5 14 109 111 239 8.1
Total 200 1,666 776 298 2,940 100.0
Percent 6.8 56.7 26.4 10.1 100.0 N/A

Source: US Census Bureau

TABLE C-13: PRICE ASKED FOR VACANT FOR-SALE HOUSING UNITS (2000)

Price Asked Number Percent

$0 to $89,999 0 0.0
$90,000 to $99,999 3 13.6
$100,000 to $124,999 8 36.4
$125,000 to $249,999 0 0.00
$250,000 to $299,999 4 18.2
$300,000 to $399,999 7 31.8
$400,000 or More 0 0.0
Total 22 100.0

Source: US Census Bureau
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5. Economic Activity: Employment in Eatontown was 7,567 in 1968, 9,334 in 1972, and is
estimated to have been 10,000 in 19802, In addition, in 1986 estimates indicated employment
within the Borough was approximately 12,000. Published data regarding the number of private
sector, covered jobs (New Jersey Employment Security Service) reports that there were 8,771
employed in such jobs as of September 1984. There were 12,218 paid employees within
Eatontown at the time of the 2002 Economic Census, and increase of 1,772 (or 17 percent)
over the 10,446 paid employees recorded by the 1997 Economic Census. Table C-14 provides
summary statistics from the 1997 and 2002 Economic Censuses. The 1997 and subsequent
Censuses are published primarily on the basis of the North American Industry Classification
System (NAICS), unlike earlier censuses, which were published according to the Standard

Industrial Classification (SIC) system34,

Table C-15 provides information on the distribution of employment among various industrial
classifications in 1972 and 1982. Most notable of the changes is the increase in the
employment in manufacturing categories and the decrease in services and government.
Manufacturing employment increased from 13 percent to 33 percent of total employment.
Services and government declined from 47 percent to 24 percent. A significant reduction also
occurred in the percent of employment in the transportation/communications/utilities category,
although the absolute decline reported is small. Table C-14 indicates that the NAICS
manufacturing category decreased from 15.9 percent of the total workforce in 1997 to 8.0
percent in 2002, with the professional, scientific and technical services category increasing
from 11.5 percent to 16.9 percent during this same time period. The public administration
category comprised 11.4 percent of Eatontown's work force as per the 2000 Census, a
decrease from the 13.7 percent distribution noted in the 1990 Census. Employment in the
transportation and warehousing, and utilities sector comprised 4.1 percent of the workforce at
the time of the 2000 Census, with the information sector (which included industries formerly
classified with transportation/communications and other public utilities) comprising 5.4 percent

of Eatontown’s workforce. The sum total of the 2000 Census figures for transportation (4.1

% Economic Base Report for Monmouth County, December 1975

3 \While many of the individual NAICS industries correspond directly to industries as defined under the SIC system, most of the higher level
groupings do not. Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles
used in both NAICS and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct
time series that include data for points both before and after 1997. (U.S. Census Bureau)
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percent) and information® (5.4 percent) is 9.5 percent, slightly greater that the 1990 totals for

transportation/ communications and other public utilities, which was 8.3 percentss,

Table C-16 presents information from the 1972, 1977, 1982 and 1992 Census of Economic
Activities. From 1972 to 1982 data indicates that manufacturing employment increased from
800 to 1900 jobs, an increase of 137 percent, in the ten-year period. During the same period,
annual payroll to manufacturing employees rose from $7.1 million to $39.5 million, or 456
percent. Additionally, value added by manufacturers increased from $13.6 to $77.2 million, or
895.8 percent. A decrease of one establishment was reported between 1972 and 1977, with an
increase of six between 1977 and 1982. The 1992 Economic Census indicated there was no
change in the amount of manufacturing jobs from 1982. The overall percentage increase in
manufacturing jobs from 1972 to 1992 was 137.5 percent. Utilizing the CPI inflation calculator
the annual payroll reported by the 1972 Economic Census, expressed in year 2002 dollars, is
30.557 million dollars, with the inflation-adjusted payroll figure from the 1992 Census being
84.5 million dollars. The inflation-adjusted annual payroll increased 176.5 percent (or 53.943
million dollars) from 1972 to 1992. Utilizing the CPI inflation calculator the value added reported
by the 1972 Economic Census, expressed in year 2002 dollars, is 58.532 million dollars, with
the inflation-adjusted value added figure reported in the 1992 Economic Census being 147.459
million dollars. Inflation-adjusted value added increased by 151.9 percent (or 88.927 million
dollars) from 1972 to 1992. There were 37 manufacturing establishments as of the 1992
Economic Census, an increase of 131.3 percent (or 21 establishments) from the 1972 total of
16.

Table C-14 indicates that there were 32 establishments in the NAICS manufacturing category
as of 2002, a decrease of 21.9 percent (or 7 establishments) from the 1997 total of 32. Paid
employees totaled 980 in 2002, a decrease of 40.0 percent (or 676 paid employees) from the
1997 total of 1,656. Annual payroll in 2002 was 32.126 million dollars, a decrease of 48.1
percent (or 37.19 million dollars) from the 1997 inflation-adjusted figure of 69.316 million

3 Comparability with SIC data: The (NAICS) Information sector (new) includes publishing establishments that were classified in SIC Division D,
Manufacturing; telecommunications and broadcasting establishments that were classified in SIC Division E, Transportation, Communications, and
Utilities; and various types of information-related establishments that were classified in SIC Division I, Services (e.g. software publishing, motion
picture production, data processing, on-line information services, and libraries). (U.S. Census Bureau)

% Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewnhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)
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dollars. Value-added was 102.068 million dollars, a decrease of 46.0 percent (or 70.958 million

dollars) from the 1997 inflation-adjusted figure of 154.367 million dollars®’.

Increases in wholesale trade were also reported between 1972 and 1982. The number of
establishments rose from 9 to 22, which translates to 144 percent. Paid employees increased
from 139 to 188, or 35.2 percent. Annual payroll was $1.0 million in 1972 and $3.9 million in
1982, an increase of 290 percent, and sales increased by 674 percent from $7.7 million to
$59.6 million. The 1992 Economic Census recorded 37 wholesale trade establishments with
574 paid employees, which translates to increases of 27 establishments (or 300 percent) and
435 employees (or 312.9 percent) from 1972 levels. Utilizing the CPI inflation calculator the
annual wholesale trade payroll reported by the 1972 Economic Census, expressed in year
2002 dollars, is 4.734 million dollars, with the inflation-adjusted payroll amount reported in the
1992 Census being 20.342 million dollars. The inflation-adjusted the annual payroll increased
329.7 percent (or 15.607 million dollars) from 1972 to 1992. Utilizing the CPI inflation calculator
sales figures reported by the 1972 Economic Census, expressed in year 2002 dollars, is 33.139
million dollars, with the inflation-adjusted sales amount reported in the 1992 Economic Census
being 151.960 million dollars. Inflation-adjusted wholesale trade sales increased by 517.8
percent (or 171.585 million dollars) from 1972 to 1992.

Table C-14 indicates that there were 43 establishments in the NAICS wholesale trade category
as of 2002, unchanged from 1997 levels. Paid employees totaled 544 in 2002, a decrease of
20.7 percent (or 142 paid employees) from the 1997 total of 686. Annual payroll in 2002 was
35.184 million dollars, a decrease of 10.7 percent (or 3.715 million dollars) from the 1997
inflation-adjusted figure of 38.899 million dollars. Sales totaled 326.394 million dollars in 2002,
a decrease of 50.1 percent (or 263.764 million dollars) from the 1997 inflation-adjusted figure of
590.158 million dollars3e.

Increases were reported for the service industry as well. The number of establishments rose
from 75 in 1972 to 117 in 1982. Paid service employees jumped from 296 to 778 in that
decade, an increase of 162 percent. Annual receipts increased from $8.0 million to $16.6
million during the ten years, a 107 percent increase. Annual payroll increased 357percent, from

$1.4 million to $6.4 million. The 1992 Economic Census recorded 153 service industry

37 Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)

3 Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)
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establishments with 1,809 paid employees, which translates to increases of 78 establishments
(or 104.0 percent) and 1,513 employees (or 511.1 percent) from 1972 levels. Utilizing the CPI
inflation calculator the annual service industry payroll reported by the 1972 Economic Census,
expressed in year 2002 dollars, is 6.025 million dollars, with the inflation-adjusted payroll
amount reported in the 1992 Census being 69.381 million dollars. The inflation-adjusted annual
payroll increased 1,051.5 percent (or 63.356 million dollars) from 1972 to 1992. Utilizing the
CPI inflation calculator receipt figures reported by the 1972 Economic Census, expressed in
year 2002 dollars, is 34.431 million dollars, with the inflation-adjusted receipt amount reported
in the 1992 Economic Census being 185.175 million dollars. Inflation-adjusted service industry
receipts increased by 437.8 percent (or 150.744 million dollars) from 1972 to 1992.

Increases were also experienced in retail trade. The number of establishments reported in 1972
was 128 and in 1982 were 220, a 71.8 percent increase. Paid employees in retail
establishments grew in number from 2,494 in 1972 to 4,628 in 1982, an increase of 85.5
percent. Retail sales increased by 202 percent, from $100 to $302 million. Annual payroll rose
from $12 to $36 million, an increase of 200 percent. The 1992 Economic Census recorded 234
retail trade establishments with 4,187 paid employees, which translates to increases of 106
establishments (or 82.8 percent) and 1,693 employees (or 67.9 percent) from 1972 levels.
Utilizing the CPI inflation calculator the annual retail trade payroll reported by the 1972
Economic Census, expressed in year 2002 dollars, is 51.646 million dollars, with the inflation-
adjusted payroll amount reported in the 1992 Census being 76.632 million dollars. The inflation-
adjusted annual payroll increased 48.4 percent (or 24.986 million dollars) from 1972 to 1992.
Utilizing the CPI inflation calculator sales figures reported by the 1972 Economic Census,
expressed in year 2002 dollars, is 430.383 million dollars, with the inflation-adjusted sales
amount reported in the 1992 Economic Census being 607.629 million dollars. Inflation-adjusted

retail trade sales increased by 41.2 percent (or 177.246 million dollars) from 1972 to 1992.

C-14 indicates that there were 199 establishments in the NAICS retail trade category as of the
2002 Economic Census, a decrease of 1.5 percent (or 3 establishments) from 1997 levels. Paid
employees totaled 3,924 in 2002, an increase of 10.9 percent (or 386 paid employees) from the
1997 total of 3,538. Annual payroll in 2002 was 73.424 million dollars, an increase of 16.7
percent (or 9.531 million dollars) from the 1997 inflation-adjusted figure of 63.893 million
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dollars. Sales totaled 692.339 million dollars in 2002, an increase of 13.8 percent (or 75.705

million dollars) from the 1997 inflation-adjusted figure of 616.634 million dollars3.

Combining the four preceding categories, we find that employment increased from 3,729 jobs in
1972 to 7,494 jobs in 1982. This is a total increase of 100 percent, and an average yearly
increase of 10 percent. From 1972 to 1982, annual payroll increased from $21.5 to $85.7
million. The ten year increase in payroll is 298 percent. A total of 152 new establishments were
reported for the ten years, an average yearly increase of 15.2 establishments. The 1992
Economic Census recorded a total of 234 establishments in the manufacturing, wholesale
trade, service, and retail trade categories with 8,470 paid employees, which translates to
increases of 232 establishments (or 101.8 percent) and 4,741 employees (or 127.1 percent)
from 1972 levels. Utilizing the CPI inflation calculator the combined payrolls reported by the
1972 Economic Census for the manufacturing, wholesale trade, service, and retail trade
categories, expressed in year 2002 dollars, is 92.963 million dollars, with the inflation-adjusted
payroll amount reported in the 1992 Census being 250.856 million dollars. The inflation-
adjusted annual payroll increased 169.8 percent (or 157.893 million dollars) from 1972 to 1992
for the combined manufacturing, wholesale trade, service, and retail trade categories. Utilizing
the CPI inflation calculator the combined sales/receiptsivalue added figures reported by the
1972 Economic Census for the manufacturing, wholesale trade, service, and retail trade
categories, expressed in year 2002 dollars, is 556.485 million dollars, with the inflation-adjusted
combined amount reported in the 1992 Economic Census being 1.144986 billion dollars.
Adjusted for inflation sales/receipts/value added increased by 105.8 percent (or 588.501 million
dollars) from 1972 to 1992 for the combined manufacturing, wholesale trade, service, and retail

trade categories.

The distribution of retail establishments by product line (see Table C-17), shows a decrease in
the number of establishments in two categories: food stores (from 13 to 12), and gasoline
service stations (from 11 to 7). The largest increases in the number of establishments were in
the categories of: apparel and accessories (18 to 59); furniture, home furnishings and
equipment (12 to 24); eating and drinking places (18 to 30); and miscellaneous retail stores (29
to 42). The number of establishments for specific NAICS categories as of the 2002 Economic

Census are as follows: food stores — 13; gasoline service stations — 6; apparel and accessories

3 Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)
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- 78; furniture, home furnishings and equipment — 14; eating and drinking places — 45; and

miscellaneous retail stores — 1740,

It is difficult to analyze changes in sales volume without securing data on square footage
devoted to each product line. Sales per square foot are the only meaningful indicator. Signs of
general trends in retailing are apparent. However, for example, in the apparel and accessory
group establishments increased from 18 to 59 and sales increased from $6.9 to $28.8 million.
This is a change in sales per establishment from $383,000 in 1972 to $480.000 in 1982, or an
annual average increase of only 2.6 percent. This rate of increase was not sufficient to even
offset the rate of inflation during the period. It is therefore likely that there was a reduction in the
square footage devoted to this category in spite of the increase in number of establishments.
As of the 2002 Economic Census there were 78 establishments in the NAICS apparel and
accessories, with sales totaling 124.462 million dollars, or 1.596 million dollars per
establishment. Utilizing the CPI inflation calculator total sales in the apparel and accessory
group reported by the 1972 Economic Census, expressed in 2002 dollars, is $29,696 million, or
$1.65 million per establishment. Inflation-adjusted sales increased by 319.1 percent (or
$94.766 million) from 1972 to 2002, with sales per establishment decreasing by 3.3 percent (or

fifty four thousand dollars)*L.

Reaction to these trends usually results in one or a combination of several of the following.
First, there is an effort to display and sell at least the same quantity, if not more, goods in a
floor area of fewer square feet (or to increase the range of goods displayed within the existing
square footage). Second, mark-ups are reduced and profit declines as a percent of dollar sales.
Frequently, this has been accomplished by multi-location outlets which purchase stock in large
quantities and operate their own distribution system. Finally, if there are operators that are
unable to market a quality image, supporting higher prices, and cannot compete on a price

basis and pay expenses, these businesses will be forced to change drastically or fold.

As of the 1977 data, the foregoing analysis supported a policy avoiding significant increases in
new retail floor space. The 1982 data show that trend is reversing, however, and sales volume
and purchasing practices of the public appeared to reach a point of supporting the existing floor

area at a viable level. There were 59 apparel and accessory establishments in 1982. Utilizing

40 Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)

41 Particular care should be taken in comparing data for retail trade, wholesale trade, and manufacturing, which are sector titles used in both NAICS
and SIC, but cover somewhat different groups of industries. Where changes are significant, it will not be possible to construct time series that
include data for points both before and after 1997. (U.S. Census Bureau)
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the CPI inflation calculator total sales in the apparel and accessory group for 1982, expressed
in 2002 dollars, is $53.69 million, or $910,000 per establishment, which is less than the less
than that $1,596,000 sales per establishment level of 200242,

TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 1)

Description
Admin-
istrative/
Manu- Retail Infor- Estate/ S Waste
X sale X Scientific/
facturing Trade | mation Rental/ . Mgmt./
Trade . Technical .
Leasing . Remedi-
Services :
ation
Services
NAICS code 31-33 42 44-45 51 53 54 56
Number of Establishments
1997 32 43 196 N 27 92 28
2002 25 43 199 15 27 96 37
Change in Number of Establishments from 1997 to 2002
Number -7 0 3 N 0 4 9
Percent 219 0.0 15 N 0.0 4.3 321
Paid employees
1997 (Number) 1,656 686 3,538 N 480 1,199 501
1997 (Percent) 15.9 6.6 339 N/A 4.6 115 4.8
2002 (Number) 980 544 3,924 349 159 2,064 395
2002 (Percent) 8.0 45 32.1 2.9 13 16.9 3.2
Change in Number of Paid Employees from 1997 to 2002
Number -676 -142 386 N/A -321 865 -106
Percent -40.8 -20.7 10.9 N/A -66.9 72.1 -21.2
Value Added
1997 (in $1,000) | $154,367 N/A N/A N/A N/A N/A N/A
1997 (in $1,000;
Adjusted for $173,026 N/A N/A N/A N/A N/A N/A
Inflation)
2002 (in $1,000) | $102,068 N/A N/A N/A N/A N/A N/A

42 |BID
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TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 1)

Description
Admin-
istrative/
Manu- Retail Infor- Estate/ o Waste
: sale . Scientific/
facturing Trade mation Rental/ . Mgmt./
Trade - Technical .
Leasing Servi Remedi-
ervices .
ation
Services
NAICS code 31-33 42 44-45 51 53 54 56
Change in Value Added from 1997 to 2002
Amount (in
$1,000) -$52,299 N/A N/A N/A N/A N/A N/A
Amount (in
$1,000; Adjusted | -$70,958 N/A N/A N/A N/A N/A N/A
for Inflation)
Percent -33.9% N/A N/A N/A N/A N/A N/A
Percent
(Adjusted for -46.0% N/A N/A N/A N/A N/A N/A
Inflation)

Sales, Receipts/Revenue or Shipments
1997 (in $1,000) | $269,351 | $526,515 | $550,136 N $57,837 | $112,435 | $122,324

1997 (in $1,000;
Adjusted for $301,909 | $590,158 | $616,634 N $64,828 | $126,026 | $137,110
Inflation)

2002 (in $1,000) | $173,391 | $326,394 | $692,339 N $28,418 | $284,448 | $34,883
Change in Sales, Receipts/Revenue or Shipments from 1997 to 2002

Amount (in

$1,000) -$95,960 |-$200,121 | $142,203 N -$29,419 | $172,013 | -$87,441

Amount (in
$1,000; Adjusted | -$128,518 | -$263,764 | $75,705 N -$36,410 | $158,422 | -$102,227
for Inflation)

Percent -35.6 -38.0 25.8 N -50.9 153.0 -715
Percent

(Adjusted for 47.7 -50.1 13.8 N -63.0 140.9 -83.6
Inflation)

Annual payroll

1997 (in $1,000) | $61,841 | $34,704 | $57,003 N $10,447 | $49,982 | $15,960

1997 (in $1,000;
Adjusted for $69,316 | $38,899 | $63,893 N $11,710 | $56,024 | $17,889
Inflation)

2002 (in $1,000) | $32,126 | $35,184 | $73,424 | $12,741 | $4,841 | $138,246 | $12,720
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TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 1)

Description
Admin-
istrative/
Whole real | PO | suppory
Manu- Retail Infor- Estate/ S Waste
X sale X Scientific/
facturing Trade | mation Rental/ . Mgmt./
Trade . Technical .
Leasing Servi Remedi-
ervices .
ation
Services
NAICS code 31-33 42 44-45 51 53 54 56
Change in Annual Payroll from 1997 to 2002
Q{“(?O“Or;t (in $29,715 | $480 | $16,421 N -$5,606 | $88,264 | -$3,240
Amount (in
$1,000; Adjusted | -$37,190 | -$3,715 | $9,531 N -$6,869 | $82,222 | -$5,169
for Inflation)
Percent -48.1 14 28.8 N -53.7 176.6 -20.3
Percent
(Adjusted for -60.1 -10.7 16.7 N -65.7 164.5 -32.4
Inflation)
Note: N = Not available
Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)
TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 2)
Description
Other
Educa- | Health Care | A"t Enter-| Accom- SRS Totals
. ; tainment |odation and | (Except
tional and Social i (Part 1 and
Services | Assistance | 219 Recre- | Food P Part 2)
ation Services Admin-
istration
NAICS code 61 62 71 72 81 N/A
Number of Establishments
1997 4 39 5 58 23 547
2002 5 61 11 50 41 610
Change in Number of Establishments from 1997 to 2002
Number 1 22 6 -8 18 63
Percent 25.0 56.4 120.0 -13.8 78.3 115
Paid employees
1997 (Number) 28 937 30 1,215 176 10,446
1997 (Percent) 0.3 9.0 0.3 11.6 17 100.0
2002 (Number) (20-99) 2,269 51 1,093 390 12,218
2002 (Percent) N 18.6 0.4 8.9 32 100.0
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TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 2)

Description
Other
Educa- |Health Care Art_s, Enter- Ac_com- Services Totals
el ], tainment |odation and | (Except (Part 1 and
. . and Recre- Food Public
Services | Assistance . X . Part 2)
ation Services Admin-
istration

NAICS code 61 62 71 72 81 N/A
Change in Number of Paid Employees from 1997 to 2002
Number N 1,332 21 -122 214 1,772
Percent N 142.2 70.0 -10.0 121.6 17.0
Value Added
1997 (in $1,000) N/A N/A N/A N/A N/A $154,367
1997 (in $1,000;
Adjusted for N/A N/A N/A N/A N/A $173,026
Inflation)
2002 (in $1,000) N/A N/A N/A N/A N/A $102,068
Change in Value Added from 1997 to 2002
Amount (in
$1,000) N/A N/A N/A N/A N/A -$52,299
Amount (in
$1,000; Adjusted N/A N/A N/A N/A N/A -$70,958
for Inflation)
Percent N/A N/A N/A N/A N/A -33.9
Percent
(Adjusted for N/A N/A N/A N/A N/A -46.0
Inflation)
Sales, Receipts/Revenue or Shipments
1997 (in $1,000) $673 $78,695 $2,628 $47,391 $10,196 | $1,778,181
1997 (in $1,000;
Adjusted for $754 $88,207 $2,946 $53,119 $11,428 | $1,993,119
Inflation)
2002 (in $1,000) D $216,159 $6,138 $51,927 $17,891 | $1,831,988
Change in Sales, Receipts/Revenue or Shipments from 1997 to 2002
Amount (in
$1,000) N $137,464 $3,510 $4,536 $7,695 $54,480
Amount (in
$1,000; Adjusted N $127,952 $3,192 -$1,192 $6,463 -$160,376
for Inflation)
Percent N 174.7 133.6 9.6 755 3.1
Percent
(Adjusted for N 162.6 1215 -2.5 63.4 -9.0
Inflation)
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TABLE C-14: STATISTICS BY ECONOMIC SECTOR (1997 to 2002; PART 2)

Description
Other
Educa- |Health Care Art_s, Enter- Ac_com- Services Totals
tional and Social tainment |odation and | (Except (Part 1 and
. . and Recre- Food Public
Services | Assistance : X . Part 2)
ation Services Admin-
istration
NAICS code 61 62 71 72 81 N/A
Annual payroll
1997 (in $1,000) $223 $30,689 $707 $13,449 $3,353 $278,358
1997 (in $1,000;
Adjusted for $250 $34,399 $792 $15,075 $3,758 $312,005
Inflation)
2002 (in $1,000) D $70,495 $2,012 $16,257 $6,205 $404,251
Change in Annual Payroll from 1997 to 2002
Amount (in
$1,000) N $39,806 $1,305 $2,808 $2,852 $113,375
Amount (in
$1,000; Adjusted N $36,096 $1,220 $1,182 $2,447 $79,755
for Inflation)
Percent N 129.7 184.6 20.9 85.1 40.7
Percent
(Adjusted for N 117.6 172.5 8.8 73.0 28.7
Inflation)
Note: N = Not available; D = Data withheld to avoid disclosing data of individual companies
Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)
TABLE C-15: EMPLOYMENT DISTRIBUTION (1972 to 1982)
Change
1972 (Percent) | 1982 (Percent) | (1972 to 1982;

Percent)
Agriculture, Forestry, Fishing 0.3 0.4 0.1
Mining 0.0 0.0 0.0
Construction 0.8 31 2.3
Manufacturing 13.1 32.9 19.8
Transportation, Communication and Utilities 2.3 11 -1.2
Wholesale Trade 1.8 39 2.1
Retail Trade 33.3 32.2 -1.1
Finance, Real Estate, Insurance 1.7 2.2 05
Services, Government (Total) 46.6 24.2 -22.4

Source: Monmouth County Planning Board (1972); Donnelly Marketing Information Service (1982)
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TABLE C-16: SIC CLASSIFICATION OF
MANUFACUTURING, WHOLESALE, SERVICE AND RETAIL TRADES (1972 to 1982)

1972

1977

1982

1992

Change (1972 to 1992)

Number ‘ Percent

Manufacturing

Number of
Establishments

16

15

21

37

21

1313

Number of
Employees

800

900

1,900

1,900

1,100

137.5

Value Added
(in $1,000)

$13,600

$29,800

$77,200

$115,000

$101,400

745.6

Value Added (in
$1,000; Adjusted
for Inflation)

$58,532

$88,466

$143,920

$147,459

$88,927

151.9

Annual Payroll
(in $1,000)

$7,100

$12,700

$39,500

$65,900

$58,800

828.2

Annual Payroll (in
$1,000; Adjusted
for Inflation)

$30,557

$37,702

$73,638

$84,500

$53,943

176.5

Wholesale Trade

Number of
Establishments

9

15

22

36

27

300.0

Number of
Employees

139

338

188

574

435

312.9

Receipts
(in $1,000)

$7,700

$45,500

$59,600

$159,660

$151,960

19735

Receipts (in
$1,000; Adjusted
for Inflation)

$33,139

$135,073

$111,109

$204,724

$171,585

517.8

Annual Payroll
(in $1,000)

$1,100

$4,800

$3,900

$15,864

$14,764

1342.2

Annual Payroll (in
$1,000; Adjusted
for Inflation)

$4,734

$14,250

$7,271

$20,342

$15,607

329.7

Service Industries®

Number of
Establishments

75

93

117

153

78

104.0

Number of
Employees

296

557

778

1,809

1,513

5111

Receipts
(in $1,000)

$8,000

$12,700

$16,600

$144,414

$136,414

1,705.2

Receipts (in
$1,000; Adjusted
for Inflation)

$34,431

$37,702

$30,947

$185,175

$150,744

437.8

Annual Payroll
(in $1,000)

$1,400

$5,500

$6,400

$54,109

$52,709

3,764.9

Annual Payroll (in
$1,000; Adjusted
for Inflation)

$6,025

$16,328

$11,931

$69,381

$63,356

1,051.5

4 The 1986 Master Plan identified 1972 as 1971
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TABLE C-16: SIC CLASSIFICATION OF
MANUFACUTURING, WHOLESALE, SERVICE AND RETAIL TRADES (1972 to 1982)

Change (1972 to 1992)
1972 1977 1982 1992

Number ‘ Percent
Retail Trade
T Of 128 193 220 234 106 82.8
Establishments '
Number of
Employees 2,494 3,514 4,628 4,187 1,693 67.9
Sales
(in $1,000) $100,000 $170,000 $301,800 $473,877 $373,877 373.9
Sales (in $1,000;
Adjusted for $430,383 | $504,670 | $562,631 | $607,629 | $177,246 41.2
Inflation)
Annual Payroll
(in $1,000) $12,000 $22,000 $35,900 $59,764 $47,764 398.0
Annual Payroll (in
$1,000; Adjusted $51,646 $65,310 $66,927 $76,632 $24,986 48.4

for Inflation)

Manufacturing, Wholesale Trade, Service, and Retail Trade (Total)

Number of

Establishments 228 316 380 460 232 101.8

Number of

3,729 5,309 7,494 8,470 4,741 127.1
Employees

Sales/Receipts/
Value Added $129,300 | $258,000 | $455,200 | $892,951 | $763,651 590.6
(in $1,000)

Sales/Receipts/
Value Added (in
$1,000; Adjusted
for Inflation)

$556,485 | $765911 | $348,607 | $1,144,986 | $588,501 105.8

Annual Payroll

(in $1,000) $21,600 $45,000 $85,700 $195,637 | $174,037 805.7

Annual Payroll (in
$1,000; Adjusted | $92,963 $133,589 | $159,766 | $250,856 | $157,893 169.8
for Inflation)

Note: All inflation-adjusted figures represent 2002-dollars
Source: US Census Bureau; Bureau of Labor Statistics (Inflation Calculator)
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TABLE C-17: DISTRIBUTION OF RETAIL ESTABLISHMENTS
BY PRODUCT LINE (1972 TO 2002; PART 1)
Building
Materials .
’ General - Gasoline
RENRITES, Merchan- | Food Stores ATETiell Service
Garden & ; Dealers :
: dise Stations
Mobile
Homes
1972
Number 13 14 1
Sales (in $1,000) N N $9,000 $18,800 $3,300
Sales (in $1,000; Adjusted
for Inflation) N N $38,734 $80,912 $14,203
Sales per Establishment (in
$1,000) N N $692 $1,343 $300
Sales per Establishment (in
$1,000; Adjusted for N N $2,980 $5,779 $1,291
Inflation)
1977
Number 6 15 15 10
Sales (in $1,000) N $61,400 $12,000 $32,700 $4,700
Sales (in $1,000; Adjusted
for Inflation) N $182,275 $35,624 $97,075 $13,953
Sales per Establishment (in
$1,000) N $10,233 $800 $2,180 $470
Sales per Establishment (in
$1,000; Adjusted for N $30,379 $2,375 $6,472 $1,395
Inflation)
1982
Number 8 12 15 7
Sales (in $1,000) N $113,800 $21,900 $46,200 $11,400
Sales (in $1,000; Adjusted
for Inflation) N $212,152 $40,827 $86,128 $21,252
Sales per Establishment (in
$1,000) N $14,225 $1,825 $3,080 $1,629
Sales per Establishment (in
$1,000; Adjusted for N $26,519 $3,402 $5,742 $3,036
Inflation)
1997
Number 7 15 12 10
Sales (in $1,000) $153,078 $32,120 $134,225 $12,875
Sales (in $1,000; Adjusted
for Inflation) D $171,581 $36,003 $150,449 $14,431
Sales per Establishment (in
$1,000) N $21,868 $2,141 $11,185 $1,288
Sales per Establishment (in
$1,000; Adjusted for N $24,512 $2,400 $12,537 $1,443
Inflation)
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TABLE C-17: DISTRIBUTION OF RETAIL ESTABLISHMENTS

BY PRODUCT LINE (1972 TO 2002; PART 1)

Building

HETEIEL, General Gasoline

Hardware, | -y erchan- | Food Stores | AUOMOPIE | gerice

Garden & ; Dealers :

i dise Stations
Mobile
Homes

2002
Number 6 13 13 6
Sales (in $1,000) D $156,487 $31,710 $170,184 $11,684
=28 mar S ETB ITEni(in $26081 | $2430 | $13001 | $1,947
$1,000)
Change from 1997 to 2002
Number -3 1 0 -1 -5
Percent -50.0 20.0 0.0 -71 -45.5
Sales (in $1,000) N N $22,710 $151,384 $8,384
Sales (in $1,000; Adjusted
for Inflation) N N -$7,024 $89,272 -$2,519
Sales (Percent) N N 252.3 805.2 254.1
Sales (Pe_:rcent; Adjusted N N 181 110.3 477
for Inflation)
Sales per Establishment (in
$1,000) N N $1,747 $11,748 $1,647
Sales per Establishment (in
$1,000; Adjusted for N N -$540 $7,312 $656
Inflation)
Sales per Establishment N N 2593 874.9 549.1
(Percent)
Sales per Establishment
(Percent; Adjusted for N N -18.1 126.5 50.8

Inflation)

Note: All inflation-adjusted figures represent 2002-dollars

Note: N = Not available; D = Data withheld to avoid disclosing data of individual companies

Source: US Census Bureau; Department of Labor Statistics (Inflation Calculator)
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TABLE C-17: DISTRIBUTION OF RETAIL ESTABLISHMENTS
BY PRODUCT LINE (1972 TO 2002; PART 2)

Furniture, . .
Apparel and Home ES:'i2ﬁiﬁgd Drug and 'taﬂrzse%i"s-
Accessories Furnlshl_ngs Places Proprietary Retail
& Equip.
1972
Number 18 12 18 2 29
Sales (in $1,000) $6,900 $5,000 $4,400 N $8,800
Sales (in $1,000; Adjusted
for Inflation) $29,696 $21,519 $18,937 N $37,874
Sales per Establishment (in
$1,000) $383 $417 $244 N $303
Sales per Establishment (in
$1,000; Adjusted for $1,650 $1,793 $1,052 N $1,306
Inflation)
1977
Number 47 15 32 2 47
Sales (in $1,000) $17,400 $9,000 $9,100 N $16,600
Sales (in $1,000; Adjusted
for Inflation) $51,654 $26,718 $27,015 N $49,280
Sales per Establishment (in
$1,000) $370 $600 $284 N $353
Sales per Establishment (in
$1,000; Adjusted for $1,099 $1,781 $844 N $1,049
Inflation)
1982
Number 59 24 30 3 42
Sales (in $1,000) $28,800 $19,500 $13,200 N $33,200
Sales (in $1,000; Adjusted
for Inflation) $53,690 $36,353 $24,608 N $61,893
Sales per Establishment (in
$1,000) $488 $813 $440 N $790
Sales per Establishment (in
$1,000; Adjusted for $910 $1,515 $820 N $1,474
Inflation)
1997
Number 76 11 53 15 18
Sales (in $1,000) $100,420 $17,510 $36,930 $10,573 D
Sales (in $1,000; Adjusted
for Inflation) $112,558 $19,627 $41,394 $11,851 N
Sales per Establishment (in
$1,000) $1,321 $1,592 $697 $705 N
Sales per Establishment (in
$1,000; Adjusted for $1,481 $1,784 $781 $790 N
Inflation)
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TABLE C-17: DISTRIBUTION OF RETAIL ESTABLISHMENTS
BY PRODUCT LINE (1972 TO 2002; PART 2)
Furniture, . .
Apparel and| Home ST S Drug and el
Accessories | Furnishings Drinking Proprietary aneous
. Places Retail
& Equip.
2002
Number 78 14 45 16 17
Sales (in $1,000) $124,462 $50,934 $38,696 $15,629 D
Sales per Establishment (in
$1,000) $1,596 $3,638 $860 $977 N
Change from 1997 to 2002
Number 60 2 27 14 -12
Percent 333.3 16.7 150.0 700.0 -41.4
Sales (in $1,000) $117,562 $45,934 $34,296 N N
Sales (in $1,000; Adjusted
for Inflation) $94,766 $29,415 $19,759 N N
Sales (Percent) 1703.8 918.7 779.5 N N
Sales (Pgrcent; Adjusted 3191 136.7 1043 N N
for Inflation)
Sales per Establishment (in
$1,000) $1,212 $3,221 $615 N N
Sales per Establishment (in
$1,000; Adjusted for -$54 $1,845 -$192 N N
Inflation)
Sales per Establishment 316.3 7739 2518 N N
(Percent)
Sales per Establishment
(Percent; Adjusted for -3.3 102.9 -18.3 N N
Inflation)

Note: All inflation-adjusted figures represent 2002-dollars

Note: N = Not available; D = Data withheld to avoid disclosing data of individual companies

Source: US Census Bureau; Department of Labor Statistics (Inflation Calculator)
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6. Traffic and Circulation: The 2007 street system has changed since the time of the 1958
Master Plan studies. Three State highways were within the Borough. One of these was Route
35 which runs in a North-South direction through the Borough. The second was Route 36 which
feeds the Garden State Parkway to the West of the Borough and runs in an easterly direction
the full width of the Borough. The third was Route 71, which travels on Broad Street and
Monmouth Road. The construction of Route 18 added a fourth highway to the Borough. As a
result of the completion of Route 18 and the restriction on truck traffic on the Garden State
Parkway north of Exit 105, truck traffic within the Borough increased significantly. Routes 18,

35, 36, and 71 function as arterial roads.

Tinton Avenue, Hope Road, Wyckoff Road and Wall Street are the four County roads within the
Borough. These all function as major roads together with certain collector roads. Collector
roads include Lewis Street, Maxwell Road, Pine Brook Road, Grant Avenue, Parker Road,
Industrial Way, Wall Street, Whale Pond Road, Frankel Way, and Meridian Road. Local
subcollector roads include Maple Avenue, South Street, Old Deal Road, Reynolds Drive and
Clinton Avenue. Both subcollector/collector and subcollector roads serve as collector streets.

All remaining streets within the Borough currently function as local (minor) roads.

The primary traffic generators within the Borough are the commercial activities in the vicinity of
the Route 35 and Route 36 intersection, Fort Monmouth, and the non-residential activities in
the southern portion of the Borough. Monmouth Park and the beaches of the Atlantic Ocean
are large traffic generators outside of the Borough, which impact traffic conditions within the

Borough.

Route 35 experiences the heaviest traffic volumes within the Borough on a regular basis. Upon
its construction, the Garden State Parkway received much of the inter-regional and intra-
regional traffic that previously utilized Route 35. Because of the increased development within
the region, however, traffic volumes on Route 35 have continued to increase and it experiences
the most steady high volume traffic flow of any road within the Borough. Route 36, which
essentially runs from the Garden State Parkway to Monmouth Park and the beaches of the
Atlantic Ocean, experiences high traffic volumes year round with gridlock and congestion
common during the periods of time in which Monmouth Park is open, and at seasonal beach
use and shopping peaks. Tinton Avenue, Hope Road, Wyckoff Road, Broad Street and Wall
Street all handle substantial volumes of traffic. Much of the traffic on these streets is related to
work traffic, shopping traffic, resort traffic, and the heaviest volumes are experienced during the

hours of the journey to and from work and during peak shopping hours. Wyckoff Road carries
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heavy traffic volumes, especially to the southwest of Route 36, and at store-closing time, which
is related to Monmouth Mall. Industrial Way, Wall Street, Maxwell Road, Lewis Street and Pine

brook Road also experience relatively heavy traffic volumes during the work trip hours.

Other streets within the Borough are not constructed in such a way or lack the through-access
qualities, which would permit high traffic volumes during peak hours. Therefore, the majority of

traffic moving within the Borough travels on one of the above-mentioned streets.

Certain recommendations made within the 1986 Master Plan were intended to assist in dealing
with traffic problems. Several of these have been implemented since the adoption of that Plan.
In addition, the County and the State have made certain improvements since the adoption of
the 1986 Master Plan in an effort to relieve some of the problems of regional traffic flow. One of
these was the completion of the missing link of Route 18 parallel to the western boundary of the
Borough from its southern boundary to Route 36 and the Garden State Parkway. Route 18
Freeway proceeds from this point in a northwesterly direction to New Brunswick, connecting
with Route 1 and the New Jersey Turnpike. Route 18 has added traffic to the Borough,
particularly truck traffic. The Borough, notwithstanding the State highway improvements, has
experienced increasing traffic congestion, and traffic congestion is a chronic problem within the
Borough. It has resulted in cut-through traffic within neighborhoods to avoid congested

intersections.

Other improvements to the overall circulation system within the Borough have been made
during recent years. Hope Road has been widened to a four-lane roadway between Tinton
Avenue and Route 36. The intersection of Hope Road and Tinton Avenue has been improved
to better accommaodate the traffic volumes and turning movements, which occur at that location.
Wyckoff Road was improved adjacent to Monmouth Mall and southerly improvements to Hope
Road completed in conjunction with Route 18 construction. This made four lanes available from
Route 36 to Hope Road. Industrial Way was extended East of Route 35 to Wall Street,
providing a relief route for certain traffic that previously used the Route 35 and Route 36
intersection. The Industrial Way jug handle was added in 2006 to relieve congestion at its
intersection with Route 35. The jug handle improvement was in conjunction with the completion

of Frankel Way and the Meridian Road extension.

Work was completed on major revisions to the Route 35 and Route 36 intersection to eliminate
the traffic circle. These resulted in the elimination of the interchange of traffic between the circle

and South Street, restriction of traffic onto Wall Street from the circle to northbound traffic only,
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restriction of traffic out of Wall Street to Route 36 eastbound only, and the routing of traffic from
the West desiring to be northbound on Route 35 to use either Wyckoff Road or continue
easterly to a jug handle across from the Motor Vehicle Station. The intersection of Route 35
and Route 36 is scheduled for major improvements in 2008. Route 36 is planned to be

widened from its intersection with Route 35 east to the Division of Motor Vehicle Station.

Bus service from Eatontown to New York is provided on a daily basis with daily northbound
trips. Eatontown is served by southbound trips from New York. Commuter rail service on the
North Jersey Coast Line is available to residents of Eatontown at the Little Silver station, which
provides public transportation to northern New Jersey and New York. A more direct rail access
from Eatontown could result from the proposed Red Bank alignment of the Monmouth-Ocean-
Middlesex Rail Project (MOM). In addition, there is the potential for the relocation of the Little

Silver Station to Oceanport, adjacent to Eatontown, as part of the reuse plan of Fort Monmouth

The intersections with a high frequency of automobile accidents are typically along Route 35
and Route 36, which are heavily traveled. The Route 35 and Route 36 intersection accounts for
the largest portion of traffic accidents within the Borough. In 2006, there were 63 accidents at
that intersection. The intersection having the second highest incidence of traffic accidents was
the intersection of Wyckoff Road and Route 36, where 25 accidents occurred. Wyckoff Road
and Route 35 was third highest with 12 accidents. The Monmouth Mall-Route 35 jug handle
was fourth highest with 11 accidents. Industrial Way West and Route 35; Route 36 and Grant
Avenue; and Hope Road and Grant Avenue each had 9 accidents. Wyckoff Road and South
Street had 8 accidents. Route 35 and Throckmorton Street and Route 35 and Marin Way and

Route 36 each had 7 accidents.

Police personnel assigned to traffic safety investigate each accident and review accident
reports in order to make suggestions as to steps which can be taken to reduce accident

potential, particularly at the locations of the highest incidence of accidents.
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7. Public Facilities and Services: Public water is furnished throughout the Borough of
Eatontown by the New Jersey American Water Company. Adequate water supply is believed to
be available to serve the future needs of the Borough. No development restriction currently
exists as a result of the availability of water. It may be, however, as additional development
occurs within the region, that users in Eatontown will be subjected to mandatory conservation

practices.

The Eatontown Sewerage Authority (ESA) operates a sanitary sewerage collection system, and
is a customer of Two Rivers Water Reclamation Authority (TRWRA). In June, 2007, the
TRWRA put a sewer connection ban in effect because the flow to the wastewater treatment
plant exceeded the Authority's conveyance capacity. The TRWRA is taking measures to

augment the system capacity that will enable the removal of the sewer ban.

There are numerous problems of surface drainage throughout the Borough. These are detailed
within the “Surface Drainage Study” which has been prepared by the Borough Engineer44. That
study includes not only an identification of the existing surface drainage problems, but also a
compilation of anticipated future problems as additional development occurs. In addition, the
steps necessary to solve these problems are suggested. Although this study has not been
adopted by the Borough to date, it has been updated since its initial preparation on a piece-
meal basis and suggested actions contained within that report have been implemented as

certain developments have occurred.

In 1986, there were 157 acres of Borough-owned open space and outdoor recreation areas.
There were also 37 acres of athletic fields on school property. By 2006, the Borough and the
County had preserved and dedicated 232 acres of land to open space and outdoor recreation
use as public parks in Eatontown. Table C-19 provides information on the distribution of these
acres. Table C-19A provides information on the distribution of school recreation facilities. The

Borough desires to maintain a high rate of open space within Eatontown.

The geographic distribution of open space is appropriate to serve all areas of the Borough with
the exception of the extreme southwesterly portion of the Borough. In that portion of the
Borough, some recreational land was designated within a subdivision. Additional open space
has been preserved with the acquisition of the Stella (Block 2001, Lot 2) and Capaluppi (Block
1901, Lot 5) properties south of Route 36.

44 The referenced document is the Master Drainage Plan, prepared 1972, by T&M Associates.
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A Community Center is located in two buildings East of White Street, on the South side of
Broad Street. Both buildings have historical significance. This is approximately one block East
of Borough Hall. A wide range of programs is offered for all age groups from pre-school to
senior citizens, both in the Center and through field trips. Membership is maintained in a State
or National organization, which provides appropriate literature and information for each age
group. Much of the manpower is provided by volunteers who augment the efforts of the full-time
staff. The Center is open five days per week and some evenings. Transportation is available to
and from the Center on Mondays, Wednesdays and Fridays for a variety of activities geared to
senior adults. In additional to internal programs, residents are referred to social and assistance

programs operated by others as appropriate.

The Borough Police Department is currently manned by 37 full-time, uniformed personnel and
ten civilian personnel. Police Headquarters are within the Municipal Building on Broad Street,
together with all other administrative offices. It is reported that the space facilities available to
the Police Department are inadequate and that the location of different offices in various

locations within the administration building hinder efficient operation.

The Department operates 24 vehicles. The civilian personnel of the Department are parking lot

officers, dispatchers, clerk/secretaries, and records and property officers.

The Department is currently tied in with the State-wide computer system and the FBI computer
system. Currently, this computer tie-in is used for arrests, motor vehicle look-ups and the
handling of other records. Additional personnel are needed to fully staff the Department for

computer operation.

Other than specialized personnel, who may be required in conjunction with expansion of
computer use, hiring within the Department will be related to the growth of ratables, population,

and traffic.

The biggest portion of the work load of the Police Department is in conjunction with traffic
control and patrol. The second largest category of work load is in patrol of residential areas

and dealing with shoplifting charges arising at Monmouth Mall.

In addition to the dispatch room, records room, necessary offices and operational rooms, the
facilities for the Police Department include a security room and two cells. Persons are detained
within the Department facilities for a maximum of 24 hours and are then transferred to County

jail facilities.
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Fire protection is provided to the entire Borough from one physical location, which is the fire
house on Broad Street immediately to the West of the Municipal Building. Although this is not
considered to be an “ideal” situation by local fire personnel, it is considered to be acceptable
and appropriate in consideration of certain local conditions. Although there is concern regarding
the potential response time to the southern portion of the Borough, including Industrial Way and
the Woodmere residential development, efforts to secure additional volunteers and a location
for an additional station, which would be suitable for improving response time to these areas,
have been unsuccessful. Especially considering the location of residences of the vast majority
of the volunteer firemen, the present location offers faster response time to all portions of the

Borough than could be achieved if an additional fire station were constructed.

The fire company is equipped with a 2006 75-foot power ladder truck with bucket and three
pumper trucks of varying ages — 1984, 1989, and 1996. The company is also equipped with a
1992 rescue truck. The maximum building height for which adequate protection is available is

seventy-five feet.

The first aid squad is presently housed on Broad Street, in the same building as the fire
company. There have been some discussions of a separate location for the first aid squad, but

no definite plans have been developed as of this time.

Comcast and Verizon provide cable television service within the Borough of Eatontown.
Comcast maintains an office, tower, and dish antenna within the Borough. These facilities are
located on South Street North of Wyckoff Road. As of 2007, Verizon cable service is available

only in certain portions of Eatontown.

Both the Eatontown School District, which serves the elementary grades, and Monmouth
Regional High School, which serves the secondary grades, have prepared Master Plans for
their facilities. In both cases, adequate available capacity is indicated to handle anticipated

future development within the Borough of Eatontown.

The municipal building, Borough Hall, is located at 47 Broad Street. This building was
constructed and first occupied in 1966. All administrative functions and the Police Department
are housed at this location. The building has become functionally crowded. Studies have been
completed and changes made to assure that the available floor area is being used to maximum
efficiency. Added floor area was and the Borough purchased the Post Office building to the

West of the fire station. The Post Office building was converted to serve as the library.
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TABLE C-19: PARKS AND OPEN SPACE
Quadrant Name Block Lot Acres | Type
NW Wampum Lake Block 8 Lot 6 17.4 M
Block 10 Lots 1-19
Block 10.01 Lot1
Block 11 Lots 5.04 & 5.05
Block 12 Lot 26
NW Wolcott Block 57 Lots 22, 23, 36, 53,55 & 71 16.7 M
NW Maxwell Street Block 4 Lot1 0.1 M
Playground
NE Bliss Price Arboretum Block 37 Lots 1, 9-31 & 34-44 60.1 M
Block 40 Lots 1-3 & 18-33
Block 41 Lots 1-2 & 5-11
Block 42 Lots 1-17
Block 43 Lots 1-14
Block 71 Lot1
NE Bullwinkle Block 30 Lots 15-17 & 18.01 0.2 M
NE Meadowbrook Block 73 Lot 38 1.9 M
SE 80 Acre Park Block 106 Lot 1 84.1 M
Block 106.01 Lots1&2
SE Weltz Park Block 135 Lot5 34.6 C
Block 139 Lot 8
Block 139.1 Lots 4-8
Block 139.2 Lots1&7
Block 139.3 Lots 1-3
SE Husky Brook Park Block 2001 Lot 2 16.8 M
Block 2002 Lot 58
Block 1901 Lot1
Total Acres 231.9

C - County Park; M - Municipal Park; Source: NJDEP Green Acres ROSI 2007 and Borough of Eatontown

Compiled by T&M Associates

TABLE C-19A: SCHOOL PLAYFIELDS AND PLAYGROUNDS

Quadrant Acres Type
NW Memorial School 6.0 | Playfield
NW Vetter School 8.0 | Playfield
NE Meadowbrook School 8.5 | Playfield/Playground
NE Steelman School 3.6 | Playground
SW Woodmere School 11.0 | Playfield/Playground

8. Natural Resources: In April of 1979, a natural resource inventory was prepared for the

Environmental Commission of the Borough of Eatontown. This inventory covered a number of
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subjects including topography, drainage, flood prone areas, vegetation, wildlife, and soil
characteristics. The conclusions of this report were expressed on two maps where development
opportunities and constraints were compared to both the Master Plan and the zoning ordinance
as they existed at that time. In reviewing those maps in context of and remaining available for
development (not including those areas on which developments have been approved but not
constructed), it was found that the area most restricted by the development constraints
indicated on that map would be in the PBO-200 area of the southwestern portion of the
Borough, along Hope Road. This restriction is primarily based upon the presence of soils with
severe limitations for septic and foundations. Although there are undoubtedly specific on-site
environmental factors that will have bearing upon specific site design, it is obvious that
development of the type anticipated at this location will have to be served by the sanitary sewer
system. Therefore, limitations with regard to on-site septic systems are of little consequence.
With regard to limitations regarding foundation support, these may or may not coincide in some
areas with other considerations. In general, however, these limitations can be overcome both
by site-specific design, particularly the placement of buildings, and by engineering methods to

provide for stable foundation construction.

Further mapping of Environmentally Constrained land in the Borough based on GIS data layers
from the NJDEP for wetlands, flood hazard areas, open water, and streams was compiled in
2005 as part of the Master Plan Stormwater Management Plan Element. The mapping is

included in the appendices to this Master Plan.
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D. MASTER PLAN ELEMENTS:

1. Introduction: The Background Studies of the 1986 Master Plan were prepared during the
years 1982 through 19844,

These studies and revisions to the master plan were discussed at regularly scheduled monthly
meetings from time to time. Little time was available at those meetings for that purpose
however, because of the volume of development applications which were before the Board
Therefore, during 1984 and 1985 a series of special workshops were conducted with the public
in attendance. The workshops afforded blocks of time during which the viewpoints of the public

could be heard and the Board could discuss the master plan at greater length.

Special workshops were held in 1984 on February 13. March 20, March 26. April 9 and July 9.
Additional workshops were held on February 2. May 28. October 5, and Nov 16. 1985.

Copies of draft reports were made available to the public and they were encouraged to use the
forms which were provided to submit concerns suggestions and/or questions to the Planning
Board. The majority of public participation was from residents of the southwest quadrant and
the Wall Street area. The most significant land use decisions which were being considered

concerned land in these areas.

The various Agencies and Boards of the Borough were also provided with copies of draft
reports and requested to comment on them. Participation was secured especially from the

Environmental Commission the Traffic Advisory Committee and the Police Department.

The subjects which were raised most frequently to the Board were traffic, open space,
recreation, environmental considerations, and the use of clustering techniques in residential

development.

Concern about traffic was broad based and included volumes, generation distributor on various
roadways and the relationship of these aspects of traffic to alternative future land uses and the
extension of Route 18 in a northerly direction. Much emphasis was on Wyckoff Road as that
roadway will be impacted by both Route 18 and possibly, future development in the southwest
quadrant of the Borough. There was also discussion of the potential that future access to the
cemetery in the southwest quadrant would be from Ferncliff Drive as a replacement for the

present access from Hope Road. Concerns were expressed that such access would not be

4 The background studies of the 1986 Master Plan were prepared by Lee Hobaugh, PP of Resolve, Inc. This section presents the introduction to
the studies and the summary of the Planning Board deliberations prepared by Lee Hobaugh, PP of Resolve, Inc.
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limited to the cemetery but expanded to include access to non-residential uses which may be

created along Route 18 in the future.

Discussions of open space and recreation facilities established a commitment to attempt to
provide both in each of the four quadrants of the Borough with convenient and safe access for
the residential and the working population of the Borough. There was also considerable
discussion of open space as an alternative to development for the remaining vacant land in the
southwesterly portion of the Borough (the portion of the DeVito tract that has not been

approved for development).

Environmental concerns were related to traffic, air quality, preservation of environmentally
sensitive lands, and minimizing the impact of future development upon presently existing,
especially residential, development. These discussions were directed primarily toward the
southwest quadrant and alternative future land uses and access points to them, within context

of the implications of these alternatives for environmental impact.

Discussions of cluster techniques for residential development were both general and area
specific. The greatest benefit from the application of cluster techniques would be realized on
the remaining vacant lands in the southwest quadrant if it were to be developed for residential
use. They would achieve the multiple objectives of providing for reasonable use of the land,
providing a buffer to pre-existing residential development, creating open space which could be

used in part for recreation, and in part to preserve environmentally sensitive lands.
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2. Planning Board Deliberations: In June 1983, the Planning Board began a review of
draft policies, goals and objectives which would guide them in further deliberations on the
specifics of the master plan. The results of that process are set forth at the beginning of this

document.

The process of examining the plan elements began with an identification of remaining vacant
lands which were more extensive than an in-fill lot. Those vacant lands which were deemed to
be appropriately classified in the existing land use plan element were eliminated as a means of

narrowing discussion.

Several specific requests for changes in the land use plan element had been received by the

Board. These were added to the remaining vacant areas, if not already among them.

Requested changes included a request to change a residential area North of Throckmorton
Avenue South of Fort Monmouth and North and East. of the business frontages on
Throckmorton and Route 35 to commercial; to change lands on the westerly side of Wall Street
and both North and South of Industrial Way East from residential to non-residential; to change
the northeast. corner of Route 35 and Wyckoff Road from business and light industry to
commercial; to extend the professional and business office and research designation westerly
into a portion of the industrial area South of Weston Place; to change the designation of the
existing Tinton Woods townhouse community (approved by variance) from professional and
business office and research to high density residential; to change the designation of Brook
wood, a residential development under construction on the site of the former drive-in theater,
from parks and open space to high density residential; to extend the professional and business
office and research designation easterly approximately 300 feet into the industrial area on the
South side of Industrial Way East; to change a residential area at the intersection of Wyckoff
and Hope Roads to office use; to change a residential area between Wall Street and business
properties on Route 35 and adjacent to the cemetery from low to medium density residential; to
change property on the South side of Parker Road, opposite the rear of commercial facilities
fronting on Route 36, from low to medium density residential; and, to extend the professional
and business office designation in the southwesterly quadrant of the Borough in an easterly
direction to provide for this category of land use to cover the remaining vacant land between

the Route 18 right-of-way and approved but not yet developed residential uses.

The land areas involved in many of those requests had been designated for specific review by

the Board. Additional areas to which the Board gave detailed consideration were the southwest
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corner of Wyckoff Road and Route 36 and the southeast comer of Wyckoff Road and Route 35.
The essence of the Board's deliberations and decisions are set forth in the following

paragraphs.

Land between Fort Monmouth and business lands on Route 35 and Throckmorton Avenue:
This area is traversed by Wampum Brook and is impacted by floodplain area as well as the
existing business uses and potential additional non-residential uses along Throckmorton
Avenue. It is also impacted by the Sewerage Authority facility on the North side of the easterly
end of Throckmorton. The elevation of the land area is generally lower than that of lands of Fort
Monmouth adjacent to the North. A prior transportation plan element proposal for the extension
of Tinton Avenue to connect to Broad Street southeast of this area would have traversed this
land. That proposal is DOW deemed to be impractical and to cost in excess of its anticipated
benefits. The Board decided that this area is not an appropriate area for residential
development and that extension of the adjoining core business designation onto this land is

proper.

Lands West of Wall Street and North and South of Industrial Way East: Six alternatives were

considered for this land area by the Board. These were:

— Designate the land area immediately along Wall Street for residential purposes and

westerly portion for industrial;

— Designate the land area along Wall Street for residential purposes and the westerly portion

for offices;
— Designate the entirety of the subject land for offices;
— Designate the entirety of the subject land for industrial;
— Designate the southerly section for industry and the northerly section for office; and,
— Make no change.

Discussion revolved around the anticipated actual development pattern and buffering which
would result from each of the alternatives Residents of the neighborhood participated in the
discussions and the Board sought to maximize protection of adjoining properties. At the
conclusion of deliberations on this land area it was a consensus of the Board that making no

change was the proper action.
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Northeast corner of Wyckoff Road and Route 35: This area is now occupied by a Burger King
and, to the North, several retail businesses. The request for rezoning was based upon a desire
to create a small shopping center incorporating the Burger King but replacing other buildings to
the North. There are substantial residential areas both North and South of Wyckoff Road,
including Meadowbrook Senior Citizen's complex, to the East of this location at the present
time these residents must either cross Route 35 or travel North to Broad Street to reach even a
convenience store. It was concluded, therefore, that a small shopping center at this location
would in fact serve the needs of and be a convenience to the residential areas to the East. This
area was redesigned as ‘highway commercial thereby creating consistency with the existing

uses and providing potential for satisfaction of the stated needs and convenience.

South of Weston Place West of Route 35: The highway frontage in this area is professional and
business office and research. To the rear it is designated as industry. The request to extend the
professional and business office designation westerly in the industrial area was considered, but
because of the greater buffering which would be required if developed as industry it was
decided not to change the designation. It was the consensus of the Board that this would

provide greater protection to the residential areas to the West when development does occur.

Tinton Woods: This is an existing townhouse community on the North side of Tinton Avenue,
East of Hope Road, in the northwestern portion of the Borough. The Board agreed to change
the designation of this area to high density residential from professional and business office

and research to acknowledge the existing use of the land.

Brookwood: This housing development was completed on the site of the former drive-in theater
to the rear of the commercial uses on the northeast segment of the Route 35-36 intersection.
This land area had been designated as future parks and open space on the prior master plan. It
was agreed to change the designation of this area also to high density residential to reflect the

existing use.

South side of Industrial Way East, East of Route 35. The proposed extension of the
professional and business office and research designation at this location was requested in
order to provide for the construction of a hotel and conference center. The change would not
impact residential area as the extension would be into an area designated industry. The Board
left that a facility of this type would be a valuable addition to land uses within the Borough and
particularly that it would support the office uses which have been developing in recent years.

Hotels were added to the permitted uses in the PBO-88 Zone District subject to certain
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conditions. The Borough zone plan was subsequently revised to include a business park zone

category that included hotels.

Wyckoff Road and Hope Road intersection: This land area has frontage on all three of Hope,
Wyckoff and Shark River Roads. When Route 18 is constructed, this property will be isolated
from the residential neighborhood of which it is now a part. A second, adjacent ownership
which contains a single family detached home will also be so isolated. The Board recognizes
that when Route 18 is in existence the entirety of this area will be less than desirable for
residential use. Until such time and beyond with respect to the existing single family home,
however, the Board wanted to assure adequate protection for existing residential uses.
Discussions were held which included neighborhood residents. Based on all considerations, the
Board’s decision was to change the designation of this triangle, excepting the residences, to

office use.

West of Wall Street, South of cemetery: The consensus, based upon the exposure of this
property to the rear of business properties fronting on Route 35, the proximity of a mobile home
park and the cemetery, regarding the request for this property was to change it from low density
to medium density residential The consensus of the Board was that some change was
warranted. Discussions were held with neighborhood residents and the Board'’s decision was to

place this property in the medium density residential category.

South side of Parker Road: Several years ago the corner of Parker Road and Wall Street was
changed from low density to medium density residential designation. That change permitted
development of the property in a manner minimizing the exposure of lots to the rear of the
commercial buildings in the Pathmark shopping-center and precluding the need to permit non-
residential development to cross to the South of Parker Road. There are two properties to the
West of and between that corner property and 80 Acre Park which are in a comparable
circumstance. As a means of maintaining consistency and equity, these two lots are to be

changed from low density to medium density residential.

Southwest corner of Wyckoff Road and Route 36: This property is on the West side of Wyckoff
Road, across the street from Monmouth Mall. It was examined to determine if it was sufficiently
impacted as a result of that location. The Board was informed that this property had been
subject of litigation several years ago; that it had been shown at that time that residential
development could occur on .site oriented to the center of the site and not to adjacent roads;

and, at that time the present zoning was upheld. There was also discussion that given all
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circumstances Wyckoff Road was a proper dividing line between the commercial uses to the
East and the residential areas to the West. It was also discussed that it would be difficult to
differentiate between this property and additional properties subject to more intensive
development which front on Route 36 to the West. On this basis, the Board decided that

change was not warranted at this time.

Southeast corner of Wyckoff Road and Route 35: This property is a small area which previously
was designated highway business as a result of its occupancy by a service station. The service
station is now defunct and there have been several applications for reuse of the property.
These applications have demonstrated the difficulty of placing a use on the site — the site is a
portion of the property on which the mobile home park is located, identified by a lease line —
and meeting current day standards for highway commercial development. In order to eliminate
the singular treatment of the small portion of the property it was decided to include this area in
the mobile home park designation. This was done in anticipation of future zoning of the entire
site being residential mobile home park. This designation will provide protection to residents of

the mobile home park.

Southwest quadrant, East of proposed Route 18: This land area, one of the largest areas of
remaining vacant land, posed what was possibly the most difficult decision which had to be
made by the Board. The prior plan had designated the land area to the East of Route 18 as
professional and business office and research for a distance of 1300 feet easterly from Hope
Road. Much of this land area, based on the best information available, now was anticipated to
be purchased by the State as right-of-way for Route 18. Therefore, extension of this use
classification would be consistent with the philosophy and intent of the master plan, providing
transition from Route 18 to the residential area. Because of the heavy traffic volumes existing
on Wyckoff Road, the anticipated high levels of traffic generation if non-residential uses are
developed in this area, and concern for the protection of existing and future residential uses to
the West of Wyckoff Road; it was determined that development of this area for non-residential
uses would be appropriate but only if all access would be directly to Hope Road and/or-Route
36. Access from Route 36 traditionally has been denied from private property. Access to Hope
Road was believed to be tenuous at best following construction of Route 18. Given this set of
circumstances, the Board decided that it would be proper to designate this area for Future Park
and open space at this point in time. In the event that access to Hope Road is in fact available
in the future in a fashion precluding the need for more than, possibly, emergency access only to

Wyckoff Road, then consideration can be given to non-residential use designation for this area.
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If such access is not available and acquisition as open space is not possible for some reason,
then consideration can be given to designating it for residential development with provisions for
cluster techniques which will create open space buffering the new development from Route 18
and pre-existing development, avoid development on environmentally sensitive areas and

provide for recreational areas.

The following pages set forth the plan elements which resulted from the foregoing process and

from subsequent plan amendments.
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3. Land Use Plan Element*® The land use plan is organized into categories of land use
activity. These categories are based upon existing land uses and the desired future land use
pattern.47. The land use categories and the desired future land use pattern of the Borough are

shown on the Master Plan map. The land use categories are:

Low Density Residential

Medium Density Residential

High Density Residential

Residential - Mt. Laurel Contribution
Residential Townhouse/Age Restricted
Special Housing

Core Business

Highway Business

Neighborhood Business

Regional Business

Business/Light Industry

Business Park

Industrial

Park

Schools and Public Use

Fort Monmouth Reuse Planning Area
Howard Commons Planning Area

Life Cycle Management Building at Fort Monmouth
Proposed Fort Monmouth Park and Recreation Land
Route 35 Planning Area - Northern Segment
Route 35 Planning Area - Southern Segment
Village Redevelopment Planning Area
Historic District

Flood Hazard, Streams, and Wetlands

4 The Master Plan Land Use Element was originally adopted in 1986 and subsequently amended.

47 As a result of Master Plan amendments subsequent to 1986, there are now 24 categories of land use activity. These are shown on the Master
Plan Map contained in Section “E”. The 1986 land use plan was prepared by Lee Hobaugh, PP of Resolve, Inc. Initially, the plan had fourteen
land-use categories.
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Residential Land Use

The basic categories of residential activity are low density, intended to be developed at 1.0 to 2.5 dwelling
units per acre; medium density residential, intended to be developed at 2.6 to 5.0 dwelling units per acre;
special housing zones, intended to be developed at 6.0 to 20 units per acre; and high density residential,
intended to be developed at 3.0 to 12.0 dwelling units per acre. In addition, the Borough has designated
special housing districts to promote the development of affordable housing. The Borough also has planned

locations for the development of age-restricted housing.

The low density residential designation is found in three areas in three different quadrants of the Borough.
The largest of these is in the southwest quadrant, spanning Wyckoff Road, extending northward to Route 36
and southward to the business park area along the southern boundary of the Borough. In the southeastern
quadrant of the Borough, low density residential is indicated between Parker Road and Wall Street,
extending to the South of Wall Street to the East of the commercial area along Route 35 and the business
park area in the southern portion of this quadrant. Low density residential also extends along Whale Pond
Road to the southern boundary of the Borough. The third low density residential area is in the northeastern
quadrant of the Borough. This includes the Reynolds’s Drive area, Redfern Road, Princess Lane and the
Brook Avenue-Elizabeth Parkway area. Within the southeastern quadrant low density area, the land use
element proposes a special housing zone that increases the permitted density of single family residential
development on Old Deal Road. This special housing zone, approximately ten acres in area, will permit
single family development for affordable housing at a density of 3 to 4 units per acres. Approximately thirty-
one dwelling units could be constructed within the special zone. In lieu of construction of the affordable
housing on Old Deal Road, development within the special housing zone would be subject to an increased
development fee for affordable housing. The developer would be required to pay the increased fee into the
Borough affordable housing trust fund for use in providing affordable housing elsewhere within the Borough

or the housing region-8

Medium density residential development is principally within the two northern quadrants of the Borough.
Exceptions to this are the area of the existing subdivision known as Shark River Estates which is
established at this density to the southern side of Wyckoff Road in the extreme southwestern portion of the

Borough areas East and West of Wall Street and South of Parker Road in the southeast quadrant.

Areas of medium density residential development are indicated in the northeastern quadrant of the Borough

along Wyckoff Road, one to the North and one to the South of that road. The medium density residential

48 The special housing zone on Old Deal Road was planned in 2002. It is now fully developed and is designated on the Master Plan map under the
residential-Mt. Laurel contribution category.
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area to the North of and fronting on Wyckoff Road is the Clinton-Kremer Avenues neighborhood. The one to
the South of Wyckoff Road is the Meadowbrook Homes area. Other medium density areas in this quadrant

front on Broad Street.

In the northwestern quadrant of the Borough, medium density residential development is indicated for the
area from Wampum Lake southerly, wrapping around Wolcott Park and extending to the rear of the
commercial frontage on Route 35. It is also indicated South of Tinton Avenue East of Maxwell Road and

North and South of Tinton Avenue to the West of the Route 35 commercial frontage.

High density residential areas are concentrated within the northern half of the Borough, and principally
within the northwestern quadrant. The major high density residential area runs from Wyckoff Road in a
westerly direction to the neighborhood business area fronting on Hope Road, fronting along the North side
of Route 36. Although technically high density residential, the Wherry Housing is included in Federal Land
and Buildings, reflecting its ownership. A second area of high density residential designation spans Tinton
Avenue to the East of the Central Railroad of New Jersey right-of-way and continuing to the westerly

Borough boundary (Hope Road) on the North side of Tinton Avenue.

Two areas of high density residential designation are in the northeastern quadrant of the Borough. One of
these is immediately South of the core business area and backing up to the commercial frontage along
Route 35. The other is on the former drive-in theater property in the northeast of the Routes 35 and 36
intersection. The essential difference between the high density residential areas and the medium density
residential areas is that garden apartment construction at a maximum of twelve units per acre or
townhouses, patio or zero-lot line homes or quadruple at a maximum of six units per acre are anticipated
within the high density residential areas. Much of the area so designated is presently in garden apartment or

townhouse use.
Special Housing Districts

Special housing districts are created to recognize three existing mobile home parks and to provide
affordable housing opportunities. Two mobile home parks are in the southern half of the Borough. Pine Tree
is immediately South of Monmouth Mall and to the West of business uses fronting on the West-side of
Route 35. The second is slightly more southerly, on the East side of Route 35, and immediately North of the
industrial area in the southeast quadrant. The third mobile home park is in the northeast quadrant, in the
southeast corner of the intersection of Route 35 and Wyckoff Road. The senior citizen development,
Meadowbrook, is adjacent to the F. Bliss Price Arboretum and fronts on Wyckoff Road. This is designated in

the public buildings category.
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The Borough plans to expand the senior citizen development at Meadowbrook to include an additional
eighty-one (81) age restricted units. As a result, the permitted density of development at Meadowbrook
should be increased to permit the planned expansion. The Borough also plans two other special housing
districts, one on Old Deal Road (Block 135 Lot 3 and Block 136.01 Lot 1), and one on Route 35 and
Weston Place (Block 111, Lot 2.01).

Along Old Deal Road, a special housing district with reduced lot sizes of 6,000 to 10,000 square feet is
proposed to help the Borough meet its obligation to provide affordable housing opportunities. This district
will be limited to specific properties on Old Deal Road in order to implement a settlement agreement that
resolves builder's remedy litigation brought pursuant to a case commonly referred to as Mount Laurel Il with
respect to Block 135 Lot 3 and Block 136.01 Lot 1 in Eatontown. Both lots are located on Old Deal Road
and total approximately 9.8 acres. The land use plan map shows the location. To implement the settlement
agreement, the Borough plan proposes establishing an R-MLC, Single Family Residential — Mount Laurel
Contribution Zone at this location. Development within the zone would be limited to single family detached

dwelling units4°

A density limit of 3.2 units per acre should apply to the R-MLC Zone. A maximum of thirty-one single family
lots could be developed in the zone. The right to develop any property under the enhanced zoning created
by the R-MLC Zone would be subject to the payment of an increased affordable housing development fee,
thereby generating additional revenues to facilitate the production of housing opportunities for low-and

moderate income households elsewhere within the Borough or the housing region.

To ensure visual compatibility with existing development, the lots fronting on Deal Road should have a
minimum lot area of 10,000 square feet, and the single family dwellings should have a maximum habitable
floor area of 3,000 square feet. As the development moves away from Deal Road and approaches the
business/industrial park to the west, and the public park to the south, the lots may become smaller and the
dwelling units on lots that are less than 10,000 square feet will have a reduction in the maximum permitted
habitable floor area. Those lots not fronting on Old Deal Road should have a minimum lot area of 6,000
square feet and the dwellings on lots that are less than 10,000 square feet should have a maximum

habitable floor area of 2,700 square feet.

49 The zoning on Old Deal Road for the special housing zone has been implemented and the housing development is now in place.
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An additional special housing district is proposed for Block 111, Lot 2.01 located on Route 35 and Weston
Place. The district is proposed in order to implement a proposed settlement agreement resolving builder’s
remedy litigation brought pursuant to a case commonly referred to as Mount Laurel Il with respect to Block
111, Lot 2.01. The tract is approximately 19.7 acres and is currently developed as a golf driving range and
store. In settlement of the litigation and in lieu of construction of lower income affordable housing at this site,
the Borough should establish the site as a R-TH/MLC, Residential Townhouse — Mount Laurel Contribution
Zone.50 Development within the zone will be subject to the payment by the developer of a fee in lieu of
construction of affordable housing. The Borough will apply the fee to fund other local affordable housing
activities, as determined by the Borough. The Borough should enter into a settlement agreement to resolve
the litigation on this property by permitting the construction of a maximum of 120 attached single family
dwelling units on the site, provided the developer pays a Mount Laurel fee into the Borough affordable
housing trust fund in lieu of constructing twenty percent (20%) of the units as affordable units. The amount

of the fee would be established within the settlement agreement.

A special housing designation is also recommended for Block 1401, Lot 32 on South Street. This site is
currently developed as Spring House which is an alternative living arrangement that provides transitional

housing. The Master Plan recommends the expansion of Spring House to include apartment units.

Spring House provides transitional housing for single women with children and is part of the Borough
housing plan to provide affordable housing to meet the Borough fair share housing obligation. The location
has been developed, occupied and operated as a transitional housing facility by the Homing Corporation
and receives funding from the County of Monmouth. It is an established feature of the community that
provides an important and necessary service that promotes the public health, safety, and general welfare.
Currently, Spring House serves to provide a transitional residence for homeless women with children. The
residence opened in 1990 as a seven bedroom facility. The residence currently has nine bedrooms

providing transitional housing for single women.

The Spring House property is approximately 1.41 acres in area South Street south of the intersection of
South Street and Buttonwood Avenue. The property is adjacent to residential uses, including the Susan
Manor Apartments and Mary Ann Apartments to the north and south, respectively. To the east, site borders

the Huskey Brook and the commercial use at Lowes Home Center.

50 The Master Plan map places the special housing area at Route 35 and Weston Place in Residential-Mount Laurel Contribution land use category.
The zoning for the special housing zone at Weston Place and Route 35 has been implemented.
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The Borough’s Amended Master Plan Housing Plan Element and Fair Share Plan, adopted on November
28, 2005, recommends that residential development at the Spring House site be expanded to include eight
new apartment units to provide affordable housing for single women with children. The eight apartment
units will provide permanent housing that will supplement the existing transitional housing at the site. The
new apartment units will earn the Borough additional credit that can be applied to the Borough'’s third round

fair share housing obligation.

The Spring House site is currently zoned R-10, single family residential. In order to permit the multifamily
expansion at Spring House, the Master Plan Map is amended to identify the site as a special housing zone
for affordable housing. The Borough zoning regulations should be amended to implement the Master Plan
and permit the use and development of the Spring House site for affordable housing in accordance with the

Borough Housing Plan Element and Fair Share Plan.

A special housing designation also planned for the area north of Frankel Way between Route 35 and
Industrial Way East. This area is planned for the development of up to 12.25 townhouse dwelling units per

acre, which will include a set-aside of affordable dwellings.

Age-Restricted Townhouses
Two areas are designated for the development of attached age-restricted housing in the southeast quadrant
of the Borough. Age-restricted townhouse development is planned north of Parker Road and at the

northwest corner of Industrial Way East and Wall Street.

Business and Industrial Land Use

The commercial and combined business-industry activities designated in the land use plan are core
business, highway business, neighborhood business, regional business, professional business, business-
light industry, business park, and industrial. The core business category is indicated in the vicinity of the
intersection of Route 35 and Broad Street, spanning Route 35, but extending further in an easterly, then in a
westerly direction. This area is intended to be oriented predominantly to the pedestrian and to offer a central
shopping area where multiple store visits may be made during one parking stop. While this is to be a
general business area for a variety of retail and service activities, it is intended to discourage those types of

activities which are normally associated with a short automotive stop at the door of the establishment.

Highway business uses are indicated for the frontage along Route 35 both North and South from the

general business area, extending northerly to the Borough boundary (but not on the easterly side of Route
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35) and southerly to Clinton Avenue. The highway business designation is also applied North of the
intersection of Routes 35 and 36 where existing parcel sizes are inadequate to provide the area required for
regional business development, and on the northeast corner of Route 35 and Wyckoff Road. In the
southeast quadrant, land on the easterly side of Route 35, North of the mobile home park area, running

northerly to the regional business area, is also in this category.

These areas are intended to house activities which are principally oriented to automobile as opposed to
pedestrian traffic. This could be services to the traveling public or other types of retail or service activity

directed to residents of the area.

Regional business is designated south of the intersection of Routes 35 and 36. It is exclusively to the South
of Route 36 and to both sides of Route 35 extending in a westerly direction to front on Wyckoff Road. This
area is occupied by the Monmouth Mall and the commercial area opposite the mall on the East side of
Route 35 and South of Route 36. It is this type of regional self-contained business which is intended for

these areas.

The neighborhood business designation is applied in only one area within the Borough. This is adjacent to
Hope Road between Route 36 and Pine Brook Road. This is the only area within the Borough which is both
sufficiently distant from more intensive commercial designation and which is anticipated to contain a
sufficient concentration of population to support a neighborhood commercial area. In view of the fact that it
is both economically feasible to consider such a service area and that it is a needed convenience for a large
number of Borough residents, this area has been chosen to contain limited convenience retail and service
outlets. The types of uses proposed also include commercial recreation. This area is not intended to be a

significant commercial development

The business-light industrial areas are indicated in three places within the Borough. One area is west of
Route 35 from Wyckoff Road north to Clinton Avenue. This area also extends across Route 35 in an
easterly direction to include the frontage across the highway. Most of the business light industrial area at
this location is also designated as the Route 35 Overlay Planning Area for the northern segment of Route
35. This overlay area proposes additional uses within the overlay area to encourage the redevelopment and
improvement of properties. Additional uses, including retail uses, are planned in the overlay, subject to
design guidelines and standards for yards, open space landscaping, signage, setbacks, and screening to
promote a desirable visual environment and good civic design and arrangements. Development of the
additional uses allowed by the overlay will be subject to the payment of an enhanced fee into the Borough
affordable housing trust fund to support the development of affordable housing. The Bendix plant has been

redeveloped under the processes of the overlay as a Lowe’'s home improvement center. Business light
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industry is indicated for the southern frontage on Route 36, to the East of the regional shopping area at the
intersection of Routes 35 and 36, extending to the easterly Borough boundary. A third area of business-light
industrial activity is on the northerly side of Route 36, East of Route 35. It is anticipated that these areas will
contain the same types of activities as the highway business areas, but that very limited, light industrial

activities will also be permitted.

The professional-business office and research areas are along both sides of Route 35 in the southern
portion of the Borough. It is intended that these land areas will be utilized for limited research and offices,
singly or in combination. Where specified conditions can be met, hotels/conference centers are also to be
permitted. An extensive portion of this area is designated the Route 35 Overlay Planning Area for the
southern segment of Route 35. The objectives for the overlay area are similar to the overlay for the
northern segment (see Appendix B to this Master Plan for the recommendations of the Route 35 South

Overlay).

The business park designation applies to the southern portion of the Borough along both sides of Industrial
Way East and West, from Hope Road easterly to the residential areas along Wall Street and Old Deal Road.

The business park provides for professional business office and research and light industrial uses.

Industrial use is designated in the northwest quadrant in the vicinity of the Central Railroad of New Jersey
right of way and in the area of the intersection of Maxwell Road and Lewis Street. This area presently
contains several light industrial activities and the established character of the area renders it totally
unsuitable for residential development. Industrial areas are not intended to be as restrictive as the
professional-business office and research areas, office and research uses are not to be excluded from

them.

Parks, Schools, and Public Use

Parks for public use and recreation are planned in all four quadrants of the Borough. The Master Plan map
identifies both existing and proposed parks. The Borough zone plan includes existing Borough parks
dedicated to open space and recreation use as part of the P-1 zone district. Lands in the P-1 zone are, or
were, publicly owned. Parks that are planned, but that are located on private lands that are not in public
ownership, include the Old Orchard Country Club in the northeast quadrant and open space land West of
Nottingham Drive and North of Wyckoff Road in the southwest quadrant of the Borough. The planned
parkland at Old Orchard is designated in the zone plan as part of the R-32 and the R-20 residential zone
districts. The planned parkland West of Nottingham Drive is designated in the zone plan as part of the R-32
FRD residential zone district. The planned parkland West of Heritage Road and South of Route 36 is

designated in the zone plan as part of the R-20 zone.
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Lands now or formerly in public ownership that are not parks but that are used as schools or as other public
buildings and grounds are identified on the Master Plan map under the schools and public use category.

The zone plan includes lands in this category as part of the P-1 zone.
Fort Monmouth Reuse Planning Area

Lands that are owned by the Federal government as Fort Monmouth are designated and shown as the Fort
Monmouth Reuse Planning Area on the Master Plan map and are included in the zone plan as part of the P-
1 zone for public use. Fort Monmouth is scheduled for closure and is the subject of an active planning
process that is being undertaken by the Fort Monmouth Economic Revitalization Planning Authority
(FMERPA). FMERPA expects to produce a reuse plan for the Fort by end of 2007. The Borough Master
Plan recommends that the FMERPA reuse and redevelopment plan include the following provisions for the

reuse and redevelopment of Fort Monmouth:

0 The Howard Commons Area of Fort Monmouth should be redeveloped and reused in accordance with
the recommendations of the Howard Commons Reuse Study prepared February 2003 by Kise,
Kolodner, and Straw. The Howard Commons planning area is shown on the Borough Master Plan map
and the Howard Commons Reuse Study is appended to and adopted as part of this Borough Master
Plan.

o The Fort Monmouth reuse plan should provide for the relocation of the Borough municipal complex from
Broad Street into the Fort Monmouth Life Cycle Management Building. The Borough Master Plan map
shows the location of the Life Cycle Management Building as the proposed location of the Borough
municipal building.

o The Fort Monmouth reuse plan should provide for reuse of land within the base as park and recreation
land as recommended by the February 14, 2007 notice of public interest by Monmouth County for the
conveyance of surplus property for park and recreation use. Three recreation parcels are located in
Eatontown. These are the Husky Brook Lake and the football complex; Lefetra Creek, Parkers Creek
and Mill Creek and the baseball/softball fields and bowling center; and the base golf course. The
Borough Master Plan map shows the location of the proposed Fort Monmouth park and recreation land.
A description of the proposed use of each of the three open space and recreation parcels is included in
the Borough Master Plan open space, recreation, and conservation element.

O Tinton Avenue (CR 537) should be extended as a through street across the base from Route 35

eastward to Oceanport.

In addition to the above recommendations, the Borough notes that, in developing the reuse plan, FMERPA

will need to coordinate its infrastructure plan for streets, sewerage, drainage, and utilities with the adjoining
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Borough systems to achieve a compatible plan and provide appropriate transition to the developed areas of

the Borough and its infrastructure.

Village Redevelopment Planning Area and Historic District

Eatontown's Village Area has been identified as a problem for many years and the Borough has designated
it as an area in need of redevelopment. In the Spring of 2006, with funding from the Borough and from the
New Jersey Department of Community Affairs, the Regional Plan Association (RPA) produced a vision plan
report for the Eatontown Village redevelopment area. The Borough Master Plan adopts the RPA report as
the Borough vision for Eatontown Village. The RPA report is appended to this Master Plan. The next step in
the redevelopment of Eatontown Village will be the preparation of a redevelopment plan to achieve the

vision. The redevelopment plan will require the approval of the Borough Council by ordinance.

The Village Redevelopment Area includes a large portion of the Borough Historic District as well as
business, residential, and public land uses. Both the Eatontown Village Redevelopment Planning Area and
the Historic District are shown on the Master Plan map. The Historic District is described in more detail in
the Master Plan historic preservation element and is designated as the H-D historic district overlay zone in

the Borough zone plan.

Flood Hazard, Wetlands, and Streams

The Master Plan map identifies flood hazard areas, wetlands, and streams within the Borough. Flood
hazard areas should be conserved from development. The Borough zone plan regulates flood hazard areas
as the F-P floodplain zone district. The F-P zone is an overlay zone that establishes regulations to control

the use and development of the floodplain in the underlying zone district.

Wetlands and wetland transition areas are subject to State regulations that control the use and disturbance
of wetland areas. The need to safeguard wetlands is described in more detail in the Master Plan

stormwater management element.

Steams and the need for stream conservation is described in more detail in the Master plan stormwater
management element and the open space, recreation, and conservation element.

a) Amendments: Subsequent to its adoption in 1986, the Borough Master Plan and

zone plan were amended by the changes listed below. These changes have been

included on the Master Plan map and are incorporated by reference as part of this

Master Plan.
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(1)

(2)

3)

(4)

(5)

(6)

(7)

(8)

Block 54, Lot 8: On May 8, 1989, the Planning Board amended by Resolution
the Master Plan and zone plan to recommend changing Block 54, Lot 8 from the P-
1 and M-2 zones for public lands and small industrial to the M-1 Zone for larger
industrial uses to include the use of the property as a railroad construction storage

facility.

Block 114, Lots 2, 3, 5, and 6: On May 14, 1990, the Planning Board
adopted a Resolution to amend the Master Plan and zone plan to recommend
changing Block 114, Lots 2, 3, 5, and 6 from the M-1 and PBO-88 zones to the

PBO-88 Zone. This amendment eliminated the split-zoning of the property.

Block 135, Lot 6.02: On August 13, 1990, the Planning Board adopted a
Resolution to amend the Master Plan and zone plan to recommend changing
Block 135, Lot 6.02 from the M-1 and PBO-88 zones to the PBO-88 Zone. This

amendment eliminated the split-zoning of the property.

Block 113, Lot 20 and Block 114, Lots 4, 5.01 and 21: On May 10,
1993, the Planning Board adopted a Resolution to amend the Master Plan and
zone plan to recommend changing Block 113, Lot 20 and Block 114, Lots 4, 5.01,
and 21 from the PBO-88 Zone to the B-2 Zone.

Block 92.03, Lots 5 and 5.01, and Block 92.09, Part of Lot 33: On
August 8, 1994, the Planning Board adopted a Resolution to amend the Master
Plan and zone plan to recommend changing Block 92.03, Lots 5 and 5.01 and part
of Lot 33 on Block 92.09 from the M-B Zone to the B-2 Zone.

Block 69, Lots 33 and 33.01: On April 27, 1995, the Planning Board
adopted a Resolution to amend the Master Plan and zone plan to recommend
changing Block 69, Lots 33 and 33.01 from the M-B Zone to the R-10 Zone.

Expansion of Permitted Principal Uses in the PBO-200 Zone: On
April 14, 1997, the Planning Board adopted a Resolution to amend the Master Plan
and zone plan to recommend including flex-office/warehouse space as an

additional permitted principal use in the PBO-200 Zone.

Block 12, Lot 30: On February 23, 1998, the Planning Board adopted a
Resolution to amend the Master Plan and zone plan to recommend changing
Block 12, Lot 30 from the M-2 Zone to the R-10 Zone.
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(9) Block 105, Lots 1 through 4 and 6: On November 13, 2000, the Planning
Board adopted a Resolution to amend the Master Plan and zone plan to
recommend changing Block 105, Lots 1 through 4 and Lot 6 from the M-B Zone to
the R-TH/SCH Zone for the development of age-restricted housing.  This

amendment is attached as Appendix T to this Master Plan.

(10) New Jersey State Highway No. 35 Corridor (Northern
Segment): On October 3, 2000, the Planning Board adopted a Resolution to
recommend that certain areas along Route 35 that had previously been located in
the M-B Zone as in the M-B/R or B-2 zones. This amendment implemented the
overlay planning concept for the northern segment of Route 35 to encourage the
redevelopment of the northern segment of the Route 35 Corridor to provide
attractive low-intensity ratables for the area, as well as to develop a landscaped

corridor to improve the overall appearance of the area.

(11) Block 113, Lots 27.01 and 28: On February 25, 2002, the Planning Board
adopted a Resolution to amend the Master Plan and zone plan to recommend
changing Block 113, Lots 27.01 and 28 from the R-20 Zone to the R-20/R-TH/SCH
Zone for the development of age-restricted housing. The amendment is attached

as Appendix U.

(12) Block 135, Lot 3 and Block 136.01: On July 22, 2002, the Planning Board
amended the Master Plan land use element and housing element to recommend
the R-MLC Single-Family Residential-Mount Laurel Contribution Zone on Old Deal

Road. The amendment is attached as Appendix V.

(13) Block 13, Lots 11 and 2.01: On July 14, 2003, the Land Use Plan Element
and the Community Facilites and Services Plan Element of the Borough of
Eatontown, originally adopted as part of the Borough's comprehensive Master Plan
in 1986, were amended by resolution to designate Block 13, Lots 2.01 and 11 for
municipal use and recommend changing the subject property from the B-1 Zone to

the P-1 Public Land Zone. Appendix A provides the amendment.

(14) New Jersey State Highway No. 35 Corridor (Southern
Segment): The Planning Board amended the Master Plan on January 12, 2004
to create the southern segment of the Route 35 Overlay Planning Area. The

Planning Board subsequently amended the Borough Master Plan on June 11,
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2007 to include additional planning recommendations this area. The subject area
runs in a southerly direction from the intersection of Route 35 with Route 36 to the
southern boundary of the PBO-88 zone district, which is located near the terminus

of Eaton Road. Appendix B provides the amendment.

(15) Block 111, Lot 2.01 and Block 71, Lot 2.01: The Planning Board
amended the Master Plan on November 22, 2004 to recommend establishing the
R-TH/MLC Zone on Block 111, Lot 2.01 in order to permit the inclusionary
development of townhouses and attached single family dwellings, subject to the
payment of a development fee in lieu of construction of affordable housing to the
Borough Affordable Housing Trust Fund, as well as to recommend the expansion
of age-restricted housing at the Meadowbrook Senior Citizen Apartments on Block

71, Lot 2.01. Appendix C provides the amendment.

(16) Block 3801, Lot 13: On February 27, 2006, the Planning Board adopted a
Resolution to amend the Master Plan to recommend changing Block 3801, Lot 13
from the PBO-88 and BP-2 zones to the High Density Residential Zone with an

affordable housing component. The amendment is attached as Appendix W.

(17) Block 3901, Lots 2 and 3: The Planning Board amended the Land Use
Element of the Master Plan on June 11, 2007 to recommend the changing of Block
3901, Lot 2 from the R-20 Zone to the BP-2 Zone. The Master Plan was also
amended to recommend that the provisions of the BP-2 zone be amended to
permit the use and development of Block 3901, Lots 2 and 3 as the community

animal care center of the Borough. Appendix D provides the amendment.

(18) Block 1401, Lot 32: The Planning Board amended the Land Use Element of
the Master Plan on June 11, 2007 to recommend the expansion of affordable
housing on Block 1401, Lot 32 (commonly referred to as the Spring House site) by
changing the subject property from R-10 to a Special Housing Zone for Affordable
Housing in order to include apartment units for singe women with children. This
amendment was made pursuant to the Borough's Amended Housing Plan Element
and Fair Share Plan, which was adopted on November 28, 2005. Appendix E

provides the amendment.

b) Further Amendments: The Master Plan has included the following additional

amendments for the future land use of the Borough.
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(1)

(2)

Eatontown Village: The Borough, with support from the New Jersey
Department of Community Affairs and the Regional Plan Association (RPA),
produced a vision plan report for the Eatontown Village redevelopment area. The
Borough Master Plan adopts the RPA report as the Borough vision for Eatontown
Village. The RPA report is attached to this Master Plan as Appendix F. The next
step in the redevelopment of Eatontown Village will be the preparation of a
redevelopment plan to achieve the vision. The redevelopment plan will require the

approval of the Borough Council by ordinance.

Fort Monmouth: In the Fall of 2005, Fort Monmouth in Eatontown was
officially designated as an Army base that would be closed and whose operations
moved to another location. As Army operations at Fort Monmouth are shut down,
the base will be redeveloped for government, public or private use to be
determined by the Fort Monmouth Economic Revitalization Planning Authority
(FMERPA).

The Borough Master Plan recommends that, as part of the reuse and
redevelopment of Fort Monmouth for civilian activity, that the Borough relocate the
Borough municipal complex, which is currently located on Broad Street and
includes Borough Hall, onto Fort Monmouth to reoccupy the Fort Monmouth Life

Cycle Management Building as the new Borough municipal complex.

In addition to relocation of the municipal complex to Fort Monmouth, the Master
Plan adopts the recommendations of the Howard Commons Reuse Study
prepared February 2003 by Kise, Straw and Kolodner. The Howard Commons
study is appended to this Master Plan as Appendix G and adopted by reference as

the Borough plan for the reuse of the Howard Commons area of Fort Monmouth.

The Master Plan also adopts the recommendations of the February 14, 2007
Monmouth County notice of interest for the preservation of land for park and

recreation use at Fort Monmouth.

The Master Plan further recommends the extension of Tinton Avenue as a through

road across Fort Monmouth from Route 35 east to Oceanport.

c) Relationship of the Land Use Element to the Borough Zoning Plan:

The Borough zoning plan and zoning ordinance were adopted in 1979. A re-codification
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of the Borough zone regulations was completed in 2006. The re-codified zone

regulations are substantially consistent with and designed to implement the land use

element of the Borough Master Plan. However, the following additional changes are

needed to the zone plan and regulations in order to implement specific recommendations

of the land use element. These recommendations to change the zone plan address the

development of the southern Route 35 corridor; the location of the community animal

care center in Eatontown; and the expansion of affordable housing opportunities as

recommended by the Borough housing plan. Pending the finalization of a reuse plan for

Fort Monmouth and the adoption of a redevelopment plan for Eatontown Village, no other

zone changes are being recommended at this time to implement the land use element.

(1)

(2)

)

(4)

Route 35 Southern Segment: Overlay zone regulations for the southern
segment of Route 35 should be adopted to implement the recommendations of the
Master Plan amendment adopted in 2004 and subsequently amended in 2007 for

the southern segment of the Route 35 corridor in Eatontown.

Community Animal Care Center: The zone regulations need to be
amended to designate Block 3901, Lots 2 and 3, as the planned location for the
community animal care center within the Borough and allow the expansion of the

facility.

Affordable Housing: The Amended Master Plan Housing Plan Element and
Fair Share Plan, adopted on November 28, 2005, recommend that residential
development at the Spring House site (Block 1401, Lot 32) be expanded to include
eight new apartment units to provide affordable housing for single women with
children. The eight apartment units will provide permanent housing that will

supplement the existing transitional housing at the site.

Private Schools: The regulations of the P-1 (Public Lands) zone should be

amended to permit the reuse of public school buildings as private schools.
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t°:: As a result of the

4. Municipal Stormwater Management Plan Elemen
publication of the United States Environmental Protection Agency (USEPA) Phase Il rules in
December 1999, the New Jersey Department of Environmental Protection (NJDEP)
promulgated new stormwater regulations to address non-point source pollution entering surface
and ground waters of the State of New Jersey. Under these regulations, municipalities where
issued a New Jersey Pollutant Discharge Elimination System (NJPDES) Permit that established
various statewide basic requirements. One of these requirements is the development and
adoption of an amendment to their overall Master Plan to address stormwater pollution

associated with major development.

As required by the Municipal Stormwater Regulations (N.J.A.C. 7:14A-25), the Borough of
Eatontown has developed this Municipal Stormwater Management Plan (MSWMP) to outline
their approach to addressing the impacts resulting from stormwater related issues associated
with future development and land use changes. The MSWMP addresses groundwater
recharge, stormwater quantity, and stormwater quality impacts through the incorporation of
stormwater design and performance standards for new development and redevelopment
projects that disturb one or more acres of land. The standards are intended to minimize
negative or adverse impacts of stormwater runoff such as decreased water quality, increased
water quantity and reduction of groundwater recharge that provides base flow to receiving
bodies of water. In addition to minimizing these impacts, the MSWMP provides long term
operation and maintenance measures for existing and proposed stormwater management

facilities.

Ordinance changes are recommended to expedite the implementation of stormwater
management strategies. A build-out analysis is not included since the Borough has less than
one square mile of developable or vacant land. It should be noted that Fort Monmouth was not
included in these calculations, as it is governed under its own New Jersey Public Complex
Stormwater General Permit. The MSWMP also includes a mitigation plan to permit the Borough
to grant variances or exemptions from proposed design and performance standards set forth in

this document.
a) State-Mandated Goals and Objectives: The goals of this plan element are to:

— Reduce flood damage, including damage to life and property;

51 This section presents the Borough’s Municipal Stormwater Management Plan Element, as prepared by Edward Broberg, PE, PP of the firm T&M
Associates and adopted by the Planning Board in March, 2005. The maps and documents referenced as part of this plan element are included
as Appendices H through P.
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Minimize, to the extent practicable, any increase in stormwater runoff from a new

development;
Reduce soil erosion from development, redevelopment, or construction projects;

Encourage the adequacy of existing and proposed culverts, bridges, and other in-

stream structures;
Maintain groundwater recharge and base flow of streams during periods of drought;
Prevent, to the greatest extent feasible, an increase in non-point source pollution;

Maintain the integrity of stream channels for their biological function, as well as for

drainage;

Minimize pollutants and the amount of total suspended solids in stormwater runoff
from new and existing development to restore, enhance, and maintain the chemical,
physical, and biological integrity of the waters of the state, to protect public health, to
safeguard fish and aquatic life and scenic and ecological values, and to enhance the

domestic, municipal, recreational, commercial, industrial, and other uses of water;

Protect public safety through the proper design and operation of stormwater basin

and Best Management Practices;

In addition to the State-mandated goals noted above, the Borough also recommends the

following goals:

Provide conservation areas as well as passive and active recreation facilities;

Assure that present buffer requirements are both adequate and reasonable and that

they are consistently administered;

Adequately safeguard freshwater wetlands and transition areas to ensure that they

are not developed;

Encourage the reduction of sedimentation to the Shrewsbury River and its

associated shellfish beds.

To achieve these goals, the MSWMP outlines specific stormwater design and

performance standards for new development and redevelopment projects and proposes

stormwater management controls for addressing impacts from existing developments.
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b)

Preventive and corrective maintenance strategies are also included to ensure the long-
term effectiveness of stormwater management facilities and the MSWMP outlines safety

standards for stormwater infrastructure to be implemented to protect public safety.
Definitions: The following terms are used extensively throughout the MSWMP:
(1) AMNET Impairment Level:

— Non-impaired: benthic community comparable to other undisturbed streams
within the region; community characterized by a maximum taxa richness,

balanced taxa groups, and good representation of intolerant individuals.

— Moderately Impaired: macroinvertebrate richness reduced, in particular EPT

taxa; reduced community balance and numbers of intolerant taxa.

— Severely Impaired: benthic community dramatically different from those in less
impaired situations; macroinvertebrates dominated by a few taxa, but with

many individuals; only tolerant individuals present.

(2) Best Management Practices Manual: NJDEP document providing design,
performance and maintenance criteria related to non-structural and structural
stormwater management strategies, legal requirements, and the impacts of

stormwater runoff, as described in N.J.A.C. 7:8.

(3) Evapo-transpiration: The combination of the processes of removing water from wet
surfaces via evaporation and from leaves of plants via transpiration and returning it

to the atmosphere.
(4) Groundwater Flow: Movement of water through the subsurface.

(5) Groundwater Recharge: The amount of water from precipitation that infiltrates into

the ground and is not evapo-transpired.

(6) Hydrologic Units (HUC-14s): NJDEP designated subwatershed with a minimum
basin area of 3,000 acres. These subwatersheds are designated with a 14 digit

unit code.

(7) Impervious Cover: A surface that has been covered by a layer of material that is

highly resistant to infiltration by water.
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(8) Infiltration: Penetration of water through the ground surface.

(9) Municipal Stormwater Management Regulations (N.J.A.C. 7:8 and N.J.A.C. 7:14A-
25): Regulations authorizing the NJPDES Tier A Municipal Stormwater Master
General Permit, which outlines the various statewide basic requirements, the

municipal stormwater management plan and stormwater control ordinance.
(10) MSWMP: Municipal Stormwater Management Plan.

(11) NJPDES: The New Jersey Pollutant Discharge Elimination System Tier A
Municipal Stormwater Master General Permit is the permit that governs municipal
stormwater discharges and lays forth the requirements for compliance with the

State’s stormwater regulations.

(12) Non-point Source Pollution: Pollution for which the source is not a discreet location

or point.

(13) Non-Structural Stormwater Management Strategies: A strategy, practice,
technology, process, program, or other method intended to control or reduce
stormwater runoff and associated pollutants, or to induce or control the infiltration
or groundwater recharge of stormwater or to eliminate illicit or illegal non-
stormwater discharges into stormwater conveyances, which do not require

structural engineering or designs.

(14) Point Source Pollution: Pollution for which the origin is a known location, i.e. a pipe

outfall.
(15) Recharge: Water that reaches saturated zones.

(16) Regional Plans: Stormwater management plans focusing on managing stormwater
in a given watershed, or stream, rather than management of stormwater based on

municipal boundaries.

(17) Residential Site Improvement Standards (RSIS): New Jersey Administrative Code
Title 5 Chapter 21. These rules govern site improvement standards in residential

areas.

(18) Runoff: Water that travels over the ground surface to a channel.
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(19) Stormwater Management Control Ordinance: The enabling ordinance to this
Master Plan element which is to be adopted within 12 months of the adoption date
of this MSWMP.

(20) Structural Stormwater Management Strategies: A strategy, practice, technology,
process, program, or other method intended to control or reduce stormwater runoff
and associated pollutants, or to induce or control the infiltration or groundwater
recharge of stormwater or to eliminate illicit or illegal non-stormwater discharges

into stormwater conveyances, which requires structural engineering or designs.

Stormwater Discussion: The following subsections provide information on the

hydrologic cycle and the impacts of development and stormwater.

(1) Hydrological Cycle: The hydrologic cycle, or water cycle (Figure 1), is the
continuous circulation of water between the ocean, atmosphere, and the land. The
driving force of this natural cycle is the sun. Water, stored in oceans, depressions,
streams, rivers, waterbodies, vegetation and even land surface, constantly
evaporates due to solar energy. This water vapor then condenses in the
atmosphere to form clouds and fog. After water condenses, it precipitates, usually
in the form of rain or snow, onto land surfaces and waterbodies. Precipitation
falling on land surfaces is often intercepted by vegetation. Plants and trees
transpire water vapor back into the atmosphere, as well as aid in the infiltration of
water into the soil. The vaporization of water through transpiration and evaporation
is called evapo-transpiration. Infiltrated water percolates through the soil as
groundwater, while water that flows overland is called surface water. Water flows
across or below the surface to reach major water bodies and aquifers and
eventually flow to the Earth’s seas and oceans. This constant process of evapo-
transpiration, condensation, precipitation, and infiltration comprises the hydrologic

cycle.
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(2)

FIGURE D-1: THE HYDROLOGIC CYCLE

Source: Kern River Connections (http://www.creativille.org/kernriver/watershed.htm

Impacts of Development and Stormwater: As towns and cities develop from
rural agricultural communities, the landscape is altered in dramatic ways. Both
residential and non-residential development on former agricultural fields and
pastures has a great impact on the hydrologic cycle for the specific site. Localized
impacts to the hydrologic cycle will ultimately impact the hydrologic cycle of the

entire watershed encompassing the development site.

Prior to any land development, native vegetation often intercepts precipitation
directly or absorbs infiltrated runoff into their roots. Development often replaces
native vegetation with lawns or impervious cover, such as pavement or structures,
thereby reducing the amount of evapo-transpiration and infiltration. Regrading and
clearing of lots disturbs the natural topography of rises and depressions that can
naturally capture rainwater and allow for infiltration and evaporation. Construction
activities often compact soil, thereby decreasing its permeability or ability to
infiltrate stormwater. Development activities also generally increase the volume of

stormwater runoff from a given site.

Connected impervious surfaces and storm sewers (such as roof gutters emptying
into a paved parking lot that drains into a storm sewer) allow the runoff to be
transported downstream more rapidly than natural areas. This shortens travel time
and increases the rainfall-runoff response of the drainage area, causing

downstream waterways to peak higher and quicker than natural areas, a situation
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that can cause or exacerbate downstream flooding, and sedimentation in stream
channels. Furthermore, connected impervious surfaces do not allow pollutants to
be filtered, or for infiltration and ground water recharge to occur prior to reaching
the receiving waters. Increased volume combined with reduced base flows results
in a greater fluctuation between normal and storm flows causing greater channel
erosion. Additionally, reduced base flows, increased fluctuation, and soil erosion

can affect the downstream hydrology, impacting ecological integrity.

Water quantity impacts combined with land development often adversely affect
stormwater quality. Impervious surfaces collect pollutants from the atmosphere,
animal wastes, fertilizers and pesticides, as well as pollutants from motor vehicles.
Pollutants such as hydrocarbons, metals, suspended solids, pathogens, and
organic and nitrogen containing compounds, collect and concentrate on
impervious surfaces. During a storm event, these pollutants are washed directly
into the storm sewers (Figure 2). In addition to chemical and biological pollution,
thermal pollution can occur from water collected or stored on impervious surfaces
or in stormwater impoundments, which has been heated by the sun. Thermal
pollution can affect aquatic habitats, adversely impacting cold water fish. Removal
of shade trees and stabilizing vegetation from stream banks also contributes to

thermal pollution.

Proper stormwater management will help to mitigate the negative impact of land
development and its effect on stormwater. This MSWMP outlines the Borough's
plan to improve stormwater quality, decrease stormwater quantity, and increase
groundwater recharge. By managing stormwater, the Borough will improve the
quality of aquatic ecosystems and restore some of the natural balance to the

environment.
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FIGURE D-2: CONNECTED IMPERVIOUS SURFACES
Rainwater is intercepted by roofing and collected into gutters. The water then discharges the downspout onto a

paved driveway and flows to the gutter and storm drain inlets. Alternatively, the collected water is piped
underground directly to the storm sewer. Photograph source: Titan Gutters

Background: Eatontown Borough, in the central portion of eastern Monmouth
County, New Jersey, is approximately 5.88 square miles or 3,765 acres in size. The
Borough is bordered to the North by Shrewsbury Borough along Parker's Creek. Also
bordering the Borough to the North and West is Tinton Falls Borough. Eatontown shares
it southern border of the Cranberry and Whale Pond Brooks with Ocean Township. To
the East of the Borough lie the Boroughs of West Long Branch and Oceanport. The
Borough is primarily considered a mix of residential and commercial development, with
industrial uses contained primarily in the southeast quadrant. See Appendix H for the
Borough boundary delineated in a United States Geological Survey (USGS) quadrangle

map.

This MSWMP is a new element of the Borough's comprehensive Master Plan. It is
intended to build on the research, background information, goals, objectives and
recommendations included in the Planning Board's Master Drainage Plan, dated
February 1972, the Eatontown Master Plan (1986), the Master Plan Amendments (2000,
2002 and 2003), and the Master Plan Re-Examination Reports, dated in November 2001
and January 2004.

(1) Demographics and Land Use: Eatontown experienced a population explosion

during the Post World War II/Baby Boomer era. The Borough's population
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increased over seven hundred percent between 1940 and 1970, rising from 1,758
to 14,619 people in that thirty-year period. Eatontown grew nearly three times as
fast as Monmouth County and more than seven times faster than the State over
the same thirty years. Eatontown's population growth has slowed considerably
since 1980, indicating the population may have stabilized to a steady growth rate.
See Table D-1: Historical Population Growth 1930-2000 for the State, County and

Borough population trends.

TABLE D-1: HISTORICAL POPULATION GROWTH (1930 to 2000)

Eatontown Monmouth County New Jersey

Year Po_pula- Percent Po_pula- Percent Po_pula- Percent

tion Change tion Change tion Change

1930 1,938 N/A| 147,209 4.0] 4,041,334 2.8
1940 1,758 -9.3| 161,238 0.91]4,160,165 0.3
1950 3,044 73.2| 225,327 4.0] 4,835,329 16
1960 10,334 239.4| 334,401 4.8 6,066,782 2.6
1970 14,619 415| 461,849 3.8|7171,112 1.8
1980 12,703 -13.2| 503,173 0.9] 7,364,823 0.3
1990 13,800 8.6| 553124 1.0]7,730,118 05
2000 14,008 15| 615,305 118,414,350 0.9
2004 (Estimate) 14,227 16 N/A N/A N/A N/A
2010 (Estimate) 14,298 0.05 N/A N/A N/A N/A

Source: Eatontown Borough Master Plan Background Studies (August 2001; Tables 2-1
and 2-1); http://www.njpin.net/OneStopCareerCenter/LaborMarketinformation/
Imi01/poptrd6.htm

Development in Eatontown has historically been guided by inclusionary housing
and land use policies. This has led to a variety of housing types, of which over
80% of the housing stock has been constructed since the 1950's. Most of the
remaining vacant acreage within the Borough is subject to constraints making it
unsuitable for residential development. Per the Borough’s November 2001
Borough of Eatontown Master Plan Reexamination Report, the Borough is largely
developed and most of the recent development activity has been residential or

commercial infill or the intensification or modification of existing developed sites.

In general, the Borough is composed of intensely developed residential areas
North of Route 36, while lower residential densities are located predominantly in
the southern portion below Route 36. Commercial and retail land uses are
concentrated at the intersections of Route 36 and Route 35. Other lands use areas

include Fort Monmouth and the Eatontown Business Park.
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TABLE D-2: Housing Units (2000)
Halrj]?tlgg Percent
Housing Occupancy
Total Housing Units 6,341 100.0
Occupied Housing Units 5,780 91.2
Vacant Housing Units 561 8.8
For Seasonal, Recreational, or Occasional Use 30 0.5
Homeowner Vacancy Rate (Percent) N/A 17
Rental Vacancy Rate (Percent) N/A 4.9
Housing Tenure
Occupied Housing Units 5,780 100.0
Owner-Occupied Housing Units 2,841 49.2
Renter-Occupied Housing Units 2,939 50.8
Average Household Size 2.35 N/A
Average Household Size of Owner-Occupied Unit 2.64 N/A
Average Household Size of Renter-Occupied Unit 2.07 N/A

(2)

Source: US Census (2000 Summary File 1 - SF-1)

Waterways: Eatontown has a number of water bodies, as shown in Appendix |.
According to the Borough of Eatontown Natural Resource Inventory prepared in
April 1979 and the Master Drainage Plan (1972), the following streams and

waterbodies are located within the Borough.

— Husky Brook/Oceanport Creek: Drains over 1.5 square miles of the Borough.
This area is developed and noted to be prone to severe flooding in times of

heavy rainfall.

— Wampum Brook: Drains 2.7 square miles of the northern section of the
Borough. This area experienced minimal flooding in 1979, though flooding
was expected to become an issue with the increase in development to the
West of this brook.

— Wampum Lake: Originally a millpond, this small lake is fed by Wampum
Brook. As with the Brook, flooding issues were expected to increase with
upstream development. In 1979, it was intended that this lake be improved to

increase its capacity for flood storage.

—  Turtle Mill Brook/Branchport Creek: Drains approximately 1 square mile in the
eastern portion of the Borough. It drains the Old Orchard Golf Course and

some of Route 35.
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— Parker's Creek/Shrewsbury: The northern border of the Borough, it joins with
Wampum Lake and drains approximately 1.56 square miles, though only 150

acres of the drainage lie within the Borough’s boundaries.

— Cranberry Brook/Whale Pond Brook: Forms the southern boundary along with
Whale Pond Brook. Cranberry Brook drains 3.4 square miles (660 acres within

the Borough).

(3) Water Quality: The Ambient Biomonitoring Network (AMNET) was established by
the NJDEP to monitor and document the health of New Jersey's waterways.
AMNET currently has 820 sites in five drainage basins that it monitors for benthic
macro-invertebrates on a five-year cycle. Waterways are scored based on the data
to generate the New Jersey Impairment Score (NJIS) and then categorized as
severely impaired, moderately impaired, and non-impaired. The NJIS is based on
biometrics and benthic macro-invertebrate health.

(http:/iwww.state.nj.us/dep/wmm/bfom/).

In addition to the biological health, chemical data are gathered by the NJDEP, the
Monmouth County Health Department, and other organizations, and used to
determine the health of waterways. The impaired waterways are summarized on
the New Jersey 2004 Integrated List of Water Bodies. This list is then broken down
into five sublists based on priority. The streams on Sublist 5 are classified as being
the most severely impaired or threatened, whereas the streams on Sublist 1 are
the least threatened or impaired. Eatontown is located within Water Management
Area 12, the Atlantic Coast Region. A summary of the Borough streams listed on

the Integrated List is present in Table D-3 below.

TABLE D-3: Integrated Water Bodies (2004)
. Station Name/ . Impairment Data
Siallet Waterbody sl Parameters Source
3 Husky Brook at South 33 pH, Total Monmouth
St In Eatontown Suspended Solids | County HD
1 Husky Brook at South 33 Phosphorus, Monmouth
Stin Eatontown Nitrate County HD
Husky Brook at South . Monmouth
4 Stin Eatontown 33 Fecal Coliform County HD
Benthic
3 Husky Brook at South MB-33 Macroinverte- Monmouth
Stin Eatontown brates County HD
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TABLE D-3: Integrated Water Bodies (2004)
. Station Name/ . Impairment Data
Siallet Waterbody sl Parameters Source
Phosphorus,
Temperature,
Dissolved NJDEP/US
Whale Pond Brook at Oxygen, Nitrate, GS Data,
1 Route 35 in Eatontown 01407617, 31 Dissolved Solids, | Monmouth
Total Suspended | County HD
Solids, Unionized
Ammonia
NJDEP/US
Whale Pond Brook at . GS Data,
4 Route 35 in Eatontown 01407617, 31 Fecal Coliform Monmouth
County HD
NJDEP/US
Whale Pond Brook at GS Data,
5 Route 35 in Eatontown 01407617, 31 pH Monmouth
County HD

Source: http://www.state.nj.us/dep/wmm/bfbm/ (Sub-list 1-5, New Jersey’s 2004
Integrated List of Water Bodies, June 22, 2004)

This water quality data is used by the NJDEP to develop Total Maximum Daily
Loads (TMDL). A TMDL is the quantity of a pollutant that can enter a waterbody
without exceeding water quality standards or interfering with the ability to use the
waterbody for its designated usage. Point and non-point source pollution, surface
water withdrawals and natural background levels are included in the determination
of a TMDL, as required by Section 303(d) of the Clean Water Act. Point source
pollution includes, but is not limited to NJPDES permitted discharges, while non-
point source pollution can include stormwater runoff from agricultural lands or
impervious surfaces. TMDLs determine the allowable load from each source, with
a factor of safety for the pollutant entering the water body. TMDLs can be used to

limit further deterioration of a water body, or to improve the current water quality.

Currently the NJDEP has proposed two fecal coliform TMDLs for streams in
Eatontown. The Husky Brook at South Street has a proposed TMDL for fecal
coliform extending for 1.7 river miles. Whale Pond Brook at Route 35 is also listed
as having a TMDL for fecal coliform. This stream is listed as impaired for 3.7 river
miles. It is important to note, however, that these are not stormwater specific
TMDLs, and as such are not covered under this MSWMP.

In addition to State monitoring, the Monmouth County Planning Board has

compiled a list of issues within the North Coast and Mid Coast Subwatersheds. In
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(4)

their 2001 report, the County Planning Board noted that the region suffered from
lack of maintenance along stream corridors, lack of groundwater recharge, high
fecal coliform and nutrient loadings, lack of wetlands protection, overgrowth of
invasive and non-native plant species, and lack of stormwater volume control to
shellfish beds. The North Coast and Mid Coast Subwatersheds are also both listed
as having issues with sedimentation, water quality, and erosion. In addition, the
North Coast has issues relating to stormwater infrastructure, and its natural

resource management list, while the Mid Coast has issues with water quantity.

The Monmouth County Health Department also has ambient monitoring sites for
the Whale Pond Brook, in Eatontown, and Branchport Creek in Long Branch.
These sites are monitored on average of four times per year for fecal coliform, pH,
phosphorous, ammonia, TSS, and turbidity. Branchport Creek routinely has
ammonia and phosphorous readings well above standard, as well as, frequent
above standard seasonal high levels for fecal coliform. Whale Pond Brook, also
has above standard ammonia levels, and frequent seasonal above standard high
levels for fecal coliform. Whale Pond Brook also had pH levels ranging from 6.1 in
2001, and 4.2 in October of the same year. Branchport Creek, however, has a

fairly steady neutral pH over the same time period.

Water Quantity: Stormwater also often causes water quantity issues. There are
several flood prone areas in Eatontown Borough including, but not limited to, the

following:

— Husky Brook at Clinton Avenue Culvert Crossing: Caused by midsize culverts

at Route 35 and Clinton Avenue.

— Eaton Crest Drive: A privately owned old and undersized drainage system

carrying the discharge of stormwater from Route 18 and a portion of Route 36.

—  Wyckoff Road Adjacent to Meadowbrook Park: This is caused by runoff from
adjacent residential development to a branch of Husky Brook flowing

undetained to a County owned drainage system.

— Lewis Street adjacent to Borough Public Works Property: This flooding is
currently being addressed by the replacement of a substandard culvert
scheduled by Monmouth County in 2005.
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— Old Orchard Golf Course: Several areas of this public/private golf course flood

during heavy storms due to insufficient ditch capacity.

— Cranberry Brook: This area bordering the Borough’s Southeast quadrant
contains an extremely wide flood plane, heavily wooded, with a flat grade.
During periods of heavy storms, the ill-defined stream overflows and becomes

a natural wetland.

— Branch of Husky Brook at South Street Culvert Crossing: This flooding is
exacerbated by the downstream undersized culverts at Wyckoff Road and
Route 35.

(5) Groundwater Recharge: Impervious surface is increased as vacant sites are
developed. Impervious surface is that portion of a site covered with structures and
paving, which prevents the underlying soil from absorbing rainwater. Instead of
entering the soil, rainwater from rooftops and pavement flow onto the adjacent
ground, where it is partially absorbed into the ground (depending upon hydraulic
soil classifications) or into drainage facilities and streams. The greater the amount
of impervious surface on a site, the greater volume of stormwater runoff that drains
away from a site. Greater volumes of stormwater can result in high water
elevations in some locations along streams and can exacerbate streambed
erosion, with the added impact of downstream siltation. These dynamics alter the

floodplain and have negative impacts on the stream and river ecosystems.

In addition to streambeds, the volume of runoff allowed to infiltrate the ground
affects natural aquifers. According to the Natural Resources Inventory, the
Hornerstown and Vincentown Formations underlie Eatontown. There are six
aquifers of varying sizes underlying the Borough. These aquifers include Raritan
and Magothy Formations, Englishtown Formation, Wenoah-Mount Laurel Sand
Formation, Red Bank Sand, Vincentown Formation, and the Kirkwood Formation.
Though these aquifers are not currently exposed within the Borough, groundwater
recharge may reach these aquifers at a point of exposure further downstream. A
map showing the groundwater recharge areas within the Borough is located in

Appendix J.

In addition to the protection of surface water, maintaining groundwater quality and

quantity is important due in part to the presence of private wells for drinking water.
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Furthermore, the Borough operates two wells for the irrigation of fields located at
80 Acre Park. It should be noted that there are no public drinking water wells within
the Borough, and therefore no wellhead protection areas. See Appendix K

Wellhead Protection Areas.

Husky Brook has also been observed to have very low base flow during seasons
of drought. The supplemental flow to streams in the groundwater recharge areas is
the single most important factor maintaining the stream flow during periods of
annual low flow (hot, dry summer and early fall months) and during periods of
drought. During these times, base flow of the stream is maintained via discharging
groundwater. The maintenance of quantity of flow, the water quality and the
survival of the aquatic and wetlands communities are directly dependent upon this

groundwater discharge.

Design and Performance Standards: The Borough should adopt applicable
design and performance standards for stormwater management measures as presented
in N.J.A.C. 7:8-5 to reduce the negative impact of stormwater runoff on water quality and
quantity, and loss of groundwater recharge. Section “g” of this MSWMP entitled
Stormwater Management Strategies, indicates actions appropriate for various types of
development in Eatontown. Ultimately, design and performance standards should be
created on existing standards amended to contain the necessary language to maintain
stormwater management measures consistent with applicable stormwater management
rules at N.J.A.C. 7:8-5.8 — Maintenance Requirements. This includes language for safety
standards consistent with N.JA.C. 7:8-6 - Safety Standards for Stormwater
Management Basins. The ordinances establishing new design and performance
standards must be submitted to the county for review and approval within 12 months of
the adoption of this MSWMP.

A number of structural and non-structural strategies require water to be retained for long
periods of time. These requirements may increase the promulgation of mosquito
breeding habitats. New development and redevelopment activities should be coordinated
with the Monmouth County Mosquito Extermination Commission so that the facilities can

be properly maintained.

Proper construction and maintenance are critical to the successful performance of a

stormwater management system. Inspectors from the Borough’s Engineering Office will
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observe the construction of the project, site plans, and subdivision to ensure that the

stormwater management measures are constructed and function as designed.

The Borough is also preparing a Stormwater Pollution Prevention Plan (SPPP) that
establishes a maintenance schedule for all existing stormwater related maintenance
requirements. The Borough will also initiate a local education program to educate
property owners on the control of household waste, fertilizers, solids, floatable controls,
pesticides and other methods to reduce stormwater pollutants that may adversely affect
the Borough's waterways. For new development and redevelopment projects meeting the
stormwater management threshold, the Borough will require an operation and
maintenance plan for all new development in accordance with the NJDEP's New Jersey
Stormwater Best Management Practices Manual (BMP Manual). Copies of each

maintenance plan will be filed with the Borough'’s Department of Public Works.

Personnel from the Borough's Department of Public Works will perform inspections
during the first two years of operation or after significant storms to ensure that the system
is functioning properly. After this, annual checks will be done to identify maintenance
needs. As part of these inspections, blockages must be cleared from inlets and outlets.
Unhealthy vegetation may need to be tended or replaced. The design of stormwater
management practices for water quality improvement is based primarily on removal of
sediment. Therefore, at some point, accumulated material must be removed. Borough
ordinances should indicate that the inspection of systems is permissible on private
property, upon giving reasonable notice, provided the necessary easements are in place.
Ordinances should also indicate a time frame for maintenance procedures to occur upon

receiving notice from the Borough that maintenance is required.
Plan Consistency:

(1) Regional Stormwater Management Plans: Currently, there are no adopted
Regional Stormwater Management Plans (Regional Plans) developed for waters
“within” the Borough. However, Regional Plans for the Parker's Creek (Shrewsbury
River) watershed are being developed. This MSWMP will be updated to be
consistent with any Regional Plans or TMDLs that are established in the future.
The Borough plans to take part in the development of any Regional Plans that

affects waterbodies within or adjacent to the municipality.
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)

3)

(4)

Total Maximum Daily Loads: The Husky Brook at South Street has a proposed
TMDL for fecal coliform extending for 1.7 river miles. Whale Pond Brook at Route
35 is also listed as having a TMDL for fecal coliform. This stream is listed as
impaired for 3.7 river miles. It is important to note, however, that these are not
stormwater specific TMDLS, and as such are not covered under this MSWMP. This

MSWMP will be updated to be compliant with any TMDLSs issued in the future.

Residential Site Improvement Standards (RSIS): This Municipal Stormwater
Management Plan is consistent with regulations established under the Residential
Site Improvement Standards (RSIS) at N.J.A.C. 5:21, and will be updated to
remain consistent with any future updates of RSIS. Additionally, the Borough will
use the latest version of the RSIS during its reviews of residential developments

for stormwater management.

Soil Conservation: The Borough's Stormwater Management Control Ordinance
will require that all new development and redevelopment projects comply with the
Soil Erosion and Sediment Control Standards of New Jersey. In cooperation with
the Freehold Soil Conservation District, Borough personnel will observe on-site soil
erosion and sediment control measures as part of the construction site inspections

and contact the District if corrective measures are needed.

All development and redevelopment projects shall use the most recent DelMarVa
unit hydrograph for stormwater calculations. In addition the Freehold Soil
Conservation District requires the use of the most recent design storm rainfall data
for stormwater calculations. The National Oceanographic and Atmospheric
Administration (NOAA), the agency that develops statistical estimates of rainfall
amounts, has increased its estimates for the majority of storm events, particularly
the larger events. The following table indicates the old and new twenty-four hour

rainfall amounts in inches for Monmouth County.
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TABLE D-4: NRCS 24-HOUR DESIGN STORM RAINFALL DEPTH
(INCHES; SEPTEMBER, 2004)

Storm Period
1-Year | 2-Year | 5-Year | 10-Year | 25-Year | 50-Year |100-Year
Old |[New| Old |[New/| Old |New/| Old |[New| Old [New| Old [New| Old [New

Monmouth
County

28129|34(34|44(144|53(52(6.0(66(65|7.7[75]|89

Source: NOAA, New Jersey Department of Agriculture

g) Stormwater Management Strategies:

(1) Master Plan and Ordinance Review: The Borough has undertaken a review of its

master plan and the Borough's Land Use and Zoning Ordinances, Chapter 89 of

the

Borough's code, entitled Borough of Eatontown Land Use Ordinance for

consistency with the new stormwater regulations. Based on this review, the Board

finds that the following sections must be modified to incorporate non-structural

stormwater management strategies:

Section 89.7.8 Off-street Parking and Loading: This section states the
Borough's requirements for off street parking and loading. All off street parking
(except 1 and 2 family residential) are required to be curbed and provide
drainage. Additionally, loading areas are required to be screened. Shade trees
are required in lots of ten or more spaces. This section should be modified to
allow for flush curbing or curb cuts. Also, the use of native vegetation should
be encouraged in screening areas. Landscape islands should be encouraged

and designed to aid in the disconnection of impervious surfaces.

Section 89.7.10: Preservation of Natural Features: Natural features, including
trees, shrubs, streambeds and topsoil are to be preserved when practical.
This section should be updated to be in accordance with Soil Erosion and
Sediment Control standards to help preserve topsoil during the construction
process. This section also describes the Borough's stream corridor buffering
requirements and also sets the encroachment limit on residential development
for streams. This section should be updated to include a buffer zone at least
as stringent as that required by the state’s Stream Corridor Buffer limits for
any Category One stream. This should include both residential and non-

residential development.

Page 97



Borough of Eatontown Master Plan

— Section 89.7.11: Landscaping, Buffering and Screening: This section of the
code states the Borough's requirements for buffer zones and screening
between all residential and non-residential uses. The section describes the
use of earthen berms, fences, walls, and landscaping and when they are
required. This section should be updated to encourage the use of native
vegetation, which requires less water and fertilizer. Additionally, this section
should also encourage the use of these buffer zones as vegetated filter strips

or non-structural conveyances for stormwater.

— Section 89.7.18 Performance Standards: This section should be amended to
include the performance standards detailed in this MSWMP for stormwater

management and as outlined in N.J.A.C. 7:8.

— Section 89.8: Required Improvements: This section mandates curbs or curbs
and gutters be installed on all streets, as well as sidewalks. This section
should be altered to encourage the use of permeable paving for sidewalks
where not prohibited by engineering standards. In addition, the use of non-
structural stormwater conveyances should be encouraged, along with the use

of curb cuts and curb stops.

— Section 89.8.2: Off-tract Improvements: This section states the Borough's
requirements for off-tract improvements. The drainage portion should be
updated to conform to the design and performance standards stated within
this MSWMP and as outlined in N.J.A.C. 7:8.

— Section 89.9.4 Cluster Development: This section states the requirements of
the Borough for Cluster Development. Currently there’'s a 20% Open Space
requirement, as well as, the preservation of natural features. This section
should be modified to allow for a greater percentage of Open Space. In
addition, this section should encourage the use of native vegetation and
landscaping to allow for the disconnection of impervious surfaces and

groundwater recharge.

— Section 89.9.6: Curb and Gutter: This section also states the Borough's
requirement for curbs and gutters to be installed along all streets. This section

should be updated to allow the use of flush cut curbing and curb stops where
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(2)

safety will not be compromised. Additionally, the use of non-structural

stormwater BMPs should be encouraged.

— Section 89.9.16 Sidewalks and Aprons: This section requires concrete
sidewalks to be constructed along all streets. This section should be updated
to allow for the use of pervious paving materials or alternatives to sidewalks,
such as paths, to be constructed where allowable by safe engineering

practices.

— Section 89.9.18 Storm Drainage Facilities: This section describes the design,
construction, and performance standards that are required for the construction
of storm drainage facilities. This section should be updated to comply with the
design, performance, and safety standards described in this MSWMP and
those recommended in the NJDEP BMP Manual.

Revisions of the ordinances identified above will allow the incorporation of the non-
structural strategies. Amended ordinances will be submitted to the County for
review and approval within 12 months of this MSWMP adoption. A copy will be

sent to the Department of Environmental Protection at that time.

Non-Structural Strategies: This MSWMP encourages the use of Low Impact
Design methods and recommends the practical use of the following non-structural

strategies for all major developments’ in accordance with the NJDEP BMP Manual:

— Protect areas that provide water quality benefits or areas particularly

susceptible to erosion and sediment loss.

— Minimize impervious surfaces and break up or disconnect the flow of runoff

over impervious surfaces.
— Maximize the protection of natural drainage features and vegetation.
— Minimize the decrease in the pre-construction “time of concentration.”
— Minimize land disturbance including clearing and grading.
—  Minimize soil compaction.

— Provide vegetated open-channel conveyance systems that discharge into and

through stable vegetated areas.
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— Provide preventative source controls.

In addition, the NJDEP BMP Manual further requires an applicant seeking approval
for a major development to specifically identify how these non-structural strategies
have been incorporated into the development’s design. Finally, for each of those
non-structural strategies that were not able to be incorporated into the
development’s design due to engineering, environmental, or safety reasons, the

applicant must provide a basis for this contention.
Recommendations in the BMP Manual may be implemented through the use of:

— Vegetated Filter Strips: Vegetated filter strips are best utilized adjacent to a
buffer strip, watercourse or drainage swale since the discharge will be in the
form of sheet flow, making it difficult to convey the stormwater downstream in

a normal conveyance system (swale or pipe).

— Stream Corridor Buffer Strips: Buffer strips are undisturbed areas between
development and the receiving waters. There are two management objectives

associated with stream and valley corridor buffer strips:

— To provide buffer protection along a stream and valley corridor to protect

existing ecological form and functions; and

— To minimize the impact of development on the stream itself (filter
pollutants, provide shade and bank stability, reduce the velocity of

overland flow).

Buffers only provide limited benefits in terms of stormwater management;

however, they are an integral part of a system of best management practices.

— The Stabilization of Banks, Shoreline and Slopes: The root systems of trees,
shrubs and plants effectively bind soils to resist erosion. Increasing the
amount of required plant material for new and redeveloped residential and
non-residential sites should be encouraged throughout the Borough. Planting
schemes should be designed by a certified landscape architect to combine
plant species that have complementary rooting characteristics to provide long-

term stability.
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— Deterrence of Geese and Deer: Maintaining or planting dense woody
vegetation around the perimeter of a pond or wetland is the most effective
means of deterring geese from taking over and contaminating local lakes and
ponds. Minimizing the amount of land that is mowed will limit the preferred
habitat for geese. Also the planting of deer tolerant vegetation adjacent to
waterbodies is a means of deterring deer by minimizing food sources.
However, if these actions are not sufficient the Borough should investigate

other means of deterrence.

— Fertilizers: The use of fertilizers to create the “perfect lawn” is an increasing
common problem in many residential areas. Fertilizer run-off increases the
level of nutrients in water bodies and can accelerate eutrophication in the
lakes and rivers and continue on to the coastal areas. The excessive use of
fertilizers causes nitrate contamination of groundwater and may lead to levels
in drinking water that are above recommended safety levels. Good fertilizer
maintenance practices help in reducing the amount of nitrates in the soil and
thereby lower its content in the water. Initially, the Borough should work with
the NJDEP to educate homeowners of the impacts of the overuse of fertilizers.
This discussion should include other techniques to create a “green lawn”
without over fertilizing. Almost as important as the use of fertilizer, is the
combination of over fertilizing and over watering lawns. In many cases this
leads to nutrient rich runoff, which ultimately migrates to a nearby stream, lake
or other water body. If fertilizer is applied correctly, the natural characteristics

as the underlying soils will absorb or filter out the nutrients in the fertilizer.

— Minimizing Lawns: Reducing the amount of manicured lawn area and
increasing the amount of woods and native vegetation provides several
benefits. Native vegetation requires less fertilizer; it filters out more pollutants;

and it promotes groundwater recharge.

— Unpaved Roads and Driveways: While there are no unpaved public roads in
the Borough, there are a few privately maintained unpaved roads or
driveways. There is a need to manage the runoff from these roadways. Poorly
maintained roads and driveways may contribute to water quality problems and

erosion from unpaved roads may increase non-point source pollution. This
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MSWMP recommends utilizing BMPs to properly manage existing unpaved

roads.

(3) Structural Stormwater Managements2: In Chapter 9 of its BMP Manual the
NJDEP identifies several structural stormwater management options. Structural
methods should only be used after all non-structural strategies are deemed
impracticable or unsafe. Specifically, the Borough encourages the use of structural
stormwater management systems in a manner that maximizes the preservation of

community character:

— Bioretention Systems: A bioretention system consists of a soil bed planted
with native vegetation located above an underdrained sand layer. It can be
configured as either a bioretention basin or a bioretention swale. Stormwater
runoff entering the bioretention system is filtered first through the vegetation
and then the sand/soil mixture before being conveyed downstream by the
underdrain system. Runoff storage depths above the planting bed surface are
typically shallow. The adopted Total Suspended Solids (TSS) removal rate for

bioretention systems is 90%.

— Constructed Stormwater Wetlands: Constructed stormwater wetlands are
wetland systems designed to maximize the removal of pollutants from
stormwater runoff through settling and both uptake and filtering by vegetation.
Constructed stormwater wetlands temporarily store runoff in relatively shallow
pools that support conditions suitable for the growth of wetland plants. The

adopted removal rate for constructed stormwater wetlands is 90%.

— Dry Wells: A dry well is a subsurface storage facility that receives and
temporarily stores stormwater runoff from roofs of structures. Discharge of this
stored runoff from a dry well occurs through infiltration into the surrounding
soils. A dry well may be either a structural chamber and/or an excavated pit
filled with aggregate. Due to the relatively low level of expected pollutants in
roof runoff, a dry well cannot be used to directly comply with the suspended
solids and nutrient removal requirements contained in the NJDEP Stormwater
Management Rules at N.J.A.C. 7:8. However, due to its storage capacity, a

dry well may be used to reduce the total amount of stormwater runoff that a

52 Definitions provided by the NJDEP, Stormwater Best Management Practices Manual at: http://www. Njstormater.org/tier_A/lomp_manual.htm
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roof would ordinarily discharge to downstream stormwater management
facilities. Care should be taken with the location and size of drywells due to

potential adverse impacts on basements and foundations.

— Extended Detention Basins: An extended detention basin is a facility
constructed through filling and/or excavation that provides temporary storage
of stormwater runoff. It has an outlet structure that detains and attenuates
runoff inflows and promotes the settlement of pollutants. An extended
detention basin is normally designed as a multistage facility that provides
runoff storage and attenuation for both stormwater quality and quantity
management. The adopted TSS removal rate for extended detention basins is

40 to 60%, depending on the duration of detention time provided in the basin.

— Infiltration Basins: An infiltration basin is a facility constructed within highly
permeable soils that provides temporary storage of stormwater runoff. An
infiltration basin does not normally have a structural outlet to discharge runoff
from the stormwater quality design storm, but may require an emergency
overflow for extraordinary storm events. Instead, outflow from an infiltration
basin is through the surrounding soil. An infiltration basin may also be
combined with an extended detention basin to provide additional runoff
storage for both stormwater quality and quantity management. The adopted

TSS removal rate for infiltration basins is 80%.

— Manufactured Treatment Devices: A manufactured treatment device is a pre-
fabricated stormwater treatment structure utilizing settling, filtration,
absorptive/adsorptive materials, vortex separation, vegetative components,
and/or other appropriate technology to remove pollutants from stormwater
runoff. The TSS removal rate for manufactured treatment devices is based on
the NJDEP certification of the pollutant removal rates on a case-by-case
basis. Other pollutants, such as nutrients, metals, hydrocarbons, and bacteria
can be included in the verification/certification process if the data supports

their removal efficiencies.

— Pervious Paving Systems: Pervious paving systems are paved areas that
produce less stormwater runoff than areas paved with conventional paving.

This reduction is achieved primarily through the infiltration of a greater portion
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of the rain falling on the area than would occur with conventional paving. This
increased infiltration occurs either through the paving material itself or through
void spaces between individual paving blocks known as pavers. Pervious
paving systems are divided into three general types. Each type depends
primarily upon the nature of the pervious paving surface course and the
presence or absence of a runoff storage bed beneath the surface course.
Porous paving and permeable pavers with storage bed systems treat the
stormwater quality design storm runoff through storage and infiltration.
Therefore, these systems have adopted TSS removal rates similar to
infiltration structures. Care must be taken in the use of pervious systems to
avoid subgrade instability and frost related deterioration. Pervious paving
systems also require significant maintenance to maintain their designed

porosity.

— Sand Filters: A sand filter consists of a forebay and underdrained sand bed. It
can be configured as either a surface or subsurface facility. Runoff entering
the sand filter is conveyed first through the forebay, which removes trash,
debris, and coarse sediment, and then through the sand bed to an outlet pipe.
Sand filters use solids settling, filtering, and adsorption processes to reduce
pollutant concentrations in stormwater. The adopted TSS removal rate for

sand filters is 80%.

— Vegetative Filters: Vegetated filter strips are engineered stormwater
conveyance systems that treat small drainage areas. Vegetative filters remove

pollutants, and promote infiltration of the stormwater.

A vegetative filter is an area designed to remove suspended solids and other
pollutants from stormwater runoff flowing through a length of vegetation called
a vegetated filter strip. The vegetation in a filter strip can range from turf and
native grasses to herbaceous and woody vegetation, all of which can either
be planted or indigenous. It is important to note that all runoff to a vegetated
filter strip must both enter and flow through the strip as sheet flow. Failure to
do so can severely reduce and even eliminate the filter strip’s pollutant
removal capabilities. The total suspended solid (TSS) removal rate for

vegetative filters will depend upon the vegetated cover in the filter strip.
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Wet Ponds: A wet pond is a stormwater facility constructed through filling

and/or excavation that provides both permanent and temporary storage of

stormwater runoff. It has an outlet structure that creates a permanent pool and

detains and attenuates runoff inflows and promotes the settlement of

pollutants. A wet pond, also known as a retention basin, can also be designed

as a multi-stage facility that provides extended detention for enhanced

stormwater quality design storm treatment and runoff storage and attenuation

for stormwater quantity management. The adopted TSS removal rate for wet

ponds is 50 to 90% depending on the permanent pool storage volume in the

pond and the length of retention time provided by the pond.

Table D-5, below, summarizes the approximate TSS removal rates for these

structures. Final TSS removal rates should be calculated for each structure based

on its final design parameters.

TABLE D-5: TSS REMOVAL RATES FOR BMPS

Best Management Practice (BMP)

Adopted TSS Removal Rate (%)

Bioretention System 90
Constructed Stormwater Wetland 90
Dry Well Volume Reduction Only
Extended Detention Bain 40-6053
Infiltration Structure 80

Manufactured Treatment System

See NJAC 7:8:5.7(d)

Pervious Paving System

Volume Reduction or
80 (with Infiltration bed)

Sand Filter 80
Vegetative Filter 60-80
Wet Pond 50-90%

Source: NJDEP BMP Manual, April 2004

Each of these structures has advantages and disadvantages to manage

stormwater, and should be evaluated carefully prior to design.

h) Land Use/Buildout Analysis: The Borough of Eatontown has less than one (1)

square mile of land within its borders, and even fewer acres of developable or vacant

land, as described in the Vacant Land Inventory and Analysis Report of August 2002

(Appendix L). Therefore, the Borough is exempt from the NJDEP regulations requiring

the development of a full build-out analysis, which would indicate the potential for

development within the Borough.

53 Based on volume and detention time
54 Based on volume and detention time
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Refer to Appendix M for a copy of the Borough’s Existing Land Use Map and Appendix N
for the Zoning Map. Appendix O illustrates the Hydrologic Units (HUC-14s) within the

Borough and Appendix P shows the constrained lands.

Mitigation Plan: This mitigation plan is provided for proposed development or
redevelopment projects that seek a variance or exemption from the stormwater
management design and performance standards set forth in this MSWMP and N.J.A.C.
7:8-5.

(1) Mitigation Project Criteria: To grant a variance or exemption from the stormwater
regulations, new development and redevelopment plan applications must propose
a mitigation project located within the same drainage basin as the proposed
development/redevelopment. Proposed mitigation projects must provide for
additional groundwater recharge benefits, protection from stormwater runoff
quantity or quality from previously developed property that does not currently meet
the design and performance standards outlined in this MSWMP. Mitigation projects
should also be as close in terms of hydrology and hydraulics to the proposed

development/redevelopment as possible.

Projects must be proposed on an equivalent basis. Developers must propose a
mitigation project similar in kind to the variance or exemption being requested.

Proposed mitigation projects cannot adversely impact the existing environment.

(2) Developer’s Mitigation Plan Requirements: Proposed mitigation projects shall
have Mitigation Plans submitted to the Borough for review and approval prior to
granting final approval for site development. Developers should include the

following in a Mitigation Plan:

— Mitigation Project Name, Owner name and address, Developer name and

address, Mitigation Project Location, Drainage Area, Cost Estimate;

— Proposed mitigation strategy and impact to sensitive receptor. What is being

impacted, mitigated, and how;
— Legal authorization required for construction and maintenance;

— Responsible Party including: required maintenance, who will perform the

maintenance, proposed cost of maintenance, and how it will be funded;
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— Al other permits required for construction of the mitigation project;
— Cost estimate of construction inspection; and,
— Reason a waiver or exemption is required and supporting evidence.

Due to the lack of vacant or developable land, it is anticipated that the majority of
the mitigation projects proposed will result in retrofitting/rehabilitation of existing
stormwater facilities and natural infrastructures. Therefore, the Applicant may
select one of the following strategies to be developed into a potential mitigation
project. More detailed information may be available from the Borough or the
Borough Engineer’s office. It is the developer’s responsibility to provide a detailed
study of any proposed mitigation project, and provide the Borough with a proposed

mitigation plan for review and approval.
— Desilt/desnag ditches on Industrial Way.
— Desilt/desnag streams throughout the Borough.

— Rehabilitate existing detention facilities, remove scavenger vegetation and silt,

address compaction, and restore grasses.
— Repair/restore conduit outlet protection in corridors.
— Address roadside re-vegetation and erosion.
— Desilt roadside culverts.
— Address BMP recommendations from the Shrewsbury River Watershed Study.
— Installation of BMP devices for outfall discharges.

j)  Recommendations: The Conservation Plan Element and the Utility Service Plan
Element of the Eatontown Borough Master Plan, dated January 2004 includes
recommendations with respect to stormwater management and conserving natural
resources of Eatontown. The following are additional recommendations associated with

this Stormwater Management Plan Element of the Master Plan:

— Recommendation A: Review and update the existing Development/Zoning

Regulations to implement the principals of non-structural and structural
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stormwater management strategies to reduce stormwater gquantity, improve

stormwater quality and to maintain or increase groundwater recharge.

Portions of the existing Development/Zoning Regulations are inconsistent with
recently adopted New Jersey Department of Environmental Protection (NJDEP)
Stormwater Management Regulations and the NJDEP Best Management Practices
for the Control of Non-Point Source Pollution from Stormwater Manual. Some of
these inconsistencies are identified in Section “g(1)" above. The Borough should
update their existing regulations to be in conformance with these regulations and to

minimize inconsistencies or conflicts.

— Recommendation B: To improve stormwater management, water quantity and
groundwater recharge, consider investigating reducing the permitted amount

of building, parking lots and impervious coverage throughout the Borough.

Eatontown typically permits less coverage than adjacent municipalities. Also, the
existing Development Regulations strive to protect environmentally sensitive areas.
Recent development trends show an increasing number of larger homes that
typically include large circular driveways and accessory structures such as tennis
courts and sports courts. The Borough should revisit the current Development
Regulations to determine if additional safeguards can be implemented to improve

stormwater management and water quality relating to these trends.

The Borough should also reevaluate its parking lot design standards. Parking lots
generate large volumes of stormwater. The Borough should evaluate the existing
parking requirement and design standards to prevent over-development of parking
lots and to encourage the separation (“disconnection”) of impervious areas with

landscaping areas to collect stormwater and encourage groundwater recharge.

— Recommendation C: Work with residents, property owners and businesses to
encourage the installation of vegetation along stream corridors and within

existing stormwater detention facilities.

Landscaping with native vegetation along stream corridors and within detention
basins improves the quality of stormwater. As such, Eatontown should investigate
requiring re-vegetation of stream corridor buffers and detention basins. Although this

is not currently a requirement, many older developments have manicured lawns
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abutting the streams or detention basins, which provide less filtering and introduce

fertilizers to adjacent surface water and stormwater facilities.

Recommendation D: Seek to limit encroachments into existing conservation

easements.

A significant number of properties throughout the Borough have existing
conservation easements. Eatontown’s Conservation Easement Requirement
prohibits the removal of trees and ground cover within a conservation easement.
The Conservation Easement Requirement also prohibits the building of any
structures, walls, or fences within the easement. Despite the existing regulations, a
number of residents have encroached into the conservation easement. The Borough
has implemented a procedure to identify new residents with properties having
conservation easement restrictions. The Borough should also evaluate their existing
enforcement program, implement an education program on the use of easements,
work with property owners to mark existing easements more conspicuously, and

seek to ensure revegetation of disturbed easements.

Recommendation E: Educate residents on the impacts of the overuse of

fertilizers and good fertilizer maintenance practices.

As stated in Section “f(2)" the overuse of fertilizers has a significant detrimental
impact on surface water bodies and groundwater. The Borough should work with the
NJDEP to educate residents on these impacts and encourage residents to use
techniques to create a “green lawn” without over-fertilizing and/or to convert lawn
areas to other kinds of vegetation that do not require fertilization and other chemical
treatments. Many lawn services also “overspray” fertilizer onto roadways and
adjacent properties. The Borough should investigate methods to minimize the

application of fertilizers beyond property lines.

Recommendation F: Educate residents on techniques to deter geese, deer,

and other wildlife.

Geese population can take over and contaminate local water bodies. The planting of
vegetation around the perimeter of a waterbody is an effective means of deterring

geese.
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Recommendation G: Seek to ensure the inspection, monitoring, and
maintenance of all stormwater management facilities and develop strategies

for all existing and future maintenance and improvements.

Stormwater facilities require regular maintenance to ensure effective and reliable
performance. Failure to perform the necessary maintenance can lead to diminished
performance, deterioration and failure. In addition, a range of health and safety
problems, including mosquito breeding and the potential for drowning, can result
from improperly maintained facilities. To minimize these risks, the Borough should
implement a procedure for regular inspection, monitoring, and maintenance of

Borough owned stormwater facilities.

Additionally, there are a number of privately maintained stormwater facilities within
the Borough. The Borough should work with the various property owners, residents
and business owners to identify maintenance and/or improvements needs and

develop strategies for regular inspection and maintenance of these facilities.

The Borough should also encourage the use of low impact design methods and non-

structural strategies that require less maintenance.

Recommendation H: Work with the Monmouth County Mosquito Extermination

Commission to monitor existing and proposed BMPs.

Many of the recommended non-structural and structural strategies are designed to
retain water for a period of time to promote groundwater recharge. These conditions
could be favorable to mosquito breeding habitats. To date there is no data relating
mosquito breeding and best management practices. The Borough should coordinate
new development and redevelopment project using non-structural and structural
strategies with the Monmouth County Mosquito Extermination Commission so that
these facilities can be periodically monitored, inspected and maintained. Developers
and the Borough should also solicit input from the Monmouth County Mosquito
Extermination Commission early in the design process for new facilities to obtain

additional guidance and recommendations.

Recommendation |: Encourage existing storm drains to be replaced with

bicycle safe grates and Campbell Foundry Model #N-2-ECO inlet heads (or
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K)

approved equal) to prevent floatable and solid debris from entering the storm

water conveyance system.

Typical roadway debris, such as bottles and cans, can easily enter stormwater
conveyance systems through typical inlet openings. This debris is then transported
downstream into the receiving water bodies. By replacing existing storm drain inlets
with new inlet grates and inlet heads, which have a maximum opening size of 2-
inches by 4-inches, the amount of debris entering the stream can be reduced,

improving water quality.

Recommendation J: Encourage regular street-sweeping for public and private

roads and parking lots.

Salt and sand are applied to roadways and paved areas in the winter months. This
salt and sand is then washed into the storm drain conveyance system and then is
transported to the receiving water body. This material silts and pollutes the Borough
streams. Frequent sweeping of streets and parking lots, particularly after winter

storms, can minimize the impacts on water bodies
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(7) New Jersey Administrative Code, N.J.A.C. 7:8, Stormwater Management Rules,
February 2, 2004.

(8) New Jersey Department of Environmental Protection, Division of Watershed
Management. Amendment to the Atlantic Water Quality Management Plan, Cape
May County Water Quality Management Plan, Monmouth County Water Quality
Management Plan, Ocean County Water Quality Management Plan, and Tri-
County Water Quality Management Plan Total Maximum Daily Loads for Fecal
Coliform to Address 31 Streams in the Atlantic Water Region. Proposed April
2003.

(9) New Jersey Department of Environmental Protection, Division of Watershed
Management New Jersey Stormwater Best Management Practices Manual April
2004.

(10) New Jersey Department of Environmental Protection, Division of Watershed
Management. Tier A Municipal Guidance Document: NJPDES General Permit No.
NJ0141852. April 2004.

(11) United States Census Bureau. Profile of General Demographic Characteristics:
1990, 1990

(12) United States Census Bureau. Profile of General Demographic Characteristics:
2000, 2000

(13) United States Census Bureau. 1990 Summary Tape File (STF 1), 1990.

(14) Kern  River Connections. The Hydrologic Cycle. Accessed from:

http://www.creativille.org/kernriver/watershed.htm

(15) New Jersey Department of Environmental Protection. The Ambient Biomonitoring
Network Watershed Management Area 12, 13, 14, 15, and 16, Atlantic Region.
March 2001. Accessed from: http:/iwww.state.nj.us/dep/wmm/bfbm/

(16) New Jersey Department of Environmental Protection. List of Category One
Streams, Lakes and Reservoirs Accessed from:

http:/iwww.nj.gov/dep/cleanwater/c1_waters_list.pdf.

Page 112



Borough of Eatontown Master Plan

(17) New Jersey Department of Environmental Protection. Division of Watershed
Management.  Total ~Maximum  Daily  Loads.  Accessed  from:

http:/lwww.state.nj.us/dep/watershedmgt/tmdl.htm. September 1, 2004.

(18) New Jersey Department of Environmental Protection. Division of Watershed
Management. Accessed from: http://www.state.nj.us/dep/watershedmgt/index.htm.
December 15, 2004.

(19) New Jersey Department of Environmental Protection. Stormwater and Non-Point

Source Pollution. Accessed from: www.njstormwater.org. August 30, 2004.

(20) New Jersey Department of Environmental Protection. Sub-list 1-5, New Jersey’s
2004  Integrated  List of  Water  Bodies.  Accessed  from:
http:/www.state.nj.us/dep/wmm/bfbm/. June 22, 2004

Page 113



Borough of Eatontown Master Plan

5. Community Facilities and Services Plan Element®: Schools presently exist in
three of the four quadrants of the Borough. These are the northeast, northwest and southwest
quadrants. The plan indicates a reservation of land within Eighty Acre Park, in the southeast
quadrant, for a potential fourth or replacement school site. The diversion of any parkland listed
in the Borough ROSI will require approval from the NJDEP and the State House Commission. A
school unit will not be required in the southeast quadrant for some years into the future,

however, if at all.

It may be that as a need arises for additional classroom space or extensive maintenance is
required on an existing school building between now and the beginning of intense development
in this quadrant of the Borough, the Board of Education will make a judgment that it would be
better to construct a school building here rather than add to other school buildings. This is a

judgment that will have to be made by the Board of Education when the time arises.

A precise location of the classrooms to house students must be considered very carefully and
coordinated with many other factors which the Board of Education must take into consideration.
Therefore, no specific recommendation is made here regarding the number of classrooms
which should be provided' at any particular location. It is deemed adequate planning for the
physical school facilities required to serve the Borough within this plan to indicate the location

of existing schools and land for a potential new school.

The Administrative offices of the Board of Education currently occupy the Steelman School.
The Board of Education plans to relocate the Board of Education offices from the Steelman

School to an office addition to the Memorial Middle School.

The Public Works Garage fronts on Pine Brook Road and serves both the Borough and the
School District. This facility is to the South of and accessible from Lewis Street. It will be within
the industrial area North of the Vetter School. A second fire house in the southern part of the
Borough would be very desirable. The Borough presently has in its ownership land fronting on
Wyckoff Road at its intersection with Walter Avenue which has been discussed as a site for a
second fire house to provide protection in the southern portion of the Borough. The best
location for a second fire house in the southern portion of the Borough will be dependent upon
future events and circumstances, especially the distribution of firemen’s residences and places

of work. Therefore, a specific location is not recommended by the plan.

%5 The 1986 Public Facilities and Services Element was initially prepared by Lee Hobaugh, PP of Resolve, Inc. The element has been updated and
a Community Features Map showing the location of public facilities has been added by T&M Associates.
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The existing fire house fronting on Broad Street is within the municipal complex. The municipal
complex consists of the Municipal Building which includes administrative offices and the police

headquarters.

Surrounding these buildings is a large municipal parking lot which serves the dual purpose of
providing parking for the municipal buildings as well as the central business area. The creation
of this parking area was’ a necessary and helpful step in improvement of the central business
area of the Borough. Additional parking area will have to be provided, however, with assistance
from individual merchants as the demand for parking is now greater than the supply. This
matter has been the subject of particular and specialized studies by the Borough Engineer in

recent years, and previously, by the Planning Consultant.

As noted in the Background Information Studies, the floor area of Borough Hall, containing both
the Police and Administrative functions of the Borough, has been filled to the point that the lack
of space is a deterrent to efficient operations. Studies of floor area usage/needs resulted in the
rearrangement of offices within the building. Those changes resulted in temporary
improvement. It is now four decades since Borough Hall was first occupied. To meet the need
for additional floor area, the Borough purchased the Post Office building on Broad Street and
the Post Office moved to South Street. The old Post Office now serves as the library.
However, the Borough facilities are no longer adequate to meet Borough needs and the
Borough plans to relocate its operations to the Life Cycle Management Building as part of the
reuse plan for Fort Monmouth. The community facilities and services have been further

modified by the adoption of two amendments as described below.

a) Block 13.01, Lots 2.01 and 11: On July 14, 2003, the Community Facilities and
Services Plan Element and the Land Use Plan Element of the Borough of Eatontown,
originally adopted as part of the Borough's comprehensive Master Plan in 1986, were
amended by resolution to designate Block 13, Lots 2.01 and 11 for municipal use and
recommend changing the subject property from the B-1 Zone to the P-1 Public Land
Zone. This area is in close proximity to Borough Hall on the north side of Throckmorton
Street and is developed as overflow parking for Borough operations and as a wireless

communications facility. Appendix A provides the amendment.

b) Block 3901, Lots 2 and 3: On June 25, 2007, the Planning Board amended the
Master Plan to designate Block 3901, Lots 2 and 3 as the location for a community

animal care center. The designation recognizes the current use of the site by the
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Monmouth County Society for the Prevention of Cruelty to Animals. The site is located
on Old Deal Road. The Master Plan Amendment for the animal care center is provided

as Appendix D.
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6. Circulation Plan Element®®: The Master Plan identifies four functional categories of
roads: arterial streets, major streets, collector streets, and local streets. Definitions of the U.S.

DOT for these categories are:

Arterial Street: Link cities and towns (and other traffic generators, such as major resort areas,
that are capable of attracting travel over similarly long distances) and form an integrated

network providing interstate and inter-county service.

Major Street: Interconnect with and augment the urban principal arterial system and provide
service to trips of moderate length at a somewhat lower level of travel mobility than major
arterials. This system also distributes travel to geographic areas smaller than those identified

with the higher system.

Collector Street: Provides both land access service and traffic circulation within residential
neighborhoods, commercial and industrial areas. The collector system may penetrate
residential neighborhoods, distributing trips from the arterials through the area to the ultimate

destination.

Local Street: Comprises all facilities not on one of the higher systems. It serves primarily to
provide direct access to abutting land and access to the higher order systems. Routes 35, 36,
71, and 18 are the designated arterial streets. Designated major streets are Hope Road, Tinton
Avenue, Monmouth Road/Broad Street, Wyckoff Road, Wall Street, Whale Pond Road, Parker
Road, and Industrial Way. Designated collector streets are Maxwell Road, Lewis Street, Pine
Brook Road, Clinton Avenue East of South Street, Throckmorton Avenue, South Street,

Buttonwood, Grant Avenue, Meridian Road, and Frankel Way.

All streets and roads not mentioned above are considered to be local streets. Local streets
serve the function of providing access to properties abutting them and are not for the purpose

of serving a major traffic-carrying function.

The Board recommends that when Borough streets are redesigned, reconstructed or new
streets are constructed every opportunity be explored to provide designated, safe areas on
shoulders for bicycle traffic.

Since the adoption of a Master Plan circulation element in 1986, the element has been revised

to include the following changes and recommendations.

5% The circulation element was originally prepared in 1986 by Lee Hobaugh, PP of Resolve, Inc.
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a)

b)

c)

d)

Amendment: On October 14, 2002 the Planning Board amended the Circulation Plan
Element to recommend: the construction of two new municipal roadways connecting
Route 35 to Industrial Way East and Meridian Way in conjunction with the widening and
reconfiguration of the intersection of Route 35 and Industrial Way; and, the construction
of a new arterial road that will connect Parker Road with Route 36 to the West of Wall
Street. The Industrial Way East and the Meridian Way connections have been completed
as planned. The Parker Road and Route 36 connection have not been implemented. The

full October 2002 amendment is provided as Appendix S of this plan.

Tinton Avenue Extension: As part of the reuse plan for Fort Monmouth, Tinton
Avenue (County Route 537) should be extended from its intersection with Route 35 at

the base entry, easterly through the base to Oceanport Avenue.

Coordination with Fort Monmouth Reuse Plan: The Borough recognizes
that the closure of Fort Monmouth and planning for its reuse will have impacts on the
adjoining Borough streets. Going forward with the planning for the Fort, there is a need
for specific attention to coordinating the circulation plan for the reuse of Fort Monmouth

to establish an appropriate relationship to Borough streets.

Pedestrian-Friendly Design: The Borough should promote the design and
improvement of transportation facilities and streets and roads that support walking,
bicycling, and public transportation use. Transportation facilities, streets, and roads, at a
minimum, should be designed, constructed, and maintained to accommodate shared use
by motor vehicles, pedestrians, and bicycles. Where appropriate, transportation facilities,
streets, and roads should be designed, constructed and maintained to encourage
pedestrian and bicycle activity and the use of public transportation. The Borough
preference is for the creation of pedestrian-friendly streets that are attractive, convenient,
and safe for use by pedestrians in all age groups, as well as the physically handicapped,
bicyclists, and the users of public transportation. Given that the Borough is intersected
by two major divided State highways, a particular concern is to plan and provide for safe
and convenient pedestrian crossings of the arterial roads and major roads within the

Borough.
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7. Recycling Plan Element®: The New Jersey Statewide Mandatory Source Separation
and Recycling Act, adopted in 1987, requires that municipal master plans include a recycling
element which incorporates State recycling goals for solid waste. Moreover, it requires that
municipal development regulations controlling site plan and subdivision approval include

provisions which will ensure conformity with a municipal recycling ordinance.

The Borough of Eatontown recycling program predates the Recycling Act of 1987. Prior to
adoption of the Act, the Borough promoted a voluntary program established through the
Eatontown Public Works Department and Environmental Commission. In compliance with the
State law, the Borough has conducted an on-going mandatory recycling plan since October
1978. This element of the Master Plan describes the existing and proposed recycling activities
of the Borough and recommends the adoption of subdivision and site plan regulation
amendments to assure that future development is designed to accommodate the recycling of

solid waste.

a) Borough Recycling Program: The Borough of Eatontown initiated a recycling
program in 1978 with recycling of newspapers. Initially, volunteer drop-off was utilized but
later a regular pick-up program by the Department of Public Works was initiated. That
collection program has been supplemented by the operation of a drop-off center located
at the Public Works yard.

On April 29, 1987, the Borough adopted Ordinance No. 12-87. This Ordinance created a
position of Recycling Coordinator as a part-time position with reappointment effective

January 1 of each succeeding year.

Effective October 1, 1987, the Borough has required that all occupants of residential
properties separate glass bottles and jars, leaves, aluminum cans and newspapers for
recycling. Newspaper, glass, tin and bi-metal cans and aluminum cans are collected two
times each month by the Borough. Glass jars used for disposal of fats or newspapers
used for wrapping food wastes may be disposed of in the regular trash. Leaves are

collected separately and cannot be disposed of with other refuse.

Since April 1, 1988, all occupants of non-residential properties have been required to
separate glass, aluminum and bi-metal cans, corrugated cardboard, white high-grade

paper, and leaves for recycling. Construction, demolition and land clearing debris will be

57 The Recycling Plan Element was prepared by Joseph A. Zuromski, Recycling Coordinator.
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b)

added to the list of items to be recycled from both residential and business properties as
of October 1, 1988.

(1)

)

)

Leaves: The Public Works Department will collect leaves placed at curbside using
various types of equipment. Leaves can no longer be collected throughout the
year. Residents are required to place leaves at curbside throughout the leaf

collection seasons. The Borough has established its own leaf composting program.

Labor and Equipment: The Borough has utilized both contractor and Department
of Public Works personnel for the Borough recycling program in order to effectively

deal with the demands of mandatory recycling.

Enforcement: The Borough enforces its recycling program through the joint
efforts of the Recycling Coordinator, the Eatontown Police Department and the
Public Works Department. Violators are subject to warnings, fines and court action.

Residents are encouraged to report dumping and other violations.

Recommendations for Provisions in Subdivisions and Site Plan

Regulations: In order to assure that future development is designed to accommodate

the recycling of solid waste, the site plan and subdivision regulations of the Borough

should be amended to require the following:

Each application for residential development of 50 or more units of single family
housing or 25 or more units of two-family or multi-family housing must include
provisions for the collection, disposition, and recycling of recyclable materials. A
single family unit or unit within a two-family dwelling should provide at least twelve
square feet of floor area for a four week accumulation of materials. Such an area

may be within a hidden laundry room, basement or garage.

Each application for a non-residential use which utilizes 1,000 square feet or more of
land must include provisions for the collection, disposition and recycling of recyclable
materials. Each application shall quantify the amount of recyclable material it will
generate as part of its weekly generation including newspapers, white high-grade
paper, glass, aluminum cardboard, tin and bi-metal cans. The application shall
provide a storage area sized to contain a one week of recyclable material. The
storage area shall be designed for truck access for pick-up of materials and be

suitable screened from view if located outside a building.
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The Borough collects residential garbage, refuse and recyclable materials. It also
maintains a drop-off center for recycled materials at the Borough Garage at 131 Lewis
Street. The drop-off center includes bins for glass storage, containers for aluminum and
bi-metal cans and newspapers. The Borough allows drop-off of recyclable materials by
commercial properties if they make prior arrangements and comply with all other

requirements.

The Borough has designated a Recycling Coordinator with the authority to promulgate
rules and regulations for the separation, sorting, transportation and marketing of
recyclable materials. Such rules and regulations are subject to approval of the Mayor and

Council.

The Borough assumes ownership of recyclable materials once picked up or dropped off
at the Borough storage facility. Prior to Borough acceptance or collection of materials,
residents or businesses may arrange for alternative handling methods (contribution to

authorized volunteer groups or private recyclers).

Violation of separation requirements will result in fines in accordance to Ordinance No.
12-87. Continuing violations will result in higher fines and/or contribution of time in the
local recycling program or some other civic work. Unauthorized collectors are subject to a
$500.00 fine.

The Borough has publicized its recycling program and notified residents, businesses, and
institutions of its requirements. In addition to these special communications and the use

of the Borough Newsletter, the Borough recycling program addresses the following:

— Material Preparation: The Borough collects newspapers, glass bottles and jars,
plastic bottles, and aluminum and bi-metal cans (rinsed) at curbside. The recyclables
must be placed in appropriate containers and cannot weigh over 25 pounds each.
Newspapers should not be put out if it rains. Newspapers must be tied. Leaves
should be placed at the curb loose (not bagged) and free of sticks and brush during

scheduled pick-up times.

— Material Collection: The Borough collects recyclable materials placed at curbside.
In addition, residents are urged to bring their newspapers, glass and plastic bottles,
jars and aluminum and bi-metal cans to the Borough drop-off center which is open

daily and from 8 to 12 noon on Saturday. The drop-off center will also accept
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cardboard. Local service stations accept waste oil from residents. For condominium
associations, the Borough will either provide direct collection services, or it will

provide reimbursement to associations that provide for their own collection.

— Markets for Materials: Glass and aluminum containers are sold to various markets.
They are transported to market by contractor and Borough vehicles. Waste oil,
collected from Borough vehicles at the maintenance facility, is sold to the contractor
offering the best price and service. Where no market exists for recyclable materials,

the Borough relies upon Monmouth County as the market of last resort.
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8. Housing Plan Element and Fair Share Plan®®:

a) 2004 Housing Plan Element and Fair Share Plan®®: The Borough of
Eatontown has prepared this amended housing plan element and fair share plan in
accordance with the requirements of the Mount Laurel Doctrine, the New Jersey

Municipal Land Use Law and the State Fair Housing Act.

(1) The Mount Laurel Doctrine: In 1975, the New Jersey Supreme Court, in
Mt. Laurel | (Southern Burlington County NAACP v. The Township of Mount
Laurel, 676 N.J. 151, 336 A. 2d 713 (1975)), held that a developing municipality
must, through its land use regulations, make realistically possible the opportunity
for an appropriate variety and choice of housing for all categories of people who

may desire to live there, including those of low and moderate income.

As a result of Mount Laurel I, developing municipalities in the path of growth were
obligated to provide for a mix of housing that addressed their fair share of the
region’s housing need. However, Mount Laurel | resulted in few housing
opportunities for low and moderate households because many municipalities, in
contrast to the Borough of Eatontown, failed to use their powers to zone and

provide a realistic opportunity for the provision of affordable housing.

In 1983, the New Jersey Supreme Court decided Mount Laurel Il (Southern
Burlington County NAACP v. the Township of Mount Laurel, 92 N.J. 158, 456 A. 2d
390 (1983)). By its landmark Mount Laurel Il decision, the Supreme Court sought
to put some “steel” in the Mount Laurel doctrine and put greater pressures on
exclusionary municipalities to provide affordable housing. In its Mount Laurel Il

decision, the Supreme Court held:

— The existence of a municipal obligation to provide a realistic opportunity for a
fair share of the region’s present and prospective low and moderate income
housing need will no longer be determined by whether or not a municipality is

‘developing’. The obligation extends, instead, to every municipality, any

% The Housing Plan Element of the 1986 Master Plan was superseded with the adoption of the February, 1987 Housing Plan Element and Fair
Share Plan. The 1987 Housing Plan was subsequently replaced by a new Housing Plan Element and Fair Share Plan, which was originally
adopted in 2000, and amended in 2002, 2004, and 2005. The Housing Plan Element and Fair Share Plan, as amended through 2004, were
approved by the Superior Court and the Borough was issued a final judgment of compliance and repose for its first and second round affordable
housing obligation. The 2005 amendment is currently before the Superior Court for a determination of compliance with the Borough third round
affordable housing obligation.

% This section presents the Borough Housing Plan Element and Fair Share Plan as prepared by Richard Cramer, PP, AICP, and adopted by the
Borough on November 22, 2004.
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)

portion of which is designated by the state, through the SDGP (State

Development Guide Plan), as a growth area.

— The lower income regional housing need is comprised of both low and
moderate income housing. Low income housing need consists of households
whose incomes do not exceed 50 percent of the median income of the area
with adjustment for family size. Moderate income housing need consists of
households whose income does not exceed 80 percent of the median income

of the area with adjustment for family size.

The Supreme Court sought to extinguish the ability for municipalities to ignore the
needs of low and moderate households with impunity. A municipality that
continued to use its power to zone without consideration of how the use of that
power would affect low and moderate households faced the prospect of loss of that
power. Such municipalities faced the prospect of a court ordered rezoning, i.e., the
so-called “builder's remedy” which represented an intrusion into a municipality’s
home rule powers. The essence of the landmark decision, however, was that
municipalities should use their zoning powers and other related powers to
facilitate, rather than obstruct, the provision of affordable housing. Eatontown
represents a paragon of a municipality that has traditionally used its powers to

include rather than exclude low and moderate households.

The Fair Housing Act: In 1985, two years after Mount Laurel Il, the State
adopted the Fair Housing Act and created an administrative alternative to court
action in addressing municipal compliance with Mount Laurel II. The Fair Housing
Act establishes the Council on Affordable Housing (COAH) as the state agency
responsible for identifying housing regions, estimating low and moderate income
housing need, and providing regulations that guide municipalities in addressing
their fair share obligations. The stated intent of the act was to provide alternatives

to the use of the builder's remedy as a method of achieving fair share housing.

As the State agency responsible for administering the Fair Housing Act, COAH
establishes fair share housing guidelines and criteria. COAH estimates the total
lower income housing need statewide, organizes the State into housing regions,

and allocates a share of the regional housing need to each municipality in the
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3)

(4)

region. COAH also identifies the types of housing activities and programs that will

be readily recognized as credits or reductions to the municipal fair share.

While COAH has regulations that govern fair share determinations and compliance
mechanisms, COAH has no standards to provide guidance under circumstances
where a municipality’s credits do not equal or exceed its fair share, but where,
nevertheless, the municipality’s policies, with respect to the housing needs of low

and moderate households, are eminently fair.

The Municipal Planning Responsibility: Each municipality is obligated
to plan to meet its fair share. The New Jersey Municipal Land Use Law enables a
municipality to adopt a zoning ordinance to regulate land use provided that the
municipality has also adopted a master plan that includes a land use element and

a housing element.

The Fair Housing Act requires that the municipal housing element be designed to
achieve the goal of access to affordable housing to meet present and prospective
housing needs with particular attention to low and moderate income housing. In
exercising its control over land use, the municipality must provide for the general
welfare which includes households of low and moderate income. The lower income
population includes existing residents who occupy substandard housing in the
community as well as the prospective residents of growth areas where new
housing construction and job opportunities are anticipated. Growth areas of the
State are defined by the State Development and Redevelopment Plan (SDRP)
pursuant to the State Planning Act. Prospective need, as defined in the Fair
Housing Act, is a projection of housing need based on development and growth

which is reasonably likely to occur in a region or municipality.

Mandatory Contents of the Housing Element: As provided by the
Fair Housing Act, the municipality initially determines its fair share of the housing
need and develops a housing element to address the need. Criteria, guidelines,
and data on calculating the fair share are available from COAH. However, the local
fair share is to be based on the municipal housing element and the characteristics
of the community. The essential components of a local housing element, as set
forth in N.J.S.A.52:27D-310, that must be considered in establishing the municipal

fair share are the following:
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— Aninventory of the municipality's housing stock by age, condition, purchase or
rental value, occupancy characteristics, and type, including the number of
units affordable to low and moderate income households and substandard

housing capable of being rehabilitated.

— A projection of the municipality’s housing stock, including the probable future
construction of low and moderate income housing, for the next six years,
taking into account, but not necessarily limited to, construction permits issued,
approvals of applications for development and probable residential

development of lands.

— An analysis of the municipality’s demographic characteristics, including but not

necessarily limited to, household size, income level, and age.

— An analysis of the existing and probable future employment characteristics of

the municipality.

— Adetermination of the municipality's present and prospective fair share for low
and moderate income housing and its capacity to accommodate its present
and prospective housing needs, including its fair share for low and moderate

income housing.

— A consideration of the lands that are most appropriate for construction of low
and moderate income housing and of the existing structures most appropriate
for conversion to, or rehabilitation for, low and moderate income housing,
including a consideration of lands of developers who have expressed a

commitment to provide low and moderate income housing.

In adopting the housing element, the municipality may provide for its fair share of
low and moderate income housing by means of any technique or combination of
techniques which provide a realistic opportunity for the provision of fair share. The
housing element must contain an analysis that demonstrates that it will provide
such a realistic opportunity, and the municipality shall establish its land use and
other relevant ordinances have been revised to incorporate the provisions for low
and moderate income housing. In preparing the housing element, the municipality
considers the following techniques for providing low and moderate income housing

within the municipality, “as well as such other techniques as may be published by
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the council (COAH) or proposed by the municipality”. (N.J.S.A. 55:27D-311). The
Fair Housing Act identifies the following traditional means for advancing the

housing needs of low and moderate-income households.

— Rezoning for densities necessary to assure the economic viability of
inclusionary developments, either through mandatory set-asides or density

bonuses, as may be necessary to meet all or part the municipality’s fair share.

— Determination of the total residential zoning necessary to assure that the

municipality’s fair share is achieved.

— Determination of measures that the municipality will take to assure that low
and moderate income units remain affordable to low and moderate income

households for an appropriate period of not less than six years.

— A plan for infrastructure expansion and rehabilitation if necessary to assure
the achievement of the municipality’s fair share of low and moderate income

housing.

—  Donation of municipally owned land or land condemned by the municipality for

the purposes of providing low and moderate income housing.
— Tax abatements for purposes of providing low and moderate income housing.

— Utilization of funds obtained from any State or federal subsidy toward the

construction of low and moderate-income housing.

— Utilization of municipally generated funds toward the construction of low and

moderate income housing.

The New Jersey Council on Affordable Housing adopted revised substantive rules
(N.J.A.C. 5:93 et seq.) and estimates of housing need for the East Central Housing
Region which became effective June 6, 1994. As part of the East Central Region,
COAH calculates that the Borough of Eatontown has an obligation to provide an
opportunity for 530 low and moderate-income housing units for the period 1987 to
1999. COAH rules permit a municipality to claim credits or adjustments to the
COAH estimate of need.
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(5)

(6)

Background to the Amended Borough Housing Plan Element:
In 1999, Eatontown became the subject of Mount Laurel litigation claiming a
builder's remedy to provide lower income housing on two tracts within the
Borough. The Court appointed a planning Master to the litigation. The Borough
adopted a housing element and fair share plan in 2000 demonstrating that it had
addressed its 1987 to 1999 obligation. The Borough proceeded to enact an
affordable housing development fee ordinance and establish an affordable housing
trust fund to support eligible affordable housing activities. In 2002, the Borough
settled the Mount Laurel litigation on one tract and adopted a corresponding
amendment to the housing element. In 2002, the Borough compiled a vacant land
inventory report and analyzed the realistic development potential of the Borough.
In 2004, the Borough negotiated a settlement on the second tract under and
prepared this amended and updated housing plan element addressing its 1987 to

1999 obligation, consistent with the terms of that proposed settlement.

History of Affordable
Housing in Eatontown: The
development of Eatontown Borough
has historically been guided by
inclusionary housing and land use

policies. Borough policies have

permitted a diversity of housing Garrison Apartments (40 Dwelling Unit‘s)-
types. Over 80 per cent of the

Borough housing stock has been constructed since 1950. As a result of
establishing and implementing an inclusionary zoning scheme in advance of the
first Mount Laurel decision in 1975, the Borough housing stock includes a large
supply of affordable housing in standard condition. Of the 5,780 occupied housing
units recorded by the 2000 Census, 2939 dwelling units, or 50.8 percent of all

occupied units, were renter occupied.

The inclusionary growth policies of the Borough contrast strongly with the
exclusionary conditions and policies that the Court identified in Mount Laurel
Township in 1975. The result of four decades of inclusionary development in
Eatontown, when compared with the exclusionary character of Mount Laurel

Township in 1975, demonstrates that Eatontown has zoned and produced an
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appropriate variety and choice of housing for all income groups, including low and
moderate income households, as envisioned by the New Jersey Supreme Court.
By 2000, over 96% of Eatontown had been developed and its supply of vacant and
developable acreage was nearly exhausted. Most of the remaining vacant acreage
within the Borough is subject to constraints that make it unsuitable for residential

development.

Yet the Borough has succeeded in providing a wide variety of standard housing for
all income groups, especially the lower income. Of the 5,807 households residing
in Eatontown in 2000, 2,164 earned less than 80% of the State median household
income. Thus, 37.3% of the households residing in the Borough qualified as low or
moderate. Moreover, based upon COAH estimates, only 12 of the dwelling units

occupied by lower income households are in substandard condition.

The fact that 37.3% of the households in Eatontown qualify as low or moderate
income compares favorably to the Supreme Court's estimate of the percent of
households in the State that qualify as low or moderate income. In 1983, the
Supreme Court estimated that 39.4 % of the households in the state qualify as low
or moderate. Clearly, if every municipality in the State had such a high percentage
of low and moderate income households, there would be no need for the Mount
Laurel doctrine to make sure low and moderate income households had access to
suburbia. The high percentage of lower income households occupying housing in
standard condition in Eatontown dramatically demonstrates that the Borough, in
stark contrast to the many suburban municipalities that gave rise to the Mount
Laurel doctrine, has utilized its zoning powers to provide housing accessible to the

poor.

Page 130



Borough of Eatontown Master Plan

TABLE D-6: COMPARISON OF EATONTOWN BOROUGH
AND MOUNT LAUREL TOWNSHIP

Eatontown Mt. Laurel

(2000) (1975)
Area (Square Miles) 5.86 22.05
Population 14,008 11,221
Land Area Vacant or in Agricultural Use (Acres) 156 9,152
Percent of Land Area Vacant or in Agricultural Use 4.2% 65%
Land Area Zones for Industry (Acres) 648.4 4,121
Percent to Land Area Zoned for Industry 17.3% 29.2%
Zoning for Mobile Homes Yes No
Zoning for Apartments Yes No
Zoning for Trailers Yes No

The Supreme Court in 1975 had determined that Mount Laurel Township, unlike
Eatontown, was expected to undergo significant additional growth with nearly 65%
of its land still vacant or in farm use. Moreover, the Township of Mount Laurel had
enacted a zoning scheme for the benefit of the affluent while showing hostility to
providing any opportunity for decent housing for the Township’s own poor that
lived in substandard dwellings. The Court determined that the Mount Laurel
Township did not allow attached townhouses, apartments, or mobile homes
anywhere. It only permitted single family detached dwellings, one house per lot. In
addition, the Township had zoned excessively for industrial land use in order to
remove land from potential residential development. In contrast, Eatontown zoned
to permit a wide variety of housing types. As a result, by 2000, nearly sixty-four
percent (4,042 dwelling units) of Eatontown’s housing stock consisted of attached

units, multifamily units, or mobile homes.

As foreseen by the Supreme Court in Mount Laurel |, Mount Laurel Township from
1970 to 2000 underwent explosive growth with its population increasing by 258%
to more than 40,000 people. In contrast, the Eatontown population declined by
4.2% over that period to 14,008.

TABLE D-7: POPULATION CHANGE IN EATONTOWN BOROUGH
AND MOUNT LAUREL TOWNSHIP

Percent
1970 1980 1990 2000 Change
(1970-1990)
Eatontown 14,619 12,703 13,800 14,008 -4.2
Mt. Laurel 11,221 17,614 30,270 40,221 +258.4
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(7)

During the evolution of the Mount
Laurel doctrine from 1975 to the
present, Eatontown has consistently
been an inclusionary community. It
has achieved what few other

suburban communities have been

able to do and it has done it willingly,

Woodlawn Mobile Village (152 Dwelling Units)

without litigation. From 1975 to the

present, the Borough successfully expanded the affordable supply for lower
income groups within the region. The inclusionary practices of the Borough of
Eatontown stand in stark contrast to the exclusionary conditions identified by the

Court in Mount Laurel Township in 1975.

In Mount Laurel I, the Supreme Court catalogued the exclusionary zoning
techniques employed by Mount Laurel Township at that time and by many
suburban municipalities. A review of the techniques reveals that Eatontown has
distinguished itself as a uniquely non-exclusionary community, a conclusion clearly
substantiated by the fact that 37.3% percent of the households in the Borough

qualify as low or moderate.

1987 Housing Element and Fair Share Plan: The Borough of
Eatontown adopted its Master Plan in 1986. Subsequent to the enactment of the
Fair Housing Act and the creation of COAH, the Borough amended the Master
Plan in 1987 to include a housing element. COAH placed Eatontown in a housing
region that consisted of Monmouth County and Ocean County. COAH criteria and
guidelines suggested the Borough fair share obligation for the period 1987 to 1993

was 572 lower income dwelling units, calculated as follows:

TABLE D-8: FAIR SHARE (1987-1993)

Dwelling Units
Indigenous Need 63
Adjustment: Spontaneous Rehabilitation -4
Net Indigenous Need 59
Reallocated Present Need 19
Prospective Need (1987-1993) 754
Adjustment: Filtering -254
Adjustment: Conversions -18
Adjustment: Demolitions 11
Net New Construction Need 513
Total Need (Net Indigenous and Net New Construction) 572
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As required by the Fair Housing Act, the Borough compiled an inventory of the
municipality’s housing stock, projected the probable future housing construction,
analyzed demographic characteristics, analyzed employment characteristics,
determined the Borough’s fair share and capacity, and considered the lands that

were most appropriate for construction of low and moderate income housing.

The Borough determined that, based on the 1980 Census, 62% of its 5,130
housing units were renter occupied. More than 5.5% of the total year round
housing stock was mobile homes. The Borough had 2,383 garden apartment units,
fifty percent of which had rents affordable to households at or below the moderate-
income ceiling. To control rents at the garden apartments and in the mobile home
parks, a rent stabilization agreement was in place. The Eatontown Convalescent
Center provided 108 nursing beds of which 55% were occupied by Medicaid
patients. During the 1970’s, the Borough contributed significantly to the supply of
multi-family housing in Monmouth County. Multi-family building permits issued in
Eatontown from 1970 to 1979 were 6.7% of all multi-family housing permits issued
in Monmouth County. This percentage was greater than the Borough's share of the
County’s housing as Eatontown had less than 3% of all occupied housing units in
Monmouth County in both 1970 and 1980.

Moreover, the Borough, through its

local  housing  authority, had
completed 196 affordable senior i
units (Meadowbrook ) in 1981 with [ EraeE=ls L S me e

19 | I'fl-!fl..l'l':'j e y b [ i B

HUDfundmg | 1 b n.||.|1 H“JJ“ "

B g e et

The Borough petitioned COAH to

certify its housing element and fair =
Meadowbrook Senior Citizen Apartments

(196 Dwelling Units)
Borough's history of inclusionary zoning and its past success in producing a

share plan. Notwithstanding the

significant share of the area’s affordable housing, COAH indicated that the
Borough had a balance that it would have to address. It advised the Borough to
either request a vacant land adjustment or consider additional tracts for

inclusionary zoning. The Borough did not complete the COAH process.

Page 133



Borough of Eatontown Master Plan

(8)

(9)

Fair Share 1987-1999:. In June 1994, COAH adopted revised rules,
guidelines, criteria, and housing regions for the administration of the Mount Laurel
doctrine. The housing region for Eatontown was changed to include Mercer
County, Monmouth County, and Ocean County. The estimate compiled by COAH
of Eatontown’s fair share need was changed to cover the period 1987 to 1999.
COAH estimated that the Borough precredited fair share for the period would be
530 dwelling units. At the same time, COAH assigned Mount Laurel Township, a
community that is more than three and a half times the size of Eatontown in land
area and more than twice its size in population, a precredited fair share of 839

dwelling units. COAH calculated the Eatontown fair share as follows:

TABLE D-9: FAIR SHARE (1987-1999)

Dwelling Units

Indigenous Need 29
Reallocated Present Need 25
Present Need (1993) 53
Prospective Need (1993-1999) 274
Total Need (1993-1999) 327
Prior Cycle Prospective Need 296
Demolitions 1
Filtering -80
Conversions -13
Spontaneous Rehabilitations -2
1987-1999 Precredited Need 530

New Construction Component 503

Rehabilitation Component 27

Inventory of the Borough Housing Stock: The housing stock
characteristics in the Borough of Eatontown include the number and type of
housing units, occupancy/household characteristics, age (the year the structure
was built), condition of units, purchase or rental value of units, units affordable to
low and moderate income housing and rate of construction. The table, “Housing

Characteristics (2000)" lists these characteristics.

The affordable housing opportunities in Eatontown include multifamily rental units,
mobile homes, group homes, age restricted housing, and transitional housing. The
location of existing affordable housing developments in Eatontown is shown on

Appendix Q.
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(10) Number and Type of Housing Units: Eatontown had a total of 6,333
housing units according to the 2000 Census. This was an increase of 240 units
since the 1990 Census which reported a total of 6,093 units. Of the total dwellings,

561 units were listed as vacant in 2000.

According to the 2000 Census of Housing, 49.1 percent of the housing units in the
Borough of Eatontown were owner occupied. With respect to rental housing, 50.9

percent of the Borough housing units were renter occupied.

TABLE D-10: TYPES OF DWELLING UNITS (2000)

| Dwelling Units

Single Units

Detached 2,291

Attached 722
Multiple Units

2-4 Units 855

5-9 Units 650

10 or More Units 1,521

Mobile Home/Other 294
Total Dwelling Units 6,333

(11) Occupancy/Household Characteristics: According to the 2000
Census, Eatontown had a total of 5,780 households. Of this total, 30 were listed as
seasonal, recreational or occasional use households. Of the total number of
households 3,447 were family households (59.6 percent) and 2,333 (40.3 percent)
were non-family households. A non-family household consists of a householder
living alone or where the household shares the home exclusively with people to
whom he or she is not related. Householders 65 years of age or older accounted

for 576 of the households in Eatontown.

(12) Age of Housing: The Borough housing stock is relatively new. Only 9.0
percent, or 567 of the 6,333 housing units in existence in March 2000, were built
prior to 1939. Between 1940 and 1959, a total of 1,451 units were constructed
which accounts for 22.9 percent of the current housing stock. Between 1960 and
1969, 1,474 housing units or 23.3 percent of the housing stock was constructed.
Between 1970 and 1979, 1,156 housing units were constructed or 18.3 percent of
the total. Between 1980 and 1989, 1,090 housing units were constructed or 17.2%
of the total. Moreover, between 1990 and March 2000, 595 or 9.3% of Borough'’s

housing units were constructed.
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(13) Condition of Units: The housing stock in the Borough of Eatontown had a
small number of substandard units according to the 2000 Census. The 2000
Census indicates that Eatontown had 6 units lacking complete kitchen facilities,

and 31 units lacking complete plumbing facilities.

(14) Summary of Housing/Household Characteristics: The following
table providles a summary of the condition, age, quantity, and

occupancy/household characteristics of the Borough's housing stock.

TABLE D-11: HOUSING CHARACTERISTICS (2000)

|  Number | Percent
Housing Units
Number of Units 6,333 N/A
Occupied Housing Units 5,780 N/A
Number of Units (1980) 6,093 N/A
Vacant Housing Units 561 N/A
Homeowner Vacancy Rate N/A 1.7
Rental Vacancy Rate N/A 4.9
Occupancy/Household Characteristics
Number of Households 5,780 N/A
Persons per Household 2.35 N/A
Family Households 3,447 59.6
Non-Family Households 2,333 40.3
Householders 65 and Over 576 9.9
Seasonal, Recreational or Conditional Use 30 N/A
Owner Occupied 2,837 49.1
Renter Occupied 2,940 50.9
Year Structure Built
1990 to March 2000 595 9.3
1980 to 1989 1,090 17.2
1970 to 1979 1,156 18.3
1960 to 1969 1,474 23.3
1940 to 1959 1,451 22.9
1939 or Earlier 567 9.0
Total 6,333 100.0
Condition of Units
Lacking Complete Plumbing Facilities 31 N/A
Lacking Complete Kitchen Facilities 6 N/A
Home Value (Owner Occupied Units)
$300,000 or More 240 10.2
$200,000 to $299,999 650 27.6
$150,000 to $199,999 760 323
$100,000 to $149,999 599 25.4
$50,000 to $99,999 55 2.3
$0 to $50,000 51 2.2
Total 2,355 100.0
Median Value $178,200 N/A
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TABLE D-11: HOUSING CHARACTERISTICS (2000)
| Number | Percent
Rental Value (Renter Occupied Units)
$1,000 or More 368 125
$750 to $999 1,097 37.3
$500 to $749 956 325
$200 to $499 171 5.8
$0 to $200 109 3.7
No Cash Rent 239 8.1
Total 2,940 100.0
Median Rent $766 N/A

Source: US Census Bureau, 2000

(15) Purchase or Rental Value: The 2000 median value of the owner occupied
housing units in Eatontown Borough was $178,200. Of this total, 51 units or 2.2
percent had a value less than $50,000, 55 or 2.3 percent had a value between
$50,000 and $99,000, 599 units or 25.4 percent had a value between $100,000
and $149,000, 760 or 32.3 percent had a value between $150,000 and $199,000,
650 or 27.6 percent had a value between $200,000 and $299,999 and 240 or 10.2

percent had a value of $300,000 or greater.

The 2000 median gross monthly rent was $766 for rental housing units in
Eatontown Borough. Of the 2,940 renter occupied units reporting monthly rental
rates, 239 units or 8.1 percent had a no cash rent, 109 had a monthly rate less
than $200, 171 had a monthly rate between $200 and $499, 956 units had a
monthly rental rate between $500 and $749, 1,097 units had a monthly rental rate
of $750-$999 and 368 units had a monthly rental rate of $1,000 or more.

(16) Affordability to Lot and Moderate Income Households: Rental and
owner occupied housing which was affordable to low and moderate income
households was calculated using COAH's Procedural and Substantive rules, 2000
Census information and assumptions of the resident’s spending capability for
housing. COAH regulations defined the East Central Housing Region 4 as
Monmouth, Ocean and Mercer Counties. Based on 2000 Census data, the
average household income for the East Central Housing Region was $56,278. This
was calculated by multiplying the median household income by the number of
households for each county in the region and dividing that total by the total number

of households in the region.
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Moderate income households are defined by COAH as households earning
between 50 percent and 80 percent of the median household income level in the
region. This was calculated for the region as between $39,740 and $63,583 for a
household size of 4 persons. Low income households are defined by COAH as
households earning 50 percent or less of the median household income level in

the region. This was calculated as less than $39,740.

COAH has adopted regulations regarding the affordability of rental units®. In 2000,
COAH standards stated that rental units must be affordable to households earning
no more than 70 percent of the median income, with an overall average
affordability of 57.5 percent of the median income®L. In addition, rents plus utilities

cannot be higher than 30 percent of total household income.

The average household size in the Borough in 2000 was 2.35 persons per
household, with the average household size of households occupying rental units
at 2.07 persons per household. For region 4, the median income for a two-person
household in 2000 was $51,604. Based on COAH’s standards, an affordable rent
would be calculated as follows: $51,603x 0.7 x 0.3 / 12 = $903 per month,

including utilities.

The actual rent would have to be less to factor in the cost of utilities for the
occupant of the unit unless utilities were included in the rent. For example a utilities

allowance of $90 per month would lower the maximum permitted rent to $813.

Based on Census data the “contract rent” (rent without utilities) in the Borough was
$702 per month in 2000. The median “gross rent” (contract rent plus what a tenant

would have to pay for utilities) in Eatontown was $766 per month.

In Eatontown, 1,597, or 54.4 percent of the Borough's 2,940 renter occupied

housing units have a gross rent of $799 or less.

Owner occupied housing affordable to low and moderate income households in
2000 can be extrapolated from the 2000 Census data based on several
assumptions. The first is that households in owner occupied housing spend a

maximum of 28 percent of their income for a mortgage based on COAH

60 NJAC 5:93-7.4
62 COAH's regulations have been amended to specify that rental units must be affordable to households earning no more than 60 percent of median
income of the region
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regulations. The second assumption is a 5 percent down payment and a 30-year
amortized mortgage at a 6 percent interest rate. Monthly taxes and homeowners
insurance fees were estimated using The State of New Jersey Mortgage Finance

Agency Mortgage Calculators2,

A total of 1,713 owner-occupied households or 73.2 percent of homeowners were
spending less than 30 percent of their income for housing costs. The criterion for
housing affordability is that no more than 30 percent of the gross income should be
allocated for housing costs.

TABLE D-12: MONTHLY OWNERSHIP COSTS AS A
PERCENTAGE OF HOUSEHOLD INCOME (1999)

Number Percent
Less than 15% 713 30.3
15% to 19.9% 402 17.1
20% to 24.9% 391 16.6
25% to 29.9% 207 8.8
30% or More 628 26.7

Source: US Census Bureau, 2000

(17) Rent-Stabilized Housing: Since 1984, the Borough has regulated rents
pursuant to a Rent Stabilization Agreement. The Borough has established a rent
monitoring board in order to maintain the affordability of its rental housing stock,
and the Borough has executed a rent stabilization agreement that covers 2420
apartment units and mobile homes. The current agreement controls rent increases

for the period from September 2002 to September 2006.

TABLE D-13: RENT-STABILIZED HOUSING (1998-2002)

Complex Location Phone | Total | 1BR | 2BR | 3BR .Eff'c'
Name iency
Apartment Complexes
Country Club |2 County Club 952'54 328 | 244 76 8 N/A
Eatonbrook . 544-
Gardens White St. 9111 100 N/A N/A N/A N/A
Eaton Crest Eatoncrest Dr. ffgS 412 292 120 N/A N/A
. 542-
Garrison Throckmorton 0484 40 38 2 N/A N/A
Lakeview Lakeview 542-
Terrace Terrace 0705 108 76 32 NIA N/A
Laurel Gardens |157 Wyckoff Rd. 33522 85 N/A N/A N/A N/A

62 http://www.state.nj.us/dca/hmfa/calc/mortopen.htm
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TABLE D-13: RENT-STABILIZED HOUSING (1998-2002)

Complex Location Phone | Total | 1BR | 2BR | 3BR .Eﬁ'c'
Name iency
Apartment Complexes
. 542-
Libby 395 Broad St. 2597 6 6 N/A N/A N/A
o . 544-
Lido Village Victor Ave. 8432 60 54 6 N/A N/A
272-
Mary Ann 191 South St. 4672 8 6 2 N/A N/A
Richardson 95 Richardson 25%5 18 N/A 18 NA | NA
Southbrook 542-
Gardens South St. 3484 168 152 16 N/A N/A
Stony Hill 140 Grant Ave. §g325 376 268 72 36 N/A
Sunnybrook | 124 Wyckoff Rd. §g721 36 20 16 NA | NA
Susan Manor  |175 South St. 753'53 16 12 4 N/A | N/A
Throckmorton |73 Throckmorton ;g;G 20 18 2 N/A N/A
Wedgewood . 542-
Gardens Pine Brook Rd. 1082 172 120 52 N/A N/A
Victoria Garden Unknown 118 N/A N/A N/A N/A
Mobile Home Parks
Circle Trailer 542-
Court Route 35 0820 79 N/A N/A N/A N/A
Pinetree Mobile 544-
Village Route 35 1550 118 N/A N/A N/A N/A
Woodlawn 542-
Mobile Village Route 35 3234 152 N/A N/A N/A N/A

(18) Rate of Construction: The table “Residential Construction and Demolition
Permits” indicates the year the structure was constructed based on building

permits since 1980.

A comparison of building and demolition permits from 1980 through August 2004
indicates the peak construction year for this time period was 1985 when 255
building permits were authorized. In the same year, 0 demolition permits were
authorized resulting in a net gain of 255 units. From 1986 to 1999, the number of
net residential construction permits has averaged 28 per year (396 total). From
2000 through August 2004, the Borough averaged 33 building permits per year, a
slight increase from the 1986 to 1999 average of 28 building permits. The highest
number in the period was 51 in 2002; the lowest was 3 in 2000. The modest level
of new housing construction over the past decade reflects the decline in the vacant

developable land supply in the community.
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(19) Projections of Housing Stock (2004-2010): The total number of year-
round housing units in the Borough increased 18.8 percent between 1980 and
1990 (5,130 units in 1980 to 6,093 units in 1990) and 3.9% between 1990 and
2000 (6,333 units in 2000). The highest annual number of residential construction
permits issued since 1980 was 255 in 1985; the lowest number was 3 in 1981 and
2000. Projections based upon historical growth trends indicate continued growth in
the Borough housing stock. The average yearly increase in the Borough of
Eatontown housing stock from 1980 to August 2004 is 38.4 units per year. From
1990 to August 2004, the number of building permits decreased to 27.5 units per
year. From 1995 to August 2004, the average number of building permits
decreased marginally to 27.1 units per year. Based upon existing growth rates and
using regression trend analysis, the Borough would anticipate an additional 135
housing units from 2004 to 2010.

TABLE D-14: RESIDENTIAL CONSTRUCTION AND DEMOLITION PERMITS

Year Constru_ction DemoIi_tion Net Change
Permits Permits
1980 6 0 6
1981 3 0 3
1982 4 0 4
1983 44 3 41
1984 73 3 70
1985 255 0 255
1986 39 2 37
1987 43 3 40
1988 57 1 56
1989 20 0 20
1990 17 0 17
1991 26 6 20
1992 33 1 32
1993 31 N/A 31
1994 35 N/A 35
1995 30 N/A 30
1996 21 N/A 21
1997 36 N/A 36
1998 14 N/A 14
1999 7 N/A 7
2000 3 N/A 3
2001 37 N/A 37
2002 51 N/A 51
2003 26 N/A 26
2004 (through August) 37 N/A 37
Total 948 19 929

Source: New Jersey Department of Labor, Building Permit Summaries (1980-2004)
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TABLE D-15: HOUSING STOCK PROJECTIONS (2004-2010)

Year Units
1980 5,132
Existing Housing Stock 1990 6,093
2000 6,341
1991 6,113
1992 6,145
1993 6,176
1994 6,211
Estimated Housing Stock 1995 6,241
1996 6,262
1997 6,298
1998 6,312
1999 6,319
Existing Housing Stock 2000 6,333
2001 6,344
Estimated Housing Stock 2002 6,381
2003 6,432
2004 6,458
2005 6,485
2006 6,512
Projected Housing Stock 2007 6,539
2008 6,566
2009 6,593
2010 6,620

Source: Existing Housing Stock: US Census Bureau, 1980, 1990 and 2000; Estimates
for 1991-1999 were based on 1990 Census figure, plus net building permits
from the New Jersey Department of Labor; Projected housing stock calculated

using regression trend analysis

(20) Approved or Pending Residential Development Applications:

The approved or pending residential development applications in the Borough

since 2000 consist of three completed developments with 25 single family

detached dwellings; one completed development consisting of 61 age restricted

townhouse units; three developments in construction consisting of 44 single family

detached dwellings; and one development in construction consisting of 21 age

restricted townhouse units. The Borough Housing Authority is planning to construct

an additional 81 senior citizen units adjacent to the existing Meadowbrook senior

complex.
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TABLE D-16: APPROVED OR PENDING
RESIDENTIAL DEVELOPMENT APPLICATIONS
Project Description Status
5-lot subdivision of single family Completed
MMC Development dwellings (Grant Avenue; B 61, L 4)
Development Estates 15-lot subdivision of single family Completed
Associ;’tes e dwellings (Wyckoff Road: B 93.06, L 1,
U 18, 20 and 29)
5-lot subdivision of single family Completed
R. G. Grasso, Inc. dwellings (Conifer Crest Way; B 69, L
33 and 33.01)
21 age-restricted townhouse units Approved and
Ferraro Builders (Wall Street and Industrial Way East; under construction

B 113, L 27.01 and 28)

American Properties

dwellings (B135-L 3;B 136.01-L 1)

81 lower-income age-restricted Planning

Meadowbrook i dwellings (Wyckoff Road)
. 61 age-restricted townhouses (Parker | Approved and

PDC Communities Road; B105-L 1,2, 3, 4 and 6) completed
Black Muddy River 4-lot subdivision of single-family Approved and
Management I dwellings (B 61 - L 35) under construction

8-lot subdivision of single-family Approved and
MMC Development dwellings (B 107 - L 4) under construction

31-lot subdivision of single family Approved and

under construction

(21) Demographic Characteristics: Tables D-17 and D-19 present total

population by age and income level by household.

Population

The Borough had a total of 14,008 persons in 2000. A total of 958 were classified

as preschool age 0-4 years or 6.8 percent. School age children age 5-19 years

accounted for 2,495 persons or 17.8 percent of the total. Working age 20-64 years

accounted for 8,688 persons or 62.0 percent of the Borough population. Seniors

aged 65 and older accounted for 1,867 persons or 13.3 percent of the Borough

population.

TABLE D-17: POPULATION (1990)

| Number | Percent
Population Cohort
Preschool (0 to 4 years) 958 6.8
School Age (5 to 19 years) 2,495 17.8
Working Age (20 to 64 years) 8,688 62.0
Seniors (65 and over) 1,867 133
Total 14,008 100.0

Source: US Census Bureau, as compiled by Monmouth County
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Income Level

Per Capita Income within the Borough in 2000 was $26,965 while the median
household income was $53,833. A total of 1,091 households reported income of
less than $25,000, or 18.7 percent of the households. A total of 689 households
reported income between $25,000 and $34,999 or 11.8 percent of the households.
A total of 895 households reported income between $35,000 and $49,999 or 15.4
percent. A total of 1,250 reported income between $50,000 and $74,999 or 21.53
percent. A total of 850 households reported income of $75,000-$99,999 and 1,032
households reported income of $100,000 or more. The median household income
and the per capita income of the Borough population were less than the median
and the per capita income at the State level, while the Borough's median family
income was greater than the State. With respect to per capita income, Eatontown

is in the lower half of the State’s municipalities and ranks 276 out of 567

municipalities.
TABLE D-18: COMPARATIVE INCOME
Hg/luz(llﬁgl q Median Family Per Capita
Income Income
Income
State of New Jersey $55,146 $65,370 $27,006
Eatontown $53,833 $69,397 $26,965
TABLE D-19: HOUSEHOLD INCOME LEVEL (1990)
Number Percent

Less than $10,000 364 6.3
$10,000 to $14,999 285 4.9
$15,000 to $24,999 442 7.6
$25,000 to $34,999 689 11.9
$35,000 to $49,999 895 15.4
$50,000 to $74,999 1,250 215
$75,000 to $99,999 850 14.6
$100,000 to $149,999 729 12.6
$150,000 or More 303 5.2
Total 5,807 100.0

Source: US Census Bureau, as compiled by Monmouth County
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(22) Existing and Future Employment Characteristics: Characteristics of

the Borough of Eatontown labor force are presented in the table “Employment
Characteristics.” In 2000, the Census recorded that 44.8 percent of the 7,182 jobs
held by residents of the Borough of Eatontown were classified as
managerial/professional, 28.5 percent as sales/office operations, 13.3 percent as
service, zero (0) farming, forestry and fishing jobs, 8.1 percent as
production/transportation/moving, and the remaining 5.3 percent as

construction/extraction/maintenance.

Employment projections prepared by the Monmouth County Planning Board show

an increase of 2,788 jobs in the Borough of Eatontown between 2005 and 202083,

TABLE D-20: EMPLOYMENT CHARACTERISTICS (2000)

Occupational Category Number Percent
Managerial/Professional 3,215 44.8
Sales/Office 2,046 28.5
Service 958 13.3
Farming, Forestry, Fishing 0 0.0
Production/Transportation/Material Moving 579 8.1
Construction/Extraction/Maintenance 384 5.3
Total 7,182 100.0
Source: US Census Bureau

CHART D-1: EMPLOYMENT CHARACTERISTICS (2000)
O Managerial/Professional
B Sales/Office
B Service

631998 Monmouth County Cross Acceptance Report

@ Production/Transportation
/Material Moving

B Construction/Extraction/

Maintenance
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(23) The 1987-1999 Fair Share Housing Obligation: For the period 1987
to 1999, COAH recalculated the housing obligation assigned to Eatontown. The

revised fair share estimate is 530 low and moderate income units.

The Borough fair share for low and moderate income housing through 1999 is
comprised of three major components: indigenous need, reallocated present need,
and prospective need. Indigenous need consists of deficient housing units
occupied by low and moderate income households within Eatontown. Reallocated
present need is the portion of the housing region total number of deficient housing
units occupied by low and moderate income households that have been
redistributed to Eatontown from designated areas. Prospective need is a projection
of the Borough share of low and moderate income housing needs based on

development and growth which is likely to occur in the housing region.

When these component’s are summed, Eatontown Borough has a fair share
housing need of 530 low and moderate income housing units as calculated by the
New Jersey Council on Affordable Housing and presented in the report entitled
“Municipal Number Summary” — 1993-1999 Low and Moderate Income Housing
Needs Estimates by County dated October 11, 1993.

COAH calculates that Eatontown has a present fair share need of 54 low and
moderate income housing units and a prospective need of 274 units for a total
need of 328 units for the period of 1987-1999. In addition to this, the prior cycle
prospective need (1987-1993) was 296 units. The total fair share need (total need
and prior cycle prospective need) is calculated as 624 units minus 80 filtered down
units, minus 13 conversion unit, minus 2 spontaneous rehabilitation units, plus 1
unit which was demolished to yield a pre-credited need of 530 units. No reductions

to the precredited need were calculated by the Council on Affordable Housing.

The 530-unit precredited need has two components: (1) a 27-unit rehabilitation
component; and (2) a 503 unit new construction or inclusionary component. COAH
regulations permit a municipality to reduce its rehabilitation component with
rehabilitation credits. COAH regulations permit a municipality to reduce its new
construction component via either credits with resale/rental controls; or credits
without controls. An analysis of the rehabilitation and new construction credits

follows.
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(24) Credits and Reductions for the 1987-1999 Fair Share: The
Borough may claim credits or reductions against the 1987-1999 housing obligation
based upon past production or zoning for affordable units. The categories of
available reductions and credits and their impact on the Eatontown Fair Share are
described below. Credit is available for each low or moderate income unit that has
been provided and satisfies COAH'’s rules and regulations. A reduction is a one for
one deduction of housing need based on a plan to construct, transfer, or zone for

low and moderate income units.
Rehabilitation

A municipality receives credit for rehabilitation of low and moderate income
substandard units performed subsequent to April 1, 1990. Units are eligible for

crediting if:

— They were rehabilitated up to the applicable code standard and the average
capital cost expended on rehabilitating the housing units was at least $8,000;

and

— The unit is currently occupied by the occupants who resided within the unit at
the time of rehabilitation or by other eligible low or moderate income

households

Credits for rehabilitation cannot exceed the rehabilitation component and can only
be credited against the rehabilitation component. The rehabilitation component in
Eatontown for the 1987 to 1999 fair share is 27 units. Five low and moderate
dwelling units in Eatontown have been rehabilitated subsequent to April 1, 1990 by
the Monmouth County Housing Improvement Program and are credits against the
Borough's fair share obligation. The Borough has entered into an agreement with
the County and will continue to satisfy its rehabilitation obligation through the
County program. The Borough collects affordable housing development fees and
will use the Borough Affordable Housing Trust Fund to fund future housing

rehabilitation within Eatontown.
Units Constructed Between 1980 and 1986 with Affordability Controls

A housing unit constructed and occupied between April 1, 1980 and December 15,

1986 is eligible for a credit as a “prior cycle credit” if the unit is specifically for lower
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income households and is subject to affordability controls. The Borough can claim
credit for one hundred ninety six (196) senior citizen apartment units in the

Meadowbrook development on Wyckoff Road.

“Prior cycle credits” are those credits granted by COAH for low and moderate
income units constructed between April 1, 1980 and December 15, 1986, when
COAH adopted its first round rules and numbers. Prior cycle credits may be
applied to a municipality’s 1987-1999 cumulative obligation. Prior cycle credits are
applied to the municipal obligation before any adjustments, such as a vacant land

adjustment.

The Borough of Eatontown is eligible
to receive 196 units of prior-cycle
credit from the Meadowbrook multi- i
family ~ senior  citizen  housing ﬁ::: E?I:I:J.II.J:-: 7

development on Wyckoff Road. The [ SSeSEE ”l -” “E TR

initial Certificate of Occupancy was

issued on June 12, 1981. The project

Meadowbrook Senior Citizen Apartments
receives funding from the U.S. (196 Dwelling Units)

Department of Housing and Urban Development (HUD) Section 8 Housing
Assistance Payments Program. Pursuant to the terms of the contract, the
occupants of Meadowbrook must be lower-income families (as defined by federal
requirements), of which at least 30 percent must be “very-low income” families.
The contract is renewable for additional five-year periods, up to a maximum of 40

years from the execution of the contract.

The Meadowbrook senior citizen housing development meets COAH's
requirements for crediting for prior-cycle credits pursuant to N.J.A.C. 5:93-3.2. The
units were occupied between April 1, 1980 and December 15, 1986, as verified
with a certificate of occupancy date. The units are currently occupied by low and
moderate-income households. Affordability controls are in place pursuant to COAH
requirements and the federal Section 8 Housing Assistance Payments Program.

The units are in sound condition.
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Units Constructed Between 1980 and 1986 without Affordability Controls

Credit is available for units constructed between April 1, 1980 and December 15,
1986 if documentation is provided that the unit is in sound condition and currently
occupied by a low or moderate income household. Such units need not be subject
to affordability controls. The Borough compiled documentation and conducted a
credits-without-controls survey in 2003 to 2004 of potentially eligible dwelling units.
The Court appointed Master in the Borough Mount Laurel litigation reviewed the
documented results of the survey. Based upon the survey and the Court Master’s
review, the Borough is entitled to five (5) credits for units constructed without
affordability controls between 1980 and 1986.

Alternative Living Arrangements

Alternative living arrangements are structures in which households live in distinct
bedrooms yet share kitchen and plumbing facilities, central heat, and common
areas. Alternative living arrangements include Class A, B, C, D and E boarding
homes regulated by the New Jersey Department of Community Affairs (DCA);
residential health care facilities regulated by the New Jersey Department of Health
(DOH); group homes for the developmentally disabled and mentally ill regulated by
the New Jersey Department of Human Services; and congregate care facilities.
Transitional facilities for the homeless are also eligible for credit as alternative
living arrangements, as long as the living arrangements include separate
bedrooms and not dormitories. The requirements for crediting of alternative living
arrangements are set forth in N.J.A.C. 5:93-5.8. The unit of credit for an alternative
living arrangement is the bedroom. Credits may be given for actual units or for
preliminary approval of alternative living arrangements or by entering into an
agreement for location of the facility with the provider of the facility. There are four
separate alternative arrangement facilities that are currently operating in
Eatontown. Three of those facilities, discussed below, are entitled to credit under
COAH rules.

— Homing Corporation (a.k.a. Spring House; 155 South Street): This facility
is a transitional residence for homeless women with children. The facility
contains seven (7) bedrooms for the residents and is not a dormitory. The

Homing Corporation has a fee for service contract with the Monmouth County
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Division of Social Services and the Monmouth County Board of Chosen
Freeholders to provide transitional housing for homeless woman with children.
Occupants must be receiving Temporary Assistance for Needy Families
(formerly known as welfare) and require emergency assistance. The facility is
open to women over 18 years of age. The facility is not age-restricted. The
facility is regulated by the NJ Department of Community Affairs as a Class C
boarding house. This facility meets COAH's criteria for crediting as an

alternative living arrangement.

— CPC Mental Health Services (37 Throckmorton Street): This facility is a

group home for the developmentally disabled that contains five (5) bedrooms.

The building was purchased and
renovated by CPC Mental Health
Services using capital funding
from the Department of Human
Services, Division of

Developmentally Disabilities.

The contracts providing the

CPC Mental Health Services Group Home

capital grant have a term of

twenty years and are renewable at the end of the initial term. The facility is
operated under contract with the Division of Developmental Disabilities.
Residents receive only social security income and meet COAH eligibility
standards for low-income households. Placements are made through the
Division of Developmentally Disabilities and are all adults 21 years of age and
over. The facility is not age-restricted for seniors. This facility meets COAH's

criteria for crediting as an alternative living arrangement.

— Collaborative Support Programs (65 Broad Street): The facility provides
supportive affordable housing for persons with disabilities and contains four
(4) bedrooms. The facility is a HUD Section 811 Supportive Housing Project.
The owner of the facility, the Broad Street Development Corporation, Inc.,
received capital funding from HUD to purchase and rehabilitate the building.
Pursuant to the terms of the funding agreement and mortgage, the project
must be operated as rental housing for very low income disabled persons for

not less than 40 years. The Broad Street Development Corporation was
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established by Collaborative Support Programs of New Jersey, Inc., which

operates the facility. Collaborative is a provider licensed by the Division of

Mental Health Services in the NJ Department of Human Services. Residents

must qualify as very low-income persons with disabilities pursuant to the

requirements of the HUD Section 811 program. The facility is not age

restricted. Residents must be adults, 18 years and older. This facility meets

COAH's criteria for crediting as an alternative living arrangement.

The information for each of the group homes is summarized in the following table:

TABLE D-21: ALTERNATIVE LIVING ARRANGEMENTS

Rental Total
Facility Tvoe Oper- BR Year | Cred- | Bonus Cred-
Location yp ator Open its | Cred- .
= Its
its4
Transitional The
155 South St, |fesidencefor | Hom- | a0 g 7 | 1
homeless women| ing
with children Corp.
CPC
Group home for | Mental
37 Throck- developmentally | Health | 5 1992 5 5 10
morton Ave. )
disabled Ser-
vices
Supportive CO"‘T"b'
orative
affordable Sup-
65 Broad St. | housing for Oft 4 | 1999 | 4 4 8
persons with Igro-
disabilities
grams
Totals N/A N/A 16 N/A 16 16 32

Together, the three eligible alternative living arrangement facilities provide the

Borough with a total of 16 units of credit toward its affordable housing obligation.

In addition, each of the three facilities also qualifies as rental units pursuant to

COAH’s requirements and is eligible for two for one rental bonus credits. With the

16 additional rental bonus credits, the Borough is eligible for a total of 32 units of

credit for these three alternative living arrangement facilities.

In addition to the three creditworthy facilities discussed above, Eatontown has a

fourth facility which, although not technically creditworthy, certainly meets the

needs of the poor.

64 Each of the facilities listed in the Table D-21 qualify for 2:1 rental bonus credits pursuant to COAH's criteria.
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— Devereux Foundation (9 Woodmere Drive): The facility is a group home for
the developmentally disabled that contains three (3) bedrooms. The facility
was purchased and renovated by the Devereux Foundation using capital
funding from the Department of Human Services, Division of Developmentally
Disabilities. The contracts providing the capital grant have a term of twenty
years and are renewable at the end of the initial term. The facility is operated
under contract with the Division of Developmental Disabilities. Residents
receive only social security income and meet COAH eligibility standards for
low-income households. The facility is open to disabled persons high school
age through adult. Currently, there is one adult (22 years of age) residing in
the facility. The facility is not age-restricted for seniors. Pursuant to COAH's
criteria, group homes that are targeted to non-adult residents cannot receive
COAH credit. Consequently, the Borough is not seeking credit for this facility
at this time. However, this facility meets a lower income housing need and if
the status of this facility or COAH's policy changes, the Borough may seek

credit for the facility in the future.

There is one transitional facility (the
Pan American Motel — Route 35
North) in Eatontown utilized by
Monmouth County to house welfare
clients. While COAH traditionally has

not credited such transitional facilities

in the past, the existence of such a

Pan American Motel

facility in the Borough clearly Transitional Housing
addresses the housing needs of the very poor and is another example of the

accessibility of the Borough to the poor.
Reductions for Units Zoned for by the Municipality but not Built

An additional eighty (81) affordable senior citizen dwelling units (Meadowbrook I1)
are planned adjacent to the existing Meadowbrook | housing development in the
R-20 RSC zone district.

The R-20 RSC district is zoned to permit senior citizen housing and the Borough

Planning Board has given conceptual approval to Meadowbrook Il. The planning
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for Meadowbrook Il preceded the institution of the builder’s remedy suit against the
Borough in 1999.

The Borough should be given a reduction for the eighty-one (81) additional

affordable age restricted rental housing that it has planned.
Reduction for Units Transferred under a Regional Contribution Agreement

No units have been transferred by Eatontown to another municipality in the
housing region through a regional contribution agreement. Therefore, no
reductions have been claimed under this category.

Lower Income Households Protected by Life Rights

The Laurel Gardens apartment development consists of dwelling units that have
been converted from rental to cooperative ownership. Of the units converted in the
period 1980 to 1986, a certain number of tenants were granted life rights to the
existing apartments. Of the units that were granted life rights, 30 of the residents
were lower income. The form of tenure was created along with controls to
specifically protect the occupancy of lower income residents. Technically, however,
Laurel Gardens does not qualify for credit under COAH's rules. However, the life
rights granted to lower income residents is another example of the accessibility of

the Borough to the poor.

Affordable Housing Disposition Program

The Stony Hill apartment complex in
Eatontown was constructed in 1965.
By 1990, the complex had gone into
receivership. The development was
ultimately acquired by the Resolution
Trust Corporation (RTC) in January
1992. In March 1994, the RTC sold

Stony Hill Apartments
the faC”'ty to New Communlty 376 Total Dwelling Units (132 Affordable)

Corporation (NCC), a non-profit corporation located in Newark, New Jersey. The

sale of the property was undertaken in accordance with the federal Affordable
Housing Disposition Demonstration Program. Under the program, multi-family

housing that the Resolution Trust Corporation and other federal agencies had
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acquired from failed savings and loans was made available for purchase to non-
profit organizations and government agencies, subject to a rental set-aside of the

housing units for lower income families.

The New Jersey Mortgage and Housing Finance Agency (NJMHFA) assisted in
NCC'’s acquisition of the property by providing closing cost and down payment
financing. According to the NJMHFA, the newly controlled affordable rental units in
Stony Hill were seen as a way to address New Jersey's affordable housing need
as established by COAH.

The Affordable Housing Disposition Program requires that a percentage of the
units be set aside and affordable to “low” and “very low” income households. In
accordance with the requirements of the program, the Stony Hill complex is subject
to a land use restriction agreement executed on March 30, 1994 between the
Resolution Trust Corporation (RTC) acting as the seller, and New Community
Stony Hill, Inc., acting as the buyer. The land use restriction requires that the
owner of Stony Hill and its successors in title make 132 dwelling units available for
households with incomes that do not exceed 80% of the area median income.
Seventy-six of the 132 units are available to low-income households earning less

than 50% of the area median income. The term of the agreement is forty years.

In February 1997, Stony Hill was purchased from NCC by Stony Hill Apartment
Associates, LLC, a subsidiary corporation of the Kamson Corporation. The controls
and monitoring provisions remain in place pursuant to the original deed restriction.
The owner and operator of the facility is required to submit monthly monitoring
reports to confirm at least 132 units are affordable units in accordance with the

requirements of the program.

The Fair Housing Act requires that “Municipal fair share shall be determined after
crediting on a one-to-one basis each current unit of low and moderate income
housing of adequate standard, including any such housing constructed or acquired
as part of a housing program specifically intended to provide housing for low and
moderate income households” (N.J.S.A. 5:27D-307.c.(1)) (emphasis added).

The Act further requires that the New Jersey Mortgage and Housing Finance
Agency (NJMHFA) establish affordable housing programs to assist municipalities
in meeting the obligation to provide affordable housing (N.J.S.A. 5:27D-321) and it
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authorizes the NJMHFA to make grants and loans to “municipalities, housing
sponsors, and community organizations to encourage development of innovative
approaches to affordable housing” (N.J.S.A. 5:27D-321.d(5)). One such innovative
approach the Legislature sought to encourage is “demonstration projects to
develop new and better techniques and methods for increasing the supply, types,
and financing of housing and housing projects” for affordable housing. ((N.J.S.A.
5:27D-321d(5(b)).

The Stony Hill project is exactly what the Legislature described in the Act that
created COAH. It is clearly “housing constructed or acquired as part of a housing
program specifically intended to provide housing for low and moderate
households.” It is housing financed by the NJMHFA as part of its attempt to
“encourage” development of “innovative approaches” to affordable housing.
Finally, it represented a “technique and method for increasing the supply, types,

and financing of housing and housing projects in the state.”

Stony Hill addresses the needs of low and moderate households for affordable
housing no less than if the Borough had re-zoned a parcel and required the
developer to reserve rental units for low and moderate households for 30 years.
Indeed, Stony Hill advances the interests of lower income families even more since
the deed restrictions are for 40 years and since more than 50 percent of the

affordable units are reserved for low income households.
Stony Hill provides 132 credits against the Borough obligation.
Rental Bonus Credits for Non-Age Restricted Units

The Borough is eligible to receive rental bonus credits for rental units up to its
current rental obligation. If the rental units are not restricted to seniors, they are
eligible for the two-for-one bonus credits. The Borough addresses this obligation
through the 16 units of group homes and the Stony Hill affordable rental

development.

The 16 units of alternative living arrangements in the Borough meet COAH’s
criteria and qualify for two for one rental bonus credits. | n addition, 60 of the rental
units at Stony Hill controlled under the terms of the Affordable Housing Disposition
Program qualify for two for one rental bonus credits. Consequently, the Borough is

eligible to receive a total of 76 rental bonus credits, including 16 rental bonus
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credits for its alternative living arrangement facilities and 70 rental bonus credits for
Stony Hill.

Mobile Homes

Eatontown, in contrast to Mount Laurel Township which has no mobile home
parks, has three such parks that provide 349 units of housing. Each year, a
number of older mobile homes in the Eatontown trailer parks are replaced with
newer units. The units are subject to the Borough rent stabilization program to
ensure affordability. The Borough rent stabilization program and the replacement
homes are examples of the accessibility of the Borough effort to maintain and
provide an affordable housing stock in standard condition for the benefit of lower

income households.
Section 8

Units that are subject to Section 8 certificates issued by the Department of
Housing and Urban Development are affordable units. COAH traditionally has not
granted credits for Section 8 Certificates under circumstances where the
certificates attach to a household as compared to a structure. While no Section 8
certificates exist that attach to units, at least 24 such certificates exist that attach to
households. The existence of so many low and moderate income households who
reside in Eatontown as a result of this program also helps distinguish the Borough

as a particularly accessible community to the lower income.

(25) Fair Share Compliance: The Borough of Eatontown is nearly fully
developed. As a result of four decades of inclusionary zoning policies, the Borough

has a large stock of affordable housing in sound condition.

The Council on Affordable Housing estimated the Borough obligation for affordable
housing for the period 1987-1999 is 530 units. As shown in the following Fair
Share Compliance Table, affordable housing activity in the Borough is projected to
yield in excess of three (3) dwelling units against the Township fair share

obligation.
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TABLE D-22: 1987-1989 FAIR SHARE COMPLIANCE SUMMARY

Credits
New Construction Component 503
Rehabilitation Component 27
Total Precredited Need 530
Rehabilitation Component 27
Rehabilitation Program Credits/Reductions® -27
Net Rehabilitation Component 0
New Construction Component 503
Meadowbrook Prior Cycle Credits -196
Credits without Controls -5
Alternative Living Arrangements -16
Rental Bonus Credits for Alternative Living Arrangements -16
Stony Hill Apartments -132
Stony Hill Rental Bonus Credits -60
Meadowbrook 166 -81
Net New Construction Component -3

The Borough of Eatontown is a compliant municipality pursuant to the
requirements of the Mount Laurel Doctrine and the State Fair Housing Act. The
Borough reserves the right to document and claim any additional credits or
reductions, or vacant land adjustments that it may be entitled to pursuant to law or

applicable regulations.

(26) Consideration of Developer Lands: The Borough housing element is
required to consider lands of developers who have expressed a commitment to

provide low and moderate income housing.
Orchard Hill Estates

Orchard Hill Estates filed litigation claiming a builders remedy to provide lower
income housing on Block 94 Lot 2 located on Route 36 and Grant Avenue
(approximately 7.2 acres) and Block 99 Lot 2 on Grant Avenue (approximately 5.6

acres). The claim on this tract has been withdrawn.
Weston Associates

Weston Associates filed litigation claiming a builder's remedy to provide lower

income housing on Block 111, Lot 2.01 located on Route 35 and Weston Place.

6 Credit is supported by inclusion in this plan of the Weston site (Block 111, Lot 2.01) as an affordable housing site, which will make a payment in
lieu of construction of affordable housing.

8 Credit is supported by inclusion in this plan of the Weston site (Block 111, Lot 2.01) as an affordable housing site, which will make a payment in
lieu of construction of affordable housing.
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The tract is approximately 19.7 acres and is currently developed as a golf driving
range and store. In settlement of the litigation and in lieu of construction of lower
income affordable housing at this site, the Borough should establish the site as a
Mount Laurel contribution zone and make development within the zone subject to
the payment by the developer of a fee in lieu of construction of affordable housing.
The Borough will apply the fee to fund other local affordable housing activities, as
determined by the Borough. The Borough should enter into a settlement
agreement to resolve the litigation on this property by permitting the construction of
a maximum of 120 attached single family dwelling units on the site, provided the
developer pays a Mount Laurel fee into the Borough affordable housing trust fund
in lieu of constructing twenty percent (20%) of the units as affordable units. The

amount of the fee would be established within the settlement agreement.
American Properties

American Properties filed litigation claiming a builders remedy to provide lower
income housing on Block 135 Lot 3 (approximately 8.3 acres) and Block 136.01
Lot 1 (approximately 1.5 acres). Both lots are on Old Deal Road. The American
Properties site is part of a single-family residential area and should be designated
as a site for development of single family detached housing. In lieu of construction
of lower income affordable housing at this site, the Borough established the site as
a Mount Laurel contribution zone and made development within the zone subject
to the payment by the developer of an increased fee to be used in funding other
local affordable housing activities, as determined by the Borough. The Borough
entered into a settlement agreement to resolve the litigation on this property by
permitting the construction of a maximum of thirty-one single family detached
dwelling units on the site, provided the developer pays a Mount Laurel fee into the
Borough affordable housing trust fund. The amount of the fee increase is

established by a formula included within the settlement agreement.

(27) Adoption of a Development Fee Ordinance to Fund Affordable
Housing: The New Jersey Supreme Court has determined that mandatory
development fees enacted by a municipality and dedicated to funding local
affordable housing activities are statutorily and constitutionally permissible. The

Council on Affordable Housing has promulgated rules and guidelines for such fees.
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The Borough has enacted a developer fee ordinance to provide funding for local
affordable housing activities such as, but not limited to, rehabilitation of low and
moderate income housing units and underwriting the construction of additional
affordable age restricted rental units in Eatontown.
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b)

2005 Housing Plan Element and Fair Share Plan Amendment®’: The
Borough of Eatontown, Monmouth County, has prepared this amendment to the Borough
Master Plan Housing Plan Element and Fair Share Plan in accordance with the New

Jersey Municipal Land Use Law and the State Fair Housing Act.

The Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq., requires that a municipal
master plan include a Housing Plan Element in order for the municipality to exercise the
power to zone and regulate land use. The Housing Plan Element and Fair Plan is
adopted by the Borough Planning Board and endorsed by the Borough Council prior to
the submission of a municipal petition to the New Jersey Council on Affordable Housing
(COAH) for substantive certification of the Housing Plan Element and Fair Share Plan
pursuant to N.J.A.C. 5:95-3. The Housing Plan Element and Fair Share Plan are drawn
to achieve the goal of meeting the Borough obligation to provide for the Borough fair

share of the regional need for affordable housing.

This amendment to the Borough Housing Plan Element and Fair Share Plan, as originally
adopted in 2000 and subsequently revised in 2002 and 2004, is a further revision that
addresses the planning requirements of the Substantive Rules of the New Jersey Council
on Affordable Housing for the Period Beginning on December 20, 2004 (N.J.A.C. 5:94 et

seq.).

(1) Background to this Housing Plan Element Amendment: The
Borough of Eatontown adopted a new Housing Plan Element and Fair Share Plan
on May 30, 2000. The Borough amended the Housing Plan Element on February
21, 2002, and again on November 22, 2004,

On November 2, 2005, Judge Robert A. Coogan, J.S.C., issued a Final Judgment
of Compliance and Repose to the Borough pursuant to a settlement of Mount
Laurel 11 litigation in the matter of Weston Associates, LLC, et al. vs. Borough of
Eatontown®8, The Court reviewed the Borough Housing Plan Element and Fair
Share Plan as amended in November 2004 and concluded that the Borough plan
fully discharged and satisfied Eatontown’s first and second round fair share

obligation for affordable housing for the period 1987 to 1999. The Court further

67 This section presents the Borough Housing Plan Element and Fair Share Plan Amendment, as prepared by Richard Cramer, PP, AICP and
adopted by the Borough on November 28, 2005.

8 \Weston Associates, LLC, et al, Plaintiffs, vs. Borough of Eatontown, county of Monmouth, et al, Defendants. Superior Court of New Jersey Law
Division: Monmouth County Docket No.: L 5794-99 Civil Case (Mount Laurel II). Final Judgment of Compliance and Repose: November 2, 2005.
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(2)

determined that the Borough plan created a surplus of three dwelling units that
could be applied to the Borough third round obligation for the period from 2004 to
2014. The Court granted repose to the Borough from further Mount Laurel litigation
until December 20, 2005, during which time the Borough would address the
conditions of the Final Judgment. During that time the Borough would also prepare
a plan to address the Borough third round affordable housing obligation for the
period from 2004 to 2014 pursuant to the Substantive Rules of the New Jersey
Council on Affordable Housing for the Period Beginning on December 20, 2004
(N.JA.C. 5:94).

The Borough has prepared this plan as a further amendment to the Borough
Master Plan Housing Element and Fair Share Plan as amended on November 22,
2004 and approved by the Court. This amendment supplements the Borough
Housing Element and Fair Share Plan to address the Borough third round
affordable housing obligation. The Borough plan, as adopted and amended on
November 22, 2004 addressing the first and second round housing obligation and
as approved by the Court, shall remain in full force and effect and is unchanged by

this supplemental amendment.

Housing Plan Element Amendment Content: The COAH rules that
became effective on December 20, 2004 specify that the municipal obligation for
affordable housing for the period from 2004 to 2014 will consist of three
components. The first component is the rehabilitation share, which is a measure of
deficient housing occupied by low and moderate income households. The second
component is any remaining prior round obligation for the new construction of
affordable housing for the period from 1987 to 1999. The third component is the
“growth share” for the new construction of affordable housing from 2004 to 2014.
Growth share links the actual production of affordable housing to the municipal
development and growth that occurs from 2004 to 2014. For every eight (8)
market-rate residential units constructed, the Borough is obligated to provide one
(1) unit that is affordable to low and moderate income households. In addition,
every 25 jobs created from new nonresidential construction within the Borough will
necessitate the provision of one (1) additional unit of low and moderate income

housing.
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COAH calculates that the Borough of Eatontown’s rehabilitation share is twelve
(12) units. The Borough's remaining first and second round 1987 to 1999
obligation for new construction is five hundred three (503) affordable units. The
1987 to 1999 obligation is addressed in the Borough Housing Element as
amended in November 2004 and approved by the Court. This supplemental plan
amendment projects the Borough's growth share for the third round (2004 to
2014), which results in an additional obligation for the construction of sixty nine

(69) new affordable dwelling units.

As required by COAH's rules, the third round growth share projection is based
upon current development trends, and recent and anticipated applications and
approvals. This plan amendment further provides that the Borough will address its
total third round obligation by rehabilitation of existing housing within the Borough;
by entering into a Regional Contribution Agreement (RCA) to transfer a portion of
the Borough’s third round new construction obligation; by expanding an existing
alternative living arrangement; and by the enactment of a growth share ordinance

to require the construction of affordable housing.

The supporting information provided in or submitted with this plan amendment
includes, as required by N.J.A.C. 5:94-2.2:

1. A projection of the Borough's probable future construction of housing for ten
years covering the period from January 1, 2004 through January 1, 2014

based upon the following information for residential development:
i.  Certificates of occupancy issued since January 1, 2004;

ii. ~ Construction and demolition permits issued and projected;
ii. Approvals of applications for development; and

iv. Historic trends, of, at least, the past ten years, which shall include

demolitions and certificates of occupancy issued.

2. An analysis of the existing jobs and employment characteristics of Eatontown,
and a projection of the probable future jobs and employment characteristics of
Eatontown for the ten years covering the period from January 1, 2004 through
January 1, 2014, based upon the following information on nonresidential

development:
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i.  Certificates of occupancy issued since January 1, 2004;
ii. -~ Construction and demolition permits issued and projected;

ii. Approvals of applications for development including a breakdown of
nonresidential projections by use group as outlined in Appendix E of
N.J.A.C. 5:94.

iv. Historic trends, of the past ten years, including demolitions and certificates

of occupancy issued.

3. An analysis of the capacity of the Borough to accommodate residential and
nonresidential growth projections consistent with the municipal growth

projections.

4. Growth projections for 2015. The Borough plan amendment includes
household and employment growth projections used to determine the
Borough'’s growth share obligation. Since the State Plan Projections for 2015
pursuant to N.J.A.C. 5:94-2.2(a)4 were not available when the Borough
prepared this Housing Element, the Borough evaluated the most recent
municipal population, household, and employment growth projections
published by the Borough's metropolitan planning organization (the North
Jersey Transportation Planning Authority (NJTPA)). COAH requires
consideration of the NJTPA projection as the minimum replacement for the
State Planning Commission Plan projections. The Borough evaluation of the
NJTPA projections indicates that the NJTPA projections are unreliable as
applied to Eatontown. The NJTPA projections do not take into account the
significant job loss that will result from the closure of Fort Monmouth in
Eatontown. Fort Monmouth is a United States Army installation that is
scheduled for closure in the period 2004 to 2014. In addition, the NJTPA
projections are based on dated land use information that overstates the vacant
developable land supply that is zoned for nonresidential development. This
Housing Element includes the justification for the alternative projection

presented in this plan for the Borough nonresidential growth share.

(3) An Analysis of Demographic, Housing and Employment
Characteristics: As required by N.J.S.A. 52:27D-310, all housing elements
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must contain a discussion of the community’s demographic, housing, and
economic characteristics. In fulfillment of this requirement, the following sections
profile the Borough of Eatontown with information obtained from the US Census
Bureau, the North Jersey Transportation Planning Authority, and the New Jersey

Department of Labor and Workforce Development.
Eatontown’s Demographics

The Borough of Eatontown had a population of 14,008 residents at the time of the
2000 US Census. This figure represents a 1.5 percent increase over the 1990 US
Census population figure of 13,800. This is significantly less than that of
Monmouth County, which grew by 11.2% during the same period. However, it is
important to note that the County’s high growth rate has not been sustained; in the
years between 2000 and 2005 it has decreased significantly. Currently, the County
is growing at a rate two (2) percent faster than the Borough. Table D-23, as shown
below, highlights the rate of growth experienced by the Borough of Eatontown and
Monmouth County during the 1990s and beyond.

TABLE D-23: POPULATION TRENDS (1990-2005)

Percent | Percent
Change | Change
(1990- (1990-
2000) 2000)
Borough of Eatontown 13,800 14,008 14,280 15 1.9
Monmouth County 553,124 | 615,301 | 639,500 11.2 39

Source: US Census Bureau, North Jersey Transportation Planning Authority

1990 2000 2005

As indicated by the North Jersey Transportation Planning Authority's (NJTPA)
population projections for the Borough and Monmouth County, the population for
the Borough and the County at large will continue to grow, though the County will
grow at a slower rate than experienced during the 1990s, reaching 2030
populations of 14,470 and 713,000, respectively. In addition, the NJTPA projects
that Eatontown’s population will grow by only 3.3 percent from 2000 to 2030, which
is significantly less than the rate of 15.9 percent projected for the County, but more

than the rate of 1.5 percent experienced by the Borough during the 1990s.

According to the 2000 US Census, the Borough of Eatontown’s population is
comprised of 5,780 households, with an average household size of 2.35 members.

The median age of the Borough's population is 36.6 years, which is less than that
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of Monmouth County (37.7 years) and the State of New Jersey (36.7 years). With
regard to the percentage of population aged 65 years and over, Eatontown has the
highest percentage with 13.3 percent; the percentage of population aged 65 years
and over in Monmouth County and the State of New Jersey is 12.5 percent and
13.2 percent, respectively. In addition, the median household income of
Eatontown’s households is $53,833, which is less than the respective figures for

the State and the County. These indicators are exhibited in Table D-24:

TABLE D-24: DEMOGRAPHIC INDICATORS (2000)

Number | Average pecelt Median
. of Popu-

of House- | Median lati House-

ation

House- hold Age > 65 hold

holds Size = Income

years
Borough of Eatontown 5,780 2.35 36.6 13.3 $53,833
Monmouth County 224,236 2.70 37.7 12,5 $64,271
New Jersey 3,064,645 2.68 36.7 132 $55,146

Source: US Census Bureau

As shown above, 13.3 percent of Eatontown’s 2000 population was aged 65 years
and over. More detailed information regarding the distribution of Eatontown's

population among different age cohorts is presented in Table D-25:

TABLE D-25: POPULATION BY AGE (2000)

Number Percent
Under 5 Years 958 6.8
510 9 Years 913 6.5
10 to 14 Years 894 6.4
1510 19 Years 688 49
20 to 24 Years 735 5.2
25t0 34 Years 2,377 17.0
35 to 44 Years 2,532 18.1
45 to 54 Years 1,932 13.8
55 to 59 Years 675 4.8
60 to 64 Years 437 3.1
65 Years or More 1,867 13.3

Source: US Census Bureau
Eatontown’s Housing Stock
The housing stock characteristics in the Borough of Eatontown include the number

and type of housing units, occupancy/household characteristics, age (the year the

structure was built), condition of units, purchase or rental value of units, units
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affordable to low and moderate income housing, and rate of construction. Table D-

26, located on the next page, lists these characteristics:

TABLE D-26: HOUSING CHARACTERISTICS (2000)

| Number |  Percent
Housing Units
Number of Units 6,333 100.0
Occupied Housing Units 5,777 91.2
Number of Units (1990) 6,093 100.0
Vacant Housing Units 556 8.8
Occupancy/Household Characteristics
Number of Households 5,780 100.0
Persons per Household 2.35 N/A
Family Households 3,447 59.6
Non-Family Households 2,333 40.4
Householders 65 Years or More 576 10.0
Year Structure Built
1999 to March 2000 40 0.6
1995 to 1998 198 31
1990 to 1994 357 5.6
1980 to 1989 1,090 17.2
1970 to 1979 1,156 18.3
1960 to 1969 1,474 23.3
1940 to 1959 1,451 22.9
1939 or Earlier 567 9.0
Condition of Units
Lacking Complete Plumbing Facilities 31 05
Lacking Complete Kitchen Facilities 6 0.1
Home Value (Owner Occupied Units)
$300,000 or More 240 10.2
$200,000 to $299,999 650 27.6
$150,000 to $199,999 760 23.3
$100,000 to $149,999 599 25.4
$50,000 to $99,999 55 2.3
$0 to $49,000 51 2.2
Median Value $178,200 N/A
Rental Value (Renter Occupied Units)
$1,000 or More 368 12,5
$750 to $999 1,097 37.3
$500 to $749 956 325
$200 to $499 171 5.8
Less than $200 109 3.7
No Cash Rent 239 8.1
Median Rent $766 N/A

Source: US Census Bureau

Eatontown had a total of 6,333 housing units according to the 2000 US Census.
This was an increase of 240 units since the 1990 US Census, which reported a
total of 6,093 units. Of the total dwellings, 556 units were listed as vacant in 2000.

In addition, 49.2 percent of the housing units in the Borough of Eatontown were
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owner occupied. With respect to rental housing, 50.8 percent of the Borough’s

housing units were renter occupied.

According to the 2000 US Census, Eatontown had a total of 5,780 households. Of
the total number of households 3,447 were family households (59.6 percent) and
2,333 (40.4 percent) were non-family households. A non-family household consists
of a householder living alone or where the household shares the home exclusively
with people to whom he or she is not related. Householders 65 years of age or

older accounted for 576 (10.0 percent) of the households in Eatontown.

The Borough’s housing stock is aging but is well maintained and in overall good
condition. Approximately 9.0 percent, or 567, of the 6,333 housing units in
existence in March 2000, were built prior to 1939. Between 1940 and 1959, a total
of 1,451 units were constructed which accounts for 22.9 percent of the current
housing stock. Between 1960 and 1969, 1,474 housing units or 23.3 percent of the
housing stock was constructed. A total of 1,156 (18.3 percent) housing units were
constructed between 1970 and 1979, and between 1980 and 1989, 1,090 (17.2
percent) housing units were constructed. Between 1990 and March 2000, 595 or

9.3 percent of the Borough’s housing units were constructed.

The Borough’s housing stock is in good condition. This is evidenced by the fact
that the Borough’s rehabilitation share, as calculated by COAH, is 16. In addition,
just 31 units (0.5 percent) lack complete plumbing facilities, and just 6 (0.1
percent) of the housing units lack complete kitchen facilities. A total of 212 (3.7
percent) of the occupied units reported overcrowded conditions (1.01 persons or
more per room). The overcrowded units and those lacking complete plumbing or

kitchen facilities represent a very small portion of the total housing stock.

The 2000 median value of the owner occupied housing units in Eatontown was
$178,200. Of this total, 51 units or 2.2 percent had a value less than $50,000, 55
or 2.3 percent had a value between $50,000 and $99,000, 599 units or 25.4
percent had a value between $100,000 and $149,000, 760 or 23.3 percent had a
value between $150,000 and $199,000, 650 or 27.6 percent had a value between
$200,000 and $299,999 and 240 or 10.2 percent had a value of $300,000 or

greater.
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The 2000 median gross monthly rent was $766 for rental housing units in the
Borough of Eatontown. Of the 2,940 renter occupied units reporting monthly rental
rates, 239 reported no cash rent, 109 had a monthly rate less than $200, 171 had
a monthly rate between $200 and $499, 956 units had a monthly rental rate
between $500 and $749, 1,097 units had a monthly rental rate of $750-$999 and

368 units had a monthly rental rate of $1,000 or more.

With regard to the affordability of these housing units to low and moderate income
households, it should be noted that 72.8 percent of the selected monthly owner
costs displayed on the next page in Table D-27 are less than 30 percent of the
1999 household income. In addition, 63.7 percent of all renters spend less than 30
percent of their household income on their housing. The criterion for housing
affordability is that no more than 30 percent of the gross income should be
allocated for housing costs.

TABLE D-27: HOUSING AFFORDABILITY AS A PERCENTAGE
OF 1999 HOUSEHOLD INCOME

|  Number |  Percent
Selected Monthly Owner Costs
Less than 15% 713 30.3
15% to 19% 402 17.1
20% to 24% 391 16.6
25% to 29% 207 8.8
30% or More 628 26.7
Gross Rent
Less than 15% 650 22.1
15% to 19% 562 19.1
20% to 24% 405 13.8
25% to 29% 256 8.7
30% or More 797 27.1

Source: US Census Bureau
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Eatontown’s Employment Characteristics

At the time of the 2000 US Census, 7,768, or 70.3 percent, of Eatontown’s
population aged 16 years old and over was engaged in the labor force. Table D-28

describes the varied activities of this segment of the population.

TABLE D-28: OCCUPATION OF EMPLOYED CIVILIAN POPULATION

AGED 16 AND OVER (2000)

Occupational Category Number Percent
Management, Professional, and Related 3,215 44.8
Service 958 13.3
Sales and Office 2,046 28.5
Farming, Fishing, and Forestry 0 0.0
Construction, Extraction, and Maintenance 384 5.3
Production, Transportation, and Material Moving 579 8.1

Source: US Census Bureau

The two largest occupational groups within the civilian labor force in 2000 were

Management, Professional, and Related Occupations, and Sales and Office

Occupations. With regard to the income earned by Eatontown's households for

activity in these and other occupational groups, Table D-29 provides relevant

income information.

TABLE D-29: HOUSEHOLD INCOME (1999)

Number Percent
Less than $10,000 364 6.3
$10,000 to $14,999 285 4.9
$15,000 to $24,999 442 7.6
$25,000 to $34,999 689 11.9
$35,000 to $49,999 895 15.4
$50,000 to $74,999 1,250 215
$75,000 to $99,999 850 14.6
$100,000 to $149,999 729 12.6
$150,000 to $199,999 210 3.6
$200,000 or More 93 1.6
Median Household Income $53,833 N/A

Source: US Census Bureau

Per Capita Income within the Borough in 2000 was $26,965 while the median

household income was $53,833. A total of 1,091 households reported income of
less than $25,000, or 18.8 percent of the households. A total of 689 households
reported income between $25,000 and $34,999 or 11.9 percent of the households.
A total of 895 households reported income between $35,000 and $49,999 or 15.4
percent. A total of 1,250 reported income between $50,000 and $74,999 or 21.5
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(4)

percent. A total of 850 households reported income of $75,000-$99,999 and 1,032
households reported income of $100,000 or more. The median household income
and the per capita income of the municipal population were less than the median
and the per capita income at the State level. With respect to per capita income,
Eatontown is in the lower half of the State’s municipalities and ranks 276 out of
566 municipalities (Source: New Jersey Department of Labor and Workforce

Development).

Growth Share Projection: COAH's Third Round Substantive Rules
introduce the concept of a growth share projection. As explained in N.J.A.C. 5:94-
1.1.d, growth share is generated by statewide residential and non-residential
growth during the period from 1999 through 2014, and delivered from January 1,
2004 to January 1, 2014. Consequently, for every eight (8) market-rate residential
units constructed, the municipality is obligated to provide for one (1) unit that is
affordable to low and moderate income households. In addition, every 25 jobs
created within the municipality necessitates the provision of one (1) additional unit

of low to moderate income housing.
The following pages detail the calculation of Eatontown’s growth share.
Growth Share Projection: Detail

In order to project the Borough’s Growth Share Projection, the Borough obtained
the required historical data on the number of residential and nonresidential
certificates of occupancy and demolition permits issued within the Borough during
the last decade from the Department of Community Affairs, Division of Codes and
Standards, as well as the Borough's Construction Office. The following tables

display the historical data.

TABLE D-30: RESIDENTIAL CERTIFICATES/PERMITS ISSUED (NUMBER)

1996 | 1997 | 1998 | 1999 | 2000 | 2001 | 2002 | 2003 | 2004
COs 30 44 24 17 9 3 54 41 38
DEMs 6 0 7 0 1 2 4 2 1
Source: DCA, Division of Codes and Standards, Borough Construction Office
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TABLE D-31: RESIDENTIAL CERTIFICATES/PERMITS ISSUED
(SQ. FT., BY USE GROUP)

| 1996 | 1997 | 1998 | 1999 | 2000 [ 2001 | 2002 | 2003 | 2004

Group B (Office

COs | 8,370 0 [40,000 |228,751| 74,702 | 8,396 | 68,210 [206,901| 24,983
DEMs 0 0 3 0 3 0 2 0 0
Group M (Mercantile)

COs |77161] O 0 0 0 |50,800[33940| 0 12235
DEMs 0 0 0 1 0 1 0 0 0
Group F (Industrial)

COs 0 2,568 0 0 |63675] 0 (49,726 0 |22,000
DEMSs 0 2 0 0 1 0 2 0 0
Group S (Storage)

COs |34,308| 3,200 | 32,493 |103,875| 0 |94675| O 0 0
DEMs 0 0 0 0 0 0 0 0 0
Group H (High-Hazard)

COs 0 0 0 0 0 0 0 0 0
DEMs 0 0 0 0 0 0 0 0 0
Group Al (Assembly)

COs 0 0 0 0 0 0 0 0 0
DEMs 0 0 0 1 0 0 0 0 0
Group A2 to A4 (Assembly)

COs 0 0 5,310 0 0 9,945 | 9,000 0 798
DEMs 0 0 1 0 0 1 0 0 0
Group E (Educational)

COs 0 0 0 9,833 0 0 0 0 0
DEMs 0 0 0 0 0 0 0 0 0
Group | (Institutional)

COs | 26,700 (20,000 O 0 0 0 0 0 0
DEMs 0 0 0 0 0 0 0 0 0
Group R1 (Accommodation)

COs 0 0 0 0 0 0 295 0 [89,616
DEMs 0 0 0 0 0 0 0 0 0

Source: DCA, Division of Codes and Standards, Borough Construction Office

In addition, the calculation of the Growth Share Projection requires an estimate of
the future residential and nonresidential development anticipated to occur within
the Borough from 2005 to 2013. There are two (2) approved residential
developments (Park View Estates and Parker Woods) which the Borough
anticipates will build out within the projected period. The Borough further
anticipates a 120 unit residential project will be constructed by American
Properties along the planned connector road between Industrial Way East and
Route 35. In addition, the Borough expects Weston Village will build within the
projected period. Weston Village is a 120-unit project addressed in the 2005 Final

Judgment of Compliance and Repose issued by Judge Coogan. Pursuant to the
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Judgment, Weston will be making a contribution to the Borough's affordable
housing trust fund equivalent to a 20% set aside for affordable housing. As part of
the Court approved Settlement Agreement between Eatontown and Weston, the
Court determined that Weston Village shall not create a third round housing
obligation for the Borough. In addition, the Borough projects that there will be an
expansion of the Meadowbrook development, as well as an expansion of eight (8)

units at the Spring House.

With regard to non-residential development, it is anticipated that the Borough will
realize its buildout of 440,987 additional square feet of floor area dedicated to a
variety of non-residential uses, which has been calculated by T&M Associates for
the Borough and is detailed in the March 10, 2005 Vacant Land Analysis and
Employment Projections report that is submitted with this document. The tables

shown below provide detail of the anticipated development.

TABLE D-32: ANTICIPATED RESIDENTIAL DEVELOPMENT (NUMBER)

| 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | Total

Approved Applications

Parker Woods 4 0 0 0 0 0 0 0 0 4
Park View 10 | 11 0 0 0 0 0 0 0 21
Anticipated Applications

AmericanProp. | 0 0 0 0 0 60 | 60 0 0 | 120
Spring House 0 0 0 0 0 0 0 8 0 8
Meadowbrook2| 0 0 0 40 41 0 0 0 0 81
Weston Village | 0 0 60 | 60 0 0 0 0 0 | 120
Total COs 14 | 11 | 60 | 100 | 41 | 60 | 60 8 0 | 354
Demolitions

Anticipated & | ol ololo|ololo]o
Miscellaneous

NetDevelop- | 14 | 11 | 60 | 100 | 41 | 60 | 60 | 8 | 0 | 354
ment

Source: Borough of Eatontown Zoning Office
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TABLE D-33: ANTICIPATED NON-RESIDENTIAL DEVELOPMENT® (SQ. FT.)

| 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | Total
Group B (Office)
BP-1 Zone 0 0| 5,256| 5,256| 5,257 0 0 0 0]15,769
BP-2 Zone 0 0]21,780{21,780|21,780| 21,780| 21,780 21,780 0/130,680
P-1 Zone 0 0| 1,481 0 0 0 0 0 0| 1,481
PBO-88 Zone 0 0| 3,136| 3,137 0 0 0 0 0| 6,273
PB0O-200 Zone 0 0]14,009|14,009|14,009|14,009| 14,009 0 0] 70,045
Net Group B 0 0]45,662|44,182|41,046| 35,789| 35,789 21,780 0[224,248
Group M (Mercantile)
BP-1 Zone 0 0| 2,911| 2,911 0 0 0 0 0| 5,822
BP-2 Zone 0 0| 5,715| 5,712| 5,712| 5,713| 5,713| 5,713| 5,713|39,988
Net Group B 0 0| 8,623| 8,623| 5,712| 5,713| 5,713| 5,713| 5,713|45,810
Group F (Industrial)
M-B Zone 0 0]23,646|23,647|23,647|23,647|23,647|23,647|23,647(165,528
M-2 Zone 0 0 0 0 0| 2,700| 2,701 0 0| 5,401
Net Group F 0 0]23,646|23,647|23,647|26,347|26,348|23,647|23,647(170,929

Source: Borough of Eatontown Zoning Office (August 22, 2005)

To project the Borough's growth share, the historical data from 2004 is paired with
the information on anticipated development for the period from 2005 to 2013
shown above. For residential development, the sum of all development is divided
by nine to reach a Growth Share Obligation. For nonresidential development, the
total net square footage is converted to jobs by means of multipliers developed by
COAH (detailed in Appendix E of N.J.A.C. 5:94), and then divided by 25 to reach a
Growth Share Obligation. The following tables detail the calculation of the Growth

Share Obligation generated by residential and nonresidential development.

6 Assumes buildout of represented nonresidential zone district
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TABLE D-34: RESIDENTIAL GROWTH SHARE PROJECTION (UNITS)

Units 2004 | 2005 ] 2006 | 2007 | 2008] 2009 [2010 ] 2011 [ 2012 [ 2013 [ Total
Anticipated 0| 14| 11| 60| 100] 41| 60| 60 8 0| 354
2004 38 0/ 0o 0o o0 o o0 o o0 o 38
Demolished 1 0 0 0 0 0 0 0 0 0 1
Net 37| 14| 11] 60| 100] 41 60| 60| 8 0| 391
Exclusions’® o/ o] o] 60| 100] 41| 7| 7| 8| 0| 223
Net— Exclusions | 37| 14| 11] 0| 0| 0| 53| 53] 0| 0| 168
&ﬁ;‘ygab'e 4.11| 1.56] 1.22| 0.00| 0.00| 0.00| 5.89| 5.89| 0.00| 0.00/18.67

TABLE D-35: NON-RESIDENTIAL GROWTH SHARE PROJECTION (JOBS)

Use Groups | 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010|2011 | 2012 | 2013 | Total
B (Office) 75 0 0| 137] 133] 123| 107| 107| 65 0] 748
M (Mercantile) 12 0 0 9 9 6 6 6 6 6| 58
F (Industrial) 44 0 0| 47| 47| 47| 53| 53| 47| 47| 386
A2-A4 (Assem.) 2 0 0 0 0 0 0 0 0 0 2
R1 (Accom.) 72 0 0 0 0 0 0 0 0 0] 72
Total Net Jobs | 205 0 0| 193] 188| 176| 166] 166| 118 53|1,266
Affordable
Units from Jobs | 8.21| 0.00| 0.00| 7.72| 7.54| 7.05| 6.63| 6.63| 4.73| 2.12|50.63
(Net/25)

Based upon the above, the total combined Growth Share Obligation is then 69
units of affordable housing (18.67 + 50.63 = 69.30 > 69). The residential
component of this projection consists of 18.67 units; the non-residential
component consists of 50.63 units. Table D-36 provides a summary of this growth

share projection:

TABLE D-36: SUMMARIZED GROWTH SHARE PROJECTION (UNITS AFFORDABLE)

2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | Total
Residential 4.11| 156 1.22| 0.00] 0.00{ 0.00{ 5.89| 5.89| 0.00| 0.00{18.67
Non-Residential | 8.21| 0.00| 0.00{ 7.72| 7.54| 7.05| 6.63] 6.63] 4.73| 2.12|50.63
Total 12.32] 1.56| 1.22| 7.72| 7.54| 7.05/12.52|12.52| 4.73| 2.12|69.30

Note: Growth share obligations are customarily rounded to the nearest whole number.
Thus, the Borough's growth share is 69 units

0 A total of 120 market units at the Weston Village Site have been excluded from the growth share projection. The November 2005 Final Judgment
of Compliance and Repose provides that Weston Village shall not be deemed to create a third cycle obligation for the Borough.

Additionally, N.J.A.C. 5:94-2.4(a)2 states that affordable housing units that received credit in a first or second round plan or a court judgment of
compliance that are projected to be constructed after January 1, 2004 shall be excluded from projected residential growth for the purposes of
projecting the growth share. Consequently, a total of 81 exclusions have been included for Meadowbrook I1.

Further, N.J.A.C. 5:94-2.4(a)3 notes that affordable units included in a municipality’s third round fair share plan shall be excluded from projected
residential growth for the purposes of projecting the growth share. Consequently, eight (8) units at the Spring House site have been excluded and
fourteen (14) units have been excluded from the American Properties site.
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Borough Growth Share Projection: Potential to Accommodate Growth

The Borough has conducted an analysis of its current zoning regulations and the
availability of vacant land. The findings are presented in the Vacant Land Analysis
and Employment Projections report compiled by T&M Associates and appended to
this plan. Based on this analysis, the Borough anticipates that it will be able to

accommodate the development in the Borough growth share projection.
NJTPA Growth Share Projection

In accordance with COAH regulations, Eatontown has calculated Household and
Employment Growth Projections with US Census data and projections from the
North Jersey Transportation Planning Authority. The following tables detail these

projections.

TABLE D-37: NJTPA HOUSEHOLD GROWTH PROJECTION

2015 NJTPA 2005 NJTPA _ Household
Households Households ) Change
5,950 5,890 = 60

TABLE D-38: NJTPA EMPLOYMENT GROWTH PROJECTION

2015 NJTPA 2005 NJTPA _ Employment
Employment Employment ~ Change
17,670 15,540 = 2,130

These projections would result in the following growth share obligations for

Eatontown:

— Residential Growth Share: 7 Affordable Units

— Nonresidential Growth: 85 Affordable Units

— Total Growth Share Based on NJTPA projections; 92 Units

The Borough's projections differ from those of the NJTPA. The total number of
new households projected in Eatontown’s Growth Share Obligation is 391, or 331
units more than the household growth projection derived from NJTPA data.

Consequently, the residential growth share projection is presumed valid.
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The total number of new jobs (employment) projected in Eatontown's Growth
Share obligation is 1,266, or 864 jobs less than the employment growth projection
derived from NJTPA data. Consequently, the residential growth share projection is
not presumed valid. Because the Borough's projection of the non-residential
growth share component is less than that of the NJTPA, the Borough must
address the discrepancy between the Borough projection and the NJTPA

projection.
Non-Residential Growth Share Projection: Analysis and Justification

Because the non-residential growth share projection presented in this plan is less
than the NJTPA's projection, the following discussion of the differences between
the Borough's growth share and that of the NJTPA is provided pursuant to
N.J.A.C. 5:94-2.2(b)5 et seq.

In order to address N.J.A.C. 5:94-2.2(b)5, the Borough’s planning consultant, T&M
Associates, contacted the NJTPA on September 19, 2005 and on November 1,
2005 to review the methodology employed in the Authority’s projections. The
Borough’s planning consultant reviewed the Forecast Model User Guide, which
was provided by the NJTPA. The User Guide indicates that the projections were
first made for Monmouth County, and then a share of the County projection was
allocated to Eatontown. The Borough of Eatontown contests the projection’s

municipal-level allocation.

As noted in the Forecast Model User Guide, the NJTPA projections were allocated
based on a municipality’s estimated potential to develop in the projected period.
The Forecast Model User Guide noted that a number of factors, including historic
growth patterns, the amount of vacant land, density characteristics, accessibility,
and current development activity, were used to allocate these projections. Each
factor's relative weight was mathematically determined by NJTPA's consultant in

cooperation with the NJTPA and their Technical Advisory Committee.

After a municipality's development potential was estimated, its allocation of the
County’s projection was determined. This allocation was based on the ratio of
development potential in the municipality to projected development at the County

level. Though this was initially done mathematically, it was reviewed in a subjective
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manner, as it is based largely upon the impressions of individual committee

members.

As noted in the Forecast Model User Guide, the weighting system is analyzed and
reviewed in consultation with the County. If there appears to be a disproportionate
amount of development projected in a municipality, readjustments are made.
NJTPA staff indicated that this is done in cooperation with the County and may be
done through more detailed information on the amount of vacant developable land,
or a (re)examination of any other factor that impacts the developability of an area.
If readjustment is necessary, the excess growth is reallocated to another
municipality within the County in order to meet the overall level of projected

growth.

The subjective nature of the NJTPA allocation and growth fitting process
undermines the credibility of the NJTPA's municipal projections as applied to

Eatontown for the following reasons.

With regard to available vacant land, the NJTPA methodology relies on an Office
of Smart Growth (OSG)-created vacant lands file produced from NJDEP land use
coverages made from aerial photographs dating from 1995 and 1997. Because of
its age and the coverage information available, this information is inaccurate as a
measure of the amount of vacant developable land available in Eatontown in 2005.
Moreover, the NJTPA's use of dated and incomplete information to determine
growth potential in a developed community is inconsistent with COAH's
methodology for determining a community’s realistic development potential, which
is presented in N.J.A.C. 5:93-4.2. Analysis of municipal development potential
requires identification of Class 1 (vacant) and 3B (farm qualified) lands as reflected
on municipal tax records, and identification of environmental constraints such as
100 year flood plains and wetlands that reduce development potential. It also
entails identification of restrictions on development that result from easements,
class C1 stream corridor buffers, public land ownership, open space restrictions,
and other factors such as access and infrastructure constraints. Indeed, as applied
to Eatontown the NJTPA projection method relies on outdated and incomplete land

use information.
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The Forecast Model User Guide notes that potential residential and employment
densities have also been weighted and factored into the allocation. However, the
Forecast Model User Guide indicates the calculation of these densities is not
determined by zoning district boundaries, but by a hypothetical build-out scenario
that only assumes that, in aggregate, development of the parcels will conform to
the maximum density/intensity permitted by ordinance. It is important to stress that
this scenario is purely hypothetical and no zoning analysis was completed by the
NJTPA in order to determine the maximum permitted intensity/density because the
NJTPA lacks a complete digital coverage of zoning districts and allowable

densities by municipality.

Finally, with regard to the factor of planned projects, the NJTPA consulted with the
counties within its study area. However, the counties may not be aware of all
development activity or the outcome of all decisions at the municipal level. For
example, applications approved by a county may have been denied by the

municipality.

With specific regard to the Borough of Eatontown, it should be noted that shortly
before the NJTPA’'s adoption of the population, household, and employment
projections T&M Associates prepared a Vacant Land Analysis and Employment
Projection report on behalf of the Borough of Eatontown. The report analyzes the
amount of vacant land within the Borough and notes that, based on the
municipality's current zone plan, there are only 50.5 acres of land remaining for
non-residential development. This is much less than the County’s estimate of 233

acres.

In addition, the report identifies errors in the County’s historic records of
development activity in Eatontown. Errors in the County data include building
square footage for development applications that Eatontown either denied or were
withdrawn, the omission of most demolitions, and the land use classification of the
development. As a result, net development activity is overstated by the County.
T&M's review of the development activity has determined that there has been a
net of 1,216,923 square feet of building floor area in the period from 1997 to 2003,

20 percent of which was for storage/warehouse space.
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Based on the amount of vacant land and zoning information, T&M determined that
there is the potential for an additional 441,000 square feet of non-residential floor
area, which is distributed based upon the amount of vacant land available in each
zone. Based upon this distribution, it is projected that Eatontown will gain an
additional 1,060 jobs by 2025, for a total of 14,599 jobs. When projecting the
Borough’s growth share, T&M assumed that the Borough would realize a buildout

of the 441,000 square feet of non-residential floor area mentioned above.

T&M's vacant land analysis and employment projections were submitted to the
Monmouth County Planning Board and subsequently accepted by the Board on
June 8, 2005. This occurred after the adoption of the NJTPA projections on March
14, 2005. A copy of this report and records of correspondence with Monmouth
County, which indicate the County’s acceptance of the projections, is annexed to

this document for COAH's review.

COAH should accept the Borough's non-residential growth share projection
because it is based on current information and data. Moreover, it eliminates the
subjectivity of the NJTPA's projection. Because the Borough projection originates
at the municipal level, it eliminates the need for municipal-level allocation, the
introduction of subjectivity, and resolves the lack of familiarity with local conditions
and other issues that impair the accuracy of the NJTPA projection as applied to
Eatontown. Furthermore, the non-residential growth share projection is
documented by the appended Vacant Land Analysis and Employment Projections
report that was prepared for the Borough on March 10, 2005, and subsequently
validated by the County of Monmouth. These projections were made during the
cross acceptance process for the State Development and Redevelopment Plan
(SDRP) and will be submitted to the State Planning Commission for inclusion in
the SDRP. As indicated in N.J.A.C. 5:94-2.2(b)4, it is intended that, once
endorsed, State Planning Commission Projections replace those of the local

metropolitan planning organization.

Finally, it should be noted that the United States House of Representatives voted
in October 2005 to accept the Base Realignment and Closure (BRAC)
Commission’s recommendation to close Fort Monmouth in Eatontown and relocate

the bulk of its operations to the Aberdeen Proving Ground in Maryland.

Page 179



Borough of Eatontown Master Plan

(5)

The impending closure of Fort Monmouth represents a great economic loss to
Eatontown. Part of this impact is the loss of an estimated™ 1,861 civilian jobs
within the Borough alone. However, please note that this only represents the loss
of jobs that are located on the sections of Fort Monmouth that are located within
the Borough of Eatontown. As noted in a July, 2005 Smart Growth Study on the
impact of Fort Monmouth'’s closure on Eatontown and other host communities that
has been prepared by Jeffrey Donohoe Associates, LLC (JDA) on behalf of the
Boroughs of Eatontown, Oceanport, Little Silver, Shrewsbury, and Tinton Falls,
additional job loss will likely follow due to the loss of contracted services, which
accounted for almost 32% of the Fort's $127,500,000 budget in 2003. In addition,
JDA'’s report also indicates that the retail and service sector will also be greatly
impacted, though it does not provide a quantification of the number of jobs that will

potentially be lost.

Because the decision to close Fort Monmouth was made well after NJTPA’s
adoption of the employment, household, and population projections, its impact was
not accounted for in its projections; this has been confirmed in the documentation
received from the NJTPA and in a November 1, 2005 conversation between T&M

staff and a principal planner of the Authority.

When the estimated loss of 1,861 civilian jobs within the Borough of Eatontown is
considered, it is fully plausible that too many jobs have been allocated to the
Borough within the NJTPA's municipal employment projection. This adds to the
reasons why COAH should accept the Borough of Eatontown’s non-residential

growth share projection.

Fair Share Plan: A municipality’s total fair share obligation is comprised of a
municipality’s rehabilitation share, the total remaining obligation from prior rounds,
and the growth share. As indicated in Appendix C of N.J.A.C. 5:94, the Borough'’s
rehabilitation share is twelve (12) units, and the Borough's total remaining
obligation from prior rounds is 503 units. As shown above, the Borough’s growth

share obligation is 69 units.

™ In Jeffrey Donohoe Associates’ July 2005 evaluation of the impact of the closing of Fort Monmouth on Eatontown and other host communities, it
is indicated that Fort Monmouth consists of approximately 1,125 acres, 450 (40%) of which are located within the Borough of Eatontown. It is also
indicated that Fort Monmouth directly employs 4,652 civilians. Assuming there is an even density of employment on the base, it can be estimated
that 40% of the jobs are located within Eatontown. Thus, a loss of 1,861 civilian jobs is inferred (4,652 civilian jobs x [450 acres of Fort Monmouth
in Eatontown / 1,125 total acres in Fort Monmouth] = 1,860.8 civilian jobs in Eatontown - 1,861 civilian jobs in Eatontown).
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Rehabilitation Share

The Borough’s rehabilitation share is twelve (12) units. As noted in the November
22, 2004 Amended Housing Element and Fair Share Plan, the Borough has
entered into an agreement with the County of Monmouth to rehabilitate dwelling
units. The November 2004 Borough plan proposed the rehabilitation of twenty-
seven (27) dwelling units based on COAH's 1987 to 1999 need estimate. In
December 2004, COAH revised its rehabilitation need estimate for the Eatontown
rehabilitation program to twelve (12) units. Consequently, the Borough amends its
Housing Element and Fair Share Plan and reduces its rehabilitation program to
twelve (12) units. The Borough will continue to satisfy its rehabilitation obligation
through the County program. The Borough collects affordable housing
development fees and will use the Borough Affordable Housing Trust Fund to fund
the rehabilitation of twelve (12) units.

Total Remaining Obligation from Prior Rounds

With regard to the fulfillment of the Borough’s total remaining 503-unit obligation
from prior rounds, the Borough has implemented or will implement all of the
compliance measures that were presented in its November 22, 2004 Amended
Housing Element and Fair Share Plan and approved pursuant to Judge Coogan’s
Final Judgment of Compliance and Repose. Moreover, the Borough will satisfy all

of the conditions required by the Final Judgment.
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The Court-approved compliance measures are summarized in Table D-39.

TABLE D-39: SUMMARY OF COMPLIANCE
TOTAL REMAINING OBLIGATION FROM PRIOR ROUNDS (1987-1999)

. Completed
Credits Credits
Total Remaining Obligation
Total Remaining Obligation from Prior Rounds | 503 ] N/A
Compliance Measures
Prior Cycle Credits
MeadowbrookK | 196 196
Credits without Controls 6 6
Alternative Living Arrangements
CPC Group Home 5 5
Collaborative Group Home 4 4
Transitional Homeless Facility 7 7
Alternative Living Arrangement Rental Bonuses 16 16
Existing Affordable Units
Stony Hill 132 132
Rental Bonuses 59 59
Proposed Municipal/Non-Profit Construction
Meadowbrook Il (Age-Restricted) | 81| 0
Proposed In-Lieu Developments
American Properties (Old Deal Road) $437,213.25 | $437,213.25
Weston Associates $600,000.00 0
Total Credits 506 425
Surplus Credits 3 N/A

As shown above, the credits in the Court-approved November 22, 2004 plan
exceed the total remaining obligation of 503 units by a total of three (3) units. This
three (3)-unit surplus will be applied below to the growth share obligation. One
project, Meadowbrook II, remains to be completed to meet the prior round

obligation.
Growth Share Obligation and Compliance Plan

The detailed calculations of Eatontown’s growth share are included as part of this
Housing Element and Fair Share Plan amendment. As shown by the calculations,
the Borough's growth share obligation is projected to be sixty-nine (69) units.
According to the requirements of N.J.A.C. 5:94-4.18, at least thirty-five (35) of
these units must be affordable to low income households, and up to thirty-four (34)
affordable to moderate income households. In addition, N.J.A.C. 5:94-4.19
requires that no more than thirty-four (34) units of the sixty-nine unit obligation be
age-restricted. Moreover N.J.A.C. 5:94-4.20 requires that at least 25% of the
obligation, or eighteen (18) units of the 69 units, shall be addressed by rental
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housing. The rental obligation shall be provided in proportion to the growth share
obligation generated by the actual growth of the Borough as monitored at the third,

fifth, and eighth year anniversary review pursuant to N.J.A.C. 5:94-9.1.

The Borough will address its projected growth share obligation with surplus credits
from its first and second round obligation; by enacting a growth share ordinance to
require the construction of affordable housing by developers; by the expansion of
an existing alternative living arrangement; by adopting and implementing a
redevelopment plan for the Borough's Core Business District that will include an
affordable housing component; and by entering into a Regional Contribution
Agreement (RCA) to transfer a portion of the Borough third round new construction

obligation.
Surplus Credits

The Borough will apply surplus affordable housing credits from its prior round to its
third round growth share. This will satisfy a new third round construction obligation

of (3) affordable dwelling units.
Growth Share Ordinance

The Borough will adopt a land use ordinance to require that residential and mixed-
use development address the growth share obligation generated by the
development. This requirement will apply in all zones in the Borough where
residential development is permitted. The ordinance will require that the developer
provide at least one (1) affordable dwelling unit for every eight (8) market-rate units
constructed. The ordinance shall further require that developers provide at least
one (1) affordable dwelling unit for every twenty-five (25) jobs created in a
nonresidential development. The Borough anticipates that this requirement will

generate the new construction of least thirteen (13) affordable dwelling units.
Expansion of Spring House

Spring House (155 South Street, Block 64 Lot 25, 1.37 acres) is an alternative
living arrangement that provides transitional housing for the homeless. The facility
receives annual funding through Monmouth County and is operated by the Homing
Corporation. The existing facility on South Street received credit towards the

Borough's first and second round obligation. The Homing Corporation proposes to
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expand the facility. The Borough anticipates that the expansion will generate the
new construction of eight (8) affordable rental units, all of which will be

independent living units with individual kitchens and bathrooms.
Regional Contribution Agreement

The Borough proposes to enter into a Regional Contribution Agreement (RCA) to
transfer a portion of its new construction obligation, including the balance of its
rental obligation. The Borough proposes to transfer the units to Lakewood Borough
and/or to the City of Long Branch or to any other municipality in Housing Region 4
(Monmouth, Ocean, Mercer counties). The transfer will provide for eighteen (18)
units including ten (10) rental units. The Borough collects affordable housing
development fees and will use the Borough Affordable Housing Trust Fund to fund
the RCA.

Downtown Redevelopment Plan

The Borough has designated is Core Business District as an area in need of
redevelopment. The Borough is preparing, but has not yet adopted, a
redevelopment plan for the area. Currently, the Borough will be considering two

alternatives for the designated redevelopment area. These would be:

— Plan 1 is to build 193 dwelling units and 78,400 square feet of nonresidential

space.

— Plan 2 is to build 301 dwelling units and 93,800 square feet of nonresidential

space.

The final redevelopment plan that is adopted by the Borough will include an
affordable housing component to address the growth share generated by the
redevelopment. In fulfillment of this commitment, the Borough will require set-
asides for affordable housing in its redevelopment plan. These set-asides are
exhibited in Table D-40 and are consistent with the Standards of Appendix E of
N.J.A.C. 5:94.
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TABLE D-40: MINIMUM REQUIRED SET ASIDES
DOWNTOWN REDEVELOPMENT AREA72

Residential Set-Aside
Min. Required Set Aside | 29 Units + (0.1111 x Number of New Units)

Non-Residential Set Asides (as in Appendix E of NJAC 5:94)
Use Group B At Least 1 Unit per 8,333 Additional Sq. Ft.
Use Group M At Least 1 Unit per 25,000 Additional Sg. Ft.
Use Group F At Least 1 Unit per 12,500 Additional Sg. Ft.
Use Group S At Least 1 Unit per 125,000 Additional Sg. Ft.
Use Group H At Least 1 Unit per 25,000 Additional Sq. Ft.
Use Group Al At Least 1 Unit per 12,500 Additional Sq. Ft.
Use Group A2 to A4 At Least 1 Unit per 8,333 Additional Sq. Ft.
Use Group E At Least 1 Unit per 25,000 Additional Sq. Ft.
Use Group | At Least 1 Unit per 12,500 Additional Sq. Ft.
Use Group R1 At Least 1 Unit per 31,250 Additional Sg. Ft.

The redevelopment growth share will result in at least one (1) affordable unit for
every eight (8) market-rate units constructed, and at least one (1) affordable unit
for every 25 jobs that results from new nonresidential construction. In addition to
the 1 for 8 housing ratio and 1 for 25 jobs ratio, the redevelopment plan will require
an additional twenty-nine (29) affordable units. The 29 additional units will address
the balance of the Borough new construction obligation for any lands outside the
redevelopment area that are not subject to a growth share requirement to build

affordable units.

The Borough reserves the right to factor the demolitions that result from the
redevelopment plan into the Borough growth share projection and to further amend
the Borough Housing Plan Element and Fair Share Plan once the redevelopment

plan is adopted.

2. The Downtown Redevelopment Area will not necessarily include additional square footage in all use groups
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Summary of Growth Share Compliance

The combination of the compliance mechanisms will fulfill the Borough’s growth

share obligation. This compliance strategy is summarized by Table D-41.

TABLE D-41: SUMMARY OF COMPLIANCE
GROWTH SHARE OBLIGATION (2004 TO 2014)

Growth Share Obligation
Growth Share Obligation | 69
Compliance
Regional Contribution Agreements 18
Spring House Expansion 8
Surplus from Second Round Plan 3
Growth Share Ordinance 13
Core Business District Redevelop. Plan 29
Total Credits 69

With regard to the Borough's eighteen (18) unit rental obligation, eight (8) rental
units will be provided at Spring House and ten (10) rental units will be transferred
by RCA to provide total of eighteen (18) rental units.

TABLE D-42: SUMMARY OF COMPLIANCE
GROWTH SHARE OBLIGATION (2004 TO 2014) RENTAL REQUIREMENT

Rental Requirement

Rental Requirement | 18
Compliance

RCA 10

Spring House 8
Total Rental Units Provided 18

Buy-Down Program Alternative

The Borough of Eatontown reserves the right to pursue a buy down program as an
alternative compliance mechanism to an RCA or to any other compliance
mechanism. The Borough may provide low and moderate income for-sale units
through a buy-down program pursuant to N.J.A.C. 5:94-4.10. The Borough will
subsidize the cost of a for-sale unit that will be purchased by a low or moderate
income buyer at an affordable sales price at the time they are offered for sale.
Eligible units may be new or pre-owned, or vacant. The unit shall be certified to be
in sound condition as a result of an inspection performed by the Borough building
inspector. The minimum subsidy shall be $25,000 per unit, with additional subsidy
provided by the Borough based on the market prices. Sale prices shall conform to
the standards in N.J.A.C. 5:94-7.
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The buy-down program is exempt from bedroom distribution requirements
pursuant to the Uniform Housing Affordability Controls set forth at N.J.A.C. 5:80-
26. The Borough will affirmatively market the units and establish appropriate
controls on affordability in accordance with N.J.A.C. 5:94-7. The Borough will
administer the program in accordance with the Uniform Housing Affordability
Controls, N.J.A.C. 5:80-26. The Borough will designate an experienced employee
to administer the program or enter into an agreement for a governmental agency
or private consultant to administer all or some of the program in accordance with
N.J.A.C.5:94-4.10(a)10.

The Borough may complete up to ten (10) buy-down units as part of its fair share
plan and reduce other compliance mechanisms accordingly to meet the Borough

growth share obligation.
Municipally-Sponsored Rental Program Alternative

The Borough of Eatontown reserves the right to pursue a municipally-sponsored
rental buy-down program as an alternative compliance mechanism to an RCA or to
any other compliance mechanism. Eatontown may provide low and moderate
income rental units through a Borough sponsored rental program pursuant to
N.J.A.C. 5:94-4.11. Through this program, the Borough will receive credits against
its affordable housing rental obligation for units purchased and rented to low-and
moderate-income households. The unit will be certified to be in sound condition as
a result of an inspection performed by the Borough building inspector. Eligible
units may be new or pre-owned, or vacant. The Borough will provide a minimum
subsidy of $25,000 per unit, with additional subsidy depending on the market

prices in the Borough.

Rents will conform to the standards in N.JA.C. 5:94-7. The Borough will
affirmatively market the program in accordance with N.J.A.C. 5:94-7 and provide
the appropriate controls on affordability in accordance with N.J.A.C. 5:94-7.The
units produced by the program will be exempt from bedroom distribution
requirements pursuant to the Uniform Housing Affordability Controls set forth at
N.J.A.C. 5:80-26.

The Borough will administer the program in accordance with the Uniform Housing

rules and designate an experienced employee to administer the project or enter
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into an agreement for a governmental agency, non-profit, or private consultant to

administer all or some of the program.

The Borough may complete up to ten (10) buy-down rental units as part of a
municipally sponsored rental program and reduce other compliance mechanisms

accordingly to meet the Borough growth share obligation.
Accessible Townhouse Units

Pursuant to N.J.A.C. 5:94-4.21, ten percent of any affordable townhouse units
constructed under this fair share plan shall be accessible in accordance with the
accessibility requirements set forth at N.J.A.C. 5:23-7.5(b) and (c) in the Barrier
Free Subcode, N.J.A.C. 5:23-7. Townhouse units in projects that have received

development approvals up to June 20, 2005 are exempt from this requirement.
Addressing the NJTPA Projection

The Borough of Eatontown is committed to addressing its fair share obligation. In
the event that COAH determines that the Borough plan should be based on the
NJTPA projections that indicate a third round new construction obligation of ninety
two (92) units, then the Borough will increase its RCA component to transfer thirty-

nine (39) dwelling units.

With regard to the increase in the Borough rental obligation to twenty-three (23)
unit as a result of the NJTPA projection, eight (8) rental units will be provided at
Spring House and fifteen (15) rental units will be transferred by RCA to provide a

total of twenty-three (23) rental units.

Alternatively, the Borough of Eatontown reserves the right to substitute a
municipally-sponsored rental buy-down program and/or for sale units buy down
program as a compliance mechanism to an RCA or to any other measure to

achieve the growth share obligation.
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TABLE D-43: SUMMARY OF COMPLIANCE
GROWTH SHARE OBLIGATION (NJTPA PROJECTION)

Growth Share Obligation
Growth Share Obligation | 92
Compliance
Regional Contribution Agreements 39
Spring House Expansion 8
Surplus from Second Round Plan 3
Growth Share Ordinance 13
Core Business District Redevelop. Plan 29
Total Credits 92

TABLE D-44: SUMMARY OF COMPLIANCE
GROWTH SHARE OBLIGATION (NJTPA PROJECTION) RENTAL REQUIREMENT

Rental Requirement

Rental Requirement | 23
Compliance

RCA 15

Spring House 8
Total Rental Units Provided 23

Fort Monmouth Closure

The closure of Fort Monmouth and the loss of jobs will have an impact on the
Borough growth share. However, at the time of the preparation and submission of
this plan, no plan has been developed for the reuse of the Fort. Consequently, it is
not possible to calculate how demolitions and reuse of Fort Monmouth will
ultimately affect the Borough obligation for affordable housing in the 2004 to 2014
period. COAH has indicated that job and housing loss can only be factored into the
growth share projection and obligation based upon building demolitions.
Consequently, the Borough plan will reserve the right during the term of the third
round to revise the Borough Housing Element and Fair Share Plan to take into

account and project the impact of the closure and reuse of Fort Monmouth.
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8. Open Space, Recreation, and Conservation Plan Element’: With respect to
recreation facilities, the Borough acquired a number of lots fronting on West Street and
extending northerly to Wampum Lake and began development. This ties in with land owned by
the Borough to provide approximately six acres of land adjacent to the existing lake. The
Borough has improved this area with a public plaza, gazebo, comfort station, and seating. The
Borough is seeking to acquire easements around the lake to create a walking circuit.

To conserve open space along Husky Brook South of Route 36 and along Emma Place and the
Southwest Quadrant, the Borough has acquired the Stella property (Block 2001, Lot 2 and
Block 2002, Lot 50) and the Capaluppi property (Block 1901, Lot 1). Block 2103 Lot 12 at
Emma Place is privately owned open space.

Land presently in Borough ownership (80 Acre Park) extending between Parker Road and Wall
Street should continue to be developed and maintained as a community park. The total
acreage of' this land amounts to approximately 80 acres and provides appropriate land for a
community-wide park and recreation facility, including several playfields. The Borough has
made improvements to provide safe access to the park. These include sidewalks and a
signalized intersection at Wall Street and Industrial Way East.

The plan also proposes the dual use of required buffer land between the 80 Acre Park and the
southerly Borough boundary to provide linear pedestrian/bicycle connections of the 80 acres to
lands owned by Monmouth County along Cranberry Brook (Weltz Park) and to buffer the Whale
Pond Road residential area from the industrial area West of Old Deal Road. A similar linear
connection to Weltz Park from Route 35 is proposed along Cranberry Brook within the stream
conservation area.

In addition, Old Orchard Golf Club, The F. Bliss Price Arboretum (Clary Tract), and lands North
of Wyckoff Road and West of Grant Avenue in the southwest quadrant (within the DeVito Tract)

are designated for park areas.

Presently, the portions of the DeVito tract not committed to development are designated as
proposed parkland in their entirety. In the event this area in the southwest quadrant is
developed for residential purposes, it should contain active and passive recreation facilities

which would be open to public use.

Walking and bicycle paths should be developed in the larger park areas and the corridor

connections between them. The Borough should study and develop a plan to promote

3 The Open Space and Recreation Element of the 1986 Master Plan was first prepared by Lee Hobaugh, PP, of Resolve, Inc. and has been
revised for inclusion as part of this Master Plan.
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interconnectedness for pedestrians and cyclists between the parks, neighborhoods, schools,
and activity areas in the Borough. The development of safe and aesthetically pleasing routes
or paths through a system of greenways that reconnect the four quadrants of Eatontown should

be actively promoted by the Borough.

Among other considerations the “10 Year Recreation Master Plan” prepared by the Recreation
Commission in 1975 ‘Was used in designing the plan for open space and recreation lands.
Other existing recreation facilities are proposed to be continued, including Wolcott Field, the
playground at Tinton Avenue and Maxwell Road, the playground between Pine Brook Road
and Route 36) the park land at the westerly end of Emma Place and the facilities at the

schools.

The 80 Acre Park between Parker Road and Wall Street and its proposed linear extension to
Cranberry Brook, provide excellent opportunity for provision of a full range of active and
passive activities and creation of “community open space’. This park includes Lot 3, Block
106.1 which fronts on the South side of Parker Road. This lot was given to the Borough by the
Commission which constructed Meadowbrook Senior Citizens Housing in exchange for the land

on Wyckoff Road where that facility is located.

The F. Bliss Price Arboretum and Wild Life Sanctuary are not intended to be improved. The
preservation of the vegetation, some of which is specimen and providing a sanctuary for
wildlife, is to be the sole purpose of that segment of the tract which is not a part of The

Meadowbrook Senior Citizen Housing Facility.

Each of the watercourses through the Borough is planned for stream conservation designation.
This is not for the purpose of indicating intended public acquisition of such area, although linear
public access is desirable where it can be achieved. Rather, it is to serve as a reminder that
private land owners must observe such practices and principles of development and use as is
consistent with maintaining the water carrying capacity and water quality of these streams and

capitalizing upon the combined functional and visual value of them.

The closure of Fort Monmouth provides an opportunity for a significant expansion of the public
recreation opportunities and the preserved open space within the Borough. Eatontown
endorses the February 14, 2007 notice of interest by Monmouth County for the public benefit

conveyance of surplus property at Fort Monmouth for park and recreation purposes.

There are three properties of interest in Eatontown which represent a portion of the total area of

the Fort that occupies Eatontown. The parcels are shown on the Master Plan map.
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Parcel B is located partially in Eatontown and includes Husky Brook Lake and the base football
complex. The balance of Parcel B is in Oceanport. The intended use for Parcel B is to
maintain the active recreation facilities and provide a trail system to provide public waterfront
access and pedestrian and bicycle access to the park activity areas from neighborhoods

outside the Fort or from any new neighborhoods created within the Fort as part of its reuse.

Parcel C is located almost completely within Eatontown and adjoins Lafetra Creek and Parkers
Creek with a third watercourse, Mill Creek, bisecting the parcel. The parcel includes two
baseball/softhall fields and the base bowling center. The intended use is to manage Parcel C

as a park and open the bowling center to the general public.

Parcel D is wholly within Eatontown. It consists of the 18-hole golf course and base banquet
facility located on 135 acres. The preferred use of Parcel D is for the golf course to be a
privately-owned, daily-fee course, open to the public with limited development as a hotel or
conference center. The golf course would be protected in perpetuity and open to public use by

conveyance of a development easement or deed restriction held by the County or the Borough.

In addition to the above, the Borough is developing a series of trails called “greenways,” which
will interconnect the public land, open space, schools, and recreation areas throughout the
Borough. The greenways will be a series of trails of varying widths and surface treatments that
will provide access for pedestrians and residents throughout the Borough to access active and
passive recreation areas, as well as public parks, woodlands, buffer areas, and the Bliss Price
Arboretum. The greenways will be located within easements, on public land, and in dedicated

open space areas.

The greenways will also interconnect various areas where small off-street parking areas exist,
in order to facilitate their use by motorists in various quadrants of the Borough. The ultimate
goal is to not only interconnect all of the available open space, but also to provide
interconnections to the surrounding municipalities for walking, biking, jogging, hiking, and
similar activities. If public land is not available to develop the trails, the Borough will pursue

easements and acquisition to interconnect open space parcels.
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9. Historic Preservation Plan Element’: The Historic Committee of the Borough has
identified a proposed historic district and qualified buildings have been inventoried. A map and
list of such buildings follows. To date, the Borough has not applied for recognition by the State
of New Jersey for this area containing the vast majority of the numerous historic structures

within the Borough.

It is intended that those structures with historic significance will be protected with regard to
preservation of exterior architectural features to the maximum extent feasible. These
regulations will not, however, be concerned with use of the property which will be governed by

zoning in the conventional manner.

The Borough seeks to maximize both public and available private efforts to preserve the

heritage of the Borough without affecting proper and gainful use of these properties.

a) The area of this proposed historic district is shown on the following figure:

FIGURE D-3: PROPOSED HISTORIC DISTRICT

CLINTON AVE |

[ ] | ——— Streams

H . [ Historic District
! |:| Tax Parcels Il

4 This section presents the Historic Preservation Plan Element of the 1986 Master Plan, as prepared by Lee Hobaugh, PP of Resolve, Inc.
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b) Historic structures by address:
Q) 21 Broad Street
(2) 40 Broad Street
3) 44 Broad Street
(4) 50 Broad Street
(5) 68 Broad Street
(6) South side of Broad Street, 4 East of White Street
(7) 69 Broad Street
(8) 37 Throckmorton Street
(9)  40Bymes Lane
(10) 154 Broad Street
(11) 29 State Highway 35
(12) 24 State Highway 35
(13)  Southwestern corner State Highway 35 and South Street
(14) 84 South Street
(15) 128 South Street
(16)  Southwestern corner of Clinton Avenue and Franklin Avenue
(17) 18 Buttonwood Avenue
(18) 188 South Street
(19) 271 South Street
(20) 64 Wyckoff Road
(21) 7 Campbell Drive

(22) 152 Main Street
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(23) 35 Tinton Avenue
(24) 75 Tinton Avenue
(25) 301 Tinton Avenue

(26) 241 Tinton Avenue
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E. MASTER PLAN MAP: The recommendations of the different elements of the Borough Master
Plan for the future of Eatontown are graphically presented on the Master Plan map. The map shows
the recommended locations for residential and non-residential land uses, schools, community
facilities, the Borough historic district, parks and open space. Also shown are the overlay planning
areas for the redevelopment of Eatontown Village and Route 35 and the reuse planning area for Fort
Monmouth and Howard Commons. Streams are shown on the map as well as the location of wetlands
and the 100-year floodplain. Stream, floodplain, and wetlands locations are based upon information
from the New Jersey Department of Environmental Protection (NJDEP). The actual extent of
floodplains and wetlands with the Borough may vary from the map locations based upon site specific

investigation.

The map is presented as an overall map of the Borough. A detail map is provided for each of the four

quadrants of the Borough: Northwest, Northeast, Southeast, and Southwest.
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F.

RELATIONSHIP TO COUNTY AND SURROUNDING MUNICIPAL PLANS: The
Borough Master Plan must include a statement of its relationship to the plans of the State, the County,
and the adjoining municipalities. As the 1986 Master Plan was prepared, the Master Plan and Zoning
Ordinances of each of the contiguous municipalities and the Monmouth County Planning Board
Growth Management Plan were reviewed and mapped. A meeting was held with County Planning
Board staff to discuss the proposed plan. The 1986 Plan, as adopted, was designed to be compatible
with the plans of the surrounding municipalities, the County, and the State Development Guide Plan.
An updated statement of the relationship of the Borough Plan to the current plans of the State, the

County and adjoining municipalities is provided below.

1. Updated Statement of Relationship to County and Surrounding
Municipal Plans: In accordance with NJSA 40:55D-28(d), this Master Plan presents the
following statement with regard to the relationship of the Borough to the plans of surrounding
municipalities, Monmouth County, and the State of New Jersey’s State Development and

Redevelopment Plan:

a) Monmouth County Growth Management Guide: Monmouth County has
been divided into 5 regions. A plan for the Coastal region, of which Eatontown is a part
of, is currently being prepared, with a target date of March 2008 for adoption. Plans for
the Central region and Panhandle regions have yet to be prepared. For regions where
plans have yet to be adopted, the 1995 Growth Management Guide continues to serve
as the County Master Plan. Plans for the Western Monmouth and Bayshore regions have
been adopted and are considered elements of the County's 1995 Growth Management

Guide, which is the overall policy guidance document for the County.

The Eatontown Master Plan is substantially consistent with the Growth Management

Guide and the following goals of the Growth Management Guide, in particular:
— Encourage ways to reduce traffic congestion.

— Promote intersection improvements which provide for public safety and proper

capacity in order to reduce congestion and waiting times at intersections.

— To promote comprehensive planning among all levels of government as well as the
private sector by sharing information and developing a continuing dialogue on

regulations, plans, policies, and issues.

Page 202



Borough of Eatontown Master Plan

b)

c)

d)

— To promote managed growth by providing a suitable long-term economic climate
and preserving and enhancing the quality of life in Monmouth County for the

attraction of new businesses and the retention of new businesses.

— To preserve the valuable historic, cultural, natural and scenic resources of

Monmouth County.
— To provide housing opportunities for all residents of Monmouth County.

— To provide environmental and economically sound long-term disposal capacity for all
Monmouth County municipalities, while conserving existing landfill space through

cost-effective waste prevention and recycling programs.

— To provide all of Monmouth County with a safe and pollution free water environment,

and conserve valuable water-oriented resources.

Monmouth County Open Space Plan: The Monmouth County Open Space
Plan was prepared in May 2006. The Plan proposes five new County park sites, including
portions of Fort Monmouth, which is located in Eatontown, Oceanport, and Tinton Falls.
An addition of approximately + 10 acres is proposed for Weltz Park, Stream valley

protection and highway frontage for a future activity center.

The Open Space Plan also recommends a County-wide greenway system, and requests
municipalities include them in their Master Plans. The Open Space Plan did not identify

any greenways within Eatontown Borough.

Monmouth County Scenic Roadway Plan: Adopted in 2001, the Monmouth
County Scenic Roadway Plan is an Element of the Monmouth County Growth
Management Guide. The Monmouth County Scenic Roadway Plan contains 14 Scenic
Roadway Policies which encourage and offer various ways for municipalities to preserve,
enhance and promote their scenic roadways. The purpose of the Scenic Roadway Plan
is to identify and offer alternative design guidelines for County roadways or sections of
County roadways that possess a high degree of visual quality. The Scenic Roadway Plan

did not identify any roads within Eatontown as a Scenic Roadway.

Monmouth County Solid Waste Management Plan: The New Jersey Solid
Waste Management Act (N.J.S.A. 13:1E-1 et seq.) established a comprehensive system

for the management of solid waste in New Jersey. The act designated all of the state’s
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counties and the Hackensack Meadowlands District, as solid waste management
districts. On August 31, 1980, the Department of Environmental Protection (Department
or DEP) approved, with modifications, the Monmouth County District Solid Waste
Management Plan (County Plan). DEP passed the most recent amendment to this Plan
on November 25, 2003.

The Eatontown Master Plan includes a Recycling element, and its recycling program
predates the New Jersey Statewide Mandatory Source Separation and Recycling Act of
1987, which required that municipal master plans include a recycling element which
incorporates State recycling goals for solid waste. Prior to adoption of the Act, the
Borough promoted a voluntary program established through the Eatontown Public Works
Department and Environmental Commission. The Borough has conducted an on-going

mandatory recycling plan since October 1978 in compliance with State law.

State Development and Redevelopment Plan: The State Planning
Commission adopted the State Development and Redevelopment Plan (SDRP) in June
of 1992 and adopted a revised SDRP on March 1, 2001. The SDRP contains goals,
objectives, and policies regarding the future development and redevelopment of New
Jersey. The primary objective of the SDRP is to guide development to areas where
infrastructure is available or can be readily extended such as along existing
transportation corridors, in developed or developing suburbs, and in urban areas. New
growth and development should be located in “centers,” which are “compact” forms of
development, rather than in “sprawl” development. The overall goal of the SDRP is to
promote development and redevelopment that will consume less land, deplete fewer
natural resources and use the State’s infrastructure more efficiently. Among these is the

redevelopment and revitalization of New Jersey’s cities and urban areas.

The SDRP places Eatontown within the Metropolitan (PA1) Planning Area. As set forth in
the 2001 SDRP:

— Metropolitan Planning Area: PAl Provide for much of the state’s future
redevelopment; revitalize cities and towns; promote growth in compact forms;
stabilize older suburbs; redesign areas of sprawl; and protect the character of

existing stable communities.

This Planning Area includes a variety of communities that range from large Urban

Centers such as Newark, to 19th century towns shaped by commuter rail and post-
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f)

war suburbs, such as Englewood and Cherry Hill. ... This Planning Area can also be
found among the older shore towns of Monmouth County, Atlantic County, along the
Delaware River in Salem County, and in the Bridgeton and Vineland-Millville areas in

Cumberland County.

The SDRP also identified Eatonton as a proposed Regional Center. As set forth in the
2001 SDRP:

— Regional Center means a settlement or a location for development along or near a
Transportation Corridor. It is the locus of high intensity, mixed-use development, with
a Density of more than 5,000 people per square mile and an emphasis on
employment. It has a Compact character and possesses sufficient density and
adequate design to support pedestrian mobility and Public Transportation services. It
possesses substantial market demand to enable it to function as a magnet to attract
development from within the corridor and from surrounding areas, without competing

with Urban Centers.

Designated Centers and plans endorsed by the State Planning Commission are
eligible for priority assistance. Until designated and endorsed by the State Planning

Commission, proposed and identified Centers are not eligible for priority assistance.

A new SDRP was released for cross acceptance in 2004. The Monmouth County Cross
Acceptance Report was submitted in November, 2004. Based on additional GIS
information, a revised Preliminary State Plan Policy Map was released in January 2007.
The new map includes several small portions of Eatontown designated as Parks and

Natural areas (6, 7, 8), with the vast majority of the Borough remaining PAL.

The Comparison Phase of the Cross Acceptance process has ended and the Negotiation
Phase is currently underway. This plan recommends that the Borough work with the
County throughout the Negotiation Phase in order to ensure that the best interests of the

Borough are served in the preparation of the new State Plan.

Tinton Falls Master Plan: Eatontown is bordered to the west by Tinton Falls
Borough. The areas of Eatonton adjacent to Tinton Falls are zoned for Residential (R-10,
R-32 and R-32TH), Professional Business (PBO-88 and PBO-200), Business (B-2 and B-
4), Business Park (BP-2), and P1 (Public Land), which is comprised entirely of portions of

Fort Monmouth. Tinton Falls Borough is in the process of adopting a Master Plan, a draft
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g9)

h)

of which was made available for public review in April 2007. The draft Master Plan
indicates that adjacent land uses in Tinton Falls will remain primarily unchanged. The
current uses are Open Space/Government Use (Fort Monmouth & the Tinton Falls
Municipal Complex, currently zoned IOP-Industrial Office Park), Industrial Office Park
(IOP), Highway Commercial (C-3) and residential R-2 and R-4). The draft Master Plan
recommends a new Residential Agricultural zone for areas north of the Eatontown border
which run parallel to the Garden State Parkway; these areas are currently zoned R-1
Residential. The draft Master Plan notes the only inconsistent land use in Eatontown is a
small area of Eatontown zoned BP-2 (which is the western portion of the Eatontown

Industrial Park) is adjacent to an area that Tinton Falls has designated R-2 (Residential).

Shrewsbury Borough Master Plan: Shrewsbury Borough lies north of
Eatontown, with Parker Creek and a small tributary forming the border. The portion of
Eatontown that borders Shrewsbury is zoned P-1 (Public Land) and is comprised entirely
by portions of Fort Monmouth. Heading East to West along the Eatontown border,
Shrewsbury Borough plans office park (OP-88), age-restricted housing single-family
housing (PSC-3), and single-family housing (R-1 and R-1A)

Oceanport Master Plan: Abutting Eatontown to the northeast is the Oceanport
Borough. The 1974 Oceanport Master Plan targeted the areas bordering Eatontown for
low to moderate density residential. Approximately one-half of the border with Oceanport
is comprised of portions of Fort Monmouth, and is zoned P-1 (Public Land). Heading
south from Fort Monmouth, Eatontown’s zoning along the Oceanport border is residential
(R-10 and R-20). Oceanport has designated the Fort Monmouth area along the
Eatontown border as R-1 (Residential) with areas to the south bordering Monmouth
Road zoned R-2 (Residential). Oceanport is currently preparing a plan for the reuse of

the portion of Fort Monmouth that is located within Oceanport.

West Long Branch Master Plan: Abutting Eatontown to the east is West Long
Branch Borough. The Master Plan of West Long Branch was adopted in March 1997 and
reexamined in 2002 and 2005. Eatontown’s zoning north of Route 36 along the border
with West Long Branch is R-20 and R-32 (Residential); much of this area is comprised of
the OId Orchard Country Club, which Eatontown recommends be maintained in open
space use as a park. The 1997 West Long Branch Master Plan targeted areas near
Route 36 for Industrial/Commercial development. Though the 2002 Reexamination

Report for West Long Branch recommended that the areas zoned I-C (Industrial
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)

Commercial) along Route 36 be rezoned H-C (Highway Commercial) targeted land uses
are relatively unchanged, as the HC zone uses are similar to IC. Zoning for those
portions of Eatontown just south of Route 36 is M-B (Manufacturing-Business) and an M-
B/R-TH  (Manufacturing-Business/Retail/Townhouse) overlay zone, with R-20
(Residential) and P-1 (Public Land) south of this area. The adjoining areas in West Long
Branch were designated for low to moderate residential development, and are currently
zoned R-15 and R-22 (Residential).

Ocean Township Master Plan: Ocean Township’s Master Plan was adopted in
February 1990 and reexamined in 1995, 1996, 1997, 1998, twice in 2000, 2001, and in
2004. Whale Pond Brook forms Eatontown’s border with Ocean Township to the south.
Abutting areas in Eatontown are zoned R-20 (Residential) and P-1 (Public Land) from the
West Long Branch border to Route 35. Areas abutting Route 35 are zoned BP-1
(Business Park Zone), and the areas west of Route 35 (including the Eatontown
Industrial Park are zoned BP-2 (Business Park Zone). The portions of Ocean Township
west of Route 35 are zoned for R-7 (Garden Apartment Residential) and AR3-PRD
(Affordable Housing). The C-2 (Highway Commercial) district abuts Route 35, with the R-
1 (Low Density Residential) and R-5 (Medium Density Residential) east of the C-2 zone.
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F.
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Borough of Eatontown Master Plan Juns 2003
Lend Use Element and Communily Facilities Element Amendment
Block 13 Lots 2.01 ar*d 11

The Land Use Plan Element and the Community Faciiies Plan Element of e Borough of Eatontown, ariginally

adopted a5 part of the Borough's comprehensive Master Plan in 1986, are amendad fo designate Block 13 Lots 2.04

and 11 for municipal use and retommend it for inclusion in the P+1 Public Land Zone of Eatontown

The Borough Municipal Complex, Including #s adminstrative offices, police headquarfe{s and firehouse is localed at the
northwesterly mtersmt fon of Broad Street and Whi te Strest. The compiex runs through from Broad Strestto
Throckmarion zztreetand Includes a large oft-street parkmg ot behind thes murnicipal building. The area is properly

. identified in the Rarough Master Plan as an arsa for publie buildings that Includes the Muricipal Buliding and Firehouse,

To the ndrth of Throckrrono'\ Street, n va:)se proximity fo the Municipal Complex, is an arsa owned by fhe annah
consisting of Block 13 Lats 201 and 11. Thas area has.been improved for overflow parking for Borotgh operations and
has aiso been develoned fo} méudn a wirelnss telecommunications fower and relzted sauipment,

Biock 13 Lots 2.01 and 11 were originally designaied on fhe Master Plzn in 1988 as part of the Core Business Area
i the vicinity of the ﬂto*sacucr of Route 35 awd Broad Strest. The Core Business Area is infended 1o be orlanied
predominantly te the pmcimsman and to offer a cewt al shopping area where muitmie str‘re vistis may be magds during.
one parking step However, Block 13 Lots 2.61 and 11 are awned by the Borough and are used and needed by the
community o support Borough operations. The most approniiate use of Block 13 Lots 2.01 and 74 is -pui'}!éc land o
suppoft Borough operations.‘ Accordingly, ihe Master Plan is aménded 0 expand the area designated for pﬁbiic
Buildings and municipal use to inchude Biock 43 Lots 2.01 and 11, Moreover, the Master Plan is amended 1o
recommend the incluslon of Block 13 Lots 2.67 and 11 in the P~1 Public Land Zone District in oa’der o aliow for the

expansion of municipal facilities and the provision of municipal senvices .
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Master Plan Amendment Land Use Element
Route 35 Overlay Planning Area — Southern Segment

INTRODUCTION

The Borough of Eatontown Master Plan, adopted in 1986 and subsequently amended, is
being further amended to include additional planning recommendations for a portion of the
southern segment of the New Jersey Route 35 corridor. The portion of the southern
segment of Route 35, for which additional planning recommendations are made, runs in a
southerly direction from the intersection of Route 35 with Route 36 to the southern
boundary of the PBO-88 zone district, which is located near the terminus of Eaton Road.

BACKGROUND

Route 35 is the major State highway running
North/South through the Borough of Eatontown.
Lands fronting on Route 35 in Eatontown have
largely been developed over the last four decades
for a variety of nonresidential uses that include
lodging, retail, office, food service, and automotive
uses. In 2001, the Borough of Eatontown reviewed
the zone plan for the northern segment of Route 35,
which runs from Route 36 to the Borough’s

boundary with Tinton Falls and Shrewsbury. As a o

result of that review and study, the Borough enacted Iigivv'g;t'ge:t%e':pcngﬁq”r;e?l?;gSttr?s
changes to the zone plan to create the MB/R  hat is now forty years old and needs
Manufacturing/Retail Overlay zone of Route 36.  improvement.

The zone plan change promoted the redevelopment

of the Allied/Signal property on Route 35 for retail use. This change was accomplished
with the redevelopment of the site as a Lowes home improvement center. The Borough
also enacted changes to the front yard open space requirements and the design requirements
for landscaping, signage, and circulation in the B-2 business district.

Subsequent to the creation of the MB/R district, the
Planning Board completed a Master Plan
Reexamination Report in 2001. A key finding of the
reexamination was a recommendation that the
Borough extend its review of the land use plan and [
circulation needs of Route 35 to include the segment s
of the Route 35 corridor South of Route 36. The
reexamination called for the preparation of a revised
plan to guide future development and redevelopment
in that area.

Recent sound planning along Route

. 35 provides a landscaped corridor,
southern segment, the Borough Planning Board  sidewalk for a pedestrian-friendly

adopted a circulation plan amendment to the Borough  environment, and turnouts and
Master Plan in October 2002. The amendment shelters for bus transit.
proposed two new municipal roadways to intersect

Consequently, to address circulation issues in the
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Route 35 Overlay Planning Area — Southern Segment

Route 35 as side streets and connect Route 35 to Industrial Way East and Industrial Way
West. The plan amendment also recommended intersection improvements to the Route
35/Industrial Way intersection to facilitate traffic flow. These improvements have since
been completed with the extension of Meridian Road and the construction of Frankel Way.

The Planning Board continued to study the southern segment of Route 35, and review
existing conditions and land use. To improve the visual environment and image of the
corridor, the Board amended the land use element of the Borough Master Plan in January
2004 to include recommendations for the southern segment of Route 35. The 2004
amendment is being further revised herein to address the changed conditions which
include the completion of the Meridian Road extension and Frankel Way.

DESCRIPTION OF PLANNING AREA

The portion of the southern segment of
Route 35 that is the focus of this
analysis is a divided highway with a
concrete Jersey-style median barrier,
four travel lanes (two lanes northbound,
two lanes southbound), and paved
shoulders. The posted speed limit of
Route 35 in this area is 50 miles per
hour. There are overhead utility wires
on each side of the highway. Route 35
is the spine of a fully developed and
heavily traveled land use corridor that

s AL L F
o Bl

A Jersey barrier separates the northbound lanes IS characterized by business and retail
from the southbound lanes of the southern  development that is oriented to the
segment of Route 35. highway. There is a diversity of non-
residential uses and buildings in the
segment. Individual uses and buildings range in size, age, and condition. Because the
corridor is organized into seven distinct zone districts with different development
standards, the image of the corridor is inconsistent and, in some cases, the existing
development either detracts from, or does not contribute to, a desirable visual
environment and positive image of the Borough.! Although there is extensive
development along the corridor, there are opportunities for further development,
redevelopment, and changes in land use. The Borough should manage those

[y T

The zone districts are:

—  BP-1 Business Park

—  PBO 88 - Professional, Business, and Office
—  B-2MH - Business Zone

—  B-3 - Business Zone

—  B-2 Business Zone

—  R-TH/MLC

-  R-MF/AH
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Route 35 Overlay Planning Area — Southern Segment

opportunities to promote a desirable visual
environment, to improve circulation, to provide
adequate open space, and to encourage appropriate
land use.

R The negative aspects of this portion of the Route
ﬁ)l\t; L‘:Z;‘itlg";a;:%‘piggz i‘;;e'da?%"gea 35 corridor include traffic congestion, stretches of
|andscaped’ at the base. ’ road frontage characterized t_)y parkmg_lots that are

located too close to the highway, visual clutter
from commercial signage, expanses of parking lot that are unbroken by landscaping,
unattractive site design, vacant buildings, or older buildings in need of improvement.
The corridor’s further growth and redevelopment should be directed for the community’s
benefit to secure economic development, and to create a positive image for Eatontown.
To further this vision, a landscaped edge with a minimum depth from the right-of-way
needs to be maintained along the length of the southern segment of the Route 35 corridor.
The Board favorably notes the appearance of the Business Park development that has
occurred where substantial landscaped open space and low profile signage is established
and maintained in the front yard areas between the building and the public right-of-way.
The Planning Board also believes that highway redevelopment should be based on larger
lots with wider frontages.

e S )

Landscaped open space provides a positive image for office development and an attractive transition
from Route 35.
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RECOMMENDATIONS

To promote a desirable visual environment and good civic design and arrangements within
the planning area, the Borough should establish an overlay zone with design guidelines and
standards for yards, open space, landscaping, signage, setbacks, connectivity, and screening
for properties that front upon Route 35. The Borough has already established such
guidelines and standards for the northern segment of Route 35. Similar standards would be
the basis for development design in the overlay area for the southern segment of Route 35,
unless the requirement of the underlying zone district standards is more restrictive. In such
cases, the more restrictive standard would govern.

The bulk and design requirements of the overlay % ¥
zone would apply to all new development, ' /
expansions, or redevelopment, except for smaller
additions or modification to an existing use. This
exception would permit any existing lot in the Route
35 overlay zone, on which a building or structure is
located, to have additions to the principal building
and/or construction of any accessory building or
structures without a variance from the overlay zone
standards and requirements.  An expansion or
modification would have to meet the following to
qualify for the exception from the overlay zone
requirements.

Sites alon Route 35 need to be
redeveloped to improve their visual
appearance and functionality.

(@) There is no change in the use of the lot or principal building.
(b) The expansion conforms to the requirements of the underlying zone district.

(c) The building additions do not cumulatively exceed one thousand (1,000) square feet
of gross floor area from the inception of the overlay zone.

(d) The development does not disturb more than five thousand (5,000) square feet of
ground area.

(e) A landscaping plan enhancing the appearance of the property is submitted for
approval.
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BULK REQUIREMENTS AND DESIGN STANDARDS

The following bulk requirements and design guidelines would control within the overlay
planning area.

Yards, Open Space, and Landscaping

(@) The minimum yard and setback requirement from
Route 35 for all parking or loading areas or
detention basins in the overlay area should be
thirty-five feet (35) feet.

(b) The minimum yard and setback for buildings and
any permitted outdoor display or storage area
from Route 35 should be seventy-five (75) feet.

(c) A thirty-five (35) foot wide landscaped area
should be established and maintained along the
highway frontage. Within this yard area, an

Landscaped berms will screen the
view of parking lots to improve

- - Route 35 as a green and attractive
enhanced landscape design should be required to  corridor.

promote a desirable visual environment. The
design guidelines for the enhanced landscape should include the following:

[1] Shade trees forming a “tree line” should be spaced forty (40) feet apart along
Route 35. The tree line should be clear of any overhead utility lines and at least
ten (10) feet behind the curb line and/or sidewalk.

[2] A landscape strip behind the tree line should be provided and designed with site-
specific plantings that include trees, shrubs, and ground cover. The landscape
strip should be extended around the perimeter of off-street parking areas to
distinguish parking areas from abutting vehicular rights-of-way and adjoining
lots.

[3] A sprinkler system should be provided to ensure proper irrigation of the
landscaped areas.
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Signage

Freestanding site identification signs along Route 35 should be limited to ground signs
that are monument style signs that do not exceed eight (8) feet in height; sixty-four (64)
square feet in area; and, have a sign face more than forty-eight (48) square feet. The sign
area may be increased an additional two square feet at the discretion of the Borough
Planning Board as part of site plan review to include a readable street number. To avoid
visual clutter and information overload, sign messages should be simple and electronic
message boards and changeable message boards should be prohibited.

Relationship to Residential Areas

(a) Adjacent to a residential area, the outdoor lighting levels on non-residential
development should not exceed 0.1 foot-candles.

(b) Adjacent to a residential area, parking lot lights and building lights in a non-
residential building should be shutoff at the end of the day’s business, except for
lighting needed for security purposes.

(c) Adjacent to a residential area, the setback of a non-residential building should be
increased based upon the height of the non-residential building.

(d) For each non-residential building constructed ¥
adjacent to a residential zone, the minimum |
setback would apply to a single story building, up |
to a maximum height of 15 feet. The minimum
setback would increase one (1) foot for each foot

of height above 15 feet, measured to the roof peak.

Good site design  provides
landscaped islands with trees
within parking lots.

Connectivity between Sites

Circulation planning for development in the overlay

area should promote connectivity between sites to

facilitate convenient movements for pedestrians and vehicles. Consequently, circulation
design standards should require sidewalk along the highway, pedestrian passages
between sites, and cross access drives for vehicles between adjoining sites and parking
areas to reduce in and out trips onto Route 35.

ADDITIONAL LAND USE CONSIDERATIONS

No changes are proposed to the land uses permitted as of right by the existing underlying
zone districts. However, to improve future development design, the incentives described
in this section should be provided to encourage smaller lots to be consolidated and
planned as larger development tracts. Furthermore, to help the Borough address its
affordable housing needs, additional uses may be permitted where an enhanced
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affordable housing development fee is paid into the Borough affordable housing trust
fund. Therefore, to promote improved layout based upon such consolidations, or to
secure an enhanced affordable housing development fee, the overlay zone would permit
certain types of uses not now permitted by the underlying zone districts. To be permitted,
the additional uses would have to be located on existing smaller lots that have been
assembled and planned for access as a single development tract of one acre or greater
with at least two hundred fifty (250) feet of frontage on Route 35. Alternatively, the uses
would be on a lot where provision was made for payment of an enhanced fee into the
Borough affordable housing trust fund. Where this is done, the overlay zone would
permit the following uses, even if they are not currently allowed by the underlying zone
district:

1) New vehicle automobile dealerships. Vehicles shall not be displayed in the required
landscaped area along Route 35 or in any other landscaped area.

2) Restaurants, but no restaurant drive thru or drive in service.

3) Retail and personal service uses, provided the underlying zoning is PBO-88
4) Business park development.

5) Banks, business, municipal, public utility, and professional offices.

6) Office buildings for executive, engineering, and/or administrative purposes.

7) Offices or outpatient clinics of dentists, physicians, or other professional health
practitioners.

8) Scientific engineering or research laboratories.

9) Hotels or motels.

As a further incentive to assemble and develop or redevelop on larger tracts, the whole
area of detention or retention facilities should be excluded from the maximum permitted

impervious coverage of the assembled lots and the maximum permitted impervious
coverage could be increased to 70 percent.

ATTACHMENTS
1. Detailed Overlay Area Map

2. Typical Section — Landscape Corridor, Route 35

H:\ETPL\GO701\Calculations & Reports\Eatontown MP Amendment Route 35 South_JUNE 11, 07.doc
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Attachment 1:
Detailed Overlay Area Map
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Attachment 2:
Typical Section — Landscape Corridor, Route 35
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Borough of Eatontown November 2004
Land Use Element Amendment
Block 111 Lot 2.01

INTRODUCTION

The Borough of Eatontown Master Plan, adopted in 1986 and subsequently amended, is being further
amended to recommend establishing a land use designation that supports the production of affordable
lower income housing. This amendment revises the land use element to resolve litigation and to
secure a development fee for the affordable housing trust fund of the Borough. The Borough
established the housing trust fund to implement the recommendations of the Master Plan housing
element as adopted in 2000 and subsequently amended. The trust fund supports Borough activities
to produce housing opportunities that address the Borough obligation to provide a fair share of the
regional affordable housing need. This Master Plan amendment recommends establishing a zone to
permit the inclusionary development of townhouses and attached single family dwellings, subject to
the payment of a development fee in lieu of construction of affordable housing to the Borough
Affordable Housing Trust Fund. This amendment further recommends the expansion of age restricted

housing at the Meadowbrook Senior Citizen Apartments.

Amendments to the Master Plan text are identified by page and paragraph. Deletions are shown as a

strikethrough, and additions are underlined.

LAND USE PLAN ELEMENT AMENDMENT

The Land Use Element of the Master Plan is amended as follows:

Page 70

Revise the text on special housing districts, as previously amended, to read as follows:

Special housing districts are created to recognize three existing mobile home parks and to provide
affordable housing opportunities. Two efthese mobile home parks are in the southern half of the

Borough. Pine Tree is immediately south of Monmouth Mall and to the west of business uses
fronting on the west side of Route 35, and immediately north of the industrial area in the southeast

quadrant. The third mobile home park is in the northeast quadrant, in the southeast corner of the

1
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Land Use Element Amendment
Block 111 Lot 2.01

intersection of Route 35 and Wyckoff Road. The senior citizen development, Meadowbrook, is
adjacent to the F. Bliss Price Arboretum and fronts on Wyckoff Road. This is designated in the

public buildings category. The Borough plans to expand the senior citizen development at

Meadowbrook to include an additional eighty-one (81) age restricted units. As a result, the permitted

density of development at Meadowbrook should be increased to permit the planned expansion. The

Borough also plan two other special housing districts, one on Old Deal Road (Block 135 Lot 3 and
Block 136.01 Lot 1), and one on Route 35 and Weston Place (Block 111, Lot 2.01).

A special housing district with reduced lot sizes of 6,000 to 10,000 square feet is proposed to help the
Borough meet its obligation to provide affordable housing opportunities. This district will be limited
to specific properties on Old Deal Road in order to implement a settlement agreement that resolves
builder’s remedy litigation brought pursuant to a case commonly referred to as Mount Laurel Il with
respect to Block 135 Lot 3 and Block 136.01 Lot 1 in Eatontown. Both lots are located on Old Deal
Road and total approximately 9.8 acres. The land use plan amendment map shows the location. To
implement the settlement agreement, the Borough plan proposes establishing an R-MLC, Single
Family Residential — Mount Laurel Contribution Zone at this location. Development within the zone

would be limited to single family detached dwelling units.

A density limit of 3.2 units per acre should apply to the R-MLC Zone. A maximum of thirty-one
single family lots could be developed in the zone. The right to develop any property under the
enhanced zoning created by the R-MLC Zone would be subject to the payment of an increased
affordable housing development fee, thereby generating additional revenues to facilitate the
production of housing opportunities for low-and moderate income households elsewhere within the

Borough or the housing region.

To ensure visual compatibility with existing development, the lots fronting on Deal Road should have
a minimum lot area of 10,000 square feet, and the single family dwellings should have a maximum
habitable floor area of 3,000 square feet. As the development moves away from Deal Road and
approaches the business/industrial park to the west, and the public park to the south, the lots may
become smaller and the dwelling units on lots that are less than 10,000 square feet will have a

reduction in the maximum permitted habitable floor area. Those lots not fronting on Old Deal Road
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Land Use Element Amendment
Block 111 Lot 2.01

should have a minimum lot area of 6,000 square feet and the dwellings on lots that are less than

10,000 square feet should have a maximum habitable floor area of 2,700 square feet.

An additional special housing district is proposed for Block 111, Lot 2.01 located on Route 35 and

Weston Place. The district is proposed in order to implement a proposed settlement agreement

resolving builder’s remedy litigation brought pursuant to a case commonly referred to as Mount

Laurel 11 with respect to Block 111, Lot 2.01. The tract is approximately 19.7 acres and is currently

developed as a golf driving range and store. In settlement of the litigation and in lieu of construction

of lower income affordable housing at this site, the Borough should establish the site as a R-

TH/MLC, Residential Townhouse — Mount Laurel Contribution Zone. Development within the zone

will be subject to the payment by the developer of a fee in lieu of construction of affordable housing.

The Borough will apply the fee to fund other local affordable housing activities, as determined by the

Borough. The Borough should enter into a settlement agreement to resolve the litigation on this

property by permitting the construction of a maximum of 120 attached single family dwelling units

on the site, provided the developer pays a Mount Laurel fee into the Borough affordable housing trust

fund in lieu of constructing twenty percent (20%) of the units as affordable units. The amount of the

fee would be established within the settlement agreement.
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Borough of Eatontown June 12, 2007
Land Use Element Amendment
Community Animal Care Center

The Borough of Eatontown Master Plan, adopted in 1986 and subsequently amended, and the
Borough Master Plan Map, are being further amended to designate Block 3901, Lots 2 and 3, as the
planned location for the community animal care center within the Borough.

This location is approximately 4.5 acres in area. It is located at the intersection of Wall Street and
Old Deal Road abutting the Eatontown business park. The location has been developed, occupied
and operated as an animal care center by the Monmouth County Society for the Prevention of Cruelty
to Animals (MCSPCA) and is a long established feature of the community. The facility houses stray,
homeless, abandoned or unwanted animals. In addition to sheltering animals and providing for their
care and adoption, the facility provides services to the community that include a spay/neuter clinic
and vaccinations for rabies. A caretaker’s residence is located on the site. The location serves
Eatontown and the other communities of Monmouth County to provide an important and necessary

function that promotes the public health, safety, and general welfare.

Block 3901, Lot 3 is zoned BP-2 Business Park Zone. Block 3901, Lot 2 is zoned R-20 Residential
Zone. The Master Plan recommends that Block 3901, Lot 2 be rezoned to be included as part of the
BP-2 Zone. The Master Plan further recommends that the provisions of the BP-2 zone be amended to

permit the use and development of this location as the community animal care center for Eatontown.
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Borough of Eatontown May 24, 2007
Land Use Element Amendment
Spring House Expansion

The Borough of Eatontown Master Plan Land Use Element, adopted in 1986 and subsequently
amended, and the Borough Master Plan Map, are being further amended to recommend the
expansion of affordable housing at Spring House to include apartment units for single women with

children.

Spring House is an alternative living arrangement located on South Street at Block 1401 Lot 32.
Spring House provides transitional housing for single women with children and is part of the
Borough housing plan to provide affordable housing to meet the Borough fair share housing
obligation. The location has been developed, occupied and operated as a transitional housing
facility by the Homing Corporation and receives funding from the County of Monmouth. It is an
established feature of the community that provides an important and necessary service that
promotes the public health, safety, and general welfare. Currently, Spring House serves to provide
a transitional residence for homeless women with children. The residence opened in 1990 as a
seven bedroom facility. The residence currently has nine bedrooms providing transitional housing

for single women.

The Spring House property is approximately 1.41 acres in area South Street south of the intersection
of South Street and Buttonwood Avenue. The property is adjacent to residential uses, including the
Susan Manor Apartments and Mary Ann Apartments to the north and south, respectively. To the
east, site borders the Huskey Brook and the commercial use at Lowes Home Center.

The Borough’s Amended Master Plan Housing Plan Element and Fair Share Plan, adopted on
November 28, 2005, recommends that residential development at the Spring House site be
expanded to include eight new apartment units to provide affordable housing for single women
with children. The eight apartment units will provide permanent housing that will supplement the
existing transitional housing at the site. The new apartment units will earn the Borough additional

credit that can be applied to the Borough’s third round fair share housing obligation.

The Spring House site is currently zoned R-10, single family residential. In order to permit the
multifamily expansion at Spring House, the Master Plan Map is amended to identify the site as a

special housing zone for affordable housing. The Borough zoning regulations should be amended to

1



Borough of Eatontown May 24, 2007
Land Use Element Amendment
Spring House Expansion

implement the Master Plan and permit the use and development of the Spring House site for

affordable housing in accordance with the Borough Housing Plan Element and Fair Share Plan.
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This RPA report was prepared by Regional Plan
Association and out project partners with generous
funding from the Borough of Eatonrown and a
Smart Growth grant from the New Jersey Depart-
ment of Community Affairs. RPA wishes to thank
Mayor Gerald Tarantelo and the Borough of Eaton-
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Levin and the staff of the Office of Smart Growth
for their financial suppost and assistance. We
acknowledge Mayor Tarantelo and the Earontown
Borough Council, the Eatontown Ad Hoc Cons-
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their time, guidance and parcicipation in the meet-
ings, public forums and design workshop to help
refine the ideas presented here.

Project Biaf

Robert Lane, Director of Design Programs, was
the principle author of this report, with additional
input from project staff and parners.

Thomas G. Dallessio, ALCP/PP, Vice President and
New Jersey Director, Regional Plan Association
David Kootis, Associate Planner, RPA

Sasha Corchade, New Jersey Project Manager, RPA
Celeste Layne, Junior Plannier, RPA

Jennifer Cox, Manager of GIS, RPA

Dihan Lu, Design Intern, RPA
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with the support and assistance of a number of
partners. Special thanks to the mayor and his staff
for hosting the event, as well as the project partners,
speakers and program facilitators for dedicating
their time and expertise to the workshop:
Juan Ayala, Associate,
Cooper Robertson and Parcners
Brent Barnes,
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N.J. Department of Transportarion
Martin Bierhbaum,
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Finally, a special thanks to the residents of Faton-
town for their enthusiasm, interest and commit-
ment to restoring Eatontown’s historic downzown
to a safe, lively main street for future generations.
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For a number of years, residents and business
owners recognized that a key area of Earontown
was not living up to its potential. What used 1o be
the downtown Village Area of Eatontown, where
people could walk to buy groceries, get a hafrcur or
enjoy a dinner at a restanrant became a victim of the
region’s success. Truck and car craffic on Highway
33 made crossing the streer unpleasant and at times
dangerous, Regional and scrip malls drew customers
away. Parking lots replaced homes with a sea of
blacktop that disconnected neighborhoods from the
downtown.

Recent improvements, including the acquisi-
tion and development of Wampum Park, modese
streetscape and parking improvements, and a
newfound desire o restore this area to its former
glory encouraged the Mayor and Council, Planning
Board and others to undertake effores o create 2 new
vision for downtown Eatontown.

Eatontown’s leadership underrook planning
activitics which determined chat a Special Improve-
ment District (SLD} in the Village Arca was not
feasible as a tool for the revitalization of Vilage
Area, However, the Preliminary Investigation,
Eatentown Redevelopment Area Analysis; Ocrober
2003 derermined that the downtown area did
qualify as a Redevelopment Arca as defined by
NJS.A 40A:12A-1, New Jersey Local Redevelop-
ment and Housing Law (LRHL). The area under
study included seventy-two propertics covering a
total of roughly twenty-one acres, where facilities
provided critical support to community life in che
Borough of Eatontown, This area however needed
to be improved and that could only be provided
through public involvement.

When the General Services Administration
officially announced that a portion of the mili-
tary housing stock at Fort Monmouth, known as
Howard Commons, was deemed sur-
phus, the Borough was awarded a Smart
Growth Grant from the N J. Department
of Community Affairs to develop a plan
that weuld reconfigure the housing and
re-stitch the neighborhoed back into the
Fatontown cominunity as it was being
severed from the campus-like environ-
ment of Fore Monmouth. Following
the recommendation of the Eatontown
Redevelopment Area Analysis, the Bor-

ough undertook an 18-month visioning
exercise to reshape the downtown Village Area,




This visioning effort was undertaken to continne
progress and ensure that residents, businesses and
landowners, and other interested people would help
shape the future of the downtown Village Area of
Earontown, A Steering Committee comprised of
representatives of the communiry helped guide the
planning consulrants through the challenges, op-
portunitics and constraines of the area. This report
veflects the ideas, comments and criticisms resulting
from a public process comprising numerous public
meetings, including evening and Saturday sessians
where people were encouraged to identify concerns
and share ideas or concepts about the future of their
community. The core value which underpinned
this entire effort was complete transparency.

This docament is not a “redevelopmenr plan”
- it is a concept which captures a shared communiry
vision of how Downtown Eatontown can change.
Tris meant to be ambitious, but implementable. 1t is
meant to be a long-term plan, but to clearly define the
next short and intermediate term actions required,

The studies here are not contined to the of-
ficial boundaries of the “arca in need of redevelop-
ment” as defined in the Preliminary Investigasion,
Eatontown Redevelopment Area
Analysis, October 2003. Rather, the
studies here consider a larger context so
that the new Downtown can be com-
pletely inregrated with its surroundings,
Ar the community design workshop,
residents consistently showed cheir desire
to chink in this comprehensive way,

In summary, the aim of this
project is to reconstruct an unworkable,
yer civically importan, historic part of
the Borough. In its final form the Village
Area is envisioned to be a compact, walk-
able, mixed-use center with emphasis on
public spaces, civic identity, and the po-
tential for fucure public transporration.




Eatontown’s Village Arca has been identified asa
problem for many years. Eatontown’s Master plan

has referenced redesigning the area as a priority for
the Borough. Efforts such as capiral improvements,
land acquisition, and planning initiatives to assess
the feasibility of various economic development tools
have allleft the Borough shore of achieving its goal
of transforming the Viliage Arca. The visioning and
redevelopment approach currently underway, for

the first cime, offers real hope for a lascing change.

The community has characterized the area
as ‘ansightly,” ‘inhospitable,” ‘unsafe’ and ‘unde-
rutilized.” Most citizens
would agree that the area is
Eatontown’s downtown. It
serves as a dominant feature
that shapes people’s perception
of Eatontown. The curtent
appearance of the Village Area
leaves the comimunity feeling
misuenderscood or certainly
misrepresented. Eatontown
is proud of its characeer and history. The public
consensus is that there arc aspects of the downtown
area worth saving, At a minimum, the communicy
wants the Village Area to be more attractive.

Crver the years, numerous documents have ar-
ticutated the need to transform che Village Area into
a real Downrown. The foundation for this vision-
ing exercise was created by helping the stakeholders
articulace 2 mission staremant and assaciaced specific
goals to achicve it, These statements were validaced
through discussions at several of the public mectings:

The Eatontown Village Ares wiB be » beauliful, watk-abls,
mixed-use conter with smphasis on publle spacas, oivie
identity, and the poteniial for fulure public rensporiation.

" The area should be
- attaetive

”é"t‘;ﬁ@m«x should be safer
for pedestriang and pveral
ynoye watkabls,

The ares should continue fo be
rrilxed e,

 The 'gﬁiasz should be implementable.

‘ ‘“i”%-zé“'%}%m shouid sceommadats
the transporiation nesds of future
generations.

?‘%ﬁé%ian should acoommedats the
Bousing needs of 5 variely of age
groups (Be-cvele housing),

The pisn should socommodate the
future nosds of Eatontows’s Bor-
ough Hall snd other olvio amenities
such g6 the Hbrary and Hrehouse,

The plan should gusrd sainet the
future Joss of historically signifloant
buriidings.

The par will respect adiposnt
seighbornends,




The Atleniic Ocesan lics abour 4 miles ro
the cast of the study area. Public beaches in the
area ar¢ a popular summertime destination.

The Garden Siate Parlway ssinu-
ated about 2 miles west of the study area. Exir
105 provides access to numerous regional
destinations, in particalar vetail, employment,
rousism and educational venues. It should
also be noted that trucks are not permic-

ted on the northern portion of the Parkway
and must exit onco local roads az exic 105,

Route 35 serves as che main com-
mercial corridor for norch/south travel
in castern Monmouth Councy.

Fort Monmouth, immediately adjacent
to the study area, was Monmouth County’s
largest employer. It provided communica-
tions technology for the entire 1.5, Armed
Forces. It is being decommissioned chrough
the Base Realignment and Closure Process.

#onmouth Ualversity islocated nearby
in West Long Branch. The universicy is the larg-
est private educational instituzion in the area.

= Bonmouth Park Rasetesek islocated
just cast of Eatontown's border in Oceanport. The
race reack fearures the Haskell race each Auguse
and will host the Breeders’ Cup race in 2007.

e Mommouth Ball, Jocated ac the intersection of
state highways 35 and 36, is the region’s first shop-
ping mall and still the largest in this portion of the
county. The introduction of the mall had signifi-
cant impact on traditional retail districss in nearby
communities, nzmely Asbury Park, Long Branch,
and Red Bank, Regional recail facilites now extend
well beyond the mall, with an additional concentra-
tion of bigbox rerailers in the immediare vicinity.

NJ Transic is currendly investigating three
options to extend £ail serviee chrough western
Menmouth Counrty and portions of Ocean
County. The Menmouth-Ocean-Middlesex
(MOM) study places one oprion on an exist-

ing rail line chat passes through che edge of
Earontown, just west of chis projecc’s scudy area.
Ifimplemented, chis scenario would creare an
opportanity for increased linkages becween
downtown Eatontown and regional destinations.




Once the hiscoric downtown was at the crossroads

of Main Street and Broad Street. Since that time,

che study area has suffered che ravages of suburban
auro-mability: What was once the main street is now
State Route 33, a roadway trapped somewhere be-
rween a regional highway and a suburban commercial
strip. Most of the cconomic vitality was sucked out
of here by the Monmouth Mall and strip malls lining
nearby arterials. And yer, enough of the oziginal
fabric remains so that it is possible to imagine 2
reviralized downtown: appropriately sized streets
and blocks, mixed-use buildings thar are orienred

towards the streers; various historic structures.
‘There are many dilapidared, vacant and underud-
lized properties burt there are also some property
owners, residents and business owners who are
committed o chis area. The scale of the area is
basically “low-rise,” where twe- and three-story
buildings predominate, Residents value the

scale and convenience of the neighborhoed-type
recail as a relief from the large-scale highway-
ariented businesses elsewhere in the township.




Disconnected Landscapoa:
There are several parks in the area tharare
disconnected from cach ocher and from the
surrounding neighborhoods.

The downtown is split in two by Route 35, a
high-speed, high-volume state highway. This
creates dangerous pedestrian conditions at
crossings and along narrow sidewalks, and has
promoted blight in the buildings that front it.
{see highway discussion below)

fmto-domingted
Envieonment:

The pedestrian is overwhelmed by space given
over to the automobile, either for turning move-
mesns or for huge expanses of surface parking

{seen here as grey-green spaces.) The fow existing
businesses rely on easy access to parking behind
their stores. Surprisingly, if all of the existing
buildings were fully occupicd, most of this park-
ing would be needed.

Poor Building Quslity

andd Characten
Many of the buildings, cspecially those fronting
Route 35 are vacan, or partiaily vacant, and
are in various states of abandonment and neglect.
Few of the buildings have historic characrer.

¢




Potontial HBi. 38
developments

[ the character of the readway network — and
in particular Route 35 — is re-thoughr, there is
the opportunity to create pedestrian-oriented
streets with storefrones and to restore the pedes-
trizn-oriented environment that once existed
here, with sidewalk-facing storefronts and a
residencial population.

Birong Surrounding
Helghborhoods:

The study area is closely surrounded by aterac-
tive, stable neighborhoods, Linkages to these
neighborhoods can breathe life into the Down-
town and connect residents to parks, shopping
and transportation. There are also several histeric
buildings still in the area.

firgen Connections:

Several parks can be linked vo cach other and to
the neighborhoods. Landscaped streers can weave
this green through the Downrown.

Civie hiontity:

The concentration of civic uses here — the Cicy
Hall, library and fire station — give chisarca a
special sense of place beyond irs identityas &
neighborhood ro shop and live. These uses add
to the retail, office and residential activities to
create the kind of dynamic land-use mix associ-
ated with a downtown or downtown.

Public Ownership

'The municipality owns much of the land in this
area which provides flexibilicy for implementing
the plan, seen as the grey areas in the diagram.

i gt




A vision for the future of downtown Eatontown
should be ambitious, bur artainable. For this
reason, it was important to have a sense of how
the development communicy thought about chis
kind of challenge. Scveral developers with records
of building high-quality, mixed-use projects
were interviewed ro measure the gap berween

a pure market response and the communicy
vision which included the many amenities and
public spaces that would malee this area a “place.”
Depending on how the project evelves, same of
these amenities may be paid for by the developer.
Buritis a cerrainey chat the community’s vision
will exceed the developer’s costs - indeed, we
should hope it does! Still it was important to
kenow the scale of that gap so that the commu-
nity could be realistic about the size of its own
financial contribusion and the need to raise
additional funds from other public sources and
threugh innovarive financing and implementa-
tion strategies, [n the end, we want an ambitious
plan that pushes the envelope but is buildable.

Doveloper Resction
All of the developers interviewed were enthu-
siastic about this effore. Monmouth County
is a very desirable place to live and the devel-
opers were impressed that the Borough had
taken the initiative to create a plan for this
arca. All the developers could casily see a new
mixed-use downtown environment in this
location, They liked the existing mix of uses
— parks, civic uses, rerail and residential.
Without the ability to do a formal analysis
at this point, the developers still offered their
“instinctive” response to what might be buile
here. Housing, of course, was at the top of the
list. All developers we consulted were unanimous
that residential construction was the driver for
redevelopment here and were also impressed by
the community’s willingness to thar reality.
Based on their experience elsewhere, develop-
ers suggested a variery of attached and mixed-use
building types including rownhouses, stacked
flats and small apartment buildings. Per acre
densities of 25, 50 and 75 units were possible here
although “density” per se should never become
che principal criterion for deciding how to use the
space. Also, any given density can be configured
in so many ways that it says very lietle about
the ability to achieve the goals of the project.
One developer {Sharbell) also suggested
1200 sf. co 1400 sf, Hive-work “loft-type” units
as an excetlent way to make the transition form
the core of the new downzown to the existing

single family neighborhoods around the study area.
While che siruarion may be different elsewhere in
the state, the developers felt that in this locarion the
market was probably scronger for sales than rentals.
The developers were also cautions about age-
restricted development in this town-center type of
envirenment, Concern was both for the marker,
which one developer suggested is starting to get satu-
rated, and a “character” issue ~ whether too much
age-restricted housing would dampen the goal of
creating an active place. One developer used the term
“age targeted” — some number of smaller units favor-
ing “empty nesters” and couples without children.
The developers agreed that these seerings {as wich
transir-oriented developments) tend not to ateract
familics with young children. Another developer
offered some interesting statistics contrasting actual
number of children compared ro the projections
for a variety of compact mixed-use developments:
Washingron Town Center — 2900 projected, 930
actual; Gas Light Commons ~ 210 projected, 20
actual; Franklin Square - 120 projected, 11 actual.

Mon-Residentinl Hses

Petait Uses: Corinly ground floor retail will
be an essential part of the new downtown environ-
ment. Larger formar retail (*big box” type) does not
make sense here because of the scale and characrer of
the area and because thar would not be comparible
with a “rown center” or new “downtown” environ-
ment. One developer suggested that of the national
chains, some of the smaller, high-cnd rerailers might
ultimarcly locate here. These could be the kinds of
reeailers found in the high end so called “life-style”
shopping centers. 10,000 sf. is probably the upper
end of the rypical size, In any case, the rerail was
not a major faceor in the developers” projections
regarding overall subject feasibility and proficabilicy.

e Uy There may be a markes for small
office uses ~ professional offices that could be of
a scale compatible with che tese of the new dewn-
rown. These could be pare of 2 mixed-use build-
ing but could alse be in their own small building.
However, none of the developers believed that this
was really an “office site” in the sense that a new
office building, for example a 200,000 sf. build-
ing, would fit here because of the location’s inferior
access. Office developers will choose first sires near
the Garden Stace Parkway and the Turnpike. In
addition, the office marketis soft. As an example,
one developer cited the former CECOM building,
now privately owned, which is lecated in Tinton
Falls near the entrance to the parkway, Current plans
call for demolishing the office building to make
reom for an age-restriceed housing development.

Other lssues
Fort Mommouth is on the Base Realignment
and Closure {(BRAC) list and scheduled o
close in 201 1. If the property retains residential
holdings, or is intensified with more housing,
it could support the new downtown by helping
to sustain the market for rerail uses and gener-
ally enlivening the downtown. In addition,
with residential incensification there are more
eprions for transit. On the other hand, if Fort
Monmouth’s housing came en the marker at
lower rents and sale prices, it could undercue
the market for the new housing ar the rede-
velopment site. Potentially more troubling isa
scenario in which an entire new community is
created, complete with its own “downtown.”
Because there are so many unknowns here
and wich the reluctance o have the Town Center
redevelopment ¢ fore held hostage o the Forts fu-
ture, ewo things will be impertant (bevend rrack-
ing what happens there). First, to the extent that
the process can move quickly, this redevelopment
project can help set the tone for developmenc in
the Fore. Second — and more importantly — this
project must have its own unigue identity, build-
ing on the existing history and spirit of the place.
In that way, It can retain its power as a destination
in the face of any new developments that try to
create a downtown environment from scrarch.

Belocation of Bunicipal Uses
One of the more ambitious ideas is to relocate
the existing municipal uses. Again, a realis-
tic assessment acknowledges the real - if not
insurmountable - challenges. A new, fully
code-compliant, state-of-the-art facilivy - es-
pecially a municipal building or library with
satisfactory audio visual and communications
rechnology - is a complicated programming,
design and construction project in its own
right, and likely to be very time-consuming.
One developer provided an anccdote: A
Washington, D.C., municipalicy foated bonds
to build a new school on a property adjacent
to the existing schoal. The developer buile the
school. A portion of the rental income from
the new development was then used to pay
for the bonds. This expleited the lower inter-
est rates available to the municipality and
the “parience” of che municipality for being
paid back (as opposed to a private lender).




Assessmant

Despite the amount of fand arca devoted to
surface parking, there is not, as scemed perhaps
at first, so much extra capacicy chac any signifi-
cant intensification could take place simply by
consolidating underurilized parking spaces
and making ther available for development.

An extensive interview with the Borough
Business Administrator suggests that at present
the municipal lot may be approximately 30% un-
derutilized but this is because the adjacent office
building is not fully occupicd. When thar office
building was partially used for a computer school,
the lot was completely full. In fact some policing
was required o prevent over Sow into the spaces
reserved for the municipal uses, In addition,
many of the existing cammercial properties are
vacant or underutilized. If all of these were fully
active the area might actually be under-parked.

Park and Ride Activity

One question that has been raised is whether

" some of the parking spaces are being occupied by
people who are parking for the day and aking
the bus, It scems thar chis is unlikely. First, the
bus route does 1ot go 0 Manhartan or any of the
major employment areas on the New Jersey side

assigning standard ratios for parking demand.

The Borough currently uses traditional suburban
allowances: 5 spaces/1000 sf rerail, 3 spaces/1000
sfoffice and 2 spaces per dwelling unit(du}. A more
aggressive - and potentially more beneficial - analysis
would lower these ratios to 4 spaces/1000 sf retail,
2.5 spaces/1000 sf office and 1.5 te L.75 spaces/du.

Looking at the subrotals for the three primary
redevelopment blocks bounded by Broad Street,
Throckmorton Street, and Kellys Lane, there would
theoretically be a requirement for 173 spaces for
office uses, 56 for residential, 185 for retail and 49
for institutional for a rotal of 463 spaces. Even if the
higher ratios described above are used, 383 spaces
would theoretically be required. Using the aerial
photograph, it appears that there are currendly about
381 striped spaces with room for another 25 or so
in some of the “informal” parking areas, suggest-
ing a shortfall of about §7 spaces using che standard
ratios and barely sufficient using the lower ratios.

Farking lsaues

Parking will be 2 major factor in the design of the

new downeown. [n fact, several of the developers

thought that the parking solutions might drive

the design, There are many precedents for creative
solutions to parking that we will

of the harbor, (although the bus does go to Red
Bank, where there is an NJ Transit connection to
Manhartan, and to Jersey Ciry, which is served
by PATH service into New York). Also, parking
rules over most of the lot prevent full day parking
that extends over boch rush hours, However,
parking strategies can be part of a limited mixed-
use development.

Capaeity Aaslvsis

In addition to the anecdotal experience of these
observations, RPA made an estimace of park-
ing demand by estimating the total ameunt of
square footage devored to different uses and

have to draw on. This reinforces
the notion that there will be a
strong relationship berween the
character of the new center and the
solution to the parking problem,

Furfacs Parldng:

Surface parking is clearly a limita-
tion on density, and in that sense,
a damper on the “downtown feel”
of this place. However, if properly
designed, and especially if it is ac-
commodated as on-street parking,
surface parking can coneribuse to
the “downtown feel” of a place. A development with
parkingar grade and on-street, can get to as a high
as 20 du/acre if handled creacively. The Franklin
Square project in the Borough of Metuchenisa
good example of this. It consists of ownhouse
aparements. Surface parking in this project works
by parking in the interior, by crearing internal
streers with on-street parking, and after suceess-
ful negotiation with the Borough of Meruchen,
on-street parking on the adjacent public streets.

Parking Below,
A dense developrient with parking on che ground
floor and housing above can reach densicies as high

as 70 du/acre, The Park Square development
is a good example of this: Two double loaded
buildings create the edges for a large block in
a downtown. One building consists of chree
residential floors over a st floor of parking. The
other building s four residential loors over two
floars of parking — a special situation enabled
by a change in grade at one end of the block,
There are several design issues for buildings
with parking on the ground floor. Firsz among
these is the negative impact of the edge of 2
parking deck on streeclife. Several developers
have tried to solve this by creating an archicec-
tural edge to the 1se floor parking {as at Gaslight
Commons, South Crange, 41 du/acre). Others
have gone further by taking away some parking
spaces to insert ground foor retail and offices,
and 1w creare the appearance of entries by rreacing
fire stairs and secondary stairs as architecrural
features {sce project in South Bound Brook).
Another strategy is to continuously line the
edge of the st floor parking with pedestrian-
friendly uses. While this is an excellent solution
from the point of view of enlivening the streec,
it results in 2 building above thar is excessively
deep and incficient for housing (85 minimum),

Butlding s New Free-Blanding Garags
Strucrured parking, while cxpensive, can create
the most fexibility because it can be efficient
and can rake away the burden of accommodaring
parking on individual sites or buildings. However,
of all the various solutions, this was met with the
most skepticism by the developers we interviewed,
Even though pre-fabricated construction could
reduce costs, even a bare bones parking deck
would cast somewhere between $15,000 and
$20,000 a space. Anything more claborate from
an architecrural point of view — for example,
reating the facades in some way, or making the
ground floor pedestrian-friendly — could drive the
casts up to $30,000 a space. (In the preliminary
design studies a 216-car garage was modeled.
These per space costs transhate into a garage chat
would cost in the range of 3.2 to $4.3 million).
The construction coses for the garage need
to be accounted for. If the developer wants ro re-
caprure them as rent, he might have to charge be-
tween $185/me {for the $20,000 space) and $265/
ma {for the $30,000 space) an amount chat may
be more than the local real estate marker will bear.
In fact, none of the developers interviewed
could identify a free-standing parking strue-
ture that had been buils recently in New Jersey
with purely private moncy. The garages are




buile with public participacion at some level.
The Landmark Square mized-usc project in
Somerville, New Jersey, includes a garage where
the municipality is contributing to the costs.
Rents also vary by che management. Access to
a space somewhere in the garage is obviously less
expensive than a reserved space (23% morc cxpen-
sive). On the other hand, shared parking is more
easily accomplished if fewer spaces are assigned.

Structured Parking: Models
for Public Prvivale Partnership

Because of the cost burdens, municipalities

are imore frequencly considering che need for
strucrared parking as if it were a form of public
infrastrucrure or utility ~ a necessicy if redevelop-
ment is to occur. This is not to say, however, that
the private scctor should not be expected to make
somie coneribution toward such parking projects;
of course, it all depends upon the economics of a
given redevelopment opportunicy. To chese ends,
there is an emerging trend to seck “public/privaze
partnerships” by which structured parking can be
developed in support of economic development,
seriking a balance berween the competing and
mutual interests of government and investors.

The Montolalr Example

The Township of Montclair and the Moneelair
Parking Auchority recently entered into a series
of agreements with the designated redeveloper
of a mixed-usc project, afllowing thas project

to share in the availability of parking capacity
in a new deck. The 430-space deck {replacing a
172-space surface lot) was sized ro include 97
parking spaces required by the redevelopment
plan to support the retail component of the
redeveloper’s adjacent project, which has allowed
the redeveloper to maximize its own property.

“The redeveloper is building the new deck
under a design/build guarasteed maximum
price contract, and makinga capical coneribucion
equivalent to the cost of the 97 parking spaces
by refunding its agreed-upon percentage fec (for
developing the deck) and also dedicatinga por-
tion of Payments in Licu of Taxes (PILOTS) o
cover amortization of its proportionate share of
debe service for the cost of scructared parking.

The deck is inanced with tax-exempe bonds,
and the deck operating budget is not burdencd
with properry raxes.

The redeveloper also makes ongoing
proportionate contributions to capital repair
reserves and operating expenses for the deck.
The new parking deck will remain available to

the public on a first-come first-served basis, while
che redeveloper will receive a negotiated annual
allowance of parking validation credits. The parking
authoricy receives the benefie of turnover parking
revenues coming from the additenal 97 spaces.

With construction well underway, this projece
is scheduled for completion in November of 2005,

Another Exarmple

The deeails perraining to this emerging possible
rransaction are far from solidified, bur the following
information illustrares how the public/private part-
nership approach mighe unfold in another redevelop-
ment case. This time, the redeveloper asks che munic-
ipality to take a bit of a risk by refying on a percentage
in the economic performance of the redevelopment
project and its ability 1o generate demand for parking,
After a few months of studying the site, the designae-
ed redeveloper of a project involving 300 residential
unics, 44,000 squarc fect of rerail space and 150,000
square fect of office space has a plan to accommodate
its residential parking on-site, However, the burden
of developing structared parking for the rerail and
commercial portions of its program would be just

too much for che project to bear; the +/- 500 parking
spaces required would reduce yield {productivity)

of the footprint, and the cost of structured parking
would necessitate unrealistic rental rates, render-

ing the redevelopment unable to compere against
adjacent communities where on-streer and surface
parking is eypically available,

So, the redeveloper proposes o build a 900-
space deck on adjacent municipal property, replac-
ing 300 existing surface spaces, accommaodating
the redeveloper’s need for 500 spaces and leaving
an extra 100 spaces to support other petential
development in the immediace area. Again, the
redeveloper will coneribute its agreed-upon percent-
age fee (likely in rhe range of 5.5% to 8% of the cost
of the deck}, but suggeses that the municipaliey rely
on markee rate revenues from the parking demand
to be created by the redevelopment with back-up
from a percentage interese in the economic perfor-
mance of the redevelopment project. The porential
is now being explored to determine whether the
proposed deck might also include 2 band of rerail
space that would create an additional income stream
and evening activity in suppore of the deck.

In this case, the redeveloper submits thae the
redevelopment will be unable to compete for market
share withour a subsidy, which may very well be part
of the price the municipalivy must pay o achieve
the density and mix of redevelopment desired,

SBome mpllcations:

As stated above, there is not enough surplus
space to launch a redevelopment effort without
conting up with an aleernative straregy for park-
ing. Ameng the ideas to consider are these:

L. Biabe mes of the lower unimproved lot
aprth of Throckmorten: This lot could likely
hold abour 120 cars. The Business Administration
stated that in the past, efforts to promorte use of this
[t have been unsuecessful. However, we should look
to 2 time when the walk is more pleasant than it is

now, when some improvements to the area have
taken place. Afier all, the distances are not grear.
Inicially, municipal emplovees and owners of
businesses should be encouraged to park here,

£« Conslder 1 pow degl i the area of
the fower It This is an appealing idea because
there is at least a one-story grade change at the
hillside leading down to the lot. As stated, the
issuc here will be the cost of building a new

lot. Based on interviews with developers, some
public participation will probably be necessary.

3. Congider shared parking: There is po-
tentizlly a shared parking opportunicy berween
the existing institutional /enunicipal uses and che
new development. Many new residents will drive

to work, leaving spaces available for municipal
employees who will want to park during the
hours residents are away. Evening cvents will
have to be accommodarted in some special way.

4. Maximize enestrael parkdng On-strece
parking reinforces the downtown characeer of
any area — providing both convenience for shop-
ping and helping o define sidewalk spaces and
calm craffic. To the exeene ¢hat the plan for chis
area creates a “finer grain” of streets and blocks,
opportunitics for en-street parking can be greatly
expanded. One developer stated thar successful
negortiarions for more on-street parking on state
and local roads at the perimeter of the project sice,
cnabled him to achieve appropriate densitics.

&, Consider Public Privale Parinerships:
Because the municipalicy owns so much of

the land in the stady area, there are excellent
opportunities to parener with a developer in
the construction of a garage, in keeping with
several of the examples described above.




The Community Design
Waorlishop

The signature event in the public process was a
community design workshop convened by the
Baorough in May 2005. This event was excremely
well artended as a resale of an aggressive outreach
campaign that consisted of dircct mailings of an-
nouncements ﬂnd post Cafds; POS(E!‘S in Stmicgic
locarions throughout the Borough; and various
ads taken our in the local newspapers.

The fuil-day cvene was organized around
several presentations and hands-on focus group
working sessions — diverse groups of 8-co-10
stakehelders co-facilirated by a planner and
designer {archicect, landscape architecr or urban
designer).

There were also two presentations given
— one on context-sensitive roadway design by
Brent Barnes, Director of Transportation Systems
Planning for NJ DOT and onc on place-making
by Meg Walker, Associate of Praject for Public
Spaces.

Arthe end of the session, the various focus
groups presented their designs and findings to
cach other and a few major chemes were identi-

fied.

For the st Thené we{ha

a chanct 10 CONKUUE
. the probiems facin
DownREHT head.

Warkehon
pastoard

Wovkshon Products

The matrices on pages 16 through 21 summarize
work from each of the nine groups. The first two
columns of the matrix are the original skerch
from the workshop and highlighted corc ideas
from thar group. Starting with the third column,
they are then followed by four analysis diagrams,
described befow, generated to synthesize the work
of all parcicipants. Abstracting the schemes in

this way, allows casy comparison between them.

Bultdable Areaa: The crossharched areas are che
blocks where existing and/or new structures are
accommodated. This diagram docs not distinguish
between existing and new buildings because dif-
ferent groups rook different arritudes rowards
the seructures. There may be some combina-
tton of new buildings and existing buildings.

Upen Space Metwork This diagram is
the inverse of the previous “buildable ar-
cas” diagram: The crossharched areas are
the significant public open spaces ~ park,
greenways, plazas around which the new
ncighborhood will be arganized. This
diagram reflects the goal shared by all che
groups to link the existing parks., Also,
important streets are pare of this necwork
~ streets that are designed to notenly

accommodate automobiles, but also to cel-
ebrate the pedestrian public space experience,

Htrast Alterations The table sketch shows
what changes each group made to the roadway
network. The solid light lines are existing streets
chat remain unchanged. Dashed lines represent
existing screers that are changed or eliminated.
The heaviest lines show new screers. Almost

all of the roadway network diagrams share
certain features: the extension of new roads
north of Throckmoreon and sourh of Broad and
the climination of the other “jug handles.”

Non-Bupporting Sirectures This diagram
identifies those structures that would have to
be removed to complere the open space and
sereet necwork proposed by the groups, Al
though the final extent of redevelopment will
be subject to negotiation with prospective
developers, these diagrams illuserace the face
that the downtown concepts proposed by the
different groups can theoretically be achieved
withourt extensive demelition. In facr, it wonld
probably add interest to this place to have some
combination of exiszing 2and new structues.
This analysis has to be qualified: several
groups proposed the complere cransformation
of Route 33 into a “suburban boulevard,”
complere with a tree-lined median. Because
this requires a wider right-offway, it would
be necessary to demolish all of the struc-
tures on one side or che other of Rouze 35.
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Coreldeas

# Constructing new street and block net-
work by connecting existing parking lots

# Constructing new north-south
road parallel to Re. 35

# Creating a village green ac the town's center

% Increasing pedestrian access with
through block connections

# Concealing surface parking with
a contiguous streer wall

# Lxtending Lewis St. across Ri. 35

& Establishing a village green ar the new
intersection creared by Lewis St.

# Using landscaped streets to tie vo-
gether open spaces downtown

@ Centralizing parking facili-
ties in a multi-level structure

# Creating main street environment
through ground floor retail

% Constructing a new main strect south of Broad Se.

# Closing Broad St. downtown and con-
verting space into a pedestrian mall

# Crearinga large development site west of Rz, 38

# Creating civic plaza next ro library

# Linking public parks with pedes-
trian access across Lewis St
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Workshop Sketches

LLoreddeas

¢ # Eliminating Throckmorten and

Lewis Streers west of Re. 35

2% # Openinga new village green to con-

nect Wolcott and Wampum parks

:  # Redeveloping builings west of Re. 35 to face

inward rowards village green

- “ # Angled parkingalong Broad St.

¢ # Serengrhening residential charac-

ter along Throckmorton

S e Transforming Re. 35 running threugh

downtown into 2 landscaped boulevard

¢ # Developing consistent street walls fac-

ing main streets and parks
# Maintain small cown building scale

& Arching Throckmorton St. to con-
nect symmetrically wich Broad St

# Developing mixed-use and live/work space

# Establishing Re. 35 as a main street envi-
ronment through retail reeruitment

% Relocaring municipal uses to Re. 35

“ & Building 2 new ourpacient medical facil-

ity on open land south of Broad St.

-': # Sharing parking spaces downtown

o Developing new residential homes

along the water’s edge to the north
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Workshop Sketches o Core ldeas

Buildable Areas

# Linking blocks berween Throckmorton and-
Broad Streers with a pedestrian walkway

% Capping height limit at three stories
# Connecting Wolcott and Wampum parks

@ Improving pedestrian environment by
landscaping and widening sidewalks

# Encouraging mixed-use development

& Constructing new road south of Broad St.

o Linking all open space around down-
town with a crail/bike path

# Opening a new civic space next to library

# Focusing surface parking at the cen-
ter of development sites

# Calming intersection of Broad St. and
Re. 35 with a landscaped meridian

¢ % Transforming Re. 35 into a boulevard

¢ # Suaighrening Broad St. jughandle curve ro create
“““““““““ a rectangular development site west of Re. 35

# Creating pedestrian bridge over Lewis S,

# Crafring design guidelines to control facade,
signage and streetscape improvements

: % Increasing residential presence downrown

Buildahle Areas
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The diagram on page 21 is an attempt to capture
as many of the ideas of the different working
groups as possible. It is creared by comparing
the analysis diagrams described in the previ-
ous section and finding the scrategics thar were
suggested by most of the groups around each of
the catcgorics of concern — buildable area/open
space and streee aleerations, There was a fairly
strong context here in the form of existing roads
and parks that remain, and consensus on the big
preblems, specifically Route 35 (the groups came
up with many of the same basic ideas). This makes
it possible o offer this new diagram thar caprures
most of the features of the previous diagrams.
More than the detailed design studies that
follow, this diagram is the most important
product of this process because it establishes a
framework for the downtown that can accommo-
date a broad range of activities at different levels
of intensity. Ir does not obligate the municipal-
ity to necessarily save or demolish pasticular
structures; it does not ercate a commitment to
any one mix of uses and activities. Whar it does
is establish the public realm or streets and open
spaces which will caprure, over the long term, the
spirit of the Fatontown Dawntown as articnlared
by the residents of Eatontown. Whar are the fun-
damental featurces of this planning framework?

E el

4 Elirdnate the "o handle” by close
fng ensters secton of Lewils Stresi This
enables the consolidation of the two oddly-sized
blecks west of Route 35, and simplifies the traf
fic parterns and intersections with Roure 35.

Link the Paris By rationalizing the road-
way network west of Route 35, and by creat-
inga new linking space, it is possible to con-
nect Wampun Park and Wolcott Park.

Create » Greemwyay Nebworll around the
Bowntown Building on the new link between
the two existing parks, it is possible to extend the
greenway nctwork along the Wampum Brook.
There is also the ability to extend the greenway
network in the area south of Broad Streer where
there are several farge poorly defined green spaces.

Extend the Stiset and Block Netwaork

1o the north of Throckumorion Thereisalarge
unimproved arca between Throckmorton and the
Wampum Brook. New streets here would create
opportunities not only for new development, but for
access to a new greenway along the Wampum Brook,
There are also opportunities to manage parking in
this area.

Extend the Street and Block Network fo
the south of Broad Street New streets in this
area create 2 new level of conncetivity to the neigh-
borhoods to the south and east of the Downrown and
especially to the existing townhouse development
along near Schuber Place. This large unimproved

area can also accommodare new parks and can help
extend the greenway loop around the Downrown.

B Creste a new Uivie Bpace in the
Irywntawn While different groups suggested
differenc locations, in general, che groups identify
a new civic space — a plaza or *Village Square” in
the western portion of the large eastern block.

ﬁ% Lroute o new North-South Strest
in this large Block. To increase the over-

al connecrivity of the district, a new street
roughly bisects the oversized eastern block,

E2 croate & now MIL-Bock Pades-
trism Gonnection. To increase the overall
walkability of the district and ro provide

an alternative to the streets with cars, an
east-west pedestrian route through both the
castern and western blocks is created.

Troot Broad Strest and Route 35

as main street-like environments, Both of
these roads should be thaughr of as civic
spaces which accommedate the auromobile,
but more importantly, have a serong iden-
tity as public pedestrian-oriented places,
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In the first consensus scheme, the overall intensity

of development is limited by what can be accommeo-
dated with on-streer and surface parking. Because the
new road network creates a considerable amount of
new curb frontage, the on-street parking opportuni-
ties are significant. The total development program in
this proposal is about 78,400 square feet of commer-
cial space and about 278 dwelling units, requiring in
total, including the 100 spaces allecared for existing
municipal uses, abour 920 parking spaces. In terms
of land usc, 3-story mixed-use buildings line Route
35 and portions of Broad Strect proximate to Route
35. Thesc are buildings with ground foor commercial
space and apartments or a combination of offices

and apartments above, Elsewhere, townhouses are
proposed with stacked townhouses along portions of
Broad Street and Throckmorrton.

In terms of massing, buildings step down in scale
away from Route 33 in order to make the rransition
to the smaller scale single-family neighborhaods that
surround the Downtown. Typically, the maximum
height is three stories, with two story building
heighrs at the edges of the surrounding neighbor-
hoods. Along Route 35, and perhaps along the por-
tions of Broad Street closest to Route 35, buildings
could be four stories high if there was a setback at the
third fleor.

One of the distinguishing features of this
plan, as compared to Consensus Plan #2, is that the
municipal uses are keft in place. The buildings could
be renovated, and the public open space around the
buildings could be consolidated and redesigned. But
the buildings themselves remain.

Another distinguishing feature is the location
of the new public space called for in planning the
eastern block framework diagram. In this design
study, it is located in the interior of the easrern block,
at the crossing of pedestrian connections to Route 35
and to Broad Street.

Roure 35 is improved with new “strectscape
elements” fighting, landscaping, sidewalk design, and
special ateention s paid to the pedestrian crossings at
Broad and Throckmorton, But the starc-owned right-
of-way does not change.

This design study has several advancages. There
are 0o costs associated with building a parking
structare or new municipal buildings, both of which
would require creatinga proactive partnership
berween a developer and the municipality. The Route
35 design is fairly conservative,

There are also disadvantages. The design is
constrained by existing buildings and surface parking
limitations. Also, Route 35 will continue to be a bar-
tier, even if the crossings are redesigned for pedestri-
ans.

In rerms of parks and open space, in keeping with
the consensus planning framework, this design
study creates a new connection berween Wolcott
and Wampum Parks; creates a new greenway
along the Wampum Brook ; and suggests new
park spaces in the unimproved areas south of
Broad Street. These collectively creaze a kind of
greenway loop around the new downtown.

BIG IDEAS:

» Bovelopment is nited o what can
be secommotatad with on-stveet amd
surfave parking.

» The municipal complex stays asds,

¢ Route 25 is “raffic-cpimed” bt not
reconfigured

ADVANTAGES:

» This scheme is loss ambitious and
easier to lmplement,

o Mo costs associated with buliding g
parking structure and new municipal
bulidings,

DISADVANTAGES:

= Dosign s constrained by the exlsting
buildings and surface parking hnlta-
Lions,

» Route 35 is st o bavrler, aven if oross-
inga at intersections are re-designed
for pedesirians,

Program Tolals:
TEHAGD of, Conungreiat
278 Dwelling Unils
928 parking spaces
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Consensus Plan 2 also satisfies all conditions

of the consensus planning framework, but the
second consensus plan is much more ambitious in
three significant ways.

First, overall intensity is not constrained by
surface and off-street parking capacicy. In this
proposal, a new parking deck is constructed on
the north side of Throckmozton. Because there is
asignificant slope down to the Wampum Brook,
zceess to some of the garage levels can exploit the
change in grade from Throckmorton down to the
brook, which also reduces its visual impact from
the surrounding streets. In order to maintain the
lively residencial characrer of Throckmorten, a
new sesidential building straddles the edges of the
parking structure, so that the parking strucrure
docs not deaden the qualicy of Throckmorton
a$ a pedestrian oriented residential streer. As
outlined above, the parking structure would only
be built if there was some active participation by
the Borough, for which there exist several models.

Second, in this study the municipal complex
is re-built on the “100% corner” of Broad and
Route 35. This has several advantages. Tt provides
the Borough with a new state-of-the-art library
and town hall {the fire station could be rebuile
in another location, perhaps a location more ac-
cessible and central ro the entire Borough). This
location also places a signature civic stracture
on the most visible carner of the downtown,
celebrating and announcing to passers-by that
this is the civic heart of the Borough. Finally,
this location ¢nables the new municipal complex
to have two erientations - to act as akind of
bridge becween a re-designed Route 35 and a new
civic space along Broad Street just to the east.

‘Third, the study proposes that Route 35
is not only re-dandscaped and “traffic calmed”
as ins the first consensus plan, but incompletely
re-built as a “suburban boulevard ™ the right-of-
way is increased to accommodate a new tree-lined
center mediany; sidewalks are widened; there is
ne room for on-sircer parallel parking on Ree 35.
Collecrively these changes transform this segment
of Route 35 from a strip highway to one of the
significant public spaces in the Downrown.

I the scudy, the new public space is focared
along Broad Screer about midway berween Route
3% andWhite Screec. This is a seraregic location,
because it enables the new public space to relate
ot only ro Broad Street but ro relate to the new
north-south road char the planning framework di-
agram calls for in this locacion. That road, in turn,
links to the new streets and blocks created north
of Throckmorton and South of Broad Street. This

space would be enlivened by commercial uses on the
ground floor of the buildings that bound it and by
the civic activities of the new municipal facility.

In keeping with the consensus planning
framework, this design study creates 2 new con-
nection beeween Wolcort and Wampum Pazks;
creates a new greenway along the Wampum Brook;
and suggests new park spaces in the unimproved
arcas south of Broad Street. As in the first con-
sensus plan, these collectively create a kind of
greenway {oop around the new downown.

The overall fand use patrern is similar to the
first test study. However, here the level of intensicy
is greater: Approximately 94,000 sf. of commercial
space, 420 dwelling units and 1,240 parking spaces.

In terms of massing, buildings step down
in scale away from Route 35 in order to make
the transition to the smaller scale single family
neighborhoods that surround the Downtown.
Typically, the maximum height is three stories,
with two-story building heights at the edges of the
surrcunding neighborhoods. Along Route 35, and
perhaps along the portions of Broad Street clos-
est to Route 35, buildings could be four stories

high if there is a sezback ac che third floor.

This design study has several advantages: The
Borough would have a new municipal complex
locared in such a way that a strong civie identity
will be created for this place, Route 35 would be
completely rransformed inte a eruc public space.
And overall, there is more fexibility in the design
and allocation of uses, enabled by the parking
structure. To the extent that improvements to the
public spaces and other amenities are provided
by the developer, the morc robuse development
progeam wiil increase the developer coneribution.

But this plan is also much more difficult o
implement, While NJ] DOT has indicated their
willingness to censider any of several new designs
for this portion of Route 35, there is no guestion
that this is a bigger underraking because of the
scale of the improvements and the need for an
expanded right-of-way, requiring that all proper-
ties on ane side of the road be demolished.

BIG IDEAS:

« Miore flexibility i crented by piaclng
some of the parking in 8 new strusture.

= The mundclpal complex is re-bylH,

« Roule 35 becomes o treg-iined boule-
vard

ADVANTAGES:

« This scheme creates ¢ now, wall-de-
fned public spacs 8t the contor of the
village ares.

= This soheme crealos 3 new oivic land.
mark ot the sigusture comer of Main
ard Broad

« This schame transforms Roule 35 from
a highway inte a significast public-
LHESN

DISADVANTAGES:

» Regulres prosotive perticipation by the
Township to hely bulld the parking deck
and move tho munioips! vees,

» The Houte 38 boulevard is a mors
ditficult to mplament and requires
expanded right-obway,

Program Yolais:
93,800 of Commersial
428 Drweiling Unlls
31.242 porking spaces
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The vwo test plans differ significantly in how ambi-
tious shey are in terms of the amount of new develop-
ments, the requirements for proactive partnership
between the municipality and privace developers,
and the extent of the required changes to the
roadway neework, in particular, the reconfiguration
of Route 35.

It is clear that all test proposals, or any ather al-
ternative plans, could only be implemented in phases,
They present a ong-term vision that is meant to guide
many short- and intermediate-term decisions.

Speed and sequence of implementation will
be impacred by the aggressiveness with which the
Borough rackles those features of both plans thar are
beyond the private developers control, especially for
the more ambitions proposal. (See “next steps” sec-
tion.} Key activities the Borough can initiate include:

% Redesign of Route 35 with NJ DOT

# Acquisition of property by the Borough

# Orher roadway improvements to other parcs of the
roadway network controlled by the County and the
municipalicy

ining funding for parks and greenways

& Commitment and securing of funding to rebuild
municipal buildings (for proposal #2}

& Completion of a formal redevelopment plan
Still, as shown in the sequence of model photographs,

there is a logical sequence informed by what the Bor-
ough and other public entities (NJ DOT) control.




Ea

He-build the public realmy This includes che
streerscape improvernents; the reconfigaration and
realignment of some of the County and municipal
roads; creation of park linkages and greenways;

phased improvements to Route 35 — wraffic calming
and, if there is suppore for ic, reconfiguracion.

The re-design of the sast and wesl core
Blecks: The municipality alzcady owns significant
amounts of property on these rwo blocks and

fozecan.offerabuilder.che greatestamountof,
flexibility in these locations.

The extension of the slreet and block
patteeny While there is almost universal support
in the community for addressing these areas, there
are several obstacles in the shorcand intermediace
term: the need to expand the redevelopment study,
the presence of several strip type uses {for example,
McDonalds) that are nevertheless economically very
viable; and the political challenges of making new
connections to cstablished residential enclaves {for
example, the townhouse development south and east
of the study area).




Earontown residents have always been receptive ro
change in the Downtown area. There is universal
agreement that something needs ro change here,
At the final stakeholder presentation on July 20,
2003, Eatontown residents expressed the value of

a visioning exercise that explains the consequences
of future development in real, physical rerms. There
was enthusiastic agreement that the two test design
studies captured these values and che essential ideas
generated at the Community Design Warlkshop,

Great ldeas for & Great Place

The community continues o express enchusiasm
for the major features of the consensus planning
framewark:

# The linking of parks and open space
# The creation of a new civic space in the Downtown

# Mixed use development for a “downrown”
environment

¢ Rationalizing the street nerwork

& Creating opportunities for new develapment

Theredre concerns as well, which the community
will continue to have to address as this process moves
forward:

Lavel of intensification

Residents understand that there is 2 direct relation-
ship berween the amount of development that is
aliowed here and the developers’ contribution ro
public amenities - the benefits of the more ambitious
Design Study #2 are clear. But the question remains
of how dense the area could become before it lost irs
“village-scale” characrer. Incerestingly, during the
final presentation, several residents made the astute
observation that if the massing of the buildings as
shown in the mode was more varied and detailed,
the apparent scale of development would be greacly
reduced. This is certainly the case and should be
part of the design criteria for the arca (height and
set-back regulations, limits on length of walls
witheut changes in plane or minor serbacks, ere.}

“Plannery Bight” and Soncaw by
PHaplavement

Landowners and stakeholders within the study area
are anxious for a clear direction to be set as soon as
possible because without it, they do noc know how
much they should be investing in cheir properties
now — the so called “planners blight” phenom-
enon. In addition, while it is true that most of the
businesses and residences within the study arca are

marginal, they do provide desired services, em-
ployment and affordable sheler for some number
of people. Stakeholders would like the impaces of
redevelopment to be minimized for these people.
One possibility is that the accommodarion of
existing businesses and residents would be made
an obligation of the redeveloper. This needs 1o

be examined in more detail and in concert with
other remedies (buy-oues, relocation fees, ere.)

Skepticlem about Rowle 35
It is clear that most of the community goals
cannot be achieved if Route 35 remains the
regional strip highway it is roday. Both test
schemes suggest ways in which the road would
have 1o be re-designed — from traffic calming
and pedestrianization to the more ambitious
suburban boulevard concepe. Stakeholders
remain skeptical that these changes are possible
and that che impacts of slowing traffic in this
portions of Reute 35 will be acceprable not only
o NJ DOT but to the residents of Eatontown.
Counter to this is the fact that NJ DOT has
continually indicated its interest in re-designing
Route 35 in a way that supports the community
goals. In fact, this seetion of Roure 35 has been
designared as its own study arca for that purpose.
The Borough must continae to engage proac-
tively NJ DOT on the re-design of this road.




It order to keep momentum going, it is impor-

tant to identify short-term actions thac are in the
municipalicy’s direct control. Each of the next steps
described below can be initiated immediately.

= Ravige Existing Zoning

Even without a redevelopment plan in place, the
municipality should revise the existing zoning to sup-
port the vision offered in chis study. Provisions in the
zoning that undermine the vision should be changed
or eliminated. Some supparting regulations would
include the following provisions: require build-

ings to be locared ar the sidewalk edge vo define the
streets and the public space of the sidewalk; require
patking to be behind buildings: require minimum
building heights of two stories along Route 35 and
Broad Sercer; allow mixed-use buildings wih rerail
or offices on the ground floor and residential above;
loosen parking requirements for mixed use buildings
to promote compact “downtown seale” development.

* Engage M1 BOT

The Route 35 study is currently underway. The
Borough should aggressively pursue negotia-
tions with DOT over the re-design of this seg-
ment of the highway and secure funding for
short-term aesthetic/strectscape improvements.

+ Begin the Redevelopment Blan Proooss
If the Boreugh is commitzed to this plan, the next
step would be to hire consultants to draf a formal
redevelopment plan. Based on communicy inpur
during the design workshops, it may be necessary
1o expand/change the boundaries of the redevelop-
ment arca to give the Borough more Aexibility.

« Sreate a Btanding Commities

This effort has been guided by a project steering
committee. As this is a long-term effort, some kind
of standing commirtec should be put in place. Irs
composition can be similar to the current project
committee — a diverse mix of eleceed officials, repre-
sentatives from the boards, communiry based organi-
zations and other stakeholders. Some kind of gover-
nance structure is probably needed, but it should not
become another layer of government bureaucracy.




Since the mid-cighties the Master Plan, and sub-
sequent reexamination reports, reinforce the idea
of a town center. Goal and objective statements
continually call for the preservation of historic
scructures, stimularion of local investment, and
overall improved access to social, cultural, civic
and recreation amenities to which access is now
impeded by the existing land use arrangement.

Master Flan Reexamination Report

As stated in the Objective Statement of the

1986 Master Plan and again in the most recent
Master Plan Reexamination Report {(Novem-
ber 2001, pg. 12 “Objective;” Section #11) The
Borough is committed to “explore the porential
for specifically encouraging the continued build-
ing improvements with in the Village Arca.”

Mastar Plan Heaxamination Report
Novembar 2G04,

Goals and Objective Section itemn 8 (13} - “Consider
alternarive for expansion of the floor area available
for municipal operation in coordination with the
prior work performed by the administration.”

Borough Master Pian 1986
Pg. V - Goal Statement ~ "Establish linkages to
open spaces to the maximum extent feasible.”

Master Plan Heaxamination Report
HMovamber 2001

Pg. 4 Goal section #2 - “To provide for and en-
courage the use of al remaining vacant land con-
sistent with neighborhood characteristics, land
capability, fiscal balance, pracricalities of the
marketplace, and current aestheric standards.”

Borpugh Mastar Plan 1988

Pg. V - Goal Statement - “To design and imple-
ment the read plan of the Berough to facilitate che
movement of residents from one quadrant to other
without using Route 35 or 36 or the traffic circle
and discourage traflic from ourside the borough
trom using streets internal to residential areas.”

Masior Plon Heexaminstion Report
November 2001

“To identify specific arcas which should not be
developed eicher because of sensitivity or suit-
ability for open space at an appropriate location.”
(d.) “Establish corridor links berween majar
open spaces to the maximum extent frasible.”







New jersey Committee

Karen 1, Alexander
Philip Beachem
Williamm E. Best

John Bloomfield

Fred M. Brody
Stephanic Bush-Baskerie
Brant B. Cali

John Ciaffone
Timothy Comerford
Carol C. Cronheim
Clive §. Cummis
Christopher J. Daggert
Jerry Fitzgerald English
Pamela Fischer

Hon. james J. Florio
Urs P. Gauchat

Robert L. Geddes
Robert S. Goldsmith
George Hampton
Charles E.

“Sandy” Hance
David J. Harris
Pamela Hersh
J- Rebert Hillier
Deborah Hoffman
James Hsu
Barbara E. Kauffman
Dennis J. Krumholz
Susan . Lederman
Richard C. Leone
Joseph }. Maraziti, Jr.
Anthony L. Marcherta
Thercesa Marshall
Eilcen McGinnis
John L. McGoldrick
Sean T. Monaghan
Christopher . Paladino
Rebecca Perkins
Jeffrey M. Pollock
Lee Porter
Ingrid W. Reed
Donald C. Richardson
Carlos Rodrigues
Cicero H Scalera
Ronald J. Slember
Sharon C. Taylor
Jeffrey A. Warsh
Elnardo . Webster, 11
Melanie Willoaghby




BOARD OF
IMRECTORS

4 {rving Place, 7th fioor
New York, NY 10003
2122532727

fax 212. 253.5666

203.356.0390

Regional Plan Association (RPA) is an independent
regional planning organization that improves the quality
of life and the econemic competitiveness of the 31-county,
New York-New Jersey-Connecticut region through
rescarch, planning, and advocacy. Since 1922, RPA has
been shaping transporration systems, proteciing open
spaces, and promoting better community design for the
region’s continued growth. We antieipate the chailenges
the region will face in the years to come, and we mobilize
the region’s civic, business, and government sectors to take
action.

Two Landmark Square, Suite 108
Stamford, CT 06901,

fax 203.356.03%0

94 Church Street, Suite 401
New Brunswick, NJ 08901
732.828.9945

fax 732.828.9949

RPA’s current work is aimed largely at implement-
ing the ideas put forth in the Third Regional Plan, with
efforts focused in five project areas: community design,
apen space, transportation, workforce and the economy,
and housing. For more information about Regional Plan
Association, please visit our website, www.rpa.org.

Chairman
Peter W. Herman

Vice Chairman and
Co-Chairman, New fersey
Christepher ] Daggett

Vice Chairman and
Co-Chairman, New Jersey
Hon. James §. Florio

Vice Chairman and
Co-Chairman, Connecticut
John S. Griswold, Jr.

Yice Chairman and
Co-Chairman, Connecticut
Michae!l P. Meowi

Vice Chairman and
Chairman, Long Island
Robert A, Scotr

President
Robert D. Yaro

Treasurer
Brendan [ Dugan

Robert F, Arping
Hilary M. Ballon
Laurie Beckelman
Seephen R. Beckwith
J. Max Bond, Jr.
George Campbell
Frank S. Cicero

Jii M. Considine
Kevin 8. Corberr
Alfred A. DelliBovi
Nancy R. Douzinas
Douglas Durst
Barbara Joelson Fife
Micheal C. Finnegan
Timur F. Galen
Michael Golden
Mark B. Goldfus
Maxine Griffith
Kenneth T. Jackson
Ira H. Jolles

Richard A. Kahan
Richard D. Kaplan
Shirley Strurn Kenny
Matthew S. Kissner
Robert Knapp

John Z. Kulral
Susan S. Lederman
Richard C. Leone
Charles J. Maikish
Joseph J. Marazit, Jr.

John L. McGoldrick
Robert E. Moritz
The Very Reverend
James Parks Morton
Peter H. Nachtwey
Jan Nicholsen
Bruce P. Nolop
Kevin J. Pearson
James S. Polshek
Richard Ravitch
Gregg Rechler
Thomas L. Rich
Claire M. Robinson
Elizabeth Bariow Rogers
Janetee Sadik-Khan
Stevan A, Sandberg
H. Claude Shostal
Susan L. Solomon
Luther Tai
Sharon C. Taylor
Karen E. Wagner
Paul T. Williams, Jr.
William M. Yaro

Biractors Emeratl
Roscoe C. Brown
Robert N, Rich
Mary Ann Werner




Borough of Eatontown Master Plan Appendix

APPENDIX G

Howard Commons Study




Howar

D CommoNs REUSE STUDY

Submitted by

Architects Planners Historians Archacologists
¢ In Association with

RKG Assdciates

Febroary 2003



Gerald Tarartolo, Mayor, Berough of Estontown

Theodore F. Lewis, Ir, President, Eatontown Borough Council
Willlam Kinney, Fatontown Borough Council

Michael Trotta, Business Administrator, Borough of Eatontown
Gene Anthony, Soficitor, Borough of Eatortown

Darv Stutz, Chairman, Eatontown Planning Board

Peggy Ciok, Zoning Officer, Borough of Eatontown

Tracy Chatenger, President, The Agora Coalition

Kise Straw & Kolodner

John Gibbors, AlA, AICF, Associate Principal

Christopher Lankenau, AICP, Associate, Project Manager
Matthew Arnold, Planning/GIS
Dawn Turner, Graphic Design

Toosdhi Turner, Graphic Design

RKG Associates
Jeffrey Donahoe, Vice President

Frederick Pulitzer, Project Manager



HEET .

UL MERE P SRR Eeta g e @ »
PR L8R P E 2RI GE 8
aF R ag ) <

(L

SR AT RETATVE maT
GHLr G L e OB




The Howard Commons development in the Borough of Eatontown, New Jersey, is currently
comprised of 486 two-story housing units along Pine Brook Road, Mitchell Drive, and Helms Drive,
The majority of the units have two bedrooms, but 3- and 4-bedroom units are interspersed
throughout the complex. Constructed as military
housing, Howard Commons is being decommissioned
and put up for sale by the General Services
Administration of the U.S. Government. Howard
Commons is being divided in half {north and south of
Pine Brook Road) and is being sold in two phases; only
the first phase {the 270 units north of Pine Brook Road) is
currently for sale.

In an effort to protect its interests while securing the future of Howard Commons as it goes on the
market, the Borough of Eatontown commenced a reuse study for the housing complex in the Spring
of 2002. This study involved examining the physical aspects of the existing housing in terms of its
potential for reuse, as well as the fiscal impacts and market conditions that would inform any
proposals for the site. The resuiting recommendations include a development scenario that best
meets the Borough's goals of minimizing development costs, minimizing fiscal impacts to the
Borough, and maximizing the marketability of the complex for civilian reuse.

Howsard Contmons Reuse Study



The existing units at Howard Commons are of typical wood-frame construction, with shingled
roofs and brick and vinyl exteriors. Recent improvements to the units were completed in the early
1990s. The reuse study included an existing conditions survey, which determined that these
improvements include:

Single-story front additions;
Patio improvements;
Exterior improvements, including viny! siding;
New interior wall treatments;
The removal of lead paint;
New vinyl flooring and hardwood refinishing;
New heating, ventilation, and air conditioning systems;
New electrical systems;
» New utility and storage sheds.

Howard Commons Reuse Siudy



Despite the many improverments to the Howard Commons housing units, the study determined
severai factors that would constrain reuse options of the existing buildings:

Units do not have continuous fire separation.
Utility services run underground between dwelling units.
Many units share sanitary facilities.
+ Units are designed as family housing with bedrooms all on the second level.
Parking is distant from many units,
- Unit types are distributed among building blocks.
Units contain very few side windows.
Open areas are minimally landscaped.
Building elevations are fairly unattractive.
There are no unigue amenities within the complex.
- The development area is surrounded by wetlands.

Howard Cormens, fatontown, N3
Baseline Conditions
-~ 486 Units

Vatter' |

2-Bedroam i} Utllity Reom

3-Bedroomn Flaygrating -

4 2 Webands Area

| N S i
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Howard Commons Reuse Study



Examining the market conditions in Eatontown was an important component of the reuse study. The
market study investigated the current and projected housing market in the borough, focusing
particularty on pop-ulation, housing needs, and market values of local real estate. The market study
revealed the following results:

486 existing units at Howard Commons represented 7.6% of Eatontown's
entire housing supply in 2000.
- These units represented 20% of the 2000 apartment supply.
+ 46.6% of all housing units in Eatontown are rental units.
- Median 2001 sales price in Eatontown: $182,000.
- Median 2007 sales prince for new construction: $227,000.

- A projected growth of 300-400 new households in Eatontown over the next 5 years.
- Projected growth is less than the 486 existing units at Howard Commons,
creating the potentiai for an excess housing suppty.
Projected growth is to occur primarily in middie-age (age 45-54) and near-
elderly (age 55-64) households.
Projected decline in younger households {under age 45).

The characteristics of population and market trends in Eatontown therefore support
owner-occupied housing.

Howard Commons Reuse Study



As a result of the market study, as well as the analysis of the physical conditions of Howard
Commons, the Borough of Eatontown formulated severat goals as it considered the reuse potential
of the complex:

Minimize adverse fiscal impact on borough.

Attempt to accommodate a portion of Eatontown’s COAH requirements,
integrated within the development.

Provide opportunities for age-restricted housing.

Reduce the overall density of development.

Provide opportunities for non-residential / commercial development fronting
Hope Road,

Provide opportunities for homeownership.

Enhance the overall appearance of the development.

Better integrate the site into the surrounding neighborhood through establishment
of improved pedestrian connections to nearby schools and recreational facilities,
as well as transportation improvements,

Provide improved community facilities.

Howard Commons Reuse Study



Several redevelopment scenarios were developed for Howard Commons over the course of the
study. Based on environmental constraints, anticipated project costs, fiscal impacts, and market
conditions, the Borough of Eatontown chose a Preferred Redevelopment Plan. The recommended
scenario involves a combination of demolition of existing housing with new construction, selective
demolition of the remaining existing housing to reduce the density of the development, a reduction
in number of bedrooms in the existing units, the construction of non-residential/commercial space
to serve the complex, recreationai amenities, and im-proved pedestrian connections to surrounding
areas. The location for the new housing was chosen 1o avoid wetlands on the north side of the
property. (Both proposed housing and new housing would therefore remain outside the state-
mandated 50-foot buffer adjacent to wetlands.)

Specifically, the Preferred Redevelopment Plan recommends:
-~ Demolition of the western portion of Phase |,

- Construction of 57 age-restricted units (fee-simple, for-sale).
- Construction of 100,000 square feet of non-residential space.

+ 713 existing units retained as condominiums with reduced density
and reduced number of bedrooms,

AN P55

* 144 existing units retained as condominiums with reduced density
and reduced number of bedrooms.

Howard Comimons Reuse Study
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Howard Commons Reuse Study



Both new and existing units call for a number of features and improvements, including:

Detached single-family units

One or two bedroom floor plans with master bedrooms on the first floor
Driveways with attached garages on the side or rear

Common green space behind the units

Attractive landscaping

New roof gables

New paint/siding

New windows and shutters

New porches, overhangs, and railings
New landscaping

In addition, the Preferred Redevelopment Plan recommends the following amenities throughout
Howard Commons to better incorporate the complex into its surroundings and the borough:

Acquisition of the Conrail property north of Howard Commons for the development of a
pubtlic park.
This would require negotiations with Conrail to acquire the property. Park amenities
could include:

A bridge over Wampum Brook to connect existing housing to the park

Pedestrian walkways throughout

Pedestrian connections from the park to Wampum Lake
Green/pedestrian connections to nearby schoois and recreation areas, including:

The potential park on the Corwail property

Vetter School

Community greens among the new age-restricted units

Howard Commons Reuse Study



Construction of a community center to serve the complex as well as the entire
commiunity, including the potential for:
- Meeting space
Recreation facilities
Poal
Development of acommercial area at the intersection of Pine Brook and Hope Roads
that would serve the complex within walking distance, as well as the entire
community, including the potential for:
Neighborhood retail amenities
= Smalt professional offices
Conversion of Helms Drive and Mitchell Drive into two-way streets to improve traffic
flow and reduce the potential for speeding throughout the complex.
Addition of traffic calming elements to Pine Brook Road, including:
- Curb extensions along Pine Brook to make pedestrian crossings safer
+ Bicycle lanes
Improved striping
Enhanced crosswalk treatments
Installation of streetscape improvements throughout the development, including:
- Attractive pedestrian-oriented lighting
Street trees
Improved sidewalks where necessary

Howard Commons Reuse Study
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Figure 5: Groundwater Recharge Areas
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Vacant Land Inventory and
Analysis Report

Prepared for

Borough of Eatontown
Monmouth County, New Jersey

Prepared August 18, 2002 by:
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COAH regulations permit municipalities to request an adjustment from their housing need due tc a lack of

available vacant and deveiopable fand. Pursuant to N.JA.C. 5:83-4.2, municipatities requesting an
adjustment of their fair share obfigation due fo lack of available land must submit an inventory of vacant and
undeveloped parcels by lot and block, with properly ownership and acreage. All parcels identified as vacant
in the Borough's tax assessment records are fisted in the Accompanying Vacant Land lnveniory Table.
Where two or more centiguous vacant lots are in common ownership, the parcels have been combined into
a single tract on the inventory. Vacant sites have also been mapped in the accompanying Vacant Land

Inventory Map in Appendix B.

In addition, COAH requires that 2 municipality also consider sites that are developed with relatively “low-
density” development as part of its vacant land analysis. These sites may include golf courses not owned by
its members, farms in State Development and Redevelopment planning areas one, two and three; driving
ranges, nurseries, and nonconforming uses. Consequently, the Township has included the Cid Orchard
Couniry Club golf course and several farm qualified properties in its inventory. Farm qualified properties are

identified with site numbers beginning with an 'F' prefix.

the suitabllity of the property containing Mr. B's Golf Center Driving Range (ak.a. the Weston site} is
addressed in a separate site suitability report prepared by T&M Associates. Based on the planning anaiysis
contained in that report, the Weston site has heen determined to be unsuitable for inclusionary
development, The purpose of a vacant land analysis is to determine if a site or portion of a site is suitable for
affordable housing development Since the Weston site is not suitable for the reasons set forth in the
Weston site sultabllity report, the Weston site is not included in the calcufation of Eatoniown's Realistic

Development Potential (RDP).
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COAH regulations also establish the criteria by which sites or pertions of sites in a municipal vacant land

inventory may be excluded from the calculation of the municipality's RDP. Environmenially sensitive areas
may be exciuded from consideration, including fiood hazard areas, wetlands, and areas characterized by
steep slopes (defined in COAH's regulations as slopes with a grade of greater than fifteen percent) that
render a site or portion of a site unsuitable for fow and moderate income housing. in addition, small isolated
fots having an insufficient acreage to generate an affordable housing setaside as part of an inclusionary
development may be excluded. Vacant lots under development as part of an approved subdivision or that
received site plan approval for development may also be exciuded. Landlocked parcels or sites with limited

of No access may also be excluded from the caloulation of the RDP.

The Vacant Land Inventory Tabie in Appendix A provides a parcel by parcel description of the exciusions
that have been made pursuant to COAM's guidelines. The general categories of exclusions are summarized

as follows:

1. Small and Isolfated Sites. The majority of sites listed in the vacant land inventory consist of small and
isolated vacant lots that are toc small to be realistically developed with an inclusionary development and
have been efiminated pursuant to N.J.A.C. 5:93-4.2(c)2. Many of these sites are located in single-family
residential neighhorhoods. Several are located in commercial or industrial areas and, in addition to their

siza, also are excluded due to incompatible {and use arrangements,

COAH's minimum presumptive density in calculating the RDP is six units per acre with a twenty percent
setaside. At six units per acre, at least 0.8 acres must be present to yield one affordable unit at a 20 percent
setaside. Consequently, properties with less than 0.8 acres have heen exciuded. A field investigation was
undertaken to confirm that the larger of these smalt isolated tots (0.5 to 0.8 acres) are not in areas where the
application of 2 higher presumpiive density would be appropriate. As a resuit of this Investigation, these lots

also were eliminated.

2. Environmental Constraints. Environmentally constrained lands may be eliminated pursuant to N.J.A.C.

5:93-4.2{e)2. Environmental constraints fall Into the foll owing three categories:
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a) Wetlands. A number of lots have been eliminated due lo the presence of freshwater wetlands.
Wetlands areas and ftheir refationship to the vacant land inventory sites are mapped in the
accompanying Wetlands map. Where avaitable, site specific information has been utilized,

b) Flood Hazard Areas. COAHM regulations permit flood hazard areas as defined in N.J.A.C. 7:13
and mapped by the NJDEP to be eliminated from the develepable land acreage of properties
included in the vacant land inventory. If there is no state study of the flood hazard area and the
flood drainage is fully developed, then the municipality may use the most recent flood insurance
maps to determine the flood hazard area. Consequently, Eatontown has used FEMA Food
insurance Rate Map data to map the flood hazard areas within the Borough. These areas are
shown in the accompanying Fiood Hazard Area Map. Where on-site data is available (i.e. the

Weston Site}, this information is shown,

c) Steep Slopes. COAH regulations allow slopes of greater than 15 percent to be excluded from
the calculation of the RDP. However, if & municipality has a steep slope ordinance that allows
development within steep slopes, these areas can only be excluded to the extent that they are
requlated in the steep siope ordinance. The Borough of Eatontown does not have a steep siope

ordinance. The Borough has taken no exclusions for steep siopes.

3. Access. Several sites have been eliminated due to inadequate access. Typically, these are land-locked
lots or lots where access is constrained due ‘o limited lot frontage or other constraints, including
environmental constraints. Site 153, which is constrained by its irregular shape and shallow depth, and site
F1 are located on Cld Deal Road which is a single family residential cul-de-sac street. The New Jersey
statewide Residential Site Improvement Standards (RSIS) limit the Average Daily Traffic (ADT) on cui-de-
sac streets to 250 vehicle trips a day.! The Modetf Subdivision and Site Plan Ordinance upon which RSIS is
based recommends a maximum ADT of 250 fo 500 vehicle trips a day on a cul-de-sac street. There are

already twelve single family dwellings that generate traffic onto the Old Deaf Road cul-de-sac. The site of

TNJAC 52141,

2Sound planning indicates that development should avoid disturbance of stesp slopes. The issue is of such great
significance that even the New Jersey State Planning Act recognizes the need to protect steep slopes (N.J.S.A
52:18A-200.z.). Consequently, steep slopes may render a site unsuitable even if & municipality lacks a steep slope
ordinance. However, in compiling the vacant land inventory for Eatontown, we have followed COAH practice and

removed no land on the basis of sieep slopes,
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the American Properties seftlement on Old Deal Road (Site 154) will result in 31 additional single family
units and increase the total number of single famity dwellings to 43 resulting in an ADT of 439. Based on
RSIS and the Model Subdivision and Site Plan Ordinance, sound planning fimits the total number of single-

family dwellings on Old Deal Road to 24 to 49 single family units.?

4. Association Owned Properties and Dedicated Open Space. Parcels owned by properly associations
as common areas, dedicated open space, or used for drainage basins and simiiar drainage facilities have

been eliminated.

5. Approved Site Plans and Development Applications. Consistent with COAH practice, properties that
have an approved subdivision or site plan have been eliminated. In addition, a number of sites have been

develeped and are ne longer vacant.

8. Incompatible Land Uses. Sites that are adjacent to or located in areas that contain incompatible fand
uses {e.g. highway commercial corridors and industrial uses) have been determined o be not suitable for
low and moderate income housing in accordance with the provisions of N.J.A.C. 5:93-4.2(e)6 and the
definition of suitable site as set forth in N.J.A.C. 5:93-1.3, and have been eliminated from the inventory.

7. Municipal Sites. Municipally owned sites are listed in the Municipal Sites Table in Appendix C and
shown in the Municipal Sites Map in Appendix D. No municipally owned sites are included in the calculation
of the township’s RDP, Existing municipally owned parcels include municipal offices, public safety facilities,
as well as public parks, playgrounds recreation and conservation areas listed in the Borough's Green Acres
Recreation and Open Space Inventory {(ROSI). Lands on the ROSI account for approximately 184 acres of
parks and open space areas.

a) Future Recreation Sites. Municipalities may reserve up to three (3) percent of their total
“daveloped and developable acreage” for active municipal recreation and exclude this acreage
from consideration as potentiat sites for low and moderate income housing and the cajculation
of the RDP. However, all sites designated for active recreation must be designated for
recreational purposes in the municipal master plan. Developable acreage Is the fotal vacant
and undevelopad lands in the municipality minus historic and architecturally impertant sites,
agricultural lands and environmentally sensitive lands excluded from the vacant land inventory
by COAH's rules.

4 Based on an ADT of 10.2 vehicle trips per day.
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Also excluded from the calculation of total vacant and undaveloped lands are those owned by
nonprofit organizations, counties and the State or Federal government that are precluded from
development. Existing active municipal recreation areas are then subtracted from the three
percent caiculation of total developed and developable acreage to determine additional land

that may be reserved for active municipal recreation.

Eatontown has a fotal of 3,697 acres of developed and developable lands in the Borough. Based
on the calculalion of developed and developable acreage, the Borough may reserve up o 111
acres of active recreation lands. Currently, the Borough has approximately 108 acres of property
used for active recreation. {See Public Lands Inventory Table in Appendix C). The Borough is not

proposing to reserve any additional lands for active recreation,

b) Future Conservation/Passive Recreation/Open Space. if less than three percent of a
municipaiity's total fand area is designated for conservation, parklands or open space, a
municipality may resarve up to three (3) percent of its totai land area for such purposes. However,
the acquisition of such sites must be initiated by the municipality within one year of substantive
certfication or the grant of a judgment of repose by the court. If such a site is not purchased and
fimited to conservation, parklands or open space within that time-frame, COAH may require that

the site be zoned to permit inclusionary development.

Based on a total land area of 3,789 acres, Eatontown may reserve up to 114 acres for
conservation, parkiands or open space. Curently, the Borough has 76 acres of publicly-owned
tand reserved for “conservation, parklands and open space.” (See Public Lands Inventory Table in

Appendix C.) The Borough may reserve up to 38 additional acres for open space purposes.

Eatontown has begun the process of acquiring sites F-3 and F-4 (Block 94, Lot 2 and Block 89, Lot 2),
commoniy known as the Stella Rose farm for open space purposes. Together, these sites contain a total of
11.29 acres. Consequently, the Borough has eliminated these sites and acreage from the calculation of the

Boreugh's RDP. A pertion of these sites are also constrained by wetlands.

In addition, the Borough intends to reserve site P-34, a 2.64-acre triangular shaped parcel located at the
end of Fieldstone Court as open space. Combined with the Stella Rose farm, the Borough intends to
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reserve approximately 14 acres for open space purposes, and exclude this acreage from the calcufation of

the RDP. Based on COAH's formula, the Borough may reserve an additional 24 acres of open space.
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The sites that have been included in the calculation of the Borough's RDP are listed in the Summary Table

located at the end of Appendix A and identified on the Vacant Land inventory Map in Appendix B. A
description of each of these sites is in the following saction of this report,

A planning analysis was undertaken for each site fo determine the appropriate density and setaside in
accordance with COAH's vacant land adjustment procedures. This analysis included a review of the size
and shape of the parcel; the type, intensity and location of surrounding land uses; the location and
configuration of environmental constraints impacting the site; access; topography; and other relevant
planning issues. Based on this analysis, a density of 6.0 units per acre and 20 percent setaside was agplied
to the nat developable acreage of each of the sites in accordance with COAH's criteria. The one exception
is Site #154 (a.k.a. American Properiies site}, which is the subject of a setflement agreement, In the case of

this site, the density and setaside specified in the settlement agreement was utilized.

Applying the densities and setasides to the parcels in the Summary Table, the Berough of Eatontown's RDP

is 161 units,

s
e
i S

3 SRR

Site #64 (Block 82, Lot 10 and Block 92.13 Lot 19)

Site #64 consists of two lots owned by the Old Crohard Country Club. The larger of the two lots contains an
existing 18-hole goif course. The site’s primary frontage is along Route 36, although access to the site from
Route 36 may be constrainad due to the iccation of wetlands in this area of the site. The development
potential of the site is further constrained by the Turtle Mill Brook, which runs through the central portion of
the site. An area of wetlands is associated with this brook, While no flood hazard areas have been
delineated along the Turtle Mill Brook, some flooding occurs in this area during periods of heavy rain, These
are also identified by NJDEP as potential “floodprone” areas. (See accompanying aerial/GIS map)
Consequently, further on-site investigation may be necessary to determine the actual location of any flood
hazard area. If on-site data becomes available, additional portions of the site may be eliminated. The site is
in the R-32 Residence Zone.
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Land uses surrounding the site include single-family residential developmant to the north of the site, A muiti-
family residential develepment (Brockwood) is located fo the west of the site, Brookwood is zoned for six (6)
units per acre, but is actually developed at approximately five {5) units per acre. The New Jersey Division of
Motor Vehicles inspection station and regional offices are located to the southwest on Route 36. To the east
is a golf driving range and other ratall commercial uses located along Route 36 in West Long Branch. Retait

commercial Uses are aiso located across Route 36 from the site in West Long Branch.

While technically the site is not vacant, it is included in the vacant land inventory pursuant fo N.JA.C. 5:83-
4.2(d), which provides for the inclusion of sites with relatively low densities, such as golf courses not owned
by their members, as part of the calculation of the RDP. Based on a review of the uses surrounding the site
and the densities of adjacent residential development, a density of six (6) units per acre with a 20 percent

setaside has been applied to the site, for an RDP of 120 units.

Site #85 {Block 92, Lot 20}

Site #85 is a 10-acre parcel owned by an adjacent automobile dealership. The site has frontage on both
Route 36 and Marin Way. The lot is somewhat triangutar-shaped, with primary frontage along Marin Way.
The site contains several areas of mapped wetlands. (See Wetlands Map.) The site is in the M-B

Manufacturing Business Zone,

Surrounding land uses include the Brookwood mutti-family townhouse development to the north and west,
the automobile dealsrship to the east, and retail commercial uses, including the Monmouth Mall to the east
and south along Route 36. A substantial setback would be required to provide adequate buffering and
screening of these uses. Given the location of the adjacent commercial uses along the Route 36 corridor,
the triangular configuration of the Iot, and the location of wetiands, any residential development would have

to be located in the northern portion of the site.

Based on a review of the uses surrounding the site, the densities of adjacent residential development,
wetland location, and site configuration, a density of six (6) units per acre with a 20 percent setaside has

been appliad to the site, for an RDP of 10 units.
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Site #109 (Block 101, Lots 7 & 8)

Site #109 is a triangular parcel containing approximately nine (9) acres. The site maintains frontage on
Route 36 and Wyckoff Road. The site contains approximately four (4) acres of wetlands in the western end
of the site. The site is in the R-20 Residence Zone. The site is currently the subiect of a use variance

application for a self-storage facility.

Land uses surrounding the site include single-family detached residential 1o the south of ihe site. The
Monmouth Malf is focated fo the east across Wyckoff Road. To the north, across Route 36 is the Laurel

Gardens multi-famity residential development.

Based on a review of the uses surrounding the site, its triangular configuration, wetfands constraints, and
the densities of adjacent residential development, a density of six (8) units per acre with a 20 percent

setaside has been appiied to the net acreage of 4.8 acres on the site, for an RDP of six (6} units.

Site #113 (Block 104, Lot 11.02 and Block 105, Lot 10}

Site #113 consists of two parcels that create a tract that has frontage on both Parker Road and Route 36,
Lot 10 in Block 105 contains 3.29 acres and fronts on Highway 36. Lot 11.02 in Block 104 contains 6.61
acres and fronts on Parker Road. Combined, the tract contains a total 9.9 acres, including approximately
one acre of wetiands in the northern portion of the tract on Lot 10. Both parcels are in the M-B

Manufacturing Business Zone.

Surrounding fand uses include adjacent automobile dealerships and highway commercial uses along Routs
36, single family residential uses located on the south side of Parker Road, and the New Jersey Division of
Motor Vehicles offices across Route 36 to the north. Parker Village, a 61-unit “active aduit” multi-family

residential development is located to the east of the site on Parker Road.

Given its location and frontage along the Route 36 corridor, Lot 10 in Block 105 is significantly impacted by
the adjacent automobile dealerships aiong Route 36. It is also significantly constrained by mapped
weilands. Consequently, this portion of Site #113 has been eliminated from the calculation of the RDP due

to incompatible land uses.
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Based on a review of the uses surrounding the site and the densities of adjacent residential development, a
density of six {6) units per acre with a 20 percent setaside has been applied io the 6.61 acres on Lot 11.02
in Block 104, for an RDP of eight (8) units.

Site #116 (Block 107, Lot 4)

Site #116 Is located on the south side of Parker Road in the eastern portion of the Berough near its border
with West Long Branch. The site contains 4.77 acres and has an imegular shape. it is located in the R-20
Residence Zone. The site is currently the subject of an appiication for an eight lot single-family residential

subdivision.

The site is surrounded on three sides by the municipally owned 80-acre park. Single-family detached
residential development is located to the east in West Long Branch and , farther to the west of the site along
the south side of Parker Road. The municipal recycling facility is also located en the south side of Parker
Road to the west of the site. To the north of the site across Parker Road is the Parker Village active adult

residential development and highway commercial uses fronting on Route 36.

Based on a review of the uses surrounding the site and the densities of adjacent residential development, a
density of six {6) units per acre with a 20 percent setaside has been applied to the 4.77 acres on the site, for
an RDP of six (6} units.

Site #126 {Block 113, Lots 27.01 & 28)
Site #126 is located at the corner of Wall Street and Industrial Road East. The site contains 4.42 acres and
has an irregular shape. The site has recently been rezoned to permit senior citizen residential development,

An application has been submitted for a 21-unit age restricted residential development.

Surrounding land uses include fight industrial uses and office uses along Indusirial Way East, single family

detached residential across Wall Street, and a municipal park,

Based on a review of the uses surrounding the site and the densities of adjacent residential development, a
density of six (6) units per acre with a 20 percent setaside has been applied to the 4.42 acres on the site, for
an ROP of five {6) units.

10
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Site #154 (Block 135, Lot 3 and Block 136.01, Lot 1)

Site #1564 (ak.a. the American Properties site) is located on Old Deal Read in the southeastern porfion of
the Township. The site contains 9.77 acres and has an irregular shape, Pursuant to the court-approved
setflement agreement, the site will be developed with 31 single-family detached dwellings at approximately
3.2 units per acre. The developer is providing the Borough with a contribution equivalent o a 20 percent
affordable setaside. In calculating the RDP, the Baorough incorporates the setfiement agreement.
Consequently, an RDP of six {6} units has been applied to this site.

The Borough's vacant land adjustment does not impact its current rehabilitation component of 27 units (29-

unit indigenous need minus fwo {2) units of spontaneous rehabilitation). The Borough's rehabilitation

component is being addressed through the Manmouth County Housing Improvement Pragram. This is

discussed in the section of the Housing Element and Fair Share Plan that addresses credits and raductons.

Pursuant to N.JAC. 3:93-4.2(h), a municipality receiving a vacant land adjustment must capture
opporiunities for the provision of affordable housing as new development or redevelopment occurs in the
community, or what COAH commonly categorizes as the “unmet need.” Methods suggested in COAH's
raguiations to meet this need include the use of accessory apartment ordinance, overlay zoning districts, or
a mandatory development fee ordinance. A municipality may use one or a combination of these approaches
to capture opportunities for affordable housing in accordance with CCAH's requirements. The Borough has

chosen the foliowing approach;

1. Excess Credits. The Borough will meet a portion of its unmet need through excess credits generated
as part of its overall fair share plan and prior efigible housing activiies. The dosumentation in support

of thess credits is provided in a separate report.

2. Mandatory Development Fee Ordinance. Eatontown adopted a mandatory development fee

ordinance in 2000, This ordinance was approved by the Court,

11
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3. Overlay District. The Borough will place an overiay district on Howard Commons at Fort Monmouth.
Fort Mormouth has announced that a total of 486 units of fully rehabilitated military housing in Howard
Commons on Pine Brook Road are excess and will be transferred out of the Fort Monmouth housing
inventory. The dwelling contain two, three, and four bedrooms. The 270 units north of Pine Brook
Road were declared excess in 2000. The 216 units south of Pine Brook Road are expected to be
available by 2005. Of the 486 units, 370 units have been vacant for the last 24 months. Eatontown,
with funding from the New Jersey Department of Community Affairs, has retained a consultant fo
prepare a pian for the future use and development of the excess Fort Monmouth properties. As part of
the plan for Howard Commeons, the Borough will place an overlay district on the tract and require a
20% affordable housing setaside on all residential units that become available. In accordance with
COAH regulations at N.J.A.C. 5:93-5.10(b), the Howard Commons units could be considered as new
units that provide credits against the Borough's RDP. However, the credits from other affordable
developments in the Borough that are subject to affordabifity controls and that have been constructed
and occupied aiready exceed the RDP. Consequently, it is appropriate fo view Howard Commons as

a residential redevelopment site that wili capture unmet need,

4. Senior Citizen Housing.  The Borough will increase the permitted density of the RSCS zone fo
permit the Eatontown Senior Citizen Housing Corporation to construct additional afferdable age-
rastricted units at the Meadowbrook senior citizen complex. The Borough will be able to obtain credit
for these units up to ifs senior citizen cap. Based on the RDP of 161 units, the maximum number of
age-restricted units that the Borough can include in its plan is 32 units, As per NJAC 5:93-5.14(a)2,
Eatontown's cap on age restricted units is .25(RDP - the rehab component - rehab credits) - any

senior units credited from the first round. For Eatontown, this is .25{(161 - 27 -5) = 32.25 or 32 units.

12
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The vacant land analysis reveals that the Borough of Eatontown does not have sufficient acreage to

accommodate its 503-unit new construction obligation. After following the procedures for undertaking a
vacant land adjustment analysis described in COAH's reguiations, it has been determined that
approximately 139 acres of net developable land exist in the Borough. This includes 38.5 acres of vacant
and developable land, and 100.4 acres of land associated with the Cid Orchard Country Club golf course,
which has been determined to be underutilized but potentially suitable for development in accordance with
COAH's stand ards.

With the exception of the American Properties seitlement site, a density of six units per acre and a 20
percent setaside has been used to calcutate the township’s RDP from these sites. The density and setaside
contained in the seftiement agreement have been used to calcuiate the RDP for the American Properties
site. Based on these densities and setasides, the Borough of Eatontown has an RDP of 161 units. In

addition, the Borough has a 27-unit rehabilitation cbligation,

13
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APPENDIX A

Vacant Land Inventory Table
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Vacant Land {nventory & Analysis
Borough of Eatontown
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APPENDIX B

Vacant Land Inventory Maps
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APPENDIX M
Figure 7. Existing Land Use
Municipal Stormwater

Management Plan




Figure 7: Existing Land Use
Borough of Eatontown
Monmouth County, New Jersey
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Figure 9. Zoning Map
Municipal Stormwater

Management Plan




BOROUGH

R-32
R-32 R0
R-33 ™

jooooooon =

OF TINTON

o

| T A Wiy

Jmom| I‘.qm\un Ik

Besidemoy Tonw
Rasidence lone
Besidemce lone
Bezidemce dome
Tesidemce Jone
Bevidemce Tanw
Residamce Lone
Residemes Lona
Besidemce Zone

FALLS

000000000000

gure 9: ZONING

B-1
]

Business lome

Manufseturing -Business Zone
Professional, Business & Office Tome
Professiomsal, Business & Office Zowe
Business Park Zene
Pusiness Park Jens

Munufecturing Lowe
Muufscturing Some

BOROUGH OF EATONTOWN

Monmouth County, New Jersey

Scale In

Need Prons Tone (100-Year Floodplain)

Prord Prose Dree besed va Plosd rearvese Rule Nerw irSortee $A0/80)
e L L Sty

AUSUST 312, 1997
FEENDANT I, 100V
o 1500 200

ASBOCIATES




Borough of Eatontown Master Plan Appendix

APPENDIX O
Figure 8: Hydrologic Units
Municipal Stormwater

Management Plan
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Figure 10: Environmentally

Constrained Land
Municipal Stormwater

Management Plan




Figure 10: Constrained Land - 3
Watlands & Water Land Uses
Borough of Eatontown

Monmouth County, New Jersey

0 0.125 0.25 0.5 0.75 1 Miles

SARKERBAREEK
T \‘%‘ A \\’l/

KB

N SN D
—

Qé ?\ C:/TW% ‘j%j

NOTE: This map was developed using New Jersey Department of ‘\
Environmental Protection Geographic Information System digital ©

S

|| data, but this secondary product has not been verified by NJDEP | § Fﬂ\ g? ﬁ

N and is not State-authorized. —J 2
Source: Subwatersheds (HUC 14), New Jersey Geological Survey (NJGS) (2000).[

p | A TN T Ao F]

|:| Freshwater Wetlands

Major Roads

|:| Open Water

Streams

Municipal Boundary




Borough of Eatontown Master Plan Appendix

APPENDIX Q
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Affordable Housing Developments
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ez BEXISTING OR PROPOSED AFFORDABLE HOUSING DEVELOPMENTS/ COAH SITES 2004

1. Stowy Hill Apartnents

2, Meadowbrock

3. CPC Henltheare

4. CPC Collaborative Housing
5. Homing Corporation

6. American Properties

7. Weston Village

BOROUGH OF EATONTOWN

Monmouth County, New Jersey
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Vacani Land Analysis & Employment Projections FM
Borough of Eatonfown . & k.

ABEDCIATEER

; wﬁﬁ Gl
e

T

This report analyzes the development potential of vacant parcels zoned for nonresidential use in the
sorough of Eatontown in Monmouth County, New Jersey. It also projects future Borough empioymant.
T&M Associates has prepared the report at the request of the Borough of Eatontown. The nurpose of the
report s to provide the Monmouth County Planning Board with current land use information and correct data
on Borough development epprovals. The information and data provide the basis for the preparztion of 2
final agreed upon future employment projection for Eatontown.  The final projsction will be submitted by
Menmouth County to the New Jersey State Planning Commission for use in the State Plan cross-
aceeptance process. The 2004 Monmou‘fh Gounty Cross-Acceptance Report indicates fhat the population
and employment projections for Estontown are preliminary Monmouth County Planning Board numbérs that
will be revised when the Borough completes a parce! analysis of vacant land. The County submitied only
prefiminary numbers {o the State since Eatontown questionsd the data relied ugon by the County to make a
projection for the Borough, The Borough conciuded that the County data conflicted with a parcel-based
analysis of vacant land data compiled by Eatontown in 2002 and with Borough recards on approved
development. The County practice is to utifize & municipally prepared parce! analysis, when available, o
arrive at @ projection that is agreed upon by the County and the municipality. The County concurred witn

Eatontown's request for an opportunity to review the County data and to submit a cument parcel-based
analysis of vacant land in Eatoniown,

For State Plan cross-aceeptance, the County projects future population and employment to 2 horizon year
of 2025, The Borough accepts the County 2025 populafion projection of 14,458 for Eatontown. However,

the Borough analysis of the vacant developable land zoned for nonresidential use in Eatontown indicates
that the preliminary County projection of 3,085,383 additional square fest of nonresidential floor area and
6,323 addifional jobs by 2025 greafly overstates the potential for future employment and nonresidential
construction in the Borough. The Borough s & developed community. The County estimated that
Eatontown nas 233 acres of vacant developable land zened for nonresidential use. Howaver, a parcel-
based analysis of the remaining vacant fand in the Borough reveals thai, at the beginning of 2005,
approximately 50.5 acres of vacant developable iand are zoned for fuiurz nonresidential use. The map
identifying the vacant developable parcels and the zoning is appsndsd 1o this report. The developable arsa
of each zone district is providad in the tabie below.




Vacant Land Analysis & Employment Projections
Borough of Eafonfown

Vacant Developabie Land By Zone District

Borough of Eatontown

Developable Land Area Within Zone

Vacant Land |

Zons District Zone D {Acres)
Business Zone olel
Business Zons | 4,59 |
Business Park Zone | BP-1 1.81
Business Park Zong | BP-2 L $5.00
| Manufacturing i W-B \ 18.00 |
|- Business | \
Manufactiring -2 '1 0.62 %
H Public Land j P-4 | 017 \
]
| Professional, | PBO-88 | 072 1
i Business, and Office } |
: Zone | |
‘l Profassional, [ PBO-200 8.04 |
Businass, and Office \ l
| Zane |
| Subtotal 50.5 ;
| Nonragidential | ‘I
Developable Vacant l | ~
Land
Residence Zone R-10 £.16
| Residence Zone R-104 | 0.08
| Residence Zone | R-10B | 0.08 |
| Residence Zone | R-20 1 17.00 |
| Residence Zone R-32 L 110.00 5
| Residence Zone R-32FRD L 0.01 l
{Resifence Zone | R-G21H 078 l
‘ Siibtotal i 1 134.04
| Residential ‘ ;
| Developable Vacant | '
| Land | \
‘| Total Deveiopabie | ‘l 184,54
1
|

Cormpiled by T&M Assooiates |




Vacant Land Analysis & Employment Projections
Borough of Eaforiiown

The Borough has reviewed the data used by the County to caiculats & seven-year trend for nonresidantial
development in Eatontown {1967-2003), The County trend analysis is based upon data from the Monmouth
County Planning Board development database for approved development,  The County identifies
develepment approval in that period of 1,603,196.square feet of nonresidential building floor area.
Howsver, Borough review of the County deveiogmem database reveaied & need for comections o the
County data. Errors in the County data include buiiding square footage for development applications that
Eatontown either denied or that were withdrawn and did not go forward, The County data also omits
demolitions for nonresidential buiidings, except for one demalition af the Menmouth Mall Shopping Center.
Consequently, the County database ovarstates the net 1997 to 2003 nonresidential development in
Eatontown. Corresficns to the County database are identified on the iable helow. When the corrections

and demolitions are factored in, the additional anproved nonresidential development in the Borough for the
nariod 1697 to 2003 is 1,216,923 square feel of buiiding floor area.

Also, the Borough notes that a substantial amount of the total approved development in Eatontown for the
period was warehouse and storage space. Twenty percent of the approved development floor area was
either warehouss of storage space, or the warehouse compenent of an office warehouse development. The
employment genarated by warshouss space is extremely low. The accepted employment generation
factors are the employment projection factors utlized by the New Jersey Councif on Afferdable Housing
(COAH) and pubiished in N.JAC. 5:84. The factors are appended to this report. The factor for warehouse

storage space (use group 8) is 0.2 jobs per thousand souare feet of floor area.
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Non-Residential Bullding Damolitions, Warehouse and Storage Approvals, antd Nonresidantial Apniications Wit&xdrawﬁ

Borough of Eatontowm, Monmouth County
Block Lot Project Tvpe Demalition New Net Incrzase Warehouse/ | Remarke
{Sq. Ft) Canstruction Over Storage |
[Ba. FL.) Demolition Ba.Ft) |
13 1 Warshousa/United NA, 108,575 MA, 105,575 Al Siorags
Stors Al !
104 3 Commercial/Hendon 33,283 68,410 38,117 NA Formexrly Bast Products, Now
| Circuit City and Bed Bath and
Bavord
111 30-4C, | Warehouss and N 23,050 PONA 18,135 30% office (6,186 5o, FL)
44 Office/Eaton Holdings 70% warshouse (18,138 Sq,
% Fi
110 14-17 | CommercialiEtal | 3,680 18,500 15,820 NA Crb City
| Holdinos ‘
92 2101 | Best Buy MA, NA NA NA Use Variance Application for
‘ 45745 Sg. i Denied by the
| L i a Borough
| 35 101 Arby's Regtaurant NA NA L NA NA i Apolication for 2885 Sq. AL,
i | i Deanled
U 11401 § 1202 | Sigrage/Aigsn Desion | NA | 1872 | NA NA | All Storage
82 8 Ciigo | 4357 [ NA A N | Gas Station Demaiition and
. | Renovation
113 2014 Warehouse/anthur's NA NA NA P RA 1 Application for 36,282 5q. P
114 501 Saif Storage Withd rawn
84 8.01 CommercialiLowas 240,180 171,234 -8B 828 WA Fommier Bendix/Alliad
: Signal/Honevwell Site
138 8.06 NYSMBA . NA Z88 NA WA Wireless Telscommunications
; ! 288 Sq. FL
135 840 | OfficeiWarenouse NA | 29,400 NA, 17,4000
Hupflsigh Healin Cars '
109 e Storaga/ Westward NA 1,413 NA 14,413 All Storage
i Pharm. .
B 32 “Warehouse/ Office/ A 11702 NA 10,400 Warehousa 10,400 Sa. Ft.
34 CGonse Proparties | Office 1.302 80, Ft.
13 : 201 & | Cel TowsrEguipmant NA 460 NA NA b Wirslesss Telecommunications
i 11 Cabinats - 480 Sq. Fi.
54 i 3801 Cell Tower ENA 80 i MA NA 1 Wirsisss Telecommunications
| | U Anfennas/zouinmernt I 80 3. Ft
] | | Cabinats 1
P 134 l 612 | OffceWarenouse/ FNA 18812 li A | 3.382 Offies 13,350 8q. 7L
% | I 550 Realty % | Warehouse 3,382 8q. Fi.
| 135 805 | Office/Ann Mare Plaza | NA NA N& b NA 15,8684 8a. Ft. Application
| withdrawn alter approval and
{ ) never bufit
124 617 Office Warshouse i NA f 12,068 | NA | 8781 Ware housa 8,792 Su. Fi.
i { Offices 2,200 Bg. FL
135 £.10 Office NA 38,182 NA 14,398 Warahouse 14,298 Sq, FL
Warehouse/Huntlsigh Cffica 2378480, FL.
Healihcare :
412 17 & | NG Holding NA NA P NA NA baciica: Office 2,160 3g. FL
24 | Anclication Withdrawn
PB4 3801 ¢ el Towsr A K] BA NA ! Wirsless Telzcommunications
Aniennas/Cingular {396 Sa. Ft ‘
; Eouipmant Cabinats
134 ‘E 815 | Rosdmasier NA 14,025 MA, 2,851 I Dfice 10,480 Sa. FL
! | |

Warehouse 2,651

Source: Bormugh of Ezioniown and Compiled by TEM Assooaies

[ig)
&
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To project fuiure employment in Eatontown, an appropriate COAM {acior is applied to the estimates of the

building floor area that could bes constructed on the remaining developable vacant acrsage in each
nonresidential zone in the Borough., For the purpose of determining the building ficor area that can be
censtructed, a building floor area faclor has been applied to each zone, Although the Borough permits &
refafively high'buildmg coverage, lthe Borough parking requirements, lcading zoning requirements, and the
meximum permitfed impervious coverage standard limit the tofal building size. Based on Borough
experiance and impervious coverage limits, a building fioor area factor of approximately 0.20 can be applied
fo the deveidpabie area of most zones for the purpose of estimating building floor area. A somewhat higher
facfor 15 appliad to the B-1 zone because it pemits a higher impervious coverage than other Borough

Zones. Based on those factors, an esfimated 441,000 sguare feet of nen-residential building floor area
could be constructed on the vacant developable acreage in the Borough,

Applying an appropriate COAH factor fo the Borough zoning and its estimated bullding floor arsa, new
sonstruction on the 50.5 vacant developable acres zoned for nonresidential devalopment would generate an
additional 1,08C jobs in the Borough, At that point, the nonresidential zoned vacant land in the Boreugh
would be builf out. The job creation in each zone is provided in the tabie beiow,

Job Creation from Buiidout of Nonresidential Zones
Borough of Eatontown, Monmouth County

Zone D | Developable | Development L Estimated | Use Group " Jobs/1000 Sq. Frof | Totel Jobs
1 Land Area | Facterfor | Buiiding Fiocr lﬁ | Building Floor Arsa l {
Within Zone Estimating Building | Area Q |1 \ i
| (Acres) | Floor Arsa | . ] ]
B-1 | 0.55 | 0.24 | 5822 M I 8 ‘g
B-2 | 459 0.20 | 38088 M L1 40 ‘
BR-1 1.81 0.20 15768 B | 3 a7
BP-2 15.08 0.20 130886 B P13 392
M-B 18.00 0.20 165528 F | 2 331
| M-2 L 0.62 0.20 5401 F | 2 11 J
| P-1 {047 | 020 1 1481 | B 3 4 i
| PBO-88 | 072 .20 B273 8 3 18
| PBC-200 | 8.04 | §.20 70045 | B P2 215
| Totals | 505 |- | 440087 |- = 1080 ‘1
|

H
1
|

Complied by T&M Associates

!
|
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The County estimatad that the 2000 employment in Eatontown was 12,628 and the 2004 employment in the

Borough was 13,359 jobs. A review of the estimated job creation associated with the approved
developmant in Fatontown from 1897 to 2003 correlates with the County 2004 estimale. Assuming buildout

of the remaining developable acreags in Eatontown by 2025, the Borough wouid generate 1,080 additional
jobs and have & total of 14,589 jobs at bulld out.

Employment Estimate and Projection to 2025
Borough of Eatonfown, Monmouth County

|
]
1
|
|

1805 Cross

| 200G Estimate \ 2004 | Empioyment | 2000 ~ 2025 i 2025 Esimate | Percent |
| Acceptance k Based on | Esfimate of !} Genaraied by | Changein Baced an 1 Change 2000 - l
Estimate 1995 Cross \ Employment Buildout  of 11 Empleyment } Crags \ 2025 I
H Acceptancs \ Vacant Land | i Acceptance
‘ 1 | 2005-2025 \ \
1 11,220 i 12,628 { 13,53¢* %l 1,060 | 1871 | 14,595 % 15.6%
i 1 | L

E

*3ource; Monmouth County Flanning Board

i **Source: Borough Vacant Land Anaiysis Comptted by 73 Associates

i

The County estimate of future employment in Eatontown needs to be corectad and a revised projection

should be submitted io the State for State Plan cross-acceptance. The County estimated that employment

n the Borough weuld increase more than 50% from 2000 to 2025, The Borough, however, is a developed
community. The vacant developable land in the Borough that is pianned end zoned for nonrasidential use
will not sustain the large increase projected by the County. The parcel-based analysis of vacant land in
Estontown and the review of fhe development approvals in Eatontown indicates that the Borough
employment increase from 2000 t© 2025 wili be 15.6% for a total employmeant of 14,598,
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The Borough identfication and analysis of vacant land available utilizes current Borough tax assessment

data, Borough information on approved development, NJDEP asrial photography, NJDEP GIS coverage
layers for fioodpiaing and wetlands, and the County GIS coverage layer for zone districts. This information
is applied fo identify vacant parcels zonéd for nonresidential use. The environmental information and the
County zoning layer are applied to datermine the developabie acreage of the vacant parcsls in the

nonresidential zones. The steps followed in compiling the vacant land map in the appendix e this report are
identifiad below.

- Step A -~ ldentification of Vacant Parcels.

{.  |dentify parcels designated as Vacant Land (Class 1) on the Borough Assessors List Dated January 25,
2005,

2. identify parsels designated as Farm Qualified (Class 3A and 3B) on the Borough Assessors List Dated
January 25, 2005.

3. ldentify publicly ownad lands and private exempt lands (Cless 15A, 188, 15C, 15D, 18E, and 15F) on
the Borough Assessors List Dated January 25, 2005.

4, identify lands the Borough is actively acquiring to preserve as pubiic open space.

5. Review and Update the 2002 Borough Vacant Land Inventory to identify parcels listed as vacant that
have hean developed, or approved for deveiopment.

8.

Eliminate as vacant parcels those parcels approved as subdivisions or site plans; parcels that have
heen deveicped and are no longer vacant or are in consfruction; and parcels owned by property

associations as common areas, dedicated open space, or used for drainage basing and similar
drainage facilities.

Create 2 parcel layer in & GIS shapefile of the vacant parcels, referenced fo the 2002 NJDEP aerial
photography,

g
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Stap B « Caiculate the vacant developakbie acreage in the nonresidential zones of the Borough.

1. \denfify and map the vacant parceis by nonresidential zonz ufilizing the County GIS shapetile for
Eatontown zone districts,

2. ldentify and map the presence of freshwaler watiands on the vacant nonresidential zone parcels
utilizing the NJDEP GIS shapefile.

3. identify and map the 100-year fiood plain on the vacant nonresidential zone parcals utilizing the NJDEP
IS shapefile.

4, Tabulate the deveiopable acraage for each nonresidential zons by deducting watlands and floodplains
from the vacani parcels.
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deahome | newsroom | programs | mavors directory ! publications | contact dea | directions

coaht pome | about us | newstetiers | FAIR housing act | emall us
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APPENDIX E

UCC USE GROUPS FOR
PROJECTING AND IMPLEMENTING
NOKRESIDENTIAL COMPONENTS OF GROWTH SHARE

JULY 13, 2004

Aone in 25 non-residential ratio shall be used to determine the number of affordable units to be
created for sach new job created in a municipality. For evary 25 new jobs created in a
municipality, as measured by new or expanded non-residential construction, the municipality shall
have the obligation to provide one affordable residential unit, New jobs created shall be based on
the gross square footage of non-residential development and on the use group of the faciiity
being constructed. Use groups are as defined by the international Building Code (IBC) which has
been incorporated by reference into the Uniform Construction Code (UCC). The following chart
shall be used to project and implement the non-residential component of growth share:

Square Fest

Use Generating Jobs Par
Gmup Description : One 1,000 Squars
! Affordable Faet
' Unit _
B Office buildings. Places where business transactions 8,333 3

of all kinds occur. includes banks, corporate offices,
government offices, professional offices, car
showrcoms and outpatient clinics.

M Mercantile uses. Buiidings used to display and sell 25,000 1
products. Includes retail stores, strip malis, shops and '
gas stations.

F Factories where people make, process, or asssmble 12,500 2
products. includes automobile manufacturers, electric
power plants, foundries, and incinerators, F use
group includes F1 and F2.

S Storage uses. includes warehouses, parking 125,000 0.2
garages, lumberyards, and aircraft hangars. 3 group
includes &1 and 82. |
: H High Hazard manufacturing, processing, generation 25,000 1
and storags uses. H group includes H1, H2, H3, H4
and Hb.
A Assembly uses including concart halls and TV 12,500 2
studios. '

o/ www g gov/dea/eoah/5 94 files/appendizes/e. shtml /107200
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AZ Assembly uses including casinoes, night clubs, 8,332 3
restaurants and taverns.

A3 Assembly uses including libraries, lecturs halls, 8,333 3
arcades, galleries, bowling alleys, funaral pariors,
gymnasiums and museums but aexcluding houses of
worship

Al Assembly uses including arenas, skating rinks and 8,333 3
pools,

A5 Assembly uses including bleachers, grandstands, Exclude Exclude

- amusement park structures and stadiums

E Schools K- 12 , 25,000 1

i Institutional uses such as hospitals, nursing homes, 12,500 2
assisted living facilities and jalls. | group includes 11,
12, 13 and i4, ‘

&1 Hotels and motels _ 31,250 0.8

U Miscelianeous uses. Fences tanks, barns, agricultural  Exclude Exclude

buildings, sheds, greenhouses, etc.

In the case of mixed-use development, the jobs calcufation will be assigned in proportion to the
square footage of each use in the mixed use development.

For exampie, if & municipality issues a certificate of occupancy for a 25,000 square foot offics
building (use group B), the affordable housing obligation would be 25,000/8,333 or thres
affordable units. Alternatively, the affordable housing obligation for this same deveiopment could

be calculated by applying a ratio of ona unit for each 25 jobs created as follows: 25,000/1,000 x
31258 = 3.

table of contents | SUBCHAPTER: 1/2(314(5{6|718|8 |APPENDIX: A1B{C|D|E | previous | next

. [ ) -~ . .
coahy home | aboul us i newsiettars | FAIR housing act i email us

caontact us f privacy notics | leaal statement | accessibility statement s %

&’Vk . i
sommunity 2ffairs: home | people | business | government | ontine forms | apra | news releases | nrograms | mavors dirsciory | pyblicaiions
statewide: nihame | cifizen | business | government | sarvices A 1o 7 | deparments | search

Copyright @ State of New Jersey, 1586-2004
Departmant of Community Affairs

P. O. Box 800

Trenton, NJ 0BE25-0800

Al technical issues regarding this Web site should sent to the Department of the Community Affairs Webmaster

ot/ weww o .govidea/coah/5 94 es/appendices/a. shim] 3720720



Amendment to the Housing Plan Element and Fair Share Plan
Borsugh of Eatontown Master Plan 2005

APPENDIX B

COUNTY ACCEPTANCE OF T&M
REPORT

52



From: L Breonen [lbrennen@monmouthplanning.com]
Sent: Wednesday, June 08, 2005 5:06 PM

To: Richard Cramer

Ce: Bonmnie Goldschlag

Subject: Re: Eatontown Employment Projections

Rich,

The Monmouth County Planning Beard will accept the Eatontown projections and I believe the final Cross Acceptance Report will

melnde them.

Linda
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RESOLUTION

WHEREAS, the New Jersey Municipal Land Use Act Law permits periodic and

ongoing review and updates of the Master Plan of the Borough of Eatontewn by its Planning
Board; and

| WHEREAS, the Planning Board of the Borough of Eatontown previousty adopted

Lits current Master Plan pursuant to N.J.S.A, 40:4D-28; and

WHEREAS, the Planning Board of the Borough of Eatontown has reviewed a

proposed amendment to the Housing Plan Element and Fair Share Plan Amendment of the

Master Plan of the Borough of Eatontown prepared by the Townshi p Planner, Richard .

Cramer P.P, A.L.C.P. of Townplan Associates/T&M Associates, dated November iS, 2045, and

WHEREAS, the amendment aforesaid is needed by the Borough of Eatanton as

part of the Borough's submission for approval of its third round obligation as delineated by

Council of Affordable Housing (COAH); and

WHEREAS, the Planning Board of the Borough ofEatontow.n has the authority to

adopt the aforesaid amendment to the Housing Plan ﬁiement and Fair Share Plan Amendment of

the Master Plan pursuant to N.J.S.A. 43:D-28b(3%; and

WHEREAS, N.J.A.C. 5:94-2.2(a) required the adoption of*the Housing Element

by the Planning Board and endorsed by the Governing Body; and

WHEREAS, N.J.A.C. 5:94-4,1(a) requires the preparation of a Fair Share Plan in

accordance with the Housing Element of the Master Plan; and

WHEREAS, N.JLA.C. 5:94-4.1(b) reguires the adoption of a Fair Share Pian by

the Planning Board and endersement by the Governing Body; and

WHEREAS, the Planning Board of the Borough of Eatontewn held a public

‘ hearing on the aforesaid amendment to the Housing Plan Element and Fair Share Plan

Amendment of the Master Plan of the Borough of Batentown, in accordance with N.1.5.A.

40:5513-13; and

WHEREAS, the Pianning Board of the Borough of Eatontown has determined

that the Housing Element and Fair Share Plan are consistent with the goais and objectives of the

Borough of Eatontow.n’s Master Plan and that adeption and implementation of the Housing

Flement and Fair Share Plan are in the public interest and protect public heaith and safety and

promote general welfare,




NOW, THEREFORE, BEIT RESOLVED, by the Planning Board of the Borough
of Batontown, that it hereby adopts the Housing Plan Element and Fair Share Plan Amendment
of the Master Plan f the Borough of Eatontown, dated November 18, 2005, prepared by Richard
8. Cramer, Jr., P.P., ALCP, of Townplan Associates/T&M Associates.

BE IT FURTHER RESOLVED, by the Planning Board of the Borough of
Eatontown, that  copy of this Resolution and the amendment to the Housing Plan Blement and
Hair Share Plan Amendment of the Master Plan of the Borough of Eatontown, dated November

18, 2605, be forwarded to the Monmouth County Planning Board.

BATED: November 28, 20035

MOVED BY : Mayor Tarantclo
SECONDED BY: Mr. Davis

ROLL CALL VOTE

AYES: Messrs. Trask, Greene, Sohl, Slovin, Woloshin, Davis,
Kirzow, Mayor Tarantoloc and Mrs. Fisher

NAYS: None

ABSENT: None

ABSTAIN: None

MOVEDRBY : Mr. Rirzow
SECONDED BY: Mr. Slovin
ROLL CALL VOTE

AYES: Messrs. Trask, Greene, Sohl, Slovin, Woloshin, Davis,
Kirzow and Mayor Tarantolo

NAYS: wNone

ABSENT: Mrs. fisher

ABSTAIN: None

DATED: December 12, 20G5

I hereby certify the foregoing [62/1/1/"‘8//

to be a true copy of a resolution

adopted by the Eatontown Planning HARVEY /. SLOVIN, Chairman
Board at a meeting held on Eatontowry Plaiming Board

November 28, 24005 and as memorialized
at a meeting held on December 12, 2005.

‘;‘?u T 7?& Cosle-

Pegdy I.. 'Ciok, Acting Planning Board Secretary
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RESOLUTION SEEKING BOROUGH OF CATONTOWN APPROVAL OF AN ADOPTED
HOUSING ELEMENT AND FAIR SHARE PLAN

WHEREAS, the Planning Board of the Borough of Eatontown, Monmouth County, State of New Jersey,
adopted the Housing Element of the Master Plan and the Fair Share Plan on November 28, 2005; and
WHEREAS, a true copy of the resolution of the Planning Board adopting the Housing Element and Fair
Share Plan is attached pursuant to NLA.C. 5:93-2.2(2)2; and NOW THEREFORE BE IT RESOLVED
that the Governing Body of the Borough of Fatontown, County of Monmouth, State of New Jersey,
nereby endorses the Housing Element and Fair Share Plan as adepted by the Eatontown Planning Board;
and BE IT FURTHER RESCLVED that the Governing Bedy of Eatontown pursuant to the provisions of
N5 A, 52:271-313 gt seq. and NULA.C. 5:95-3.2 authorizes and directs its representatives to file this
housitg element and fafr share plan and the resolutions of the planning board and Borough adopting
same with COAM and to file a declaratory relief action in Court seeking approval of said housing
element and fair share plan by the Caurt and to seek temporary immunity in conjunction therewith so that
ithe Court can review the plan and so that the Borough can respond to those concerns free fom
unnecessary lawsuits brought on the basis of the Mount Laurel doctrine; and BE IT FURTHER
RESOLVED that a list of names and addresses for all owners of sites in the Housing Element and Fair
Shave Plan has been included with the filing and that the Borough will provide notice of any hearing to
those owners of such time and date as the Court may set for a hearing on whether the housing &lement
and fair share plan is sufficient under applicable laws: and BE IT FURTHER RESOLVED that notice of
this application for approval of the Borough's plan shall be published in a newspaper of countywide
circulation and the Borough shall otherwise provide 21l the notice the Court decmms appropriate of the date
the Court sets for a hearing on the whether the housing element and fair share plan satisfies the
Borough’s responsibilities under applicable laws, Said notice shall give the public sufficient time to
review the Borough's housing clement and fair share plan and offer any comments that individual or
entity may deem appropriate.

ROLL CALL VOTE Offered | Seconded | Affirmative | Negative | Abstain | Absent
[Councilman Lewis v
Councilwoman Englehart v
Councilman DaVis

| ICouncilwoman Hopkins
Councilman Eisen
Councilman Kinney i i i

=L |siss N

APPROVED:

: \ g A
1D J. TARf’@«JTOLO, MAYOR

by

G

VHEREBY CERTIFY THE FOREGOING TO BE

ST { L
% ;ﬁ\\&\@ ) A TRUE COPY OF RESOLUTION ADOFTED Ry
\ AR - \@W (HE MAYOR AND COUNCIL OF THE BORGUGH
KAREN R. SIANO, BOROUGH CLERK OF EATONT

el
AN

« BOROUGH CLE:R%(.‘

DATED: DECEMBER 14, 2005

223-2005

L
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MASTER PLAN AMENDMENT
CIRCULATION PLAN ELEMENT

BOROUGH OF EATONTOWN
MONMOUTH COUNTY, NEW JERSEY

Prepared by:

TOWN

-

PLAN

Eleven Tindall Road
Middietown, New Jersey 07748
FPhone: (732} 671-6400

FAX: (732) 671-7365

}HCHARD S CRAMER, P.P., ALCP.
NI PROFESSIONAL PLANNER LICENSE 62207

£, NI T t ~ Yy 4
opted Uctober 14, 2002 by the
Borough of Batontown Planning Board

The original of this document has been signed and sealed in accordance with New Jersey Law.

HAETPLODI 20\ Corvespondence Clrculavion Plan Amendment doc
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The Circulation Plan Element of the Borough of Eatontown, originally adopted as part of the Borough's comprehensive

Master Plan in 1986, is amended fo include two new propesals. The first is an improvement to the intersection of Route

35 and Industrial Way East and West, which includes the construction of two new munisipal roads in conjunction with
the widening and reconfiguration of the intersection. The second is the construction of a new arterial road that will

connect Parker Road and Route 36 o the west of Wall Street,

The Borough of Eatontown’s 1886 Master Plan established a number of policies, goals and objectives for the Berough,

inciuding the following goal relating to locai circutation:

To design and implement the road plan of the Borough to facilitate the movement of residents from one
guadrant to others without using Routes 35, 36, or the traffic circle; and discourage fraffic from outside the
borough from using sfreets internal to residential areas: and, to assure that adequate parking is provided by all

new developments. (1986 Master Pian, p. v.)

The Borough's Master Plan was reexamined in 1989, 1995, and 2001. These reports all reaffirmed this basic goat of the
Borough's Circulation Plan. The reports also noted the improvements that had been made to Eatontown's circulation
system, including the elimination of the Route 35/36 circle and ather improvements. The 2001 Reexamination Report

aiso recommended a number of changes o the Borough's master plan, including the foliowing;

»  Review the land use plan and circulation needs of the Route 35 comidor from its intersection with Route 36
south fo the Borough boundary and prepare a revised land use and circulation plan to guide its future

development and redevelopment.

< Review the land use plan and circulation needs of the Route 36 corridor along its full fength within the

Borough and prepare a revised land use and circutation plan to guide its future development and

redeveiopment.

The Planning Board recognizes the need to continue to improve traffic circuiation within Eatontown consistent with the
goals and objectives of the Borough's Master Plan and implement the recommendations contained in the 2001
Reexamination Report. As part of this continuing effort, the Circulation Pian Element of the Master Pian is amended to




include the two proposals described herein. These proposals are iflustrated in the accompanying figures and amended
Master Plan Map, which is-aftached.

At Eatontown’s direction, the Borough Engineer undertook a traffic engineering study and analysis of the industrial

Way/Route 35 Intersection to determine ways to improve its capacity and safety. The analysis performed by the
Engineer included the measurement of existing traffic volumes, a levels of service analysis, and review of accident
data provided by the Borough Police Department. The study concluded that the Industrial Way/Route 35 intersection,
as currently configured, fails in the a.m., p.m., and noon peak hours. This is primarily due to traffic volume, as weli as
the inability of the jughandle to accommodate the heavy left tums from Industrial Way to Route 35 Northbound and
Southbound.

To address these prablems, the amended Circulation Plan Element proposes two new municipal roadways
intersecting Route 35, shown in on the attached map as roads “A” and *B.” (See Figure 1.)The plan also expands and

improves the Route 35 intersection at industrial Way.

Road A

Road “A" will accommodate left turn vehicles from Route 35 southbound via a new connecting road between
Meridian Way and Route 35, to the south of Bums Place, This new connection will permit vehicles to exit Route 35
southbound to Meridian Way, which intersects with industrial Way West to the west of its intersection with Route 35.
This will provide vehicles with a longer queuing distance on industrial Way West approaching Route 35, as well as a
longer weaving distance to allow vehicles to choose the left or through lanes at the intersection.

Road B

Read “B" will provide U and left turn movements from Route 35 northbound te Industrial Way East and West. This wil
require the construction of a new municipal roadway to the north of the Route 35/Industrial Way Fast infersection,
between Route 35 northbound and Industrial Way East. The new road will be constructed along the southern
boundary of Lot 2 in Block 114, which is currently vacant.

Route 35/Industrial Way Intersection Improvements

In addition to the new roads, the plan proposes various improvements to the Route 35/industrial Way intersection,
including the addition of a double left tum lane from Indusirial Way West to Route' 35 northbound to accommodate
the very heavy left turn movement at the intersection. The intersection also will include two through lanes in the

eastbound direction and an exciusive right turn lane to allow vehicles to access Route 35 southbound, At the




F e
st

£
LT

Industrial Way East approach to Route 35, a double left tum fane will be added, along with two through ianes and an
exclusive right turm lane to Route 35 northbound. The existing slip ramps from Route 35 southbound to Industrial

Way West and Route 35 northbound to industrial Way East will remain, but will be used for right turns only,

The Borough of Eateniown has acquired funds for the improvements through off-site and off-tract contributions from
development in the Eafontown business park to parially fund this improvement. In addition, outside sources of

funding will be sought, either through NJDOT Municipal Aid or other funds, to compiete these improvements.

The existing Circulation Plan and Master Plan Map includes a recommendation for an arterial road fo be constructed

between Route 36 and Parker Road to the east of Wall Street. The Circulation Plan is now amended to show the
location of the proposed arterial slightly to the east of the previous propesal. As proposed, the new road will connect
Parker Road with the existing jughandle on Route 36 that provides access to the Motor Vehicle Station. {See Figure
2.} As proposed, the road will run through the western portion of Lot 10 in Block 105 and through the center of Lot
11.02 in Block 104. The actual configuration of the connection with the Route 36 jughandle will be dependent on
NJDOT approval,

This connection will provide an aifernate means of access fo the Wall Street/Parker Road quadrant of the Borough;
particularly, to Route 36 westbound and the Parkway. The road will be constructed between existing vacant parcels
and will provide additional frontage along the new road. This wilt further reduce additional singular driveway access
onto Route 36 easthound. The construction of the proposed road should eliminate much of the dangerous bypass

traffic that now uses the shopping center parking areas for access.




Maps and Figures
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Borough of Eatontown Master Plan Appendix

APPENDIX T
Block 105, Lots 1, 2, 3, 4, and 6
R-TH/SCH Age-Restricted Housing




Planning Analysis
of a
Recommended Master Plan Amendment
in
Borough of Eatontown, New Jersey

PREPARED BY:
JAMES W. HIGGINS

JAMES W. HIGGINS ASSOCIATES
90T W. PARK AVE.
OCEAN TOWNSHIP, N.J. 07712

N.J. PROFESSIONAL PLANNERS LICENSE #2069

October 31, 2000



Background

The applicant owns a 15.75 acre parcel located on the north side of Parker Rd. The property
is located in the MB Zone and is designated for Business/Light Industry use in the current
Master Plan. The applicant has requested that the site be redesignated for senior citizen
housing, in townhouse style development.

Site Description

The site is a vacant 15.75 acre parcel consisting of 5 separate tax lots - Block 105 Lots 1, 2,
3,4 &6. lthas 1,470 feet of frontage on Parker Ave. The shape of the site is irregular, but is
basically triangular, with the deepest part of the site being approximately 750 feet deep.

The topography of the site varies, and a portion of the rear of the site is occupied by a former
iandfill which is capped, and can not be developed.

Surrounding Land Uses

The site is bordered on the immediate northeast in West Long Branch by the Consumer
Square retail shopping center which fronts on Route 36 and to the north and west in
Eatontown by twe auto dealerships. An office use abuts the site to the immediate sast in

tatontown.

Uses to the immediate south of the site, across Parker Rd. include 3 single family residences,
municipal parkland and the Borough compost pile.

Analysis

The subject site is a transitional site located between the more intense commercial uses
which front on Route 36, and the less intense residential and municipal uses which are on
the south side of Parker Rd. It is abutted by commercial uses and commercial zoning on all
sides north of Parker Rd., and while some of these properties may not be fully developed at
this time, it is likely that they will be expanded at sometime in the future 1o have a greater
impact on the site than they currently have, '

The character of the properties and zoning across Parker Rd. to the south is that of lower
intensity uses - single family residential and municipal parkland. In addition, most other
properties along Parker Rd. are residential in nature.

With the exception of the Pathmark/Bed Bath & Beyond shopping centers located to the west,
and the small office building adjacent to the subject site to the immediate sast, there are no
commercial uses which access Parker Rd. in Eatontown. Given the predominantly residential
nature of Parker Rd., a development of the subject site for a use other than commercial or
office would be appropriate. However, given the nature of the uses which surround the
subject site, development of the site for singie family residential uses would not b
appropriaie. :



Recommended Master Plan Amendment
Borough of Eatontown, New Jersey
October 31, 2000

in my opinion, the most appropriate use of the subject site would be a use which forms a
transition between the low intensity uses to the south and the surrounding higher intensity
commercial uses. While an office use might fit this description, offices tend to generate their -
greatest traffic volumes at peak traffic hours. Given the nature of Parker Rd.. with it's high
traffic volumes at peak hours, it would not be in the best interests of the cther residential uses
on Parker Rd. to introduce another high traffic volume generator on this site.

The Senior Citizen Townhouse Residential use proposed by the applicant, which is a iower
intensity type of use, is an ideal use for the subject site. It is an ideal transitional use between
the single family residential uses and the commercial uses, and does not generate
substantial volumes of traffic, especially when compared to retail commercial and office uses,
at any time.

Conclusion

Based on the above, it is my opinion that the Borough Master Plan Land Use Plan shouid be
amended to designate the subject site, consisting of Lots 1, 2, 3, 4 & 6 on Block 105, for
Residential Townhouse/Senior Citizen Housing. The Land Use Pian Map shouid be
amended to reflect this change, as shown on the accompanying map. The text of the Master
Plan Land Use Element should be amended to include the following:

Residential Townhouse/Senior Citizen Housing

The Residential Townhouse/Senior Citizen Housing land use designation is limited to
an unigue area which is situated on Parker Rd. between higher intensity commercial
and lower intensity residential and municipal parkiand uses. It is the intent of the
Master Plan to provide for a transitional use between the commercial and residential
uses, while providing for a use which does not generate the substantial traffic which
wouid be result from a retail or office commercial use.

The type of housing permitted should be limited to that which would qualify as housing
for older persons within the meaning of the United Staies Fair Housing Act. The
proposed density of the development should not exceed 4 units per gress acre of land,
and dweliings should be townhouse style buildings with appropriate setbacks,
building separation, access, and landscaping.
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Borough of Eatontown Master Plan Appendix

APPENDIX U
Block 113, Lots 27.01 and 28
R-20/R-TH/SCH

Age-Restricted Housing




RESOLUTION

WHEREAS, Benchmark Associates, LLC, has applied (o the 11 a.[miiig Board of
the Borough of Eatontown for an amendment to the Master Plan of the Borough of Eatontown in
copjunction with a correspo;.zdiug change in the Zoning Ordinance of the Borough of Edwmm’m
as to premises known and designated as Bloek 113, Lots 27.01 and 28 on the Tax Map of the
Borough of Batontown; and

WHEREAS, the applicant is requesting a change in the Master Plan from the R-
20 Zone to a newly created R-20/R-TH/SCH averlay zone as it effects the éubj ect premises; and

WHEREAS, the Planning Board of the Borough of Eetontown held a public
hearing upon notice as tequired by law, and the Boa;d having taken the testimony of the
applicant an those ﬂppcarmg inlerest parties appearing from the public, as wel] as the testtmozzy
and advise of the Board’s Plofcsmoml Planner, the Board made the follewing findings of fact:

i. The subject premises consists of 4.473 acies located or: the porthwest carner of
industrial Way Bag zm-d Wall Street and is currently designated as R-20 Residential,

Z. The subject premises is surounded by residential uses on the north and west
, with light industrial to the south, The properly is adjacent io single fumily residential along Wall
Street as well as across Wall Street and a trailer park in the rear northwest comer. The balance
of the area consist of the child day care facility at the opposite corner of Wall Street and
Industriai Way East as well as the full development along Industrial Way Easl of light
matufacturing and other mixed commercial/industrial uses,

3. The applicaul'presented & Professional Planner who described the proposed
use of the site for age restricled townhouses which will serve as a good transition oi'i the other
residential uses in the azea and be the lowest traffic géneratar other than single fa}niiy ilomcs;.

4. The site is not appropriate for single family home development given the high
amount of commercia! and other traffic in the area.

3. Thete is a need for this type of development to supply adequate housing to the
senior citizen population which s prown substantially in size over recent years.

6. The Township Planner engaged to advise the Board on this matter agrees with
the applicant’s Planner and finds that the use as prropossd, with a substantial reduetion in the

ruiber of wifts originally proposed, will be a good transition {o the surounding residential units

i the area.

i
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7. The Use ag proposgzd will not ereate a need for substantial amenilies being
lsuppiied by the Borough of Hatontown

8. The way in which the applicant hag desigﬁed the-site will enhance the area and
create an aesthelic benefit to the area for this lmportant comer which js a galeway to the
lind.ustrial zone.
13 9. The applicant’s proposal to pravide for two story and ene story units o pive

the area & mixed residential and weil spaced ook will enhance the propased development,

10. The density proposed is suitable to this site given its location as well as the

design for access, height and mixture of unils, landscaping, set backs, and the like,

H. The adjacent residential neighbors appeared and were satisfied with the

develepment as proposed inciudiﬁg the set backs}macﬁ tandseaping which elements will be
included in the propesed ordinance so that their interest will be protected.
NOW, THEREFORE, BE IT RESOLY B2, b_vr the Planning Board of the Borg ugh

of Batontown, having weighed all of the lestimony concerning tie rezoning proposal aforesaid,

| that it hereby grants the applicant’s request for an amendment to the Master Plian: of the Borough
of Eatortown to change the swbject premises, which consists 0f4.423 acres locate at Blocky 3
Lots 27.01 and 29, from R-20 Zone (o a newly created R-20/R-TH/SCH overlay Zone; and it .
further recommends to the Mayor and Council of the Borough of Eatoniewn (o take such actien

as is necessary to amend the curren zoning ordinances of the Borough of Eatontown to

cerrespond 1o same.

DATED: February 25, 2002

| MOVEDBY:  ur. Siovin

SECONDED BY: Mayor ’I‘arantolé

ROLL CALL VOTE

i AYES: Messrs. Trask, stutz, Greene, Sohl, Slovin, Mayor
Tarantole and Mrs. "Mellaci ‘

NAYS:  mp. Lewis

ABSENT:  wr, Basile

ABSTAIN: Tione




MOVED BY : . Mayor Tarantolo

NSECONDED BY: Mr. stutz

ROLL CALL VOTE

AYES: mMessrs. Trask, Stutz, Greene, Sohi, 5lovin, Mayor
Tarantolo and Mrs. Mellaci

NAYS Hone

ABSENT: 1tWone

ABSTAIN:  none

NOT ELIGIBLE: Messrs. Lewis and Bazile
DATED: March 11, 2002

Batentown Planning Beard

RVEL C. STUTZ, Chainman
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i iU Frensau Avenue, Route 79, Matawan N py74a7
) Tai: 732.583.590043){: 732.583 6618
EONS ULy g op g, W maserconsuiting. com

Consuiting. Municina! & Envirenmental Enginsers
2lanners » Surveyors « Landscape Architects

February 1, 2002

Eatontown Planning Roard
47 Broad Street
Eatontown, NJ 67724

Re: Revised Submittal Review
Application for Master Plan Change and Rezoning
Lots 27.01 & 28 Block 113
MC Project No. 01-0347G

Dear Chairman and Board Members:

[ have received a revised site plan on the above-referenced matter provided by Kennedy
Consulting Engineers, LLC dated January 2, 2002 and have the following comments as 2
supplement to my previous reports and discussions at the January 14, 2002 Planning Board
meeting.

My previous report recommendations and comments af the hearings indicatsd that 4he age-
restricled housing proposad by the applicant would be an appropriate transitional use and that g
density of more than four {4) units per acre could be considered by the Board if it could be
demonstrated that the density increase would not have a negative effect on the adjacent R-20
zone and single-family use. Factors which are important in my opinion are the level of
consistency with the MB/R-TH/SCH Overlay Zone bulk requirements, the building heights, the
separation betweern suildings, the landscape buffer aiong the adjacent single-family use, the lot
voverages and the stree!t appeal so that the project would have a more open and less denge
appearance. Based on these factors and Board direction, I worked with the applicant through
providing plan redesign recommendations in an effort to- develop a plan which would achieve 4
more open desiyn theme. Subsequent fo my suggestions, the apphicant developed the January 2,
2002 concept plan.

The following chart is a brief comparison: of the concept plan against the MB/R-TH/SCH Zone -
bulk standards. Not all the standards are listed and is similar to what was mciuded in my
November 1, 2001 report at the request of the Board and members of the public,

[tem Required Proposed Variance
Y Maximum Density 4 DU/AC 475 DUIAC Y
2} Max Rldg. Coverage 20% 19.7% N
3)  Max. Impervious Coverage  40% 37.6%:+ N

MATAWAN, NI « FLANDERS, ®I « TOMS RIVER, NJ HAMILTON, NJ o WEST NYACK, NY 2 NEWBURGH, Ny
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To:  Eatontown Planning Board

Re:  Revised Submittal Review
Application for Master Plan Change and Rezonin
Lots 27.01 & 28, Block 113
MC Project No. 01-0347G

g
February 1, 2002
Page 3

Should you have any questions, please call

Very truly vours,

MASER CONSULTING PA,

"?47 )M’fﬂ C - %’ﬁ\
“Raymond C. Liotta, CLA, P.P.

RCL/emp
MADmInl Wigjeets\ 200140 03478\ Letters\ 200210201 icl.doc

cer Martin McGann, Esq. (Applicant’s Aftormey)
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MASTER PILAN AMENDMENT
LAND USE ELEMENT AND HOUSING ELEMENT

BOROUGH OF EATONTOWN
MONMOUTH COUNTY, NEW JERSEY

Prepared February 20, 2002 by:

Associales

Eleven Tindall Road
Middletown, New Jersey 07748
Phone: (732) 671-6400
FAX: (732) 671-7365

NJ P ; OFESSIONAL PLANNER LICENSE 02207

Adopted Yiclty 27,2002 by the
Borough of/Eatofitown Planning Board

The original of this document has been signed and sealed in accordance with New Jersey Law.,

H:oAETPLA0050\ Correspondence \Reports\MP dmend American PropertiesRevised-2.do¢



Borough of Eatontown Fabruary 2002
Mastar Plan Amendmiant

~ INTRODUCTION

The Borough of Eatontown Master Plan, adopted in 1986 and subsequently amended, is being
further amended to recommend establishing a land use designation that supports the production of
affordable lower income housing. This amendment revises the Master Plan housing element and the
land use element to resolve litigation and to secure an increased development fee for the affordable
housing trust fund of the Borough. The Borough established the housing trust fund to implement
the recommendations of the Master Plan housing element as adopted in 2000. The trust fund
supports Borough activities to produce housing opportunities that address the Borough obligation to
provide a fair share of the regional affordable housing need. This Master Plan amendment
recommends establishing a single family residential zone where an increase in residential
development will be permitted subject to the payment of an increased development fee to the
Borough Affordable Housing Trust Fund.

Amendments to the Master Plan text are identified by page and paragraph. Deletions are shown as
a strikethreugh, and additions are underiined.

LAND USE PLAN ELEMENT AMENDMENT
The Land Use Element of the Master Plan is amended as follows:

Page 69
Paragraph Two

The low density residential designation is found in three different quadrants of the Borough. The
largest of these is in the southwest quadrant, spanning Wyckoff Road, extending northward to
Route 36 and southward to the industrial area along the southern boundary of the Borough. In
the southeastern quadrant of the Borough, low density residential is indicated between Parker

- Road and Wall Street, extending to the south of Wall Street to the east of the commercial area
along Route 35 and the industrial area in the southern portion of this quadrant. Low density
residential also extends along Whale Pond Road to the southern boundary of the Borough. The
third low density area is in the northeastern quédra nt of the Borough. This includes the Reynolds

1



Horough of Eatonfown Febriary 2005
Master Plan Amendment

Drive area, Redfern Road, Princess Lane, and the Brook Avenue - Elizabeth Parkway area. Within

the southeastern quadrant low density area, the land use element proposes a special housing

zone that increases the permitted density of single family residential develooment on Old Deal

Road. This special housing zone, approximately ten acres in area, will permit single family

development for affordable housing af a density of 3 to 4 units per acre. Approximately thirty-one
dwelling units could be constructed within the special zone. In lieu of construction of the

affordable housing on Old Deal Road, development within the special housing zone would be

subject to an increased development fee for affordable housing. The developer would be required
to pay the increased fee into the Borough affordable housing trust fund for use in providing

affordable housing elsewhere within the Borough or the housing region.

Page 70

Insert new text to follow paragraph three, to read as follows:

A special housing district with reduced lot sizes of 6,000 to 10,000 square feet is proposed to help

the Borough meet its obligation to provide affordable housing oopertunities. This district will be

limited to specific properties on Old Deal Road in order to implement a settiement adreement that

resolves builder’s remedy litigation brought pursuant to a case commonly referred to as Mount
Laurel IT with respect to Block 135 Lot 3 and Block 136.01 Lot 1 in Eatontown. Both lots are located
on Old Deal Road and total approximately 9.8 acres. The land use plan amendment map shows the

location.  To implement the seftlement agreement, the Borough plan proposes establishing an R-

MLC, Single Family Residential — Mount Laurel Contribution Zone at this location. Development

within the zone would be limited to single family detached dwelling units.

A density limit of 3.2 units per acre should apply to the R-MLC Zone. A maximum of thirty-cne

single family lots could be developed in the zone. The right to develop any property under the

enhanced zoning created by the R-MLC Zone would be subiect to the pavment of an increased

affordable housing development fee, thereby generating additional revenues to facilitate the

production of housing opportunities for low-and moderate income households elsewhere within the
Borough or the housing region. '




Borough oF Fatoniown Febrjary 2007
Master Plan Amendment

To ensure visual compatibility with existing developrent, the lots frontina on Deal Road should have

a_minimum lot area of 10,000 square feet, and the single family dwellinas should have a maximum

- habitable floor area of 3,000 square feet. As the development moves away from Deal Road and

approaches the business/industrial park to the west, and the public park to the south, the lots may

become smaller and the dwelling units on lots that are less than 10,000 square feet will have a

reduction in the maximum permitted habitable floor area. Those lots not fronting on Old Deal Road

should have a minimum lot area of 6,000 square feet and the dwellings on lots that are less than

10,000 sguare feet should have a maximum habitable floor area of 2,700 sauare feet.

HOUSING ELEMENT AMENDMENT -
The Housing Plan Element of the Master Plan is amended as follows:

Pages 37 - 38

Insert new text and amend existing text as folfows:
CONSIDERATION OF DEVELOPER LANDS

The Borough housing element is required to consider lands of developers who have expressed a

commitment to provide low and moderate income housing.

Weston Associates and Orchard Hill Estates filed litigation claiming a builders remedy to provide
lower income housing-on the following two tracts within the Borough:

> Block 111, Lot 2.01 located on Route 35 and Weston Place. The tract is approximately 19.7
acres and is currently developed as a golf driving range and store. Weston Associates
proposes to develop the property for approximately 360 multifamily dwelling units, inclusive of
a setaside for lower income housing.

» Block 94 Lot 2 located on Route 36 and Grant Avenue (approximately 7.2 acres) and Block 99
Lot 2 on Grant Avenue (approximately 5.6 acres). The claim on this tract has been withdrawn.




Forough of Fatontows Febriary 2007
Master Plan Ameandment

American Properties filed litigation claiming a builders remedy to provide lower income housing on
Block 135 Lot 3 (approximately 8.3 acres) and Block 136.01 Lot 1 (approximately 1.5 acres). Both
lots are on Old Deal Road. The American Properties site is part of a single family residential area

and should be designated as a site for development of single family detached housing. In lieu of

construction of lower incorne affordable housing at this site, the Borouah should establish the site as

a Mount Laurel contribution zone and make development within the zone subiect to the payment by

the developer of an increased fee to be used in funding other local affordable housing activities, as

determined by the Borough. The Borough should enter into a settlement agreement to resolve the

litigation on this property by permitting the construction of a maximum of thirty-one single family

detached dwelling units on the site, provided the developer pays a Mount Laurel fee into the

Borough affordable housing trust fund. The amount of the fee increase should be established by a

formula fo be included within the settlement aqreement.
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AMENDMENT
TO
EA TONTOWN'B@ROTJ GH
MASTER PLAN
THE LAND USE PLAN ELEMENT

BLOCK 3801 LOT 13
INDUS-TRIAL WAY EAST AND ROUTE 35
From

INDUSTRIAL TO HIGH DENSITY RESIDENTIAL

PREPARED BY:

. // Y
i f

'TIOMAS A. THOMAS, P.F., A1C P
To’xms_hip‘ Planning Consul tani
THOMAS PLANNING ASSOCIATES, LLC

Telephone: 732-223.3213
Pax: 732-223-4512
E-mail: womplan@optonline net

Fehrary 14 2004



MASTER PLAN

LAND USE PLAN ELEMENT

The Master Plan of the Borough of Eatomown adopted in 1986 is hereby amended as follows:
Page 70 Anewprragraph ‘ighereby added following Paragraphi 2 asfotlows:

‘A multi-family area js recommended for Bloek 3801 Lot 13 comsisting of 9,87 acres of wacant
land located between industrial Way East and N.Jj, 33 provided that the development
INCGTpOrates a preposed connector street right of way between Industrial Way East-and Route 35,
Development of this site for multi-family housing would be required 1 provide as. affordable
housing growth share component of 11 1 percenl in accordance: with the Round 3 Couneil or
Affardable Housing Rules. The maximum density ori the sife would be 12.25 dwelling unifs per
acre which would require 4 affordable housing urnits consisting of 7 Iow income housing units
and 7. moderats income housing.units,

Master Plan Map

The Master Plan Map is heteby amended 1o include Block 3807 Lot 13 as “High Density
Residential”
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MASTER PLAN AMENDMENT
HISTORIC PRESERVATION PLAN ELEMENT

STEELMAN SCHOOL

BOROUGH OF EATONTOWN
MONMOUTH COUNTY, NEW JERSEY

Prepared August 16, 2007 by:

B\
A%%OC\IA TES

FEleven Tindall Road
Middletown, New Jersey 07748
Phone: (732) 671-6400
Fax: (732) 671-7365

NJ PROFESSIONAL P ANNER LICENSE 02207

Adopted September 10, 2007 by the
Borough of Eatontown Planning Board

The original of this document has been signed and sealed in accordance with New Jersey Law.

HAETPLAGO7OT Plans\Steelman School Historic Preservation Plan Element.doc



Borough of Eatontown Master Plan Amendment

The Borough of Eatontown Master Plan, as adopted on July 23, 2007, is being
further amended to designate the Steelman School at 251 Broad Street as a
structure with historic significance to the Borough. Section D.9, Historic
Preservation Plan Element of the Master Plan is amended to read as follows (new

text is underlined):

8. Historic Preservation Plan Element: The Historic Committee of

the Borough has identified a proposed historic district and qualified buildings

have been inventoried. The qualified buildings include Steelman School,

constructed in 1907 on the north side of Broad Street and outside the current

historic district boundaries. A map of the district and list of such buildings

follows. To date, the Borough has not applied for recognition by the State of
New Jersey for this area containing the vast majority of the numerous historic

structures within the Borough.

It is intended that those structures with historic significance will be protected
with regard to preservation of exterior architectural features to the maximum
extent feasible. These regulations will not, however, be concerned with use of

the property which will be governed by zoning in the conventional manner.

The Borough seeks to maximize both public and available private efforts to
preserve the heritage of the Borough without affecting proper and gainful use

of these properties.

a) The area of this proposed historic district is shown on the following

figure:
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b)

FIGURE D-3: PROPOSED HISTORIC DISTRICT
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21 Broad Street

40 Broad Street

44 Broad Street

50 Broad Street

68 Broad Street

South side of Broad Street, 4 East of White Street

69 Broad Street

37 Throckmorton Street



Borough of Eatontown Master Plan Amendment

(9) 40 Byrnes Lane

(10) 154 Broad Street

(11) 29 State Highway 35

(12) 24 State Highway 35

(13) Southwestern corner State Highway 35 and South Street
(14) 84 South Street

(15) 128 South Street

(16) Southwestern corner of Clinton Avenue and Franklin Avenue
(17) 18 Buttonwood Avenue

(18) 188 South Street

(19) 271 South Street

(20) 64 Wyckoff Road

(21) 7 Campbell Drive

(22) 152 Main Street

(23) 35 Tinton Avenue

(24) 75 Tinton Avenue

(25) 301 Tinton Avenue

(26) 241 Tinton Avenue

(27) 251 Broad Street (Steelman School ~ Brick building constructed

in 1907 as a six classroom public school , and subsequently

expanded in 1938 and in 1948 to twelve classrooms).
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Borough of Eatontown Master Plan Reexamination Report September 2007

BOROUGH OF EATONTOWN
MASTER PLAN REEXAMINATION 2007

INTRODUCTION

The Borough of Eatontown Planning Board has undertaken a general reexamination of the
Eatontown Master plan and Development Regulations as required by the New Jersey Municipal
Land Use Law (N.J.S.A. 40:55D-89). This report presents the findings and recommendations of
the reexamination.

As required by law, this reexamination report addresses the following:

a

The major problems and objectives relating to land development in Eatontown at the time of

flabn dnnting et voavanT Prp

el GLOPIION fohe fast reexamination FeEPoTE.

The extent to which the problems or objectives have been reduced or have increased
subsequent to the date of adoption of the last reexamination report.

The extent to which there have been significant changes in the assumptions, policies, and
objectives forming the basis for the master plan or development regulations as last revised,
with particular regard to the density and distribution of population and land uses, housing
conditions, circulation, conservation of natural resources, energy conservation, collection,
disposition and recycling of designated recyclable materials, and changes in State, county,
and municipal, policies and objectives.

The specific changes recommended for the Eatontown Borough Master Plan, if any, including
underlying objectives, policies and standards, or whether a new plan or regulations should
be prepared.

The recommendations of the Planning Board concerning the incorporation of redevelopment
plans adopted pursuant to the "Local Redevelopment and Housing Law,” P.L. 1992, ¢.79
(C.40A:124-1 et seq.) into the land use plan element of the municipal master plan, and
recommended changes, if any, in the local development regulations necessary to effectuate
the redevelopment plans of the municipality.

1
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1. THE MAJOR PROBLEMS AND OBJECTIVES AT THE TIME OF THE LAST
REEXAMINATION

The previous reexamination report of the Borough was prepared in January 2004. At that
time, the Board reexamined the Borough Master Plan and the policies, goals and
objectives adopted in 1986, as amended through 2003, and the reexamination report
adopted in 2001. The Board also reexamined the Borough development regulations as
amended through 2003.

A. Master Plan

As a result of the 2004 reexamination, the Planning Board recommended that the
Borough establish a program and schedule to complete and fully update the Borough
Master Plan taking into account changes that may be necessitated by the new State
stormwater management rules and any rules adopted by COAH governing the provision
of the Borough fair share of affordable housing for the period 2004 to 2014.

B. Development Regulations

As a result of the 2004 reexamination, the Planing Board recommended the following
changes were recommended to the Borough development regulations:

1) The draft amendment to the Borough development regulations which was prepared in
1999 to reflect the relevant changes in the MLUL should be updated to reflect recent
changes and the draft amendment should be referred to the governing body for action.

2) An overlay zone should be enacted to implement the recommendations of the Master
Plan Amendment as set forth in the Land Use Element - Route 35 Overlay Planning
Area, Southern Segment, adopted by the Planning Board on January 12, 2004.

3) The Borough should amend the zoning regulations of the R-20 RSC Senior Citizen
Housing Zone to facilitate and permit the development of Meadowbrook 1I for
additional affordable age restricted housing within the zone.

4) Any changes needed to implement the municipal stormwater management plan once
the plan is completed by the Borough in accordance with N.J.A.C. 7:8-1 et seq.

5) Changes to protect stream corridors and flood areas within the Borough from
development including, but not limited to, enactment of an ordinance that excludes
floodplains, wetlands, and other environmentally critical features from satisfying
the minmmum lot area requirements for development.  Moreover, net area
calculations that exclude environmental features should be established as the basis
for determining the maximum permitted development intensity and density of a site.

2
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Borough aof Eatontown Master Plan Reexamination Report Seprember 2007

C. Redevelopment Plans

The 2004 reexamination identified no locations where the Planning Board recommended
adoption of a redevelopment plan pursuant to the "Local Redevelopment and Housing
Law". However, the Borough had initiated a redevelopment planning process for the
core business area (Eatontown Village) and the reexamination report concluded that the
Borough would need to reconsider this issue once the redevelopment plan is completed.

D. Problems

The 2004 reexamination identified the following problems as ongoing:

o lraffic congestion and circulation needed to be addressed through the
implementation of circulation improvements along the Route 35 and 36 corridors in
combination with a revised land uwse and circulation plan to guide future
development and redevelopment within the Borough.

s Although the Master Plan had been updated periodically, there continued to be a
need to establish a program and schedule to complete and fully update the Borough
Master Plan.

e A revised land use plan was needed to guide the use of the remaining undeveloped
transition areas between commercial and residential areas.

e The builder’s remedy litigation over Block 111 Lot 2.03 on Route 35 and Weston
Place was on-going.

2. THE EXTENT TO WHICH PROBLEMS OR OBJECTIVES HAVE BEEN
REDUCED OR HAVE INCREASED SUBSEQUENT TO 2004.

A. The Borough has accomplished the following to address the problems and
recommendations identified in the 2004 reexamination report.

1} The Borough implemented improvements to provide new street connections to
Route 35 from Industrial Way East and from Meridian Way to help relieve
congestion at the intersection of Industrial Way and Route 35. The Borough also
mplemented traffic calming measures on local streets in an effort to control cut-
through traflic and speeding on local streets. Traffic congestion and circulation
are nonetheless a chronic problem within the Borough that requires continued
planning and improvement.

2) The Borough settled the builder's remedy litigation over Block 111 Lot 2.03 on

3
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3)

4)

5)

6)

7)

8)

9

Route 35 and Weston Place. As a consequence of the settlement, the Planning
Board amended the Master Plan on November 22, 2004 to recommend housing
development on the site and to recommend the expansion of senior citizen
housing development at the Meadowbrook on Wyckoff Road. The Borough,
consistent with the recommendations of the Master Plan, subsequently amended
the Borough development regulations.

The Planning Board adopted a Stormwater Management Plan as an amendment
to the Master Plan on March 28, 2005. The amendment addresses the New Jersey
Department of Environmental Protection rules to establish and implement a
Municipal Stormwater Regulation Program. The Borough subsequently amended
the Borough development regulations consistent with the recommendations of
the Master Plan.

The Planning Board adopted an amendment to the Master Plan Housing Plan
Element and Fair Share Plan on November 28, 2005, The amendment addresses
the Borough fair share for affordable housing for the period 2004 to 2014. The
Borough subsequently amended the development regulations consistent with the
recommendations of the Master Plan. The Borough has requested that the
Superior Court approve the amended plan.

The Planning Board adopted an amendment on February 27, 2006 to the Master
Plan Land Use Plan element to recommend high density residential development
at Block 1801 Lot 13. The Borough enacted an amendment to the Borough
development regulations to implement the Master Plan recommendations.

The Borough completed a vision plan for the redevelopment of the downtown
Eatontown Village area in the Spring of 2006.

The Borough updated and codified the Borough development regulations in
2006,

The Planning Board adopted an amendment on June 11, 2007 to the Master Plan
Land Use Plan element recommendations for the southern segment of the Route
35 overlay planning area. An amendment to the Borough development
regulations to implement the Master Plan recommendations was drafted and
submitted to the Borough Council for consideration.

The Planning Board adopted an amendment on June 11, 2007 to the Master Plan
Land Use Plan element recommending the expansion of Spring House as an
alternative living arrangement for single women with children. An amendment to
the Borough development regulations to implement the Master Plan
recommendation needs to be drafted and enacted by the Borough Council.

4
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Borough of Eatontown Master Plan Reexamination Report September 2007

10) The Planning Board adopted an amendment on June 25, 2007 to the Master Plan
Land Use Plan element to recommend a location for the community animal care
center. The Borough subsequently amended the development regulations
consistent with the recommendations of the Master Plan.

11) The Planning Board completed a compilation and comprehensive update and
revision of the Borough Master Plan and re-adopted the Master Plan on July 23,
2007.

12) The Planning Board amended the Master Plan Historic Preservation element on
September 10, 2007 to designate Steelman School as a historic site.

3. THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES

A. There have been no significant changes in the assumptions, policies, and objectives
forming the basis for the Borough Master Plan as last revised on July 23, 2007, with
regard to the density and distribution of population and land uses, housing
conditions, circulation, conservation of natural resources, energy conservation,
collection, disposition and recycling of designated recyclable materials, and changes
in State, county, and municipal, policies and objectives. The Master Plan adopted in
2007 takes into account that Fort Monmouth in Eatontown will be closed as an Army
base and that it will be redeveloped for government, public, or private use to be
determined by the Fort Monmouth Economic Revitalization Planning Authority
(FMERPA).

B. As a result of this reexamination, the Borough Planning Board recommends changes
to the Borough development regulations. The Borough Planning is recommending
regulatory changes for the following reasons:

1) To implement the updated Master Plan as adopted on July 23, 2007;

2) To control the coverage of residential lots by buildings and structures and
maintain an appropriate area of each lot as open space;

3) To adjust or correct the zone district boundaries based upon the digital tax parcel
layer that was recently compiled from the Borough digital tax maps; and

4) To recommend that the Borough implement the change previously recommended
in the 2004 reexamination to exclude floodplains, wetlands, and other
environmentally critical features from satisfying the minimum Jot area
requirements for development.

3
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4.

The recommended changes are described in further detail in the next section.
RECOMMENDED CHANGES

A, Master Plan

As a result of this reexamination, no changes are recommended at this time to the
Borough Master Plan. The Planning Board recognizes that new issues and
circumstances may arise that affect the life of the community. Such issues and
circumstances may require further modifications to the Master Plan to address the
needs of the Borough. The Borough anticipates that changes in the rules and the
regulations of the New Jersey Council on Affordable (COAH) may result in a need
to further review and revise the Master Plan Housing Plan Element in 2008.

Development Regulations

As a result of this reexamination, the following changes are recommended to the
Borough Development Regulations:

1) The zoning ordinance should be amended to include an overlay zone for Route 35
that implements the recommendations of the Master Plan Amendment as set forth
in the Land Use Element - Route 35 Overlay Planning Area, Southern Segment, as
adopted by the Planning Board on January 12, 2004 and as subsequently amended
on June 11, 2007 and included as Appendix B to the updated Master Plan adopted
on July 23, 2007.

2} The zoning ordinance should be amended to implement the recommendations of
the amended Borough Housing Plan Element and Fair Share Plan to permit the as-
of-right expansion of Spring House for additional affordable dwelling units at
Block 1401 Lot 32. The recommendation for the expansion of Spring House is
part of the Land Use Element and is included as Appendix E to the updated
Master Plan adopted on July 23, 2007.

3) The Borough is implementing a program to prepare a digital zone map. The
Borough has prepared a digital lot line base map from the newly created digital
tax maps and is preparing a digital zoning layer. In preparing the digital
mapping, the Borough Zoning Office has identified a need to adjust or correct the
zone layer so that it will properly register to the digital tax parcel layer. To
produce the zone layer, the zoning map should be amended as to the following tax
parcels:

a. All of Block 304, Lots 5 - 13, should be included within the P-1 Zone.

6
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4)

b. All of Block 2803, Lot 13, should be included within the P-1 Zone.
c. All of Block 2303, Lot 1, should be included in B-2MH Zone.

d. All of Block 2201, Lot 1, should be included in the B-3 Zone.

e. All of Block 3801, Lot 24, should be inchuded in the R-10MH Zone.

f.  All of Block 2002, Lot 58; Block 2001, Lot 2; and Block 1901, Lot 1, should
be included in the P-1 Zone.

The Planning Board has noted with alarm the increasing coverage of buildings and
structures on residential lots. Since the Borough is a developed community with
well established residential neighborhoods, increases in coverage, unless properly
regulated, can result in development intensity that is out of character with the
surrounding neighborhood and adjacent properties. Increasing coverage also results
in increased stormwater runoff with adverse environmental impacts. The increasing
residential coverage resulis from driveway expansions or garage expansions to
accommodate off-street parking as well as the increasing size of dwellings and their
related structures such as decks, patios, and swimming pools, and accessory
structures and buildings. The expansion of driveways in front yards results in a loss
of landscaped open space and lawn area. Landscaped open space, particularly in the
front yard, is a desirable feature and important to the visual character of residential
neighborhoods. Infill development on undersized or substandard lots in residential
neighborhoods is a particular concern because the extent of development and
coverage needs to be scaled back on undersized lots and arranged to be compatible
with the desirable characteristics of the neighborhood in which the lot is located.

The Planning Board has concluded that, in order to better protect and promote
the desirable visual character of the Borough neighborhoods, and to protect the
Borough environment, the following changes should be enacted to the Borough
development regulations.

a. Establish a residential coverage standard, or individual zone district coverage
standards, that would be applicable to the residential zone districts of the
Borough and that would set the maximum coverage permitted on a residential
lot. The standard will limit the sum total on the lot of the coverage of all of the
surface structures on the lot, inclusive of buildings, decks, sidewalks, patios,
driveways, and swimming pools.

b. Establish a standard or standards applicable to the residential zone districts of
the Borough that limits the maximum coverage allowed in the front yard of a

7
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residential lot. This will limit the extent to which a front yard can be used for
the construction of driveways, and/or the area of the front vard that is
permitted for use as parking space.

c. Establish a standard, or individual zone district standards, that would be
applicable to the residential zone districts of the Borough to set the minimum
area of a residential lot that is required to be maintained as open space and
landscaped or in vegetative ground cover.

5) The recommendation of the 2004 reexamination regarding the exclusion of
environmentally critical features from satistying the minimum lot area
requirements continues to be pertinent. The zoning ordinance should be amended
accordingly.

5. RECOMMENDATION ON REDEVELOPMENT PLANS

There are no locations at this time for which the Planning Board recommends adoption of
a redevelopment plan pursuant to the "Local Redevelopment and Housing Law”.
However, the Borough has initiated a redevelopment planning process for the core
business area (Eatontown Village) and the Borough will need review this issue once the
redevelopment plan is completed.

3
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