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I N T R O D U C T I O N  

This document serves as the Redevelopment Plan for the Steiner Avenue 
Scattered Sites Redevelopment Area, and was prepared pursuant to 
Section 40A:12A-7 of the Local Redevelopment and Housing Law, which 
provides that 

“no redevelopment projects shal l  be undertaken or carr ied out  
except in accordance with a Redevelopment Plan adopted by 
ordinance of the municipal governing body upon its f inding that 
the specif ical ly del ineated project area is located in an area in 
need of redevelopment or an area in need of rehabi l i tation or in 
both…” 

The Steiner Avenue Scattered Sites Redevelopment Plan serves as the 
formal planning document for the revital izat ion of the Redevelopment 
Area.  One of the primary goals of the Borough Master Plan is to make the 
Steiner Avenue l ight industr ial  area more compatible with surrounding 
residential development.  This goal and the pol icies to effectuate it  have 
been consistently identi f ied and discussed in borough planning 
documents s ince the 1999 Master Plan. 

One of the core strategies in revital iz ing the redevelopment area is to 
identify opportunit ies for new development and property renovation.  The 
area is currently characterized by a mixed-use development pattern, 
including l ight industr ial , commercial, publ ic and residential uses.  These 
propert ies are current ly zoned for commercial, l ight industr ial  and 
residential use. In order to st imulate an appropriate redevelopment 
strategy for this area, this plan designates the area for medium density 
residential uses, comprised of s ingle-fami ly residences, townhouses and 
mult i fami ly residences, off ices, and mixed-use development featuring a 
combination of ground f loor retai l  sales and services and/or professional 
off ices with upper story residences.  The intent of such development is to 
make the area more consistent and compatible with surrounding 
residential neighborhoods, to provide opportunit ies for neighborhood-
oriented retai l  sales and services and professional off ice space, and to 
capital ize upon on the area’s close proximity of the Bradley Beach and 
Belmar train stations as wel l  as the Jersey Shore Medical Center. 

The Borough has determined that the statutory redevelopment process 
provides the most appropriate approach to achieving i ts revital ization 
efforts within the Steiner Avenue Scattered Sites Redevelopment Area.  
The Borough Counci l  authorized the Neptune City Land Use Board to 
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perform a prel iminary invest igation to determine whether certain 
propert ies (known as the Steiner Avenue Scattered Sites Redevelopment 
Area) quali f ied as “an area in need of redevelopment.”  These properties, 
now known as the Steiner Avenue Scattered Sites Redevelopment Area, 
were declared to be “an area in need of redevelopment” by the Borough 
Counci l  on July 27, 2009  A copy of the resolut ion is provided in Appendix 
A. 

 



January 21, 2010 

Beacon P lanning and Consul t ing Serv ices,  LLC 
315 H ighway 34,  Su i te 129,  Col ts  Neck, New Jersey  07722 

(732) 845-8103  

3

S T A T U T O R Y  R E Q U I R E M E N T S  

According to State statute, a redevelopment plan must include an 
outl ine for the planning, development, redevelopment or rehabil i tation of 
the project area suff icient to indicate the fol lowing: 

•  I ts  relat ionship to definit ive local objectives as to appropriate 
land uses, density of population, and improved traffic and public 
transportation, publ ic ut i l i t ies, recreational and community 
faci l i t ies and other publ ic improvements. 

•  Proposed land uses and bui lding requirements in the project 
area. 

•  Adequate provis ion for the temporary and permanent 
relocation, as necessary, of residents in the project area, 
including an est imate of the extent to which decent, safe and 
sanitary dwell ing units affordable to displaced residents wi l l  be 
avai lable to them in the exist ing local housing market. 

•  An identi f ication of any property(s) within the redevelopment 
area proposed to be acquired in accordance with the 
redevelopment plan. 

•  Any s ignif icant relat ionship of the redevelopment plan to 1) the 
master plan of contiguous municipal i t ies; 2) the master plan of 
the county in which the municipal ity is located; and, 3) the State 
Development and Redevelopment Plan adopted pursuant to the 
“State Planning Act” P.L. 1985, c.398 (C52:18A-196 et seq.). 
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A R E A  D E S C R I P T I O N  

The Steiner Avenue Scattered Sites Redevelopment Area, as adopted by 
the Borough Counci l , consists of ten propert ies in f ive tax blocks.  The 
redevelopment area also includes the Field Street r ight-of-way, which is 
no longer used for vehicular ci rculation.  The overal l  area is 
approximately 5.77 acres in s ize.  The propert ies that are included in this 
Redevelopment Plan are l i sted in Table 1. 

Table 1 
Steiner Avenue Scattered Sites 

Redevelopment Area Properties 
by Redevelopment Distr ict 

Redevelopment District Block/Lot Address 

Approximate 
Lot Area 
(acres) 

Steiner Avenue 
Residential 12/10 99 Steiner Ave 1.74 

Steiner Avenue 
Residential 12/14 99 Steiner Ave 0.18 

Sub Area   1.92 
Steiner Avenue 

Transitional 11/1 86 Steiner Ave 0.23 
Steiner Avenue 
Transitional 11/13 1 Midwood St 0.11 
Steiner Avenue 
Transitional 13/1 87 Rosewood Pl 1.68 
Steiner Avenue 
Transitional 13/2 80 Steiner Ave 0.37 
Steiner Avenue 
Transitional 13/5 82 Steiner Ave 0.09 

Sub Area   2.48 
Laird Avenue Residential 8/5 102 Laird Ave 0.32 
Laird Avenue Residential 8/6 100 Laird Ave 0.53 
Laird Avenue Residential 18/1 96 Laird Ave 0.38 
Laird Avenue Residential F ie ld St reet Right-of-way 0.14 

Sub Area   1.37 
Total Area   5.77 

 

As identif ied on Figure 1 (Steiner Avenue Scattered Sites Redevelopment 
Plan Propert ies Map), the area to be redeveloped is general ly located 
along and between Steiner Avenue and Memorial Dr ive. 
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R E L A T I O N S H I P  T O  D E F I N I T I V E  L O C A L  G O A L S  

One of the key issues discussed in the Borough’s 2005 Master Plan Re-
examination Report i s  the incompatibi l i ty of the l ight industr ial  dist r ict 
with surrounding residential neighborhoods.  The need to make this area 
more compatible with surrounding residential development, whi le 
potential ly al lowing for new businesses that ref lect current t rends in 
technology, is specif ical ly identif ied as a land use issue in the 1999 Master 
Plan.  Further, the master plan indicates the Borough’s intent for land use 
and development in the Steiner Avenue neighborhood, as fol lows: 

•  Considerat ion of a change to a l ight industr ial designation 
may open up redevelopment of propert ies between 
Steiner Avenue and Memorial Dr ive to businesses which 
reflect current trends in technology.  In addit ion, 
recognit ion of smaller businesses which are located along 
the major roadways wi l l  encourage addit ional 
development in this di rect ion. 

•  The exist ing Industr ial  area located between Steiner 
Avenue and Memorial Dr ive was seen to be an important 
part of the Land Use of the Borough of Neptune City.  I t  
was recognized that previous uses which may have been 
in the area were not in keeping with the current residential 
character. 

•  The intention of the proposals contained in this Master Plan 
for the Borough of Neptune City is  to preserve the 
residential  integri ty of the Borough, whi le maintaining a 
healthy economic balance with respect to the natural 
environment which exists. 

The essence of these references is that the Borough recognizes that the 
longstanding substandard condit ions found in the Steiner Avenue 
industr ial  neighborhood are no longer tolerable with respect to the 
overal l  qual i ty of l i fe in Neptune City.  In response, the Borough has 
decided to undertake a pro-active role in changing the character of this 
area.  To reinforce the overal l  goal of revital ization for the Steiner Avenue 
neighborhood, the Borough’s goals and objectives for land use and 
development within the Steiner Avenue Scattered Sites Redevelopment 
Area are l i sted in the fol lowing section of this plan.  These goals and 
objectives relate to land use, density of population, intensity of 
development, improved traff ic and publ ic transportation, public ut i l i t ies, 
recreational and community faci l i t ies and other publ ic improvements. 
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R E D E V E L O P M E N T  P L A N  G O A L S  A N D  O B J E C T I V E S  

The fol lowing goals and objectives are intended to guide to the Steiner 
Avenue Scattered Sites Redevelopment Area: 

•  To encourage a mix of residential, retai l , off ice, and publ ic uses 
that reinforces the central business distr ict and capital izes on 
the area’s proximity to the rai l  stat ion. 

•  To create an aesthetic character and scale within the 
Redevelopment Area that is  consistent with that of the Borough 
as a whole. 

•  To provide opportunit ies for neighborhood-oriented retai l  sales 
and services in order to expand the range of such 
establ ishments in the borough. 

•  To improve opportunit ies for professional off ice development, 
especial ly in relation to the Jersey Shore Medical Center. 

•  To create posit ive tax benefits for the Borough. 
•  To address the parking needs of businesses and residents. 
•  To encourage pedestr ian activ i ty through a coordinated 

pedestr ian system. 
•  To capital ize on the proximity of the redevelopment area to the 

Bradley Beach and Belmar train stat ions. 
•  To improve the visual streetscape within the redevelopment area 

through design and signage standards. 
•  To improve the public elements of the streetscape, e.g., l ighting, 

paving, pedestr ian l inkages. 
•  To control the location, s ize, scale and aesthetic character of 

parking lots and structures. 
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R E L A T I O N S H I P  O F  P L A N  T O  B O R O U G H  D E V E L O P M E N T  
R E G U L A T I O N S  

The redevelopment area shal l  be redeveloped in accordance with the 
standards detai led in this Plan, which supersedes the use and bulk 
provis ions of Neptune City’s Land Development Regulations.  In addit ion, 
the plan provides addit ional design standards specif ic to the Steiner 
Avenue Redevelopment Area.  Other Borough regulat ions affecting 
development that are in confl ict are superseded by this Plan.  However, 
exist ing engineering standards and definit ions shal l  apply. 

The Land Use Board may grant deviations from the bulk standards 
contained in this redevelopment plan, where, by reason of exceptional 
narrowness, shal lowness or shape of a specif ic piece of property, or by 
reason of exceptional topographic condit ions, preexist ing structures or 
physical condit ions uniquely affecting a specif ic piece of property, the 
str ict appl ication of any area, yard, bulk or design standard or regulation 
adopted pursuant to the Redevelopment Plan, would result in pecul iar 
and exceptional practical diff icult ies to, or exceptional and undue 
hardship upon, the development of such property.  The Land Use Board 
may also grant such rel ief in an application relating to a specif ic piece of 
property where the purposes of this Redevelopment Plan would be 
advanced by a deviation from the str ict application of the bulk standards 
of this Plan, and the benefits of the deviat ion would substantial ly 
outweigh any detr iments.  No rel ief may be granted under the terms of 
this section unless such deviat ion or rel ief can be granted without 
substantial  detr iment to the publ ic good and wi l l  not substantial ly impair 
the intent and purpose of the Steiner Avenue Redevelopment Plan.  An 
appl ication request ing a deviation from the requirements of this 
Redevelopment Plan shal l  provide notice of such appl ication in 
accordance with the requirements of N.J.S.A. 40:55D-12a-b. 

Deviations from the uses permitted in the Redevelopment Area shal l  be 
permitted only by means of an amendment to the Redevelopment Plan 
by the Borough Counci l . 

Al l  development must be approved by the Land Use Board and shal l  be 
submitted through the normal s i te plan and subdivis ion procedures as 
identi f ied by N.J.S.A. 40:55D et seq., as wel l  as the Borough’s Land 
Development Ordinance. 
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D I S T R I C T  S T A N D A R D S  

I t  i s  the intent of this Plan to encourage the development and 
redevelopment of the Steiner Avenue Scattered Sites Redevelopment 
Area for a mix of uses that are compatible with exist ing development in 
the surrounding neighborhoods, whi le providing suff icient intensity of 
development to foster the renovation of the area.  The fol lowing three 
distr icts and applicable zoning standards are establ ished for the 
Redevelopment Area:  the Steiner Avenue Residential Distr ict, the Steiner 
Avenue Transit ional Distr ict, and the Laird Avenue Residential Distr ict (see 
Figure 2 - Distr ict Boundaries Map).  These standards contain information 
pertaining to the purpose of the distr icts, permitted and accessory uses, 
and distr ict specif ic standards.  The general design standards provided in 
the fol lowing section of this plan shal l  apply to al l  three distr icts. 
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Steiner Avenue Residential Distr ict  

 
Object ive:    To provide residential uses that wi l l  be 

compatible with adjacent residential uses 
and capital ize on the proximity of the 
Redevelopment Area to the Bradley Beach 
and Belmar train stat ions. 

Principal Permitted Uses: Mult i fami ly residences, attached single-
fami ly residences, and detached single-
fami ly residences. 

Accessory Uses:    Gym and recreational faci l i t ies commonly 
associated with residential uses, parking 
(including structured parking), signage, and 
uses customari ly incidental and accessory 
to the principal residential  use. 

Bulk Standards:   Lot area:  Minimum lot area for a mult i family 
residential or attached single-fami ly 
residential development shal l  be 80,000 
square feet.  Minimum lot area for 
detached single-fami ly residences shal l  be 
5,000 square feet. 

Setbacks:  Minimum front yard setback shal l  
be twenty-f ive (25) feet.  Minimum side yard 
setback shal l  be twenty (20) feet.  Minimum 
rear yard setback shal l  be thi rty-f ive (35) 
feet. 

Lot coverage:  Maximum impervious 
coverage shal l  be 75 percent. 

Density:  Maximum residential density shal l  
be twenty (20) dwell ing units per acre. 
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Maximum bui lding height – Mult i fami ly 
residences shal l  not exceed a height of four 
(4) stor ies/45 feet.  S ingle-fami ly residences 
shal l  not exceed a height of two and one-
half (2½) stor ies/35 feet. However, this 
standard shal l  not apply to bui lding 
appurtenances designed exclusively for 
ornamental or screening purposes such as 
spi res, cupolas, or towers, or parapets.  No 
appurtenances shal l  exceed ten (10) feet 
above the permitted maximum bui lding 
height. 

Parking:     Off-street parking shal l  be provided 
pursuant to the Residential  S i te 
Improvement Standards. 

Other Standards:    Bui lding height 
shal l  be defined as the average f inished 
ground elevation around the foundation to 
the top of the roofl ine, not including 
parapet wal ls . 

Dwel l ing units in mult i fami ly and attached 
single-fami ly residences shal l  comply with 
the fol lowing:  One bedroom dwell ing units 
shal l  have a minimum floor area of 750 
square feet, and two bedroom dwell ing 
units shal l  have a minimum f loor area of 
1,000 square feet. 

Off-street parking shal l  not be located in 
any required front yard. 

Affordable housing dwell ing units shal l  be 
provided pursuant to the requirements of 
the Counci l  on Affordable Housing. 

Steiner Avenue Residential Distr ict 
Bulk Standards 

Zoning Standard Requirement 
Minimum lot  area (square feet) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Detached s ingle-fami ly res idences 

80,000 
80,000 
5,000 

Minimum front yard setback (feet) 25 

Minimum s ide yard setback (feet) 20 

Minimum rear yard setback (feet) 35 

Maximum imperv ious coverage (percent) 75 
Maximum density (dwel l ing units  per 
acre) 20 
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Maximum bui lding height (feet/stor ies) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Detached s ingle-fami ly res idences 

45/4 
35/2½ 
35/2½ 

Steiner Avenue Transit ional Distr ict 

 

Object ive:     To establish an area that permits residential, 
professional off ice and mixed-use 
development, and which capital izes on the 
proximity of the Redevelopment Area to the 
Bradley beach and Belmar train stat ions. 

Principal Permitted Uses: Mult i fami ly residences, attached single-
fami ly residences, detached single-fami ly 
residences, professional off ices and simi lar 
medical faci l i t ies, and mixed-use 
development consist ing of ground f loor 
neighborhood-oriented retai l  sales and 
services, restaurants, and/or professional or 
business off ices and upper story apartments 
or lofts. 

Accessory Uses:    Parking, s ignage, accessory bui ldings and 
structures customari ly incidental to the 
principal use. 

Bulk Standards:    Lot area:  Minimum lot area for a mult i family 
residential, attached single-fami ly 
residential off ice or mixed-use development 
shal l  be 65,000 square feet.  Minimum lot 
area for detached single-fami ly residences 
shal l  be 5,000 square feet. 
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Lot coverage:  Maximum impervious 
coverage shal l  be 75 percent. 

Density:  Maximum residential density shal l  
be 20 dwell ing units per acre. 

F loor area ratio:  The maximum f loor area 
rat io for commercial and mixed-use 
development shal l  be 1.0. 

Maximum bui lding height – Mult i fami ly 
residences and mixed-use bui ldings shall not 
exceed a height of four (4) stor ies/45 feet.  
S ingle-fami ly residences shal l  not exceed a 
height of two and one-half (2½) stor ies/35 
feet. Professional off ice bui ldings shal l  not 
exceed a height of three (3) stor ies/42 feet. 
 No appurtenances shal l  exceed ten (10) 
feet above the permitted maximum building 
height. 

Setbacks:  Minimum front yard setback shal l  
be twenty-f ive (25) feet.  Minimum side yard 
setback shal l  be twenty (20) feet.  Minimum 
rear yard setback shal l  be twenty-f ive (25) 
feet. 

Parking:     Off-street parking for residential uses shal l  
be provided pursuant to the Residential Site 
Improvement Standards.  Off-street parking 
for off ice and retai l  uses shal l  be provided 
pursuant to Section 139-47 of the Borough’s 
Land Development Ordinance. 

The off-street parking requirement may be 
reduced for a proposed redevelopment 
project that incorporates the use of shared 
parking faci l i t ies or st reet parking located 
immediately in front of the project s i te.  The 
Land Use Board, at i ts discret ion, may grant 
a reduction in the number of required 
parking spaces during s i te plan review.  Any 
such reduction shal l  rely on the findings of a 
parking study, and such study shal l  
demonstrate that the number of parking 
spaces avai lable for the proposed uses is  
suff icient and shal l  not result  in any adverse 
impacts to traff ic or parking on streets 
within the surrounding area. 

Other Standards:    Bui lding height shal l  be defined as the 
average f inished ground elevation around 
the foundation to the top of the roofl ine not 
including parapet wal ls. 
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Commercial uses shal l  only be located on 
the f i rst  f loor of any mixed-use bui lding.  
Residential uses shal l  not be located on the 
f i rst  f loor of any bui lding containing a non-
residential use. 

Access to residential units shal l  be separate 
from the access for any non-residential use 
on a mixed-use bui lding. 

Dwell ing units in mixed-use bui ldings shal l  
contain a complete ki tchen, toi let and 
bathing faci l i t ies, and not more than two (2) 
bedrooms. 

Dwell ing units in mult i fami ly and attached 
single-fami ly residences, as wel l  as mixed-
use bui ldings, shal l  comply with the 
fol lowing:  One bedroom dwell ing units shall  
have a minimum floor area of 700 square 
feet, and two bedroom dwell ing units shal l  
have a minimum floor area of 1,000 square 
feet. 

Lofts may contain an open mezzanine, 
which may not exceed thirty (30) percent of 
the lower level f loor plan.  Occupancy of 
loft  apartments shal l  be l imited to one 
person per 400 square feet of gross f loor 
area.  Lofts shal l  contain a ki tchen area, 
toi let and bathing faci l i t ies, and not more 
than two bedrooms or s leeping areas. 

Indiv idual non-residential establ ishments in 
a mixed-use structure or bui lding shal l  be 
l imited to a gross f loor area of 4,000 square 
feet, except that any restaurant may have 
a gross f loor area up to 6,500 square feet. 

Off-street parking shal l  not be located in 
any required front yard. 

Affordable housing dwell ing units shal l  be 
provided pursuant to the requirements of 
the Counci l  on Affordable Housing. 
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Steiner Avenue Transit ional Distr ict 
Bulk Standards 

Zoning Standard Requirement 
Minimum lot  area (square feet) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Off ices 
     Detached s ingle-fami ly res idences 

65,000 
65,000 
65,000 
5,000 

Minimum front yard setback (feet) 25 

Minimum s ide yard setback (feet) 20 

Minimum rear yard setback (feet) 25 

Maximum imperv ious coverage (percent) 75 
Maximum density (dwel l ing units  per 
acre) 20 
F loor area rat io 
     Commercial  uses 
     Off ices 

 
0.75 
0.75 

Maximum bui lding height (feet/stor ies) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Off ices 
     Detached s ingle-fami ly res idences 

45/4 
35/2½ 
42/3 

35/2½ 



January 21, 2010 

Beacon P lanning and Consul t ing Serv ices,  LLC 
315 H ighway 34,  Su i te 129,  Col ts  Neck, New Jersey  07722 

(732) 845-8103  

15

Laird Avenue Residential Distr ict 

 
 

Object ive:     To provide residential uses that wi l l  be 
compatible with adjacent residential uses 
and capital ize on the proximity of the 
Redevelopment Area to the Bradley Beach 
and Belmar train stat ions. 

Principal Permitted Uses:  Mult i fami ly residences, attached single-
fami ly residences, and detached single-
fami ly residences. 

Accessory Uses:    Parking, s ignage, accessory bui ldings and 
structures customari ly incidental to the 
principal use. 

Bulk Standards:   Lot area:  Minimum lot area for a mult i family 
residential or attached single-fami ly 
residential development shal l  be 50,000 
square feet.  Minimum lot area for 
detached single-fami ly residences shal l  be 
5,000 square feet. 

Lot width:  Minimum lot width for a 
detached single-fami ly residence shal l  be 
50 feet. 

Setbacks for mult i fami ly residences:  
Minimum front yard setback shal l  be ten 
(10) feet.  Minimum side yard setback shal l  
be ten (10) feet.  Minimum rear yard 
setback shal l  be twenty-f ive (25) feet. 

Setbacks for detached and attached 
single-family residences: Minimum front yard 
setback shal l  be twenty-f ive (25) feet.  
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Minimum side yard setback shal l  be f ive (5) 
feet.  Minimum combined s i te yard setback 
shal l  be f i fteen (15) feet.  Minimum rear 
yard setback shal l  be twenty-f ive (25) feet. 

Lot coverage:  Maximum impervious 
coverage shal l  be 75 percent. 

Density:  Maximum residential density shal l  
be twenty (20) dwell ing units per acre. 

Maximum bui lding height – Mult i fami ly 
residences shal l  not exceed a height of 
three (3) stor ies/42 feet.  S ingle-fami ly 
residences shal l  not exceed a height of two 
and one-half (2½) stor ies/35 feet. However, 
this standard shal l  not apply to bui lding 
appurtenances designed exclusively for 
ornamental or screening purposes such as 
spi res, cupolas, or towers, or parapets.  No 
appurtenances shal l  exceed ten (10) feet 
above the permitted maximum bui lding 
height. 

Parking:     Off-street parking shal l  be provided 
pursuant to the Residential  S i te 
Improvement Standards. 

Other Standards:    Bui lding height shal l  be defined as the 
average f inished ground elevation around 
the foundation to the top of the roofl ine, 
not including parapet wal ls . 

Dwel l ing units in mult i fami ly and attached 
single-fami ly residences shal l  comply with 
the fol lowing:  One bedroom dwell ing units 
shal l  have a minimum floor area of 750 
square feet, and two bedroom dwell ing 
units shal l  have a minimum f loor area of 
1,000 square feet. 

Affordable housing dwell ing units shal l  be 
provided pursuant to the requirements of 
the Counci l  on Affordable Housing. 
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Laird Avenue Residential Distr ict 
Bulk Standards 

Zoning Standard Requirement 
Minimum lot  area (square feet) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Detached s ingle-fami ly res idences 

50,000 
50,000 
5,000 

Minimum front yard setback (feet) 10 

Minimum s ide yard setback (feet) 10 

Minimum rear yard setback (feet) 10 

Maximum imperv ious coverage (percent) 75 
Maximum density (dwel l ing units  per 
acre) 20 
Maximum bui lding height (feet/stor ies) 
     Mult i fami ly res idences 
     Attached s ingle-fami ly res idences 
     Detached s ingle-fami ly res idences 

42/3 
35/2½ 
35/2½ 
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D E S I G N  S T A N D A R D S  

The Borough has given consideration to the design of the Steiner Avenue 
Scattered Sites Redevelopment Area, and the manner in which the area 
wi l l  complement exist ing bui ldings in the surrounding area.  The fol lowing 
design standards shal l  be applied with the use, bui lding and parking 
requirements defined in the Plan.  The design standards shal l  be 
consistent with the physical, v isual and spatial characterist ics of the 
central business distr ict.  In addit ion, redevelopers are encouraged to 
design and bui ld in a manner that wi l l  advance the State’s goals with 
respect to energy efficiency and conservation by uti l iz ing green elements 
to the extent possible. 

Streetscape, parking, l ight ing, s ignage, and landscape design shal l  be 
consistent with the design standards in the Borough’s Land Development 
Ordinance.  In addit ion, the fol lowing standards shal l  apply: 

•  New bui ldings shal l  be or iented to the front and relate to publ ic 
streets and plazas, both functional ly and visual ly.  The primary 
or ientation of a bui lding shal l  not be towards a parking lot. 

•  Any parking shal l  be integrated into the overal l  architectural 
design of the redevelopment area.  Parking shal l  be located 
within bui ldings or away from the street l ine to the extent 
practicable. 

•  Setback areas shal l  be landscaped with a combination of 
f lowering trees, shrubs, perennials and bulbs to create a garden 
space. 

•  A minimum twenty (20) percent of a s i te’s land area shal l  be 
devoted to landscaped, open space.  Stormwater management 
basins may be considered as open space, provided such 
faci l i t ies are suitably landscaped. 

•  The design of landscaped areas shal l  incorporate best 
management practices regarding maintenance, including 
integrated pest management and the use of drought tolerant 
plantings. 

•  The appearance of the s ide and rear elevations of bui ldings is  
important, especial ly i f  parking is provided next to the bui ldings. 
 The guidel ines for front bui lding façades shal l  also apply to the 
rear and sides. 

•  Loading areas shal l  be placed in the back or s ide of bui ldings, 
and shal l  not be vis ible from the publ ic r ight-of-way or from 
adjacent propert ies.  Loading and parking areas shal l  be 
suitably buffered and screened to minimize impacts of noise, 
l ight ing, glare and vis ibi l i ty. 
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•  Fi re escapes shal l  be prohibited on the front façade of any 
bui lding. 

•  The type, shape, pitch, texture and color of a roof shal l  be 
architectural ly compatible with the bui lding style, materials, 
colors and detai ls .  New rooftop elements, e.g., HVAC, skyl ights, 
antennas) shal l  be screened from the publ ic r ight-of-way. 

•  Architectural elements have been designed to be consistent 
with and complement surrounding residential neighborhoods.  
An overal l  f ramework of design continuity shal l  be encouraged. 

•  Signage shal l  be consistent with the standards provided in the 
Borough’s Land Development Ordinance.  However, neon s igns 
shal l  not be permitted. 

•  Walls:  Al l  bui ldings shal l  avoid long, monotonous wal ls or roof 
planes. Bui lding wall  offsets, including projections and recesses 
shal l  be used to add architectural interests and variety to the 
massing of a bui lding. Bui lding facades shal l  not exceed a 
length of 80 feet without providing an offset with a depth of at 
least f ive (5) feet. 

•  Façade Treatment:  Bui ldings façades shal l  be designed to be 
consistent and compatible with surrounding residential 
development.  The architectural t reatment of the front façade 
shal l  be designed to be consistent with regard to style, 
materials, colors and detai ls .  Concrete block shal l  not be 
permitted. 

•  On-site l ight ing shal l  be compatible with the architecture of the 
bui lding and related to the bui lding features.  Street l ight ing 
shal l  be consistent with Borough and Jersey Central Power and 
Light standards. 

•  All  benches, t rash receptacles and other street furniture shal l  be 
compatible with the architecture of the bui lding and shal l  be 
s imi lar to the same features found elsewhere in the Borough. 

•  Walkways and s idewalks shal l  be a minimum width of f ive feet 
along Steiner Avenue and a minimum width of four feet along 
other publ ic streets.  The Land Use Board may require an 
increased width near pedestr ian generators. 

•  Streetscape improvements shal l  be consistent with those 
establ ished throughout the Borough with the exception of street 
trees.  Street trees shal l  be of a species s imi lar in habit to the 
prevai l ing species, such as October Glory Red Maple or Green 
Mountain Si lver L inden, in order to maintain visual consistency 
whi le promoting species divers i ty. 

•  Outdoor l ight ing shal l  ut i l i ze high-pressure sodium lamps, where 
practical.  Borough l ighting shal l  use the most energy eff icient 
lamps avai lable on the market, e.g. LED or metal hal ide. 

•  The section of Steiner Avenue within the Redevelopment Area may 
be redesigned to incorporate a boulevard design concept.  The 
street r ight-of-way would be comprised of a twelve-foot traveled 
way and a s ix-foot wide landscaped median, and the median 
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would be continuous except for breaks to al low traff ic to and from 
intersecting streets.  Traff ic calming measures such as curb bump-
outs and raised crosswalks may be provided at intersections within 
the Redevelopment Area. 
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P H A S I N G  

The Borough anticipates that the Steiner Avenue Scattered Site 
Redevelopment Plan wi l l  be implemented in up to three phases, as shown 
in Figure 3.  The redevelopment of Lots 10 and 14 in Block 12 has been 
given the highest pr ior i ty in terms of the overal l  implementation of this 
plan.  This i s  fol lowed by the redevelopment of the former “Ice House” 
property in Block 13.  The phasing of the redevelopment of the remaining 
propert ies may be consecutive, concurrent, or overlap with that of the 
propert ies noted above depending on the construction schedule of the 
Redeveloper. 
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P R O P E R T Y  T O  B E  A C Q U I R E D  

This Plan authorizes the Borough to exercise i ts condemnation powers on 
al l  propert ies in the Redevelopment Area to acquire property or to 
el iminate any restr ict ive covenants, easements or similar property interest 
that may undermine the implementation of the redevelopment project. 
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R E L O C A T I O N  

The Borough of Neptune City wi l l  provide al l  displaced tenants and 
landowners with the appropriate relocation assistance, pursuant to 
appl icable State and Federal law.  Such assistance wi l l  be provided 
through an appropriately designated off ice, which wi l l  ass ist  in any 
relocation of persons, businesses or ent i t ies.  Further, the local housing 
market, including Neptune City and surrounding communit ies, contains 
an ample supply of comparable replacement housing to absorb any 
residents of Neptune City who may be displaced by the redevelopment 
process.  I f  the Plan does not cause relocation, the Borough is not 
responsible for relocation of people and businesses. 
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R E L A T I O N S H I P  T O  M A S T E R  P L A N S  

The Plan is consistent with the Master Plan of the Borough of Neptune 
City, the master plans of adjacent municipal it ies, the Monmouth County 
Strategic Plan, and the State Development and Redevelopment Plan, as 
fol lows: 

Borough of Neptune City 

The 2006 Master Plan Reexamination Report stated a need to control the 
use and design of industr ial  propert ies in the Steiner Avenue l ight 
industr ial  area, a part of which is s i tuated within the Steiner Avenue 
Scattered Sites Redevelopment Area.  The Reexamination Report found 
that the attractiveness of this area for industr ial  uses has diminished and 
that the area has become incompatible with surrounding residential 
neighborhoods.  As a result , this area exerts substantial adverse impacts 
the qual i ty of l i fe in the adjacent residential neighborhoods.  This i ssue 
was ini t ial ly identi f ied in the Borough’s 1999 Master Plan.  The Steiner 
Avenue Scattered Sites Redevelopment Plan serves to advance the 
Borough’s plan to enhance the Steiner Avenue industr ial  area.  This 
redevelopment plan provides an opportunity for el iminating incompatible 
land uses with compatible residential uses.  The plan also al lows for the 
el imination of substandard bui ldings with new bui ldings that are more in 
keeping with the character development in the surrounding residential 
neighborhoods. 

The Steiner Avenue Scattered Sites Redevelopment Plan is consistent with 
and advances many of the principles, assumptions and pol icies of the 
Master Plan, as fol lows: 

Principles 

•  Encourage residential development in locations and at densit ies 
which area compatible with exist ing development patterns and 
consistent with Borough standards.  Any new development should 
be properly serviced by publ ic roadways, ut i l i t ies and services.  The 
redevelopment plan provides for the replacement of incompatible 
commercial and l ight industr ial  uses located in close proximity to 
s ingle-fami ly residences with medium density residential uses that 
wi l l  be adequately setback and buffered from adjacent residential 
propert ies. 
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•  Encourage a development pattern which wi l l  protect and enhance 
the long term economic, social and welfare interests of present and 
future residents of the Borough.  The redevelopment of the area is 
intended to enhance the qual ity of l i fe in the community by 
providing an opportunity to replace substandard commercial and 
l ight industr ial  development with new medium density residential, 
mixed use, and professional off ice development. 

Assumptions 

•  That Neptune City wi l l  be able to guide i ts growth in accordance 
with the Municipal Land Use Law and wi l l  have major input into any 
proposed County, Regional, State and/or Federal development 
plans which may affect the Borough or i ts immediate environs.  The 
Borough is taking a pro-active role in reshaping the propert ies 
s i tuated within the Steiner Avenue Scattered Sites Redevelopment 
Area. 

•  Future growth which has the potential  to occur wi l l  not exceed the 
capacity of the Borough to provide essential  community faci l i t ies, 
ut i l i t ies and/or services.  The intensity of development is consistent 
with or lower than the intensity of development that would be 
permitted through the development of the area pursuant to current 
zoning standards. 

Pol icies 

•  Planning wi l l  include a variety of residential and non-residential 
uses which wi l l  encourage continuation of an enhancement of the 
Borough of Neptune City as a qual i ty suburban residential 
community and as a commercial, employment and recreational 
center for eastern Monmouth County.  The redevelopment plan 
provides for the new residential development that wil l  be consistent 
and compatible with the character of development in surrounding 
single-family neighborhoods.  In addition, it  provides an opportunity 
for new mixed-use and off ice development in an area 
appropriately buffered from such s ingle-fami ly residences in order 
to provide neighborhood-oriented retai l  sales and services. 

•  To protect and enhance the environmental qual i ty of the Borough.  
The redevelopment plan provides an opportunity for the continued 
clean-up of redevelopment area propert ies with hazardous waste 
issues. 
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•  To encourage commercial, off ice, residential and service 
development within the Borough which wi l l  provide employment for 
residents and contribute to a balanced economic and ratable base 
for the Borough.  The redevelopment plan provides an opportunity 
to foster off ice development that would potential ly create 
employment opportunit ies in conjunction with the anticipated 
continued growth of the Jersey Shore Medical Center 
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Boroughs of Avon and Bradley Beach 

The Boroughs of Avon and Bradley Beach border the eastern s ide of the 
redevelopment area.  The adjacent section of Bradley Beach consists of 
l ight industr ial  faci l i t ies and the Borough’s publ ic works yard, whi le the 
adjacent area in Avon is comprised of a commercial distr ict.  Memorial 
Drive and the North Jersey Coast rai l  l ine, which act to separate Neptune 
City from these two neighboring municipalit ies, wi l l  buffer any detrimental 
areas from these adjacent communit ies on the redevelopment area.  As 
a result , the redevelopment of the area is not anticipated to have any 
s ignif icant adverse impacts on development in either of these 
neighboring communit ies. 

Coastal Monmouth Plan 

Monmouth County is currently preparing a regional plan for the Coastal 
Monmouth Region.  It  i s  anticipated that the County Planning Board wi l l  
incorporate the Borough’s redevelopment init iat ive into the Coastal 
Monmouth Plan.  The region includes 30 municipalit ies located proximate 
to the Atlantic Ocean, including Neptune City.  The region extends from 
Sea Br ight to Manasquan.  The document is scheduled for completion by 
the end of 2009. However, the County Planning Board has released the 
goals and objectives for this region.  A review reveals that the Steiner 
Avenue Redevelopment Plan is consistent and compatible with the 
fol lowing goals and objectives: 

•  To preserve and enhance the character and qual i ty of l i fe in the 
Coastal Monmouth Region.  By providing an opportunity for new 
residential and commercial development on propert ies current ly 
characterized by substandard commercial and l ight industr ial  use, 
the redevelopment plan wi l l  enhance the character of the Borough 
and the qual i ty of l i fe for i ts residents. 

•  To identi fy and assess current and future land use, economic 
development, publ ic services, transportation and design issues 
within the Coastal Monmouth Region.  This plan outl ines the 
Borough’s approach to future land use and development of the 
redevelopment area. 

•  To identify development, redevelopment and revital izat ion 
opportunit ies within the Coastal Monmouth Region.  This plan 
outl ines the Borough’s pro-active approach in addressing this 
unique redevelopment opportunity. 
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•  To identi fy and assess publ ic infrastructure (water, sewer, schools) 
capacit ies to ensure sustainable development in the Coastal 
Monmouth Region.  This plan has been designed to provide an 
opportunity for new development at an intensity that is  not greater 
than the intensity of development than that permitted pursuant to 
the Borough’s current zoning standards. 

•  To identi fy and assess urban design strategies that wi l l  provide 
alternative models to address specif ic design issues identif ied in the 
Coastal Monmouth Region.  This plan provides development 
opportunit ies that are consistent with smart growth pr inciples, 
including encouraging use of publ ic transportation, locating 
development in areas already served by publ ic ut i l i t ies, and 
providing employment opportunit ies proximate to residential areas. 

State Development and Redevelopment Plan 

The State Development and Redevelopment Plan, ini t ial ly adopted June 
12, 1992, designates the Borough of Neptune City as part of the 
Metropol i tan Planning Area.  According to the State Development and 
Redevelopment Plan, most of the communit ies in this planning area are 
ful ly developed or almost ful ly developed with much of the new growth 
occurr ing through redevelopment. 

The fol lowing pol icy objectives are intended as guidel ines for planning 
within communit ies located in the Metropol itan Planning Area: 

Land Use:     Guide new development and 
redevelopment to ensure eff icient 
and beneficial ut i l i zat ion of scarce 
land whi le capitaliz ing on the inherent 
publ ic faci l i ty and service eff iciencies 
of the concentrated development 
patterns. 

Housing:     Preserve the exist ing housing stock 
through maintenance and 
rehabi l i tation and provide a variety of 
housing choices through development 
and redevelopment. 

Economic Development:   Promote economic 
development by encouraging 
redevelopment efforts such as inf i l l  
and land assembly, publ ic/private 
partnerships and infrastructure 
improvements. 

Transportation:    Capital ize on the high-density 
sett lement patterns that encourage 
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the use of publ ic transit  systems and 
alternative modes of transportation to 
improve travel among major 
population centers, employment 
centers and transportat ion terminals. 

Natural Resources Conservation: Reclaim environmental ly damaged 
si tes and mit igate future negative 
impacts, part icular ly to waterfronts, 
scenic v istas, any remaining wi ldl i fe 
habitats and to crit ical environmental 
and histor ic s i tes general ly.  Give 
special emphasis to addressing air  
quality concerns, provide open space 
and recreational amenit ies. 

Recreation:     Provide maximum recreational 
opportunit ies by concentrating on the 
maintenance and rehabi l i tat ion of 
exist ing parks and open spaces whi le 
expanding the system through 
redevelopment and reclamation 
projects. 

Publ ic Faci l i t ies and Services:  Complete, repair or replace 
exist ing infrastructure systems to 
el iminate deficiencies and enable 
future development and 
redevelopment efforts. 

Intergovernmental Coordination: Provide for the regional ization of as 
many publ ic services as feasible and 
economical, and coordinate the 
efforts of the State, county and 
municipal governments to ensure 
sound redevelopment, by 
encouraging private sector 
investment and providing support ive 
government regulat ions, innovative 
tax pol icies and other governmental 
pol icies and programs. 

The Steiner Avenue Scattered Sites Redevelopment Plan is general ly 
consistent with the objectives of the State Development and 
Redevelopment Plan (SDRP).  The redevelopment area is located in a 
Metropol i tan Planning Area, an area in which development and 
redevelopment is encouraged according to the SDRP.  The 
redevelopment plan furthers these objectives by providing an opportunity 
for the replacement of incompatible commercial and l ight industr ial uses 
with compatible residential, mixed-use and off ice uses; by expanding the 
variety of housing options in the Borough; by providing opportunit ies for 
employment and economic development in the Borough; by providing an 
opportunity for higher density uses relatively close to publ ic 
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transportation faci l i t ies; by providing an opportunity for the reclamation 
of environmental ly damaged propert ies; by providing an opportunity for 
the enhancement of exist ing recreational faci l i t ies in the Borough; by 
providing an opportunity to address exist ing infrastructure issues in the 
redevelopment area; and, by al lowing for the coordination of the 
redevelopment of the area with the State and Monmouth County. 

 



January 21, 2010 

Beacon P lanning and Consul t ing Serv ices,  LLC 
315 H ighway 34,  Su i te 129,  Col ts  Neck, New Jersey  07722 

(732) 845-8103  

31

A D M I N I S T R A T I V E  A N D  P R O C E D U R A L  R E Q U I R E M E N T S  

Amending the Redevelopment Plan 

Upon compliance with the requirements of appl icable law, the Borough 
Counci l  may amend, revise or modify the Plan, as ci rcumstances may 
make such changes appropriate. 

Duration of Plan 

The Plan, as amended, shal l  be in ful l  force and effect for a period of 
thirty (30) years from the date of the approval of this document by the 
Borough Counci l . 

Conveyance of Land 

The Borough may sel l , lease, or otherwise convey to a redeveloper for 
redevelopment, subject to the restr ict ions, controls and requirements of 
the Plan, al l  or any port ions of the land within the Redevelopment Area 
which becomes avai lable to disposal by the Borough as a result of public 
action under this Plan.  The Borough may also use i ts redevelopment 
powers pursuant to the Local Housing and Redevelopment Law to enter 
into other agreements with the designated redeveloper in connection 
with the construction of any aspect of the Plan. 

Financing 

The Borough may use i ts redevelopment powers pursuant to the Local 
Housing and Redevelopment Law to provide f inancing for any aspect of 
the Plan.  This may include the fol lowing:  1) di rect f inancing secured by 
the revenues from any port ion of the project undertaken pursuant to the 
Plan or by the general taxing power of the Borough; 2) making of any 
loans to the designated redeveloper; or, 3) the extension of credit to the 
designated redeveloper in such form as the Borough determines is  
appropriate.  The extension of credit shall  not include a guarantee by the 
Borough of any debt. 

Selection of Designated Redeveloper 

Potential redevelopers wi l l  be required to submit a Statement of 
Quali f ications to the Redevelopment Entity, which the Borough wil l  review 
in selecting a pool of qual i f ied redevelopers.  The Borough wi l l  then 
request specific development proposals from each qualif ied redeveloper. 
 The fol lowing information wi l l  be used in the selection of qual i f ied 
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redevelopers. 

In qual i fying a Redeveloper, the Borough shal l  give preference based on 
the fol lowing considerations: 

•  The redeveloper’s quali f ications including successful completion of 
developments of comparable s ize, complexity and qual i ty. 

•  Interest in redeveloping the enti re area or more than one tract. 
•  The extent to which a proposal best serves the interests of the 

Borough in terms of the f inancial benefits to be derived by the 
Borough, after consideration of the scale and intensity of 
development; the proposed the t iming and qual i ty of construction; 
and the architectural theme selected; the mechanism for 
coordinating the redevelopment of the overal l  area in an 
aesthetical ly compatible manner; and, providing the Borough with 
adequate f inancial assurances that the proposed redevelopment 
project wi l l  be completed within an acceptable t ime frame and 
consistent with Plan requirements. 

In selecting a Redeveloper, the Borough shal l  consider information that 
may include, but shal l  not be l imited to the fol lowing: 

•  Documentation evidencing f inancial responsibi l i ty and 
capabi l i ty with respect to the development proposed; 

•  Est imated total development cost; 
•  Est imated t ime schedule for start and completion of 

development; 
•  Conceptual s i te plans, subdivis ion plans, prel iminary plans, 

outl ine specif ications and elevations suff icient in scope to 
demonstrate the design, architectural concepts, proposed 
distr ibution and intensity of uses, parking, loading, and 
landscaping; 

•  Community impact report that identif ies the impact of the 
proposal on municipal faci l i t ies and services, school distr ict 
faci l i t ies and services, and local tax revenues. 

•  Such other information as may be required by the 
Redevelopment Ent ity. 

•  Summary of experience in managing mult iple property 
development. 

After review and evaluation of al l  proposals by the Redevelopment Entity, 
the Enti ty may choose to select one or more redevelopers who have 
submitted a proposal for the Redevelopment Project and/or each of the 
sections of the Redevelopment Area.  The Redevelopment Entity may also 
elect to designate one of the qual i f ied redevelopers to act as the 
Pr incipal Redeveloper for al l  or a port ion of the Redevelopment Area.  In 
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such event as the Redevelopment Entity elects to proceed with the 
designation of a Pr incipal Redeveloper, then such Pr incipal Redeveloper 
shal l  be charged with the principal responsibi l i ty and obl igation to 
oversee, di rect, manage, coordinate and effectuate in a t imely and 
eff icient manner the completion of the redevelopment of each of the 
appl icable sections of the Redevelopment Area in accordance with the 
requirements and standards of the Redevelopment Plan and pursuant to 
the terms and provisions of a Redevelopment Agreement sett ing forth the 
essential and condit ions pursuant to which the Redevelopment Project(s) 
shal l  be authorized and completed. 

The Redevelopment Enti ty may also elect thereafter to designate one or 
more other Redevelopers, i .e., Sub-redevelopers, who would then 
become charged with the responsibi l i ty and obligation to undertake and 
complete a specif ic section of the Redevelopment Area subject to the 
oversight, di rect ion and coordination of construction schedul ing, 
architectural compatibi l i ty, materials selection, st reetscape 
improvements and other inter-related development issues by the Principal 
Redeveloper, in accordance with Plan requirements and standards, 
directives of the Borough Counci l, and the requirements of the respective 
Redeveloper Agreement(s).  The Borough reserves the r ight to 
provis ionally designate a Redeveloper(s) subject to the negotiation of an 
acceptable Redevelopment Agreement sett ing forth the essential terms 
and condit ions pursuant to which the Redevelopment Project(s) shal l  be 
authorized and completed. 

Appointment of Designated Redeveloper 

The Redevelopment Enti ty shal l  review each Redeveloper Proposal and 
Qual i f icat ion summaries submitted to the Borough.  The Redevelopment 
Enti ty may decide to reject al l  developer proposals or may select one or 
more Redevelopers to part icipate in the implementation of the 
Redevelopment Plan. 

Upon the selection of one or more Redevelopers, the Redevelopment 
Enti ty shal l  then proceed to negotiate a formal Redeveloper Agreement 
with each such Redeveloper, Pr incipal Redeveloper or Sub-redeveloper. 

The designation of a Redeveloper by the Redevelopment Enti ty shal l  be 
subject to the execution of an appropriate Redeveloper Agreement.  
Est imates of total development cost and t ime schedule for project start 
and completion shal l  be f inal ized by the designated Redeveloper(s) at 
the t ime of execution of such agreement.  Pr ior to the commencement of 
construction of any improvements with the Redevelopment Area, f inal 
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plans and specif ications must be submitted to the Redevelopment Ent ity 
by the Redeveloper for approval to insure conformance with the 
approved prel iminary submiss ion.  I f  the Redevelopment Enti ty has 
designated a Pr incipal Redeveloper, then the Sub-redeveloper has also 
submit f inal plans and specif ications for i ts review and comments to 
insure conformance with the approved prel iminary submiss ion.  
Development plans shal l  also be submitted for approval to the Borough 
Land Use Board, as required by the Borough’s Land Development 
Ordinance. 

 


