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INTRODUCTION

The Borough of Neptune Cily is an attractive, near-completely built out community located in southeastern
Monmouth County, New Jersey (see figare 1), Most of the Borough’s land area contains residential
properties, with defined commercial areas and scattered industry: Previous land use planning policies have
focused on protecting existing residential areas, providing development opportunities in vacant areas most
suited for in-fill uses, providing adequate services and facilities for the present and projected population,
aund preserving open space in areas of environmental concern.

Purpose

This repost constitutes the 2017 Master Plan Reexamination Report for the Borough of Nepiume City,
prepared pursuant to the requirements of the.New Jersey Municipal Land Use Law, N.J.8.A. 40:55D-89.
The Reexamination Report’s purpose is fo teview and evalvate municipal planning documenis and
development repulations on a periodic basis to reflect the changing needs of the, Borpugh and to affirm the
continmed relevance of policies that were previously set forth. Neptune City adopted its last Reexamination
Report in January of 2006, Previously, the Bofeugh adopted its last Waster Plan in 1999.

The findings and recommendations contained in the Reexamination Report are based upon the review of
the following documents:

e Neptune City Berough Code Chapter 139: Zoning;

e Master Plan Recxamination Report, January 2006, Beacon Planning and Consuliing Sexvices;
e Updatod State and County planning documents;

e 2010 US Census Data; and

2015 Ametican Comnmunity Survey Data
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Requirements of Periodic Reexamination

In accordance with N.J.S.A, 40:55D-89, the goveming body shall, at least every ten years, provide for 2
general re-sxamination of its master plen and development regulations by ihe planning board, The Re-
examination Report is required to contain the following:

A. The major problems and objectives relating to land development in the municipality at the
time of the adoption of the last re-examination report;

B. The extent lo which such problems and objectives have been reduced or have increased
subsequent to such date;

C. The extent to which there have been significant changes in the assmmptions, 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 uvses, housing
conditions, circulation, comservation of natural resources, energy conservation, colleclion,
disposition, and recycling of designated recyclable materials, and changes in State, county
and municipal policies and objectives;

D. The specific changes recommended for the master plan or development regulations, if any,
" incloding underlying objectives, policies and standards, or whether a new plan or regulations
should be prepared.

E. The recommendations of the planning board concerning the incorporation of redevelopment
plans adopted pursuant to the "Local Redevelopment and Housing Law," P.1.1992, ¢.79
(CA0A:12A-1 et al) 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 mmumnicipality.

The following sections of this Reexamination Report address each of these requirements in furn,




SECTION A. Goals, Objectives & Issues at the Time of the 2006 Reexamination Report

The first provision of N.J.S.A, 40:55D-89 of the MLUL states that the Reexamination Report shall include
the “major problems and objectives relating to land development ju. the municipality at the time of the
adoption of the last re-examination report.” The 2006 Master Plan Reexamination undertook. a
comprehensive review of both the issues and goals identified by the 1999 Master Plan and their status at
that time. The following provides a sunumary of Borough issues and goals as disenssed in 2006,

Land Use Planning Essues 2006

1. Maintain Existing Residential and Commercial Aveas

The 2006 Reexamination Report emphasized the contimied importance of maintaining Neptunc
City’s established land use patterns. In general, the Borough is characterized by a relatively
uniform land use arvangement with residential neighborhoods preserved from the encroachment of
non-vesidential uses. To maintam the land use pattern, the following itnplementation strategies
were suggested: '

 Tncourage the continuation of the established pattern and reaffirm it through the master
plan;”

o Reinforce the delineation of boundaries fhrough buffess, landscape elements, fencing, ete.,
that scrve to separate residential and non-residential uses; and

» Address the jssue of Jand use compaiibility by clearly defining the extent and intensity o
which development may occur in order to minimize any intisions of incompatible uses or
infensities of use. '

2. Address the Borough’s Affordable Housing Obliggtion

Nephune City has continually striven to comply with its affordable housing obligations throughout
houging rounds as the administiative infrastructure and substantive requirements of the affordable
housing process have changed over time, The foundational objective of the affordable housing
program in New Jersey since the Mount Laurel State Supreme Court decision in 1975 has beent to
ensure that municipalities do not use their zoning and land use powets fo [imit residential
development to a monoculture of expensive and high-cost housing types that effectively exclude
lower- and moderate-income households from accessing any form of residence. As pointed out in
" the 2006 Reexamination Report, Neptune City has, over time, organically developed a housing
stock that includes a variety of housing types. This divetsity in unit options catets to a wide range
" of household incomes and preforences. ) ) S
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At the fime of the 2006 Reexamination Repart, the Borough’s most recent Housing Element and
Tair Share Plan had been adopted in 2005, At that time, the Borough intended to meet the prior
round obligation through the redevelopment of the indusirial district located along Steiner Avetue
andfor through an RCA. agreement. (RCA agreements ate ho longer an accepted method of
providing for affordable housing.) '

3. Controlling the Use and Design of the Industrial District

Tn the years leading up to the 2006 Reexamination Report, the Borough began to consider
potential new wses for some of ifs underuiilized industrial areas, especiaily thosge in close
proximity to residential developments and transit hubs. Beginning with the 1999 Master Plan, the
Borough advanced the redevelopment of the Sieiner Avenue industrial atea as a land use planning
objective, The Borough observed that as location requirements changed for heavy industry over
time, the Steiner Avenus area had become a less altractive space for industiial tenants. Operations
in the Steiner Avenno area offercd relatively few jobs, while containing uses that were
incompafible with and had substantial impact on the quality of life in adjacent residential
neighborhoods.

To August of 2003, the Borough acted to designate the Steiner Avenue industrial avea as an "arca
in need of redevelopment” through the statutory processes for redevelopment area designalion
included in the New Jersey Local Redevelopment and Flousing Law (N.J.8.A. 40A:12A-1 ef seq.).
While a legal challenge regarding this designation was tesolved, the Borough continued to
considor designs for altetnative development scenarios which inctuded uses such as single-family
attached residences, ago-rostricted dweltings, mized-use commercial and residential projects along
Steiner Avenue, and a business park into which some existing commercial and industrial enfities
could be relocated. )

The 2006 Reexamvination Repott emphasized. that the Borough should seelc to promote only that
type of development that is compatible with the limitations posed by their proximity to
neighboring residential zones, either through redevelopment or within a framework of ordinances
that reaffirm the protection of the Borough's residential neighborhoods. It continued the policy of
addressing the existing development pattern between Sisiner Avenue and Memorial Drive with the
goals of eliminating incompatible land use arrangements.

4. Protection and Acquisition of Riverfront Areas for Beneficial Use of Residents

The 2006 Reexamination Report discussed public access to the Shark River basin as an issue. The
basin tuns along the Borough’s southern boundary, presenting a tivérine recreational asset afnd
- gensitive environmental feature. Much of the river is abuited- by privately-owned residential
propetiies, limiting public access. The 2006 Reexamination Report put forth a siategy for
ezpanding public access along the river through. a program of property and casement acquisition,




5. Visual Appearance of the Borough with Emphasis on Route 35

The 2006 Reexamination Report identified the Route 35 corridor as presenting a number of
property maintenance and aesthetic challenges, including parking within front yards, excessive
signagé, and a lack of propetly maintenance. It was suggested that these conditions be addressed
through updated sign regulations and sife plan review as properties redevelop over time.

Land Use Planning Principles, Objectives & Policies

The list of principles, objectives and policies included in the 1999 Borough Master Plan were stated as
Tollows:

Principles

1. Bacouraging residential development in location and at densities which are compatible with
existing development patterns and consistent with Borough standards. Any new development
should be properly serviced by public roads, utilities, and services.

2. Locating public, commercial, service and office uses at sites and in locations which are suitable for
their use environmentally, economically, and geographically. While promoting sconornic stability,
care should be taken to keep new uses compatible with existing uses, public facilities, roadways,
and natural features.

3. Protection of natural and environmental resources, including floodplains, wetlands and areas
suitable for public and quasi-public uses.

© 4, Bpcouraging a development pattern which will proteét and enhance the Jong term econoinic, social
and welfare interests of present and future residents of the Borough.

Objectives

1. To encourage municipal actions which will guide the long range appropriate use and development
of the Tunds within the Borough of Neptune City in a manmner which promotes the public health,
safety, morals and general welfare of present and future residents.

2. To provide safety from fire, flood, panics and other natural and manmade disasters.
3. To provide adequate light, air and open space.

- 4, 'fo ensure that development with the Borough does not conflict with the development and general
- welfare of neighboring-municipalities; the- County, the Region and the State as a whole.

5. Topromote the establishment of appropriate population densities in locations that will conttibute to
the wellbeing of petsons, neighborhoods and preservation of the environment,
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6. To encourage the appropriate and elficient expenditure of public funds by coordinating public and
piivate development within a framework of land use and development guidelines, principals and
policies.

7. To provide sufficient area in appropriate locations within the Borough for residential, business,
office, and public and quasi-public uses in & manner which will provide for batatced growth and
development.

8. To encourage the Jocation and design of transportation and circulation routes which will promote
the free flow of traffic in appropriate locations while discouraging roadways in arcas which would
result in congestion, blight or depreciate property values.

9. To promote a desirable visual environment through creative development techiques which respect
fhe environmental qualities and constraints of the Borough and of particular sites therein.

10. "o promote the conservation of open space and valuable natural resources and prevent degradation
of the envitonment through imptoper use of land.

11. To encourage the preservation and restoration of historical buildings and sites within the Borough
to maintain the heritage of Neptune City for enjoyment by future generations.

12. To encoutage coordination of the tumerous public and private regulations and activities which
influence land development towards a goal of producing efficient uses of land with appropriate
development types and scales.

13, To encourage the practicable recovety and recycling of municipal solid waste through the use of
planning practices designed to incorporate the State Recycling Program and to complement
Monmouth County and existing Borough recycling programs.

14. To encourage the construction of senior citizen and age-restricted housing in order fo address the
growing demand for this type of housing in the Bozough.

Policies

1. Planning will include a variety of residential and non-residential uses that will encourage
continuation of an enhancement of the Borough of Neptune City as a quality soburban residential
community and as a commercial, smployment and recreation center for eastern WMonmouth County,

2. To protect and enhance the environmental quality of the Borough.
3, '['¢ encoufage coniniércial, office, recréational and service development within the Borough which

will provide employment for residents and contribute to a balanced econonu¢ and ratable base for
ihe Borongh. '




4, To enhance and increase public access to the Shark River water basin for the purpose of enhancing
active and passive recreational opportunities in the Borough.

5. 7o encourage a iransition of existing industrial properties to commercial and residential uses,
which will sexve to minimize impacts due to the juxtaposition of incongruous land uses.

10 addition to the above, the 2006 Reexamination Report identified several problems and aveas that merited
forther investigation by the Borough by way of new recommendations. Section B of this Reexanination

discusses these recommendations and the extent to which they ate still valid.
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SECTION B. Extent to Which Problems Have Been Reduced or Increased

The scoond provision of N.J.S.A. 40:551-89 of the MLUL states that the Reexamination Report shall
include the extent to which such problems and objeciives have been reduced or have creased since the
Jast Master Plan or Reexamination. The aualysis below discusses the Borough’s planning issues, objectives,
and. recent recommendations each in turn to determine whether they ate ongoing, have been completed or
addresses, or are no longer relevant due to changes in context.

Status of Land“Use Planning Issues

The status of the five issues discussed in the 2006 Recxamination Report is as follows:
1. Mauintain Existing Residential and Commercial Areas

Ag can be seen in the updated Existing T.and Use Map (figure 2), the chavacterization of the
Borough as having an established gencral separation of uses contitues to represent the built pattern '
of Neptune City accurately. Established residential neighborhoods, both single family and multi-
family, ocoupy most of the land area, with pockels of commercial activity located in the
northwestern section of the Borough off Route 33, along Sylvania Avenue, State Highway 35,
Motris Avenue, and 3 Avenue in the vicinity of the Stop and Shop plaza. Industrial ateas are
concentrated between Siciner Avenue, Memorial Drive, Highway 35, and Evergreen Avenue.

2. Addvess the Borough's Affordable Housing Obligation

Housing diversity continues to be a prominent feature of Neptune City. According to 2013
American Commmunity Survey estimates, single-family detached homes comprise approximately
half (52%) of the Borough’s housing stock, while mid-rise and high-rise apartments collectively
oceupy approximately a quarter of the Borough’s housing stock. The remaining quarter is made up
of low-rise multi-family units, attached single family units, and mobile homes.

As discussed further in Section C below, the current Third Round of affordable housing obligation

planming has resumed in eatnest with the dissolution of the Council on Affordable Housing

(COAR) in March 2015. The current Third Round obligation figures caleulated for Neptune City
© are as follows:

s Present need (“tehabilitation”) obligation: 9 uniis
e Prior Round (1987-1999) obligation: 33 units

s Prospective (1999-2025) obligation 152 units
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The Bm‘ough’é most recent affordable howsing plan was adopted in November 2008, which
addressed a 53-unit obligation (a prior round of 33 units and a growth share of 20 units) through an
inclusionary development that was planned to take place within the Steiner Avenue
Redevelopment Area. An updated Housing Tlement and Fair Share Plan is needed fo demonsirate
the Botough’s chosen mamier of meeting its rehabilitation, prior round, and prospective obligations
within the current regulatory framework.

Controliing the Use and Design of the Industrial District

The Borough continues to pursue its policy of redeveloping the industrial district for the purpose of
climinating incompatibilities between adjacent residential and industrial land uses. Redevelopment
stdies and plans have repcatedly been prepared for this avea, but efforts have been slowed by legal
challenges from propetty owners within the district.

With fhe path blocked to formulating a comprehensive distiict-wide redevelopment plan, the
Borough took a different approach, and was able to adopt the Steiner Avenue Scatfered Sites
Redevelopment Plan in Febrary 2010, which is described further in Section E.InJ annary 2017,
the Borough acted fo mstitute another redevelopment plan for a property in the industrial area,
adopting the 142 Steiner Avenue Redevelopment Plan, also described further in Section I

Controlling the use and design of the industrial disirict to promote appropriate and compatible uses
rernains an, issue for the Borough, but progress is being made. Despite the challenges that have -
arisen, the Borough remains committed to its policy of redeveloping underulilized industrial sites
in this avea, and replacing them with mixed-use development that complements adjacent residential
uses and capitalizes on the area’s proximity to passenger rail mass transit.

Achieving real progress on fhis issue is of particular importance beeause it is tied to the Boraugh’s
ability to prdvide affordable housing, As a built-out municipality, Neptune City has limited options
for the development of new affordable housing units. Its Fair Shave plans have consistently
targeted the planned redevelopment within the Steiner Avenue area as the most offective means of
providing affordable housing units tirough mandatory inclusidnary get asides.

Protection and Acquisition of Riverfront Areas for Beneficial Use of Residents

As can be seon in fignre 2 above, much of the land along the Shack River is still privately owned.
The Borough has, however, made progress in easement and property acquisition, notably in the
area of Overbrook Place. Public access to the waterfront remains an issue.

i1
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Visual Appearance of the Borough with Emphasis on Route 35

The Route 33 and 35 corridors, as well as commercial propezties along Sylvania Avenue, have not
seen any significant changes in their appearance since the adoption of the 1999 Master Plan and
subsequent 2006 Reexamination Report. There is a general need o improve the condition and
appearance of the commercial propertics along these roadways. The Borough should consider
addressing this issue through the implementation of an aggressive property maintenance initiative
aimed, in patt, at removing structures and signs that are not properly maintained. The program can
also include a fagade improvement program, with incentives such as low interest loans and tax
abatement.

A, strict program of zoning enforcement should be considered fo control new signage in these
commercial areas, as well as other commercial properties in Neptune City. New signage standards
wete adopted in 2013, which may help to mitigate these design issues as properties are improved in
the future.
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Status of Land Use Planning Principles, Objectives & Policies

All of the principles, objectives and policies from the 1999 Master Plan, re-articulated in the 2006
Reexamination Reporf, temain valid. They are catried forward as the stated principles, objectives and
policies guiding land development and planning decisions in the Borough foday.

‘The Borough’s planning objectives closely mirror those provided in the New Jersey Municipal Land Use
Law at N.J.S.A. 40:55D-2. This statute has been updated in recent yoars with additional objectives that
acknowledge the necessity of incorporating suitability and resiliency goals as issue areas with direct
consequences for the health and welfare of rosidents. Consequently, these objectives should also be
recoghized in Neptune City’s planning documents, Additions to the existing list of objectives are presented
in Section D. ‘ '

Status of 2006 Master Plan Reexamination Report Recommendations

The 2006 Reexamination Report identified several problems and areas that merited further investigation by
the Borough by way of recommendations and policics. Action has been taken on those recomtnondations as
follows:

1. Land Use Element

RECOMMENDATION: An assessmens of curtent zoning and planning issues should be iacluded in an
updated Fand Use Element. The areas that should be given specific attention include the following:

e Tanduses for the Steiner Avenne Redevelopment Avea.

» The properties to the east and wost of the interscetion of Route 35 and Third Avenue should be
designated for mixed use development to encourage the development of a “Main Street" district in
this location. This area is appropriate for retail and offices uses, as well as upper story residences.

+ Properties along Steiner Avenue, exclusive of the properties located within the Steiner Avenue
Redevelopment Area, should be designated for residential use.

s The RLC zoning distiict along Sylvania Avemue should be narrowed to those properties that
cutcently have a commercial use. The remainder of the properties should be designated for
residential use.

STATUS: Some progress has been made toward implementing this recommendation, Amended land use
regulations have been developed for portions of the Steiner Averme indusirial area through the Steiner
Avenue Scattered Site Redevelopment Plan and the 142 Steiner Avenue Redevelopment Plan, Use
regulations wilt continue to be considered as additional propesties emerge as viable redevelopment sites,
The latter threo recommendations were not implemented and remain valid. B

13




RECOMMENDATION: A large number of residential lots located throughout Neptune City have a
nonconforming lot area, or do not conform fo one or more applicable bulk standards. As a result, many

improvements contemplated by residential properly owners necessitate applying to the Land Use Boad for
variances, While changing the bulk standards would serve to veduce the number of such applications, it
would eliminate the ability to consider the potential impacts on neighboring properties afforded by the
development application teview process. This is critical in view of the nearly completely developed
character of the Borough. Also, the number of vacant residential lots is small, with most being used in
conjunction with an adjacent residential property. The development of these properties would not be
anticipated to have any substantial impacts on either municipal or school services or facilities. As a result,
1o changes to the Borough's current residential bulk standards are recommended.

STATUS: This charactesization of the issue of non-conforming and vacant residential lots remains valid, as
does the recommended course of retaining existing bulk standards.

RECOMMENDATION: Tt is the Borough's experience that hotel and motel uses are not compatible with
adjacent residential uses. Fuxther, in view of the fact fhat all commercial properties are located in close
proximity to residential properties, there is minimal opportunity for the substantial buffering and screening
that would otherwise be required. Thus, it shall be the policy of the Borough to discourage any now
development of hotels and motels in Neptune City.

STATUS: This policy remains valid,

RECOMMENDATION: Because adult uses, when left unregulated, have the potential to substantially
impact schools, houses of worship, and residential neighborhoods, the Borough should congider adopting
oning regulations that provide for a reasonable opportunity for such vses only in such locations that would
not impact the quality of life within the Neptune City. These locations are those that provide a distance of
1,000 feet or two blocks, whichever is greater, between any school, house of worship, or residence, and any

use defined in such ordinance as a regulated adult use.
STATUS: This recommendation remains valid,

RECOMMENDATION: Because faftoo parlors; when left untegulated, pose a potential danger to the
public health, it is the stated policy of the Borough of Neptune City to provide zoning regulations that
* provide for the reasonable opportunity for such use in locations deemed suitable. These locations shall
include properties within the Highway Commercial zoning district that have frontage on Route 33, All
building openings, entries, windows, efc., for tattoo parlors shall be covered or screened in such a manner

as to prevent a view into the interior from any street or adjacent property. Only one sign shall be permitted
* bearing the name of the tattoo parlor and the hours of business. '

STATUS: This policy remains valid.

14
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2, Housing Element

RECOMMENDATION: On December 7, 2005, the Land Use Board adopted a Housing Element intended
to address Neptune City's third round affordable housing obligation, which covers the period from 1999 to
2014. The calenlation of the Borough' s growth share obligation was left incomplete in view of litigation
affecting the Sieiner Avenue Redevelopment Arca. Once pending litigation is cleared and the Borough
develaps a redevelopment plan for this avea, the Housing Blement and Fair Shave Plan should be amended
to incorporate the projected development for this redevelopment area.

STATUS: This recommendation is in part no Jonger valid and in past valid. All references to the growth

share method of caleulating affordable housing obligations are no longer relevant, as the growth share
methodolo gy was invalided by the coutls. However, the principle that the Borough should continue to seek
compliance with its affordable housing obligation through the development of an updated Housing Element
and Fair Share Plan is valid, as is the acknowledgement of the importance of the Steiner Avepme
redevelopment site as the primary opportunity to create new affordable housing in this built-out Borough.

3. Community Facilities Plan Element

RECOMMENDATION: The Borough should prepare a general assessment of existing cosmounity
facilitics and determine what areas ave in need of short- and long-term improvements. New and/or

improved facilities should take info account any assistance the Borough could receive, including funds
from the State School Construction Bond Act, Green Acres, and other State and Federal assistance that
could aid in the improvement of community facilities.

STATUS: This recommendation remains valid. Certain specific resiliency-related improvements for the
Borough’s community facilities were examined and incorporated into the Monmouth County Multi-
Turisdictional Hazard Mitigation Plan. Yowever, a more general assessment should be conducted fo plan
for Jong-term improvements, to determine if service levels for commusity facilities are meeting current and
projected demand, and to catalog necessary mainienance requirements,

4. Recreation and Conservation Plan Element

RECOMMENDATION: A Master Plan update should provide an inventory of park and recreation arcas
available to the Borough, including an assessment of existing facilities. Parcels that could be acquired for
recreational purposes should be identified.

STATUS: Action has not been taken on fhis item. This recommendation remains valid and should be
putsued in the short-teym. Tt should include an update to the Borough’s Recreation and Open Space
Tnventory, and be expanded fo assess and identify potentlal conservation areas, espemally those that can
provide the dual benefit of expanded access to the Shatk River. The Borough could also consider pr epaung '
a formal Municipal Public Access Plan for its waterfront.
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RECOMMENDATION: The current mapping of flood zones in the Borough includes inaccuracies in the
manner in which some properties are ideniified on flood maps. Howevet, the Rorough is not currently in a

position to bear the cost of the study necessary to amend such mapping. The Borough should ideniify
erants that wonld enable it to retain the professional services necessaxy to accomplish this task.

STATUS: This recommendation is no longer valid. In the years post Supetstorm Sandy, the Federal
Emergency Management Agency has underfaken a comprehensive teview of floodplain mapping. As
preliminary flood insurance tate maps are drafted, the Botough should provide ongoing comment and work
with FEMA. on any areas of concern.

RECOMMENDATION: Tn an effort to ensure protection of wetlands areas, the submission of a Letter of -
Interpretation (LOI) should be required for all development, as part of its development application

checklist, t is recommended that the Borough review its LOI requirements and determine whether cor tain
categories of applications should be exempt from this checklist requirciment where NIDEP approvals are
not necessary.

STATUS: Action has not been taken on fhis item. This recommendaiion remains valid.

RECOMMENDATION: The State has also adopted logislation regulating development adjacent to
Category I sireams in New Jersey. These waterways include the Shark River and its tributaries, which form
much of Neptune City's southern boundary. The Borough's zoning tegulations should be amended to
identify the affected properties atd indicate that a buffer area is required.

STATUS: Action has not been talen on this item. This recommendation remaing valid.
5. Economic Plan Element

RECOMMENDATION: The Borough may consider an economic plan measuring the commercial activity
oceurring in Neptune City. Specifically, the emphasis would be on employment and the types of jobs
generated within the Borough

STATUS: Action has noi been taken on this item. This recommendation remaing valid,
6. Utilities Plan

RECOMMENDATION: The Borough should consider conducting an assessment of public utility services
within Neptone City, including sanitary sewage disposal, wator services, clectric and gas gervice. In

particular, the sewage treatment system should be assessed to determine what changes can be made to
eliminate odor problewis within the Steiner Avenue Redevelopment Area. Also, the stormwater diainage

system should be assessed to determine changes that may be implemented to eliminate isolated aveas of - -

flooding in the Borough. The assessment would defermine the need for any short- and long-term
improvements, and should investigate funding programs.
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STATUS: The uiilily plan recommendations romain valid, The sewage treatment system should be assessed
as described above. The Borough reiferated the need for a general study of the stormwater drainage system
in the Monmouth County Multi-Turisdictional Hazard Mitigation Plan, while identifying a few targeted
known problem areas as priotity sites for improvements (Section C below for further defail).

7. Stormwater Management Plan

RECOMMENDATION: The Borough adopied a Stormwater Management Plan Element to the Master Plan
in June, 2005. The Borough is currently deafting an ordinance to implement this element of the Plan.

STATUS: The Borough’s Stormwater Management Plan was last revised in Septetnber 2008, It has been
Jept up to date with the Best Management Practices promulgated by the NIDEP, including those which
encourage local implementation of non-structusal stormwater mana gement measures, Neptone City should
continue to update its Stormwater Management Plan and stormwater regulations as new standards and
practices emerge.
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SECTION C. Significant Changes in Assumptions, Policies and Ohjectives

The third provigion of 40:55D-89 of the MLUL tequites that 2 Reexarnination Report address 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 nalural resources,
energi[ conservation, collection, disposition and recycling of designated recyclable materials, and changes
in state, county and municipal policies and quectives.”

Since the Borough adopted its 2006 Reexamination Report, the overall chiaracter of the Borough has not
. changed, nor have there been substantive changes in land use, environmental conditions or circulation
patterns in the Borough. There have been, however, some significant changes at the state, county and local
level affecting the assumptions, policies and objectives forming the basis of the Master Plan. This section
discusses the following changes in conditions and assumptions:

e Tocal demographic characteristics;

s  Affordable housing compliance procedures;

e JImpacts from Superstorm Sandy as an Impetus for Sustainability and Resiliency Planning;

¢ Circulation planning; and

e State and Covnty regional planning.

Local Demographic Characteristics

Population

In 2015, Neptuns City had an estimated total population of 4,834. This number represents a population
decrease of 384 persons (7.4 perdent) since the year 2000, This downward population trend has been
oceurting in Neptune City since 1970, the year in which population peaked at 5,502, Population.
expeticnced a biief poriod of increase in the decade 1990 to 2000, but returned to a downward trend.
Monmouth County, in comparison, experienced a slight population decteasc botweer 2010 and 2015, but
had been exporiencing consistent population increases up to that point, ‘
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Table 1: Population Trends, 1940-2015

£Y;

Year Population Change Population Change Population Change

Number | Percent Number | Percent Mumber | Percent
1940 2,392 . . 161,238 . - 4,160,165 - -
1950 3,073 481 285% | 225327 | 64,089 | 397% | 4835329 | 675164 | 162%
1960 4013 940 30.6% | 334401 | 109,074 | 48.4% | 6,066,782 | 1,231,453 | 25.5%
1970 5502 | 1,489 | 371% | 461,849 | 127,448 | 38.1% { 7,171,112 } 1,504,330 | 18.2%
1980 5276 T 206 | 41% | 503173 | 41,324 | 8.9% | 7365011 | 193899 | 2.7%
1990 4997 279 | .53% | 553124 | 49,951 | 99% | 7,730,188 | 365177 | 5.0%
2000 5218 221 A.4% 615,301 62,177 | 11.2% | 8414,350 | 684162 | 89%
2010 4,869 “340 | 67% | 630380 | 15079 | 25% | 8,791,804 | 377544 | A5% -
201 5% 4,834 -35 07% | - 629,185 SL,195 | -0.2% | 8904,413 | 112,519 1.3%
2040%% | 5050 | 216 | 45% | 696000 | 67715 | 10.8% - - .

Sourees U,S. Census Bureay Decenntal Census (fable DP-1)
*(1,S, Census Bureaw, 2011-2015 ACS 5-Year Estimaies {fable BO1003}
#*Projections from Nowth Jersey Transpertation Plonning Authority

Age

The age composition of Neptune Cily has shifted noticeably since 2000. According to Ametjcan
Commmunity Survey 5-Yoar Dstimates, significant changes ocoured in many age groups. The number of
elementary and pre-school-aged children decroased over this period, as has the number of adults in age
cohorts tanging from 25 to 55 years. Conversely, the Borough has seen. as significant increase in the
mumber of residents aged 55 years and oldet, The preatest percentage imcreases occuired in the 55 to 59
age cohott, which increased by 102 percent, and the 60 fo 64 age cohort, which increased by 125
pereent, A significant increase was also observed in the teenage 15 to 19 age cohort, up 43 percent from

2000.

19




Table 2: Population by Age Cohort, Neptune City, 2000-2015

Population Number | Percent | Number Perc:eni
Total populction . 5218 100.0% | 4,834 100% -7.4%
Under 5 years 304 58% | 224 | A% -26,3%
5109 yaars 325 6.2% 279 5.8% -i4.2%
10 to 14 years Nz 81% 319 6.6% 0.6%
1510 19 years 262 5.0% 377 7.8% 43.9%
20 to 24 years 254 4.9% 157 3.2% ~38.2%
25 to 34 yeurs - 734 14.1% 627 13.0% -14.6%
35 1o 44 years 218 17.6% 568 11.8% -38.1%
A5 to 54 years 816 15.6% 5908 12,4% -26.7%
55 to 59 years 252 4.8% 511 10.6% 102.8%
60 to &4 yeuars 182 3.5% 410 8.5% 125.3%
65 to 74 years 391 7.5% 505 10.4% 29.2%
75 10 84 years 322 62% 99 2.0% ~-69.3%
BS vears und over 141 27% 160 3.3% 13.5%
2000 US Census Bureau (fable DP-1) '
1.5, Census Burecw, Amertcan Communily Survey 2011-2015 (table DP-05)

The median age of N’eptune City’s residents Inaroased by 2.6 years between 2000 and 2015, This trend is
consistent with the gencral “praying” of America as the Baby Boom Generation continues to age.
While the State, County, and Borough all experienced increases in median age over this timeframe, the
Borough experienced an increase on par with that of the State overall, and a smaller increase than that of
the County. The Borough and the County have reach an equivalent approximate median age of 42 years.

Table 3: Median Age

2000 39.8 377
2015 42.4 42.3
Change 2,6 46

U.S, Census Bureaw, 2000 Decenntal Census {table DP-1)
U.8. Census Bureay, American Communlly Survey 2011-20135 (table DP-05)

Households

A household is defined as one or more persons, telated or not, living together in a hounsing unit. 2015 ACS
5-Year Estimates note that there were approxirﬂately 2,067 households in Neptune City. Approximately 70
perceni of the Borougl’s households were comprised of one or two persons, split approximately evenly
between these two categorics. A smailer petcentage (57%) of Montnouth County households fell into these
categories, The Borough exhibited a lower percentage of three and four-ot-more person households than
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the County. The Borough’s average household size reflocts these trends, at 2.3 persons per houschold
compared to the County’s 2.7-person per houschold figure.

Table 4: Household Characteristics
Neptane City and Monmouth County, 2015

Number | Percent
Total Househelds 2,067 100.0% 233,105 100.0%
1-person 672 32.5% 60,419 25.9%

2-persons 779 37.7% 72772 31.2%
3-persons 234 11.3% 39,624 17.0%
4 o1 more persons 382 18.5% 60,290 25.9%
Averuge Household Size 2.3 2.7

(LS, Census Buresu, American Community Survey 20712015 {fables 52501 & B25010)

ncome

Neptuno City expetienced a 41 peycent increase in per capita income betseen 2000 and 2015, which was a
greater increase than that of Monmouth County (39.6%) and the State (35.5%). Alihough the Borough
experienced the highest increase in per capita income of the three geographic regions studied, the
Borough’s per capita income of $ 31,284 in 2015 is significantly lower than the County’s $43,469 per
capita income figure and slightly less than the State’s $36,582 per capita income. Should Neptane City’s
per capita income continue fo increase at a higher rats, the Borough would eventually catch up with the
State and County.

Table 5: Per Capita Incorne and Median Houschold Tucomne

Neptune City $22,191 $31,284 A41.0% $43,451 $55,728 28.3%
Meanmouth County $31,149 | $43,469 39.6% $64,271 $85,242 32,6%
New Jersey $27,006 $36,582 35.5% $55,146 $72,093 30.7%

U.S, Census Bureay, 2000 Dacennlal Censes [tables BP-3 and PO82)
U.5. Census Buracy, Amesican Communlty Survey 2011-2015 (tobles S1902 and 51903)

The income distribution for the Borough deviates from that of the County. The income brackets containing
fho highest percentage of households in Neptune City are the $50,000 to $74,999 range (17.9%), followed
closely by the $100,000 to $149,000 range (16.4%). This suggests a wide range of household incomes in
Neptune City. Meanwhile, the highest percentage of households for the County ‘overall fll into the”
$100,000 to $149,999 range (18.7%). Tn terms of median household income, households in Neptune City
earned less than households in Monmouth County and the State overall in 2015, The median income in
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Neptune City was $55,728, approximately $30,000 less than county median household income and
$16,000 less than state median houschold income. Between 2000 and 2015, the median household
income increased 28.3 percent, less than the 32.6 percent increass expetienced in. Monmouth County

and the 30.7 percent increage for the State overall.

Table 6: Household Income Distribution

Total Households 2,067 100.0% 233,105 100.0%
Less than $10,000 92 4.5% 9,486 4.1%
$10,000 o $14,999 61 3.0% 7152 3.1%
$15,000 to $24,999 275 13.3% 16,568 7%
$25,000 10 $34,999 244 11.8% 16,469 7.1%
$35,000 to $49,999 267 12.9% 20,691 8.9%
$50,000 to $74,999 370 17.9% 33,078 14.2%
$75,000 to $99,999 240 §1.6% 29,102 12.5%
$100,000 1o $149,997 340 16.4% A3,498 18.7%
$150,000 to $199,999 93 4.5% 24,853 10.7%
$200,000 or more 85 4.1% 32208 13.8%
U.5. Censws Bureay, Americen Community Survey 2011-2015 (table 819001}

Employment

The 2015 ACS reports on the wosle activity of tesidents aged 16 years and older. While the Borough'’s
working age population was 3,848 persons, approximately 2,646 tesidents were part of the labor force
(79.6%). Approximately 31 percent of the Borough’s working age residents were not participating in the
labor foree. All of Neptune City’s labor force was employed in civilian jobs, while zero residents reported
being membets of the armed forces. Approximately 10.6 percent of Borough residents reporfed being
unemployed at this time, double the unemployment rate of Monmouth County overall.

Table 7: Employment Status

Populctﬁon '16 yeurs cmd over 3,848 79.6% 505,316 80.3%
In labor force 2,646 68.8% 333,780 66.1%
Civilian Labor Force 2,646 100.0% 333,439 99.9%
Employad 2,238 58.2% 307,183 40.8%
Unemployed 408 10.6% - 26,256 5.2%
_ Armed Forees . B 0. 1 00%_ | 341 | O1%
Not in laboer force 1,202 31 2% 171,536 33.9%
U.S. Census Bureau, American Communliy Survey 2011-2015 ffable DPO3)
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Employment by Indusiry

An analysis of employees (over the age of 16) by economic sector indieates that employed working age
individuals in Neptune City were involved in a range of economic sectors, As depicted in Table 19 below,
the highest concentration of workers (36.3%) are employed in the educational, health, and social services
sectors, The only ofher sector employing over 10 percent of Borough’s residents was Retail Trade,
Employment is rolatively diffuse across sectors for the Borough’s population, spread amongst five sectors
that eruploy between 5 and 10 percent of residents.

Table 8: Workforce by Sector

F T G At ey bt
Civilian employed population 16 years und over ] 2,238 100.0%
Agriculture, forestry, fishing and hunting, mining 4 0.2%
Construcilon 163 7.3%
Meanufacturing 171 7:6%
Wholesale Trade 25 1.1%

Retall Trade Co269 | 120%
Tromsportation and Warehousing, and Utilities 92 4%
Iiformation 71 3.2%
le;si;:lznce and insurance, and real estate and rental and 126 5.6%
Professional, scientific, and management, and administrative
and waste manggement services ) 154 6.9%
Educational services, and healih care and social assistance 813 36.3%
o 3;1:; f;li'::eerstcinment, and recreation, and accommodatton and 177 7.9%
Other Setvices, except public administration 85 3.8%
Public administration B8 3.9%
U,S, Census Bureay, Americar Community Survey 2011-2015 (fuble pPO3)

Housing Stock

'The housing stock in Neptune City is generally divided into three different unit types. Single-family
detached homes comprise approximately half (52%) of the Botough’s housitg stock while mid-tise and
high-rise apartments collectively occupy approximately a quarter of the Borough’s housing stock. The
remaining quarter is made up of low-rise multi-family units, attached single family units, and mobile
homes,
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T'able 9: Housing Units by Size and Type, 2015

Total 100.0%
1 Unit, detached C1,119 51.9%
1 Unit, attached 117 5.4%
2 Unifs 80 3.7%
3 or 4 Units 76 3.5%
5 to 9 Uniis 107 5.0%
10 10 19 Units 259 12.0%
20 Units or more 319 14.8%
Mobile home 77 3.6%
Boat, RY, van, efc. 0 0.0%

According to ACS 5-Year Bstimates, most housing umits in Nephune City were valued between
$200,000 and $399,999, Table 13 provides a breakdown of home values for owner-cocupied units within
fhe Borough. Less than 10 percent of owner-occupied housing units in Neptune City were worth less than
$100,000. The median value of an owner-occupied housing unit was $273,100 at the time of the survey. In
comparison, most housing wnits in Monmouth County overall were valued in the next highest bracket,
between $300,000 and $499,999, The median value of an owner-occupied home in Mornmouth County was
$112,000 1more than that of the Borough.

- Table 10: Value of Owner-Occupied Housing Units, 2615

Tolal 1,168 100.0% 173,378 100.0%
| Less than $50,000 93 8.0% 4,274 2.5%
$50,000 to $99,999 13 1.1% 2,597 1.5%
$100,000 1o $149,999 89 7.6% 4,625 2.7%
$150,000 to $199,999 764 65% 8,214 A4.7%
$200,000 1o $299,999 501 42.9% 33,465 19.3%
$300,000 o $399,999 235 20.1% 66,926 38.4%
$400,000 to $499,999 2 7.9% 45,369 26.2%
$500,000 and greafer 69 5.9% 7,908 4.6%
Median Value $273,100 $385,100
1,5, Census Bureay, Ametlcan Community Survey 2011-2015 (table DFO4)

For-rental units, the median contract rent in Neptune City was estimated at $1,117 in the 2082013 5-year
American Community Survey. The highest percentage of renters paid between $1,0600 and $1,499 for rent
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(56.6%), followed by those who paid $500 o $999 (20.6%). The County’s median contract renl was
sliphtly higher at $1,238.

Tn terms of residential growth, for the period January 2000 through December 2016, the Borough issued
building and demolition permits authorizing the development of a net of 49 additional residential units, The
majority of the Borough’s building permits were authorized between 2002 and 2004, with another peak
from 2013 to 2015.

Table 11: Building Permits and Demolition Permits Tssued, 2000 - 2016

SR e
2001 - - - - o0 1
2002 . - . 10 0 10
2003 . . - 15 1 14
2004 12 0 0 12 14 2
2005 2 0 0 2 3 A
2006 0 0 0 0 0 0
2007 1 0 0 1 0 |
2008 0 0 0 0 0 0
2009 3 0 0 3 0 3
2010 1 0 0 ] 0 1
2011, 1 0 0 1 0 1
2012 1 0 0 - 1 0 1
2013 11 0 0 11 ) 11
2014 é 0 0 6 2 4
2015 15 0 0 15 é 9
2016 6 0 1 7 .12 5
Totel | 59 0 1 87 _ 38 49

#The DCA Construction Reporter did not bagin Jo repott housing permlts by type until 2004.

Population and Employment Profections

The most recent forecasts completed by the NITPA project fo the year 2040. The population is expected to

yeach 5,050 dispersed across 2,180 houscholds. Due to the built-out nature of the Borough, there is limited

opportunity for rapid job growth. The 2013 NITPA report predicts Neptune City’s employment will
increase by 330 jobs, or 21%, between 2010 and 2040, '
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Affordahle Honsing

Neptune City has a history of compliance with its constitutional obligation to provide its fair share of
regional low- and moderate-income housing. Howsver, the “Third Round” of affordable housing has been a
decades-long conflic over methodologies, during which municipalities struggled to comply with their
obligations while wnit figures and procedures continnally shifted, or were brought back to the drawing
hoard. ‘ :

COAH made no progress in adopting a constitutional framework for affordable housing methodology, In
March 2015, the New Jetsey Supreme Court disbanded COAHL Before its decision in Re Adoption of
NJAC. 5:96 & 5:97 by the N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (“Mount Laurel IV™),
the Court held that because COAH was no longer functioning, trial courts were to resume their role as the

forum. of figst instance for evaluating municipal compliance with Mount Laurel obligations, and also
established a trausitional process for municipalities to seek a fudgment of Compliance and Repose {“JOR™)
in lieu of Substantive Certification from COAIL '

On January 18, 2017 in Re Declaratory Eudgmeﬁt Actions Filed by Various Mlmicipaliﬁes, County of
Ocean, Pursuant To The Supreme Coust’s Decision In In ro Adoption of N.J.A.C. 5:96, 221 N.J, 1 (2015),
the Court decided that for the sixieen year period between 1999 and 2015 (known as the “gap period”)
when the Council on Affordable Housing failed to implement rules creating fair shave obligations for

municipalities, the Mount Leurel constitutional oblipation did not go away. Therefore, municipalities
continue to be responsible for the need created during the gap period.

The Borough should consider the preparation of an updated Housing Flement and Fair Share Plan to
comply with the current Third Round of conrt-mandated compliance so that it is not vulnerable to a
builder’s remedy lawsuit.

Sustainability and Resiliency

In the wake of Supesstorm Sandy, municipalities in New Jersey are following national and global trends
towards planning for enhanced environmental sustainability and community resiliency. Iand use planning
and land development policies play a key role in advancing resiliency and sustainability initiatives, because
land development policies mediato the natural and built environments.

Sustainability is defined as developinent that meets the needs of the present without compromising the
ability of future generations to meet their own needs. Many municipalities have started to address
sustainability jssues by forming a citizended Greon Toams and participating in Sustainable Jersey, the
statewide program that has established a framework for implementing sustainable practices across many
_community development dimensions. Neptune City is not yet a pacticipating community.

Resiliency is defined as the capacity of a system to withstand disturbance while still retaining its
fundamental structure, Tunction, and internal feedbacks. One pillat of resiliency is the use of mitigation
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techniques beforc disaster strikes in order to anticipate and potentially avoid likely threats to life and
property. In June 2015, Monmeuth County adopted a FEMA-approved Multi-Jurisdictional Natural Hazard
Mitigation Plan, which includes municipal chapters. Hurricane and fropical storms, and stottn SUrge wete
identified as hazards of high concern for Neptune City on a low-medivm-high scale that ranked havards for
each municipality in Monmouth County.! ‘ -

To combat these issues, the Borough proposed seven Hazard Mitigation Actions, which were included in
the County Hazard Mitigation Plan, summarized in the chart below.

Stormwater Management Reguniation Program —inerensing Bvergreen, Hast End Avenue, Boston Road, Route 35 at 3

drainage capacity through increased flow capabilitics. Avenue, and Windsor Coutt.

Emergency Generator installation ' } Borough Hall, the Fire Station, and the School
Floodproofing critical infrasiructure Raise the sewer pump within the Sanitary Pump Station
Loeate a safe honse for critical DEM“équipmcnt Bxact location unknown

Tastall shower and sleeping facilities at emergency shelters

and for FIMS staff Borough Hall, the Fire Station, and the School

Borough-wide study to determine where larger piping is
Conduct a drainage stady,
. ainage SCy needed for better volume / flow throughout system

Hlevation aad/or aequisition of flood-prone residential

Repetitive Loss and Severe Repelitive Loss properties,
siructures

Civeulation

Tn addition to addressing problematic transportation infrastructure and vehicular traffic patterns,
mumicipalities throughout the country are taking a wider view of their transit systems to develop multi-
modal circulation networks that are functional for pedestﬁans and cyclists, as well as cars. This movement
comes from an expanded understanding of the health and quality-of-life benefits that accrue to
communitics that present a wider array of transportation options fo residents and visitors, allowing network
users to access the combined benefits of recreation and transportation. Tnitiatives such as new sidewalk
audits and the Safe Walk to School prografns are examples. The Borough could pursue some of these
alternative transportation planning mechanisms, or fake the next step to affirm its intention to expand
transit and citculation options by adopting a Complete Streets policy. '

State Development and Redevelopment Plan

The State Planning Coﬁmission adopted the most recent State Development and Redevelopment Plan
(SDRP) on March 1, 2001, The SDRP contains a number of goals and objectives regarding the future

1 \ulti-Turisdictional Hazard Mitigation Plan — Monmouth Couaty, New Jersey, Page 3e-8 (pdfpage 315).
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development and redevelopment of New Jersey. The primaty objective of the SDRP is (o 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. Concentrated growth will
have the positive effects of consuming less land, depleting Tewer natural resources and using the State's
infrastructure more officiently.

The SDRP’s principal mechanism for guiding growth is its Planning Area clagsification system, whereby
Jand ateas are categorizéd along a spechum from urban to environmentally sensitive, Bach category is
associated with a patticular set of goals, policies, and objectives fox land development or preservation. The
2001 SDRP identifies Neptune City as patt of the Meiropolitan Planning Arca (PA 1), which is
characierized by mature settlement patterns, the need to rehabilitate housing, the recognition that
redevelopment will be the most prodominant form of growth, and a growing need fo revitalize and
regionalize services and systems, According to the SDRP, the PA-1 Metropolitan Planning Area intends fo:

¢ Provide much of the State's fulure development;
o Revitalize cities and towns;

» Promote growth in compact forms;

o Stabilize older suburbs;

e Redesign areas of sprawl; and

s Protect the character of existing stable communities.

Furthermore, some of the SDRP Policies for PA 1 arc as follows:

e Promote redevelopment and development in Cores and neighborhood Centers;
s Promote a diversification of land uses;

» Provide a full range of housing choices through redevelopment, new consiruction, rehabifitation,
adaptive reuse;

s Promote economic development by encouraging sirategic land assembly, site preparation and infill
developrnent;

o  Encowrsape tedevelopment at intensities sufficient to suppott transit, a bread range of uses and
efficient use of infiastructure; and

e Promote design that enhances public safety, enconrages pedestrian activity and reduces depend on
the antomabile,
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Since the last Borough Reexamination in 2006, the State released the final draft of the State Strategic Plan
in 2011, meant as an update to the 2001 SDRP, While the State Strategic Plan has not been officially
adopted, and the SDRP is still the official State Plan, it is still prudent to plan with updated State goals and
objectives in mind so as to be prepared for ifs eventual implementation, or the implementation of a State
Plan with similar goals. The 2011 State Strategic Plan arficulates a number of goals as Garden State Values
(GSV), stated as follows: )

e  G8V#1: Concentrate development and mix uses.

e GSV{2: Prioritize Redevelopment, infill, and existing infrastructure.

e (GSV #3: Increase job and business opportunities in priority growth investmeﬁt ateas.
s SV M4 Create High-Quality, Livable Places.

‘o GSV #5: Provide Transportation Choice & Efficient Mobility of Goods.

e GSV #6: Advance Equity.

e (SV #7: Diversify Bousing Options.

» GSV#8: Provide for Healthy Communities through Environimental Trotection and Inhancement.
»  GSV#9; Protect, Restore and Buhance Agricultural, Recreational and Heritage Lands.

e GSVi#10: Make Decisions within a Regional Framework

Monmouth County Master Plan Update 2016

The most recent Mommouth County Master Plan was adopted in 2016, The County Plan establishes a new
~ regional land use planning system catled the Monmouth County Framework for Public Tavestment, The
en'tirety of Neptune City is located in either the Priority Growth Investment Area or the Priority
Reinvestment Area. The County Master Plan’s vision for these areas is as follows:

Priority Growth Invesiment Area (PGIA)

The PGIA is situated where there is either existing or planned infrastrocture that lend to development and
redevelopment opportunities. PGYAs are considered the locations for meeting most of the county’s future
population and employment growth. Public investments related to the efficient development and
redevelopment of previously developed sites and optimization of existing settloment patterns should be
encouraged. However, the PGTA also includes 'many established communities seeking to maintain their
existing development pattern and characier [description taken from the 2016 county plan].
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Priority Growth Reinvestment Area/Site (PG-RAS)
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PG-RAS are those areas or sites located within the PGTA. where mote intense or significant development,

redevelopment, revitalization, and hazard mitigation investments are highly encouraged. In Neptone City,
the former/mderutilized Steiner Avenue industrial area is the only portion of the Borough belonging to this
classiftcation. Public investment should encourage the productive reuse of historic, vacant, abandoned,

gontaminated, and underutilized sites/structures, especially whete these areas fall near certain transit

stations and within ready access to cultural and recreational amenitios Tdesctiption taken fiom the 2016

county plag].
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SECTION D. Specific Changes Recommended for the Master Plan and/or Development
Regulations

The following actions are recommended in order to align the Borough's policies and regulations with the
changes in planning issues, circumstances, and assumptions that have been set forth in the previous
sections B and C:

Prineiples
1. Retain the four principles articulated in the 1999 Master Plan,

2. Mo changes to the Master Plan principles are proposed at this time.

Objectives
1. Retain the 14 objectives articulated in the 1999 Master Plan,
2. Addthe followi-ng objectives:
a. Promofo the utilization of renewable energy resources within the Borough.

b. Promofe the health, safety, and welfare of Borough residents by recognizing the threats
posed by natural and man-made hazards, and engage In hazard mitigation planning,

¢. Promote the wellbeing of fufure generations of Borough residents by engaging in
sustainability and zesiliency planning that help craft Jand vse and commwnity development
policies that provide for fhe needs of current residents without compromising the needs of
future residents.

Policies
" 1. Retain the 5 policies articnlated in the 1999 Master Plan.
2, Add the following policies:
a. Fncourage the redevelopment ot revitalization of vacant or underutilized properties.

b. Preserve the high level of public services and provide new facilities where necessary, in
order to accommodate population growith, economic development and the changing needs
_ of the residents,

c. Bncourage the establishment of codes and standards that promoto the use of sustainable,
low-impact, and green development practices, including but not necessavily limited to:
infrastructure, public and private buildings, open space and recreation, local waste and
recycling among others. .

d. Promote enetgy efficiency, conservation and increased use of renewable energy to reduce
waste and increase recycling; to reduce the use of hazardous materials and eliminate toxic
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substances; to reduce greenhouse gas emissions and to plan for mitigating the effects of
climate change; to encourage materials reuse and recycling

Planning Recommendations
Land Use

1. Continue to promote the profection of neighborhood characteristics by enforcing buffer areas
between non-residential and residential areas.

2. Remain commilled to the redevelopment of underutilized mdusirial and commercial pfoperties
along Steiner Avenue. Bncourage the development of the area with uses that are compatible with
adjncent residential uses and that capitalize on the erea’s proximity to passenget rail mass transit.

3. Twmplement a fa(;ade improvement program for properties along the Borough’s ce}:nmelc[ai
corridors to improve their visual appearance and appeal to customers. )

4, Tmplement the land development-related hazard mitigation actions included in the Monmouth
County Multi-Jorisdictional Hazard Mitigation Plan, including:

a. Elevate or acquire repetitive loss and severs repetitive loss properties.

Housing
“1. Prepare and updated Housing Element and Fair Share Plan to address the Borough’s Third Round
affordable housing obligation.
Community Facilities

1. Tmplement the community facilities recommendations in the 2006 Reexamination Repott that have
yet to be achieved, including: )

“a. Preparc a general assessment of existing community facilities and deterrnine what areas
are in need of short- and long-term improvements, New and/or improved facilities should
take into account any assistance the Borough could-receive, including funds from the State
School Constraction Bond Act, Green Acres, and other State and Federal assistaice that
could aid in the improvement of communiiy facilities.

2. Tmplement the communily facilities-related hazard mitigalion actions included in the Monmouth
County Multi-Jurisdictional Hazard Mitigation Plan, including:
a. Install emergency generators at Borough Hall, the Fire Station, and the school.

b, Install shower and sleeping facilities at Borough Hall, the Fire Station, and the school,

¢. Locate a safe house for OEM equipment.
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Cireulation
1. Coordinate land uses with fransportation facilities to improve access and encourage alternalives to
driving.

2. Tncorpordte teansit village and other transit orfented development strategies for the portions of the
Borough that are within a five- to ten-minute walking distance from rail stations in neighboring
municipalities (Belmar and Bradley Beach).

3, Pursue the idea of expanding Steiner Avenue into a Boulevard-type strect that has been advanced
in redevelopment plans.

4, Developa completé; streets policy.

5. Conduct a sidewalk audit to determine gaps in the pedestrian circulation network.

Economic Development

1. Implement the economic development recommendations in the 2006 Reexamination Report that
have yet to be achieved, including: '

a. Consider an economic plan measuring the commercial activity occurring in Neptune City.
Specifically, the emphasis would be on employment and the types of jobs generated within
the Borough. v

2. Recognize the need to adapt to the changing dynamics and derriands of a diverse and increasingly
globalized econoruy.

3, Tncourage those public and private actions necessaty to develop and sustain the long-term vitality
of the key commercialfrctail areas. This can be achiéved by improving sireetscapes through unified
signage, facades, public walloways and landscaping, and improving vehicular and pedesixian
circulation and a vnified wayfinding program.

Recreation and Conservation

1. Continue to expand public access to the Borough’s waterfront, especially along the Shark River,
through acquiring property and/or access casements,

9. Consider the preparation of a Municipal Public Access Plan to develop a comptehensive statogy
for waterfiont access and recreation planning.

3. Prepare an updated Open Space, Recreation, and Conservation Master Plan Flement that updates
the Borough’s recreation and open space inventory, analyzes the adequacy of existing facilities,
and identifies specific properties for targeted open spave, conservation, or recreation preservation. '
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Sustainability, Resiliency, and Hazard Mitigation

Utilities

34

1.

1.

Tt is recommended that the Borough increase its sustainability profile by setting forth a Borough
wide “green’” initiative.
Tt is Turther recommended that the Borough catalyze the formation of a Green Team that can wotk

to achieve Sustainable Jersey certification.

Promote multi-modal iransit options that provide infrastrucfure for pedestrians and eyclists to
comfortably navigate,

Fnforce landseaping and tree planting requivements to reduce hoat islands effects and improve air -
quality.
Participate in the Natural Flood Tasurance Program Cormnunity Rating System program.

Fnplement the seven Borough-specific hazard mitigation actions included in the Monmouth
County Multi-Turisdictional Hazard Mitigation Plan (2015). '

Tmplement the utilities recommendations in the 2006 Reexamination Repott that have yet to be
achieved, including:

a. Conduct an assessment of public utility services within Neptune City, including sanitary
sewage disposal, water services, electric and gas service. In particular, the sewage
treatment system should be assessed to detetniine what changes can be made to climinate
odor problems within the Steiner Avenue Redevelopment Arca.

b. Assess the stormwater drainage system with a comprebensive study to determine changes
that may be implemented to climinate isolated areas of flooding in the Borough.

TImploment the wiility-related hazard Iﬁitigatiou actions inchuded in the Monmouth County Multi-
Jurisdictional Hazard Mitigation Plan, including:

a. Increase the drainage capacity at the targeted locations of Evergreen Avenue, Boston
Road, Route 35 at 3 Avenue, and Windsor Coutt.

b. Floodproof ctitical sewer pump station infrastructore.

Prepare emergency management plans with contingencies and backups for utility service
interruptions due fo natoral or man-made disastors.

Continue o update the Botough’s Stormwater Management Plan and stormwater regolations as
new Best Management Practices are promulgated.
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Recommended Ordinance Changes

1. Tmplement the zoning and use changes recommended in the 2006 Reexamination Report that have

yet to be adopted, including;

a.

The properlics to the east and west of the intersection of Route 35 and Third Avenue
should be designated for mixed use development to encoutage the development of a "Main
Sireet” district in this location. This area is appropriate for retail and offices uses, as well
as upper story residences.

Properties along Steiner Avenue, exclusive of the propesties located within the Steiner
Avenue Redevelopment Area, should be designated for resideniial use.

The RLC zoning district along Sylvania Avenue should be nammowed to those properties
that currently have a commercial use. The remainder of the properties should be
designated for residential use.

Require a weflands Letfer of Iiaterpi'etation'@on for developments requiring site plan
and/or subdivision appraval as part of the development application checklist.

Tnstitute required ripatian buffers for Category One sireams as required by NIDEP in the
local zoning ordinance.
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SECTION E. Recommendations Concerning the Incorporation of Redevelopment Plans

into the Land Use Element and Local Development Regulations

‘There are currently two designated Areas in Need of Redevelopment in Neptune City.
1. The Steiner Avenue Scalleved Sites Redevelopment Avea

Tn February 2010, the Borough Council adopted the Steiner Avenue Scattered Sites Redevelopment Plan,
which covered a select number of sites within the fotmerfunderutilized Steiner Avenue industuial area of
the Botough. This plan was adopted after a moze comprehensive Redevelopment Plan for the section of the
Borough located between Steiner Avenue and Memotial Drive was challenged through litipation.

The Scattered Sites Redevelopment Plan is allowing the Borough to make progress in achieving its land use
goals and implementing ils long-stafed land use policy of redeveloping these areas with uses more
compatible with adjacent residential neighbothoods. This approach enables Neptune Cily fo prepare
separate but coordinated redevelopment plans for the portions of the industrial district where aménable
conditions exist for the pursuit of redeveloprent.

The goals and objectives of the Steiner Avenue Scattered Sites Redevelopment Plan are stated as follows:

e To create an acsthetic character and scale within the redevelopment area that is consistent with that
of the Borough ag a whole.

s To create positive tax benefits for the Borough.
*  To address the parking needs of businesses and residents.
» To encourage pedestrian activity through a coordinated pedesirian systern,

¢ To capitalize on the proximity of the redevelopment area to the Bradley Beach and Belmar train
stations.

o To improve the visual strectscape within the redevelopment afca through design and signage
standards.

o Toimprove the public elements of the strestscape, e.g., lighting, paving, pedestrian linkages.

¢ To control the location, size, scale and aesthetic character of parking lots.

The Redevelopment Plan replaces the former zoning designations with superseding use and bulk standaxds.

Potential redevelopers are required to submit a Statement of Qualifications to the Borough Council, and to
execute a redeveloper agreement in conjunction with any proposed redevelopment of a property located

within the tedevelopment area, One of fhe district-wide ideas contained in the Scattered Sites Plan is to

redesign Steiner Avenue itself as a boulevard.
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2. The 142 Steiner Avenue Redevelopment Area

Tn January 2017, the Borough Council adopted the 142 Steiner Avenue Redevelopment Plan. The
provisions of this plan affect one property ~ Block 1 Lot 1 i the northeast portion of Neptune City. As
described in the plan, fhe intent of this Redevelopment Area is to renovate underutilized buildings,
eliminate deteriorated and obsolete buildings, promote the Borough's proximity to public transportation,
and to promote the utilization of high quelity design standards, among other purposes, The use, bulk,
design, and other standards included in the plan supersede applicable provisions of the Borough’s
development regulations.

The 2006 Reexamination Report had included iwo other areas for redevelopmont desipnation
considerations:

1. The Borough should investigate the possibility of delineating certain properties along Route 35 and
Third Avemie for purpose of creating a mixed-use central business district that would essentially
function as the Borongh's "Main Street.” ’

2. The former Shop 'N Bag property is largely vacant, and represents a potentially blighting influence
at a major gateway to the community. The Borough should investigate designating this property as
an "area in need of redevelopment” for the purpose of redevelopment and/or rehabilitation.

These recommendations for redevelopment stady rémain valid. The Borough is encowraged to evaluate the
possibility of the. establishment of other redevelopment or rehabilitation areas in appropriate locations
throughout the Borough.
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