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1.0: BACKGROUND INFORMATION - 

BASIS FOR THE PLAN:
On June 3, 2019, the Township Committee adopted Resolution 19-169 requesting that the Planning Board 
undertake a preliminary investigation of a portion of the Route 36 corridor extending from Palmer Avenue 
to the west and Leonardville Road to the east, including the subject property (Block 238 Lots 5 & 6), to 
determine whether the Redevelopment Area qualifies as an area in need of redevelopment pursuant 
to N.J.S.A. 40A: 12A-1 et. seq. of the Local Redevelopment and Housing Law (“LRHL”). On October 
17, 2022, Resolution 19-169 was amended by Resolution 22-265 to include additional properties to the 
redevelopment investigation study.

Due to the size of the redevelopment investigation study area, the Planning Board held three (3) properly 
noticed Special Public Hearings, on July 20, 2023, July 27, 2023 and August 3, 2023, to review the study, 
evidence and testimony in support of the findings of whether the Redevelopment Area satisfies the 
requirements of the LRHL to qualify as an area in need of redevelopment. The Planning Board concluded 
that 87 properties (including the subject properties) of the 506 studied qualify as an area in need of 
redevelopment satisfying the requirements of the LRHL. On August 21, 2023, the Township Committee 
adopted Resolution 23-226 designating the 87 properties (including the subject property) within the Study 
Area as an area in need of redevelopment or non-condemnation purposes pursuant to N.J.S.A. 40A:12A-6.

This Redevelopment Plan is proposed for Block 238 Lots 5 & 6 to encourage coordinated land 
development and spur economic development goals along the Route 36 corridor.  This document is 
the second step in the implementation of a plan for redevelopment that began with the preliminary 
investigation conducted by the Planning Board that resulted in a determination of an “area in need of 
redevelopment without condemnation” by the Middletown Township Committee. 

The 325 Route 36 Redevelopment Plan, which only includes Block 238 Lots 5 & 6 has been prepared 
pursuant to the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et seq. or “LRHL”). As required 
under the statute, the plan includes the following components:
• Redevelopment Goals and Objectives;
• Proposed Land Uses and Design Concepts;
• Redevelopment Regulations and Standards; and
• Relationship of the Redevelopment Plan to Other Plans.

APPLICABILITY OF THE REDEVELOPMENT PLAN AND ITS RELATIONSHIP TO THE LAND 
DEVELOPMENT ORDINANCE:
The use, bulk, design and performance standards for this Redevelopment Plan shall supersede the zoning 
provisions of the Middletown Township Land Use Development Ordinance for Block 238 Lots 5 & 6.  
Where the regulations and standards for this Redevelopment Plan are silent, the standards of the Land 
Development Ordinance for the Township of Middletown shall apply as permitted by N.J.S.A. 40A:12A-
7.a(2).  The zoning map of the Township of Middletown shall be amended upon the adoption of this Plan in 
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accordance with N.J.S.A. 40A:12A-7.c to reflect this new classification.  The remaining 85 properties, which 
were included in the designation (Resolution 23-226), but are not included in this Redevelopment Plan, 
shall remain subject to the standards and regulations applicable to the existing zoning. 

PROPERTY DESCRIPTION:
Block 238, Lots 5 & 6 (326 Route 36):

These properties are approximately +/- 0.49-acre (21,374 square feet) project area. The subject area, has 
frontage along Route 36, and is located in the Business (B-2) Zone District.  The subject property contains a 
one-story, vacant building, formerly used as a restaurant and associated parking.

Central Avenue (Unimproved Right of Way):

The half of this approximately 40 by 154.06 unimproved Central Avenue right of way would be included as 
part of this redevelopment plan if abandoned by the Township prior to a site plan application.

SURROUNDING CONTEXT: 
The Study Area is located on the east side of Route 36 with commercial properties to the south and west 
of the area.  The Henry Hudson bike trail is located to the east of the property.

Image 1: Township of Middletown
Planimetric Map
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Image 2: Township of Middletown
Aerial Map of Redevelopment Area
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2.0: EXISTING ZONING 
The Study Area properties are all located in the B-2 Zone District, as shown in Map 5.  Land use regulations 
as outlined in §540-902B of the Township’s Planning and Development Regulations are detailed below. Use 
requirements for the BP-2 Zone are as follows:
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EXISTING ZONING  CONTINUED
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Image 3: Township of Middletown
Zoning Map
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3.0: REQUIRED COMPONENTS OF THE REDEVELOPMENT PLAN:
N.J.S.A 40A:12A-7 requires that a redevelopment plan include an outline for the planning, development, 
redevelopment, or rehabilitation of the Redevelopment Area sufficient to indicate the following:

1.  Its relationship to definite local objectives as to appropriate land use, density of population and 
improved traffic and public transportation, public utilities, recreational and community facilities and 
other public improvements.

2.  Proposed land uses and building requirements in the project area.

3.  Adequate provisions for the temporary and permanent relocation, as necessary for residents in the 
project area, including an estimate of the extent of which decent, safe, and sanitary dwelling units 
affordable to displaced residents will be available to them in the existing local housing market.

4.  An identification of any property with the redevelopment area which is proposed to be acquired in 
accordance with the redevelopment plan.

5.  Any significant relationship of the redevelopment plan to: 
- The master plans of contiguous municipalities; 
-  The master plan of the county in which the municipality is located;
-  The State Development and Redevelopment Plan adopted pursuant to the “State Planning Act” P.L. 

1985,c.398 (C.52:18A-196 et al.).

6.  An inventory (as of the date of the adoption of the resolution finding the area to be in need of 
redevelopment) of all housing units affordable to low and moderate income households, as defined 
pursuant to N.J.S.A. 52:27D-304, that are to be removed as a result of implementation of the 
redevelopment plan, whether as a result of subsidies or market conditions, listed by affordability level, 
number of bedrooms, and tenure.

7. A plan for the provision, through new construction or substantial rehabilitation of one comparable, 
affordable replacement housing unit for each affordable housing unit that has been occupied at any 
time within the last 18 months, that is subject to affordability controls and that is identified as to be 
removed as a result of implementation of the redevelopment plan . 

8.  The redevelopment plan may include the provision of affordable housing in accordance with the “Fair 
Housing Act,” N.J.S.A. 52:27D-301 et seq. and the housing element of the municipal master plan.

9.  The redevelopment plan shall describe its relationship to pertinent municipal development regulations 
as defined in the “Municipal Land Use Law,” P.L.1975, c. 291 (C.40:55D-1 et seq.). 

10.  The redevelopment plan must state whether it shall supersede applicable provisions of the 
development regulations of the municipality or constitute an overlay zoning district within the 
redevelopment area. 

11.  All provisions of the redevelopment plan shall be either substantially consistent with the municipal 
master plan or designed to effectuate the master plan; but the municipal governing body may adopt 
a redevelopment plan which is inconsistent with or not designed to effectuate the master plan by 
affirmative vote of a majority of its full authorized membership with the reasons for so acting set forth 
in the redevelopment plan.
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4.0: REDEVELOPMENT REGULATIONS

DEFINITIONS:
Throughout this Redevelopment Plan, a meaningful distinction is made in the regulations between “shall” 
/ “required” and “should” / “encouraged”.  “Shall” or “required” means that a developer is required to 
comply with the specific regulation, without deviation.  “Should” or “encouraged” means that a developer 
is encouraged to comply, but is not required to do so.  

The definitions of the Township’s Zoning Ordinance (Section 540-203) shall apply to this plan with the 
following addition.

MIXED USE COMMERCIAL/RESIDENTIAL: Buildings with one or more permitted commercial uses at the 
first level and apartments located either on or above the first level. .

USE REGULATIONS / BULK STANDARDS:
A. Permitted Uses:  Permitted principal uses and structures.  The following principal uses and structures 

shall be permitted which applies to the redevelopment area.
1. All uses permitted in the B-2 Zone;
2. Mixed use commercial/residential;
3. Multi-family, senior and affordable housing; 

a.  A minimum of three affordable housing units are required as part of this redevelopment plan.

B. Accessory Uses Permitted:  The following accessory uses and structures shall be permitted:
1. All uses identified as accessory uses in the B-2 Zone;
2. Off-street parking (§540-627R)
3. Site Furnishings (seating, trash receptacles, pots, lighting, etc.)

C. Maximum Building Height:  
1. Maximum building height shall not exceed 35 feet in height or 2.5 stories, excluding mechanical 

screening devices as defined in the Township of Middletown Zoning Ordinance.

D.   Area and Yard Requirements:  The following area and bulk regulations shall apply:
1. Minimum Lot Area:       20,000 sf
2. Minimum Buildable Lot Area:     15,000 sf
3. Minimum Lot Frontage:      100 ft
4. Maximum Lot Coverage:      65%
5. Maximum FAR:       0.25 
6. Minimum Front Yard Setback (Highway 36)   50 ft 
7. Minimum Street Side Yard Setback (Central Avenue):  25 ft
8. Minimum Side Yard Setback:     12 ft
9. Minimum Rear Yard Setback:     35 ft

E.  Parking Requirements:  

1. Mixed Use       4.5 sp per 1,000 sf of gfa
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2. Residential: 
 -  1 bedroom       1.8 space per unit
 - 2 bedroom       2.0 spaces per unit 
 - 3 bedroom       2.1 spaces per unit

F.  Design Standards:  Deviations from these design standards shall be considered exceptions pursuant to 
the procedure articulated in the New Jersey Municipal Land Use Law at N.J.S.A. 40:55D-51.

1. Architectural Design: The facade of the building shall be designed to incorporate a waterfront 
coastal look / seashore colonial theme including materials such as cedar shake, clapboard, wood, 
stone or distressed cedar.  

a.  Mailboxes are not permitted to face the highway.

b. HVAC system equipment shall be located in the attic of the building.

2. Signage:  All other provisions set forth in Ord. 540-635 shall apply with the following exceptions.

a. One freestanding sign is permitted on the site based on the following requirements.
   - Maximum Sign Area   65 sf
   - Maximum Sign Height   16 ft
   - Minimum Setback   8 ft 

b. The sign shall be located outside any sight triangle and shall be illuminated in accordance with 
Ord. 540-635(E).

3. Walkway: A walkway is strongly encouraged to be provided from the property line at the rear to 
the retail in order to connect the Henry Hudson Trail located along the rear portion of the prop-
erty. 

4. Fences:  All other provisions set forth in Ord. 540-616 shall apply.

5. Refuse and Recycling:  All other provisions set forth in Ord. 540-638 shall apply with the following 
exception.

6.  Mechanical Equipment:

a. General.  Such areas, due to their visual and noise impacts onto adjacent properties and visi-
tors to the site shall be screened, recessed and/or enclosed.

b. Utility meters and other such service functions shall be incorporated into the overall design of 
the building and site layout.  Walls, screens and enclosures for such uses shall be of a similar 
construction and material as the primary buildings to which they are associated.  Such acces-
sory structures and uses shall be adequately landscaped to the point where the visual and 
acoustic impacts of these functions in conjunction with walls, screens and/or enclosures are 
fully contained and out of the view from general passersby.
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7. Stormwater Management:

a. For sites that are currently developed, which include an existing stormwater management 
system, such as a detention or infiltration basin or other means of capturing and limiting 
off-site runoff, additional stormwater management measures shall only be required for the 
following:
i. Any development that causes a net increase of more than ¼-acre of additional impervious 

surfaces, or

ii. As requested by the Board Engineer.

PLANNING BOARD REVIEW:
1. Site plan review shall be conducted by the Middletown Township Planning Board pursuant to N.J.S.A. 

40:55D-1 et seq. Site plan review shall consist of a preliminary site plan application and a final site plan 
application.

2. Variances may not be granted from “Use Regulations”. However, variances may be granted from 
standards contained in the remaining sections in accordance with the provisions of the New Jersey 
Municipal Land Use Law, N.J.S.A. 40:55D-60 and 70c Furthermore, exceptions may be granted 
pursuant to N.J.S.A. 40:55D-51 and submission waivers pursuant to N.J.S.A. 40:55D-10.3.

3. An application requesting a deviation from the requirements of this Redevelopment Plan shall provide 
public notice of such application in accordance with the public notice requirement set forth in N.J.S.A. 
40:55D-12a&b.
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Image 4: Conceptual Site Plan
Courtesy of Charles Surmonte PE & PLS

5.0: CONCEPTUAL SITE PLANS
 The following represent conceptual plans for the proposed redevelopment area and are intended to only 

provide context.  In the event there are discrepancies between the conceptual planS and the written 
requirements of this redevelopment plan, the written requirements supersede the conditions shown in the 
conceptual site plans and elevations.
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Image 6: Conceptual Elevation
Courtesy of Navesink Fine Homebuilding LLP

Image 5: Conceptual Elevation
Courtesy of Navesink Fine Homebuilding LLP



13

D
O

W
N

TO
W

N
 REH

A
BILITA

TIO
N

 PLA
N

 T O W N S H I P  O F  M I D D L E T O W N

DMR Architects

3
2

5
 H

IG
H

W
A

Y
 3

6
 - R

E
D

E
V

E
LO

P
M

E
N

T
 P

LA
N

Relatio
n

sh
ip

 to
 th

e M
aster Plan

s

Image 7: Conceptual Floor Plans
Courtesy of Anthony M. Condouris Architect
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5.0: RELATIONSHIP TO MASTER PLANS:

NEW JERSEY STATE DEVELOPMENT AND REDEVELOPMENT PLAN: 

On March 1, 2001, the State Planning Commission (“SPC”) adopted the State Development and 
Redevelopment Plan (SDRP). The SDRP establishes a proposed statewide planning framework that is 
designed to maintain and revitalize existing cities and towns and organize new growth in “center” – 
compact, mixed-use communities that provide a variety of choices in housing, employment opportunities, 
entertainment, services, transportation, and social interaction. This Study Area is located entirely within 
the Metropolitan Planning Area 1 (PA-1). According to the SDRP, the intent of the Metropolitan Planning 
Area 1 is to: 
•  Provide for much of the state’s future development; 
•  Revitalize cities and towns; 
•  Promote growth in compact forms; 
•  Stabilize older suburbs; 
•  Redesign areas of sprawl; and 
•  Protect the character of existing stable communities. 
•  The Policy Objectives governing the Metropolitan Planning Area 1 (PA-1) include the following: 
•  Land Use: Promote redevelopment and development in Cores and neighborhoods of Centers and in  

nodes that have been identified through cooperative regional planning efforts. 
•  Housing: Provide a full range of housing choices through redevelopment. 
•  Economic Development: Promote economic development by encouraging strategic land assembly, site 

preparation and infill development, [and] public/private partnerships. 
•  Natural Resource Conservation: Reclaim environmentally damaged sites and mitigate future negative 

impacts. 
•  Public Facilities and Services: Complete, repair, or replace existing infrastructure systems to eliminate 

deficiencies and provide capacity for sustainable development and redevelopment in the region. 

Adjacent Municipalities:

In reviewing the adjacent municipalities Master and Reexamination Plans for Atlantic Highlands, Colts 
Neck Township, Fair Haven, Hazlet Township, Highlands, Holmdel Township, Keansburg, Red Bank, 
Rumson, Sea Bright and Tinton Falls there are no inconsistencies with the goals and recommendations of 
this plan.

Middletown Township Master Plan – 2004

The 2004 Middletown Township Master Plan establishes objectives, principles, and policies for major land 
use categories, of which the following are relevant to the redevelopment of this area of the Township:

Objectives:
1.  To encourage municipal actions which will guide the long range appropriate use, development and 

preservation of lands within Middletown Township in a manner designed and intended to promote the 
public health, safety, morals, and general welfare of present and future residents.

2.  To provide adequate light, air, and open space.
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3.  To ensure that development with the Township does not conflict with the development and general 
welfare of neighboring municipalities, the County, the Region, and the State as a whole.

4.  To provide sufficient space in appropriate locations within the Township for agricultural, residential, 
business,  office, industrial, mixed use, and public and quasi-public uses in a manner which will provide 
for balanced Township growth and development.

5.  To enhance the various neighborhoods throughout the Township by providing for appropriate 
redevelopment, reinvestment, revitalization and capital improvements, designed to strengthen and 
improve the fabric of each area.

6.  To encourage and promote a cooperative approach to economic development and revitalization 
through new investment, maintenance and reinvestment in existing commercial and industrial 
activities within the Township in areas suitable for such development.

Principles:
1.  Locating public, commercial, industrial, professional office and agricultural uses at sites and in locations 

which are suitable for their use environmentally, economically, and geographically, and are compatible 
with existing uses, public facilities, roadways, and natural features. 

2.  Encouraging a development pattern which will protect and enhance the long term economic, social, 
and welfare interests of present and future residents of the Township.

Policies:
1.  Land use planning will provide for a variety of residential and nonresidential uses and will encourage 

continuation of and enhancement of Middletown Township as a quality suburban/rural residential 
community. This includes a continued strong commitment to providing housing opportunities for 
families and individuals of all income levels.

2.  The Township will encourage office, research, and light industrial development in appropriate locations 
within the Township that will provide employment for present and future residents and contribute to a 
balanced and stable economic base for the Township.

The Land Use Element and Circulation Plan Element have additional goals which are relevant to this 
Redevelopment Study. The major focus of the Land Use Element of Middletown Township’s Master Plan is 
the enhancement and re-invigoration of neighborhoods.

Master Plan Reexamination Report – 2009 and 2011
The 2009 and 2011 Master Plan Reexamination Reports do not make any specific references or 
recommendations related to the properties subject to this redevelopment study report or to the existing 
uses found on the Study Area properties.

Master Plan Reexamination Report – 2014
The following recommended changes to the Master Plan and Development Regulations from the 2014 
Master Plan Reexamination Report are relevant to this Redevelopment Study:
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1.  Economic Element – The Master Plan should include an Economic Element that considers all aspects of 
economic development and sustained economic vitality in the Township. 

2.  Office Professional Zones – Further examination of permitted uses in the Business Professional zone to 
foster increased occupancy at numerous vacant office buildings.

Additionally, the 2014 Master Plan Reexamination Report also identifies that the entirety of the Township 
was designated as an “Area in Need of Rehabilitation” in the late 1970s. However, due to changes to the 
LRHL at that time, the 2014 Master Plan Reexamination Report recommended the Township assesses the 
viability of the prior designation and to initiate specific rehabilitation area investigations for certain areas 
of the Township.

Master Plan Reexamination Report – 2023

1.  The need to address the Township’s affordable housing obligations per regulations established by the New 
Jersey Council on Affordable Housing was identified in the 2014 Reexamination Report and continues to 
remain valid. 

 Consistency Comment: This redevelopment plan requires affordable housing.

2.  Housing Plan for the 2024 Reexamination Report includes the following as it pertains to this 
redevelopment plan.

 Overlay Zoning. The Township is in the midst of developing a Route 36 Corridor Redevelopment Plan. 
Route 36 is an older commercial corridor with marginal commercial development, primarily constrained 
by smaller the ideal property sizes for commercial development. It is likely that the redevelopment plan 
for this corridor will consider the inclusion of multi-family residential on certain properties meeting 
certain criteria, yet to be established. In recognition of the changing economies for commercial and retail 
development, this approach could also be a consideration for future redevelopment of the Route 35 
corridor as well.

6.0 REDEVELOPMENT ACTIONS:
1. Outline of Proposed Actions:
 Construction of new structures and other improvements will take place as proposed in this Redevelopment 

Plan.  Other actions that may need to be undertaken to implement the Redevelopment Plan may include 
the clearance of dilapidated, deteriorated, obsolete or under-utilized structures or uses; provisions for 
infrastructure necessary to service and support new development and the creation and/or vacation of 
easements as may be necessary for redevelopment.

2. Provision of Improvements:
 Infrastructure improvements may include, but are not limited to gas, electric, water, sanitary and storm 

sewers, pumping station, traffic control devices, telecommunications, streets, curbs, sidewalks, street lighting, 
street trees and street furniture.  The extent of the redeveloper’s responsibilities will be outlined in the 
redeveloper’s agreement with the Township of Middletown.  All improvements shall comply with applicable 
federal, state and local law.
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3. Properties to be Acquired:
 No property acquisition on the part of the Township of Middletown is required to implement the 

Redevelopment Plan.

4. Relocation:
 No relocation actions are required to implement the Redevelopment Plan.

5.	 Inventory	and	Replacement	of	Affordable	Housing:
 The Redevelopment Area contains no housing units affordable to low and moderate income households, 

as defined pursuant to section 4 of P.L. 1985, c.222 (C.52:27D-304).  As such this Redevelopment Plan is not 
required to provide an inventory of such units.  No affordable units will be removed and no plan is required 
for the provision of replacement affordable housing as a result of the implementation of this Redevelopment 
Plan. A minimum of three affordable housing units are required to be constructed in conformance with 
applicable Department of Community Affairs regulations governing the development of affordable housing 
units.

6. Other Actions:
 In addition to the demolition and new construction, several other actions may be taken to further the goals 

of this Plan.  These actions may include, but shall not be limited to: (1) environmental remediation: and 
(2) creation and/or vacation of public utility easements and other easements and rights of way as may be 
necessary for redevelopment.

7.0 GENERAL PROVISIONS:
1. Site Plan and Subdivision Review: 
 Prior to commencement of any construction within the Redevelopment Area, a site plan prepared in 

accordance with the requirements of the Municipal Land Use Law (N.J.S.A. 0:55D-1 et seq.) and the Planning 
and Development Regulations of the Township of Middletown shall be submitted by the applicant(s) 
for review and approval by the Planning Board so that compliance with the Redevelopment Plan can be 
determined.  This shall also pertain to revisions or additions prior to, during and after completion of the 
improvements.  Applications for subdivision and site plan approval shall be in accordance with the provisions 
contained within this report and the Township requirements.

2.	 Adverse	Influences:
 No use or reuse shall be permitted, which when conducted, under proper and adequate conditions and 

safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, 
smoke, cinders, odors, dust or waste, undue noise or vibration or other objectionable features so as to be 
detrimental to the public health, safety or general welfare.

3. Non-Discrimination Provisions:
 No covenant, lease, conveyance or other instrument shall be affected or executed by the Township of 

Middletown Committee or by the developer or any of his/her successor or assignees, whereby land within the 
Redevelopment Area is restricted upon the basis of age, race, creed, color, national origin, ancestry, marital 
status, affectional or sexual orientation, gender identify or expression, disability, or sex in the sale, lease, use 
or occupancy thereof.  Appropriate covenants, running with the land forever, will prohibit such restrictions 
and shall be included in the disposition instruments.
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 Any contractor or subcontractor engaged to perform work within the Redevelopment Area shall, where 
applicable, state in all solicitations or advertisements for employees placed by or on behalf of the contractor, 
or subcontractor, that all qualified applicants will receive consideration for employment without regard to 
age, race, creed, color, national origin, ancestry, marital status, affectional or sexual orientation, gender 
identity or expression, disability, or sex in the sale lease, use or occupancy thereof.

4. Deviation Request:
 The Planning Board may grant variances allowing deviations from the regulations contained within this 

Redevelopment Plan where, by reason of exceptional narrowness, shallowness or shape of a specific piece 
of property, or by reason of exceptional topographic conditions, pre-existing structures of physical features 
uniquely affecting a specific piece of property, the strict application of any such regulation adopted pursuant 
to this Redevelopment Plan, would result in peculiar practical difficulties to, or exceptional and undue hardship 
upon, the developer of such property.

 The Planning Board may also grant such relief where the purposes of this Redevelopment Plan would be 
advanced by a deviation from the strict requirements of the plan and the benefits of the deviation would 
substantially outweigh any detriments.  No relief may be granted under the terms of this section unless such 
deviation or relief can be granted without substantial detriment to the public good and without substantial 
impairment of the intent and purpose of this Redevelopment Plan.  An application for a variance from the 
requirements of this Redevelopment Plan shall provide public notice of such application in accord with the 
requirements of public notice as set forth in N.J.S.A 40:55D-12a and b.

 Notwithstanding the above, any changes to the uses permitted in the Redevelopment Area or any 
change requiring a “d” variance in accordance with N.J.S.A. 40:55D-70 shall be permitted only means of 
an amendment of the Redevelopment Plan by the Township Committee, and only upon finding that such 
amendment would be consistent with and in furtherance of the goals and objectives of the Plan.

5. Procedure for Amending the Approved Plan:
 This Redevelopment Plan may be amended from time to time upon compliance with the requirements of State 

law.  


