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Background
Area In Need of Redevelopment Designation
The Asbury Park City Council authorized the Planning Board to conduct a preliminary
investigation of Main Street, Asbury Park in September of 2003. The Main Street
Redevelopment Study was prepared by Heyer Gruel & Associates, the Planning Board’s
professional planning consultant. The investigation concluded that the Main Street Study Area
meets the criteria necessary in order to be declared a redevelopment area.
The City Council reviewed the Planning Board’s recommendations starting on March 17, 2004.
The City Council concurred with the Planning Board’s findings that the properties identified in
the study met the statutory criteria necessary to be declared an Area in Need of
Redevelopment. However, the Council also found that certain properties within the study area
contain exclusively residential structures (no commercial uses in the structures). The City
Council determined that these exclusively residential properties should be removed from
consideration as part of a Main Street Redevelopment Area as Main Street is primarily
commercial in nature, that the exclusively residential properties identified in the study do not
have an adverse effect on the Main Street corridor, and that their exclusion from the Main
Street Redevelopment Area would not jeopardize the effective redevelopment of the Main
Street corridor.
On April 7, 2004, the City Council adopted a Resolution declaring the Main Street Study Area an
Area in Need of Redevelopment, minus the exclusively residential properties. The City Council
also directed the City Redevelopment Director along with other appropriate City staff to
prepare a redevelopment plan for the Main Street Redevelopment Area. The City hired the
firms of Urban Partners, Brown & Keener, and Charles Carmalt Transportation Planner
to undertake the redevelopment planning process.
REHABILITATION DESIGNATION, CRITERIA & PURPOSE
Block 2503 Lots 2-6 are part of an area of rehabilitation and are included in this redevelopment
plan as such.
Rehabilitation is commonly recognized as a process governed by the Local Redevelopment and
Housing Law (N.J.S.A. 40A:12A-1 et seq.)(“the Law”) that is undertaken in accordance with a
rehabilitation plan adopted by the municipality. The Law defines rehabilitation as “the repair,
reconstruction or renovation of existing structures, with or without the introduction of new
construction or the enlargement of existing structures, in any area that has been determined
to be in need of rehabilitation or redevelopment, to eliminate substandard structural or
housing conditions and arrest the deterioration of that area.” An area may be designated in

need of rehabilitation by the local governing body if it is determined that the area exhibits any
of the following conditions:
1.

A significant portion of structures in the area is in deteriorated or
substandard condition;

2.

More than half of the housing stock in the delineated area is at least 50 years old;

3.

There is a pattern of vacancy, abandonment or underutilization of properties in
the area;

4.

There is a persistent arrearage of property tax payments on properties in the area;

5.

Environmental contamination is discouraging
investment in properties in the area; or

6.

A majority of the water and sewer infrastructure in the delineated area is at
least 50 years old and is need of repair or substantial maintenance.

improvements

and

The designation of an area in need of rehabilitation may cover a neighborhood, other
delineated area or, at times, an entire municipality. The City of Asbury Park has had a city wide
designation as an area in need of rehabilitation for over 40 years. Unlike the procedures for
designating an Area in Need of Redevelopment, no public hearing is necessary for a
rehabilitation designation. Similarly, eminent domain is not allowed for properties in an area
designated as in need of rehabilitation. Once an Area in Need of Rehabilitation is designated,
the municipality may exercise the following powers:
1.
Rehabilitation, repair and improvement of both residential and nonresidential structures, done independently or as part of a redevelopment plan or
project;
2.
Redevelopment and the greater powers associated with the redevelopment
designation (except for eminent domain) provided a redevelopment plan is adopted by
ordinance for the area in need of rehabilitation; and
3.
Tax abatements and exemptions, such as five-year property tax exemptions and
abatements pursuant to the procedures and requirements of the Five-Year Exemptions and
Abatement Law (N.J.S.A. 40A:21-1 et seq.).
4.
In areas that have been designated as Areas in Need of Rehabilitation,
municipalities can prepare Rehabilitation Plans and the Governing Body may adopt an
Ordinance for that area. Block 2503, Lots 2 through 5 based on the designation of the entire
City of Asbury Park as an area in need of rehabilitation, are included in this redevelopment plan
which also is a Rehabilitation Plan. In addition, these parcels are in a UEZ zone.
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SPECIFIC ZONING REGULATIONS FOR BLOCK 2503, LOTS 1-5
Maximum height of 5 stories 60 feet with an additional penthouse of 12 feet in height permitted.
Large expanses of blank walls shall feature murals to be approved by the municipal public art
commission.
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3. REDEVELOPMENT GOALS & OBJECTIVES
The City set forth a series of general goals for the Main Street Redevelopment
Plan.

Vision, Goals, and Objectives by Character District
This section identiﬁes the vision, goals, and objectives for each of the character
districts identiﬁed in this plan. The aforementioned “overall vision, goals, and
objectives” also apply to the individual character districts described here.

Overall Vision, Goals & Objectives
• Make Main Street and east-west avenues adjacent to Main Street more
pedestrian friendly to promote interaction and movement between the east
and west sides.
• Encourage uses along Main Street that attract pedestrian activity and

Civic Core / South Gateway
Vision. This area is the core of civic life in Asbury Park, a transit-oriented
development focused around the Transportation Center, and a welcoming
gateway into the City and the waterfront. It includes a new municipal
government center, ground ﬂoor retail stores and restaurants, upper-story

implement physical improvements to the street and sidewalks to make them

residences and oﬃces, and community performing arts space. The new

safer and easier to use for the pedestrian.

buildings in this part of the city have a strong presence. They have the most

• Improve the access to and usability of the Transportation Center site and
City Hall.

innovative designs, yet they respect the architecture and views of historic
buildings such as the Post Oﬃce. Main Street Plaza, along with the green
space along the Post Oﬃce, are redesigned into usable, active public spaces for

• Improve the aesthetic appearance of properties.

residents and visitors. The Transportation Center is repaired and renovated,

• Reinvent the Street as a vital link to other major corridors and parts of the

enhanced pedestrian movements.
SUMMERFIEL

M

C

City.

with increased public programming at the station, safety improvements, and

• Identify appropriate uses for the corridor.
• Create recommendations for improved parking.
CIVIC CORE / SOUTH GATEWAY

Wesley Lake

• Ensure compliance with the State Highway Access Management Code.
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• Include the drafting of zoning regulations and traﬃc calming measures that
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• Create appropriate design guidelines.
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Goals & Objectives. The following are speciﬁc goals and objectives that this
plan sets forth for this character district.
• Municipal Building Redevelopment. Redevelop the existing Municipal
Building site into a transit-oriented development. Construct a new structure
that accommodates the needs of City government. Include buildings with
ground ﬂoor retail space, upper-ﬂoor oﬃces and residential units, and well10
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• Post Oﬃce Lighting Project. Fund, design, and install architectural accent
lighting treatment on the Post Oﬃce to enhance its appearance at night.

visitors. New buildings in this section are all constructed up to the sidewalk line
and have attractive, lively facades. Surface parking lots that once lined the street

4T

have been redeveloped so that buildings line the street. The divide created by
3RD AV

on Main Street. This gateway should be designed by a team of landscape
architects and local artists and vetted through a community process. (See
Section 8 for examples).

primarily to local residents of all races and income levels but that also draws

2ND A

• South Gateway Project. Fund, design, and construct a gateway structure

Vision. This section of Main Street is a vibrant commercial district that caters

1ST A

Street into an active and accessible public space.

Community Shopping Zone

SE

• Post Oﬃce Plaza Project. Convert the Post Oﬃce green space along Main

MONROE

multi-story structures containing retail and oﬃces uses.

• Seek Transit Village designation from NJDOT / NJ TRANSIT.

SUMMERFIEL

include Block 79 and Block 105. These blocks should be redeveloped with
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railroad tracks between the east and west sides of Main Street is bridged by new
development and streetscape treatments.
Goals & Objectives. The following are speciﬁc goals and objectives that this

Block 105 Redevelopment

plan sets forth for this character district.
• Reinforce this section of the redevelopment area as a commercial district
that caters primarily to the needs of local residents. However, it should
appeal to and draw residents who live both to the west and east of Main
Street.
• Encourage property-owners to improve their facades in accordance with the
Asbury Park Urban Enterprise Zone Design Guidelines.
• Pedestrian Sidewalk Restoration. Where surface parking lots have creeped
into the pedestrian sidewalk, the pedestrian sidewalk should be restored.

Block 79 Redevelopment
12
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• Surface Parking Redevelopment. Encourage property-owners to redevelop
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• Fire Station Rehabilitation. Relocate the ﬁre station and rehabilitate the

Asbury Avenue Gateway
Vision. This area is the principal gateway into Asbury Park. Remarkable
gateway structures welcome motorists as they travel toward Main Street. New
buildings, the roadway, and landscape elements reinforce this area as the
principal entry point into the city. Buildings in this gateway area demonstrate
vitality in design and activity. They are two to four stories tall with ground

existing structure to house a business such as a restaurant or brew pub that
includes an outdoor patio.
• Expand allowable land uses to include artist live/work space on parcels that
do not front Main Street.

ﬂoor stores and restaurants that oﬀer sidewalk dining. The divide created by
railroad tracks between the east and west sides of Main Street is bridged by new
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Goals & Objectives. The following are speciﬁc goals and objectives that this
plan sets forth for this character district.

• Asbury Avenue Public Art Project. Fund, design, and construct a public art

Asbury Avenue Gateway Redevelopment

project along Asbury Avenue near Memorial Drive. This installation should
be designed by a team of landscape architects and local artists and vetted
through a community process. The project should, in form or theme, “unite”
the divide frequently mentioned between the eastern and western parts of
Asbury Park.
• Asbury Avenue Gateway Redevelopment. Redevelop parcels along Asbury
Avenue into mixed-use structures with upper story residences and ground
ﬂoor retail. Bridge the gap between the east and west sides of Main Street
created by the railroad tracks by expanding the redevelopment area across
Memorial Avenue to include parts of Block 43 and 44. Redevelop these
parcels into mixed-use structures.
14
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Fire Station Rehabilitation

