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INTRODUCTION 

 

1.1 Preamble 

The New Jersey Municipal Land Use Law (MLUL), at N.J.S.A. 40:55D-89 contains the following statement relative to 

the periodic reexamination of a municipal Master Plan and Land Development Regulations: 

The governing body shall, at least every ten years, provide for a general reexamination of its master plan and 

development regulations by the planning board which shall prepare and adopt by resolution a report on the 

findings of such reexamination, a copy of which report and resolution shall be sent to the county planning 

board and the municipal clerk of each adjoining municipality. The first such reexamination shall have been 

completed by August 1, 1982. The next reexamination shall be completed by August 1, 1988. Thereafter, a 

reexamination shall be completed at least once every 10 years from the previous reexamination. 

Bound Brook adopted its first zoning code in 1921, prior to adoption of the 1928 zoning enabling legislation. The 

town's first Master Plan was adopted in 1932. The plan was prepared by Russell Van Nest Black, a well-regarded 

pioneer of city planning in New Jersey. The plan established six land use categories: two residential districts (one 

single-family and one multi-family); two business districts (the Main Street / Talmage Avenue corridor and a 

neighborhood business district at the intersection of Vosseller and Union Avenues); a commercial district; and an 

industrial district south of the Main Street and the railroad tracks. 

The population was projected to reach 16,000 by 1980. 

There were four grade crossings of the railroad tracks. The plan called for an underpass at Vosseller Avenue. 

The business district was considered "not generally prepossessing. The general impression is not good either as to 

appearance or as to quality and range of merchandise". 

The Raritan River was considered "too polluted to be attractive or safe" and the plan identified a large deficit in 

recreational opportunities. 

The Borough subsequently updated its Master Plan in 1954, with the assistance of Robert Catlin. At that time, 10% 

of the population had been born in either Italy or Poland. There were 1,196 single-family housing units — 68% of 

the housing stock. About 25% of the population lived in two-family units; 15% lived in apartment complexes; and 

7% lived in mixed-use buildings with ground-floor commercial. There was still considerable vacant land — 21% 

of the Borough's land area. The only large remaining industry was the Silvray Company, located where the Brook 

Industrial Park is now. It employed 200 people. 

The land use plan was relatively simple, with seven designations: two single-family detached districts (Al = 15,000 

square foot lots, A2 = 6,000 square foot lots); a multifamily district; three commercial districts (Cl = Business - Retail/ 

Services; C2 = Business - CBD; C3 = Business / Limited Industry); and an industrial district. 
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The population was projected to grow to 10,500, living in 3,500 dwelling units. 

The plan called for a new civic center, to be built at the intersection of Mountain Avenue and East 2nd Street. It also 

called for the widening of several streets, to increase capacity, namely Tea Street, Vosseller Avenue and a new road 

through what is now Billian Park. 

The plan was again updated in 1963; an update to the Land Use Element of the Master Plan was adopted in 1978, also 

prepared with the assistance of Robert Catlin. A Re-examination Report was adopted in May of 1983. 

The most recent edition of the full Master Plan - addressing both the required master plan elements (goals and 

objectives, land use plan and housing plan) as well as the then optional elements (circulation plan, utility service 

plan, community facilities plan, recreation plan, conservation plan, economic development plan and historic 

preservation plan) was adopted in 1988. 

In February of 1996, the Borough adopted the Tea Street / Middle Brook Redevelopment Plan, with an amendment to 

the Land Use Element of the Master Plan. This redevelopment plan was substantially amended in July of 2008. The 

ShopRite shopping center and the Queens Gate apartments were developed in accordance with this redevelopment 

plan. 

Following the catastrophic flooding event caused by Hurricane Floyd in November of 1999, when flood waters 

reached a 42-foot elevation, the Borough designated extensive areas "in need of redevelopment" in the southern part 

of town. Redevelopment Plans for Area 1 and 2 were adopted in 2000, substantially changing the planning framework 

in those areas. The plan for Area 2 was substantially amended in 2008, radically reducing the size of the area 

subject to the plan. The plan for Area 1 was partially amended in 2012, without changes to its boundaries; and more 

substantially amended in 2015. Additional, targeted amendments have been adopted for both redevelopment areas 

since then. 

Bound Brook's downtown was subject to many flooding events over the years. The entire southern part of the 

Borough, including the Main Street area, lies within the Raritan River flood plain and its tributaries, the Middle 

Brook and the Bound Brook, that comprise the western and eastern boundaries of the Borough. 

The US Army Corps of Engineers (USACE) addressed these flooding problems through the Green Brook Flood Control 

Project, designed to provide protection from a 150-year flood event. Flood control protection is now in place on either 

side of the downtown, with a system of levees, flood walls, flood gates, pumping stations and designated "over 

topping" areas. In July of 2016, most privately-owned properties in the Borough's low lying areas were removed from 

the floodplain and are no longer subject to flood proofing and flood insurance requirements. See Section 2.2. 

The Borough was an active participant for many years in the State of New Jersey's smart growth planning efforts, 
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having received Center Designation (jointly with South Bound Brook) from the New Jersey State Planning 

Commission in 2000. These actions were intended to redirect State resources to the downtown area and, in turn 

attract private investment. 

The Borough continues to be well positioned from a planning perspective with respect to current state and county 

strategic planning frameworks — the Borough's planning and regulatory documents are closely aligned with the 

intent and goals of the county and state documents. 

In March of 2003, the Planning Board adopted a Master Plan Re-examination Report containing a new historic 

preservation framework, as well as extensive proposed amendments to the Borough's Land Use regulations. 

A Housing Plan Element and Fair Share Plan was also adopted at the same time. 

Also in 2003, the Borough successfully petitioned the NJ Department of Transportation and NJ Transit to be 

recognized with Transit Village designation. The Transit Village program recognizes communities that have adopted 

planning and zoning frameworks that support and further encourage transit ridership. Designated Transit Village 

communities are intended to have priority access to state funding and technical assistance for projects within the 

designated Transit Village areas. 

New Jersey's Transit Village program loosely defines a passenger rail-oriented transit village as the area encompassed 

within the' mile area around the train station. In the case of Bound Brook, this' mile radius encompasses the entire 

downtown area and the area north of the downtown, all the way up to the Union Avenue / NJ Route 28 corridor. It 

also encompasses the largely undeveloped area south of the tracks, all the way down to the Raritan River — an area 

that is both flood prone and encumbered by both passenger and freight railroad right-of-ways. 

As such, and relative to other Transit Villages, Bound Brook is at a disadvantage, in the sense that conventional transit-

oriented land development can occur only in roughly half the transit facility's catchment area. That notwithstanding, 

Bound Brook's transit-oriented redevelopment framework addresses the entirety of the transit village catchment 

area, albeit with different redevelopment strategies: a conservation, recreation and historic preservation-oriented 

strategy for the physically constrained and flood prone areas along the river; and a more conventional residential and 

commercial-oriented redevelopment strategy for the flood protected areas on higher ground. 

In August of 2007, the Planning Board adopted a Re-examination Report and master plan amendment of the Land 

Use Element of the Borough's Master Plan. This 18-page report deals almost exdusively with flood protection and 

stormwater runoff issues in the low-lying areas of the Borough, along with design guidelines for the downtown area. 

More recently, in February of 2012, the Planning Board adopted the Downtown Urban Design Plan as an element of the 

Master Plan. This plan provides a detailed development framework for the entire downtown area, extending to the riverfront. 
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In August of 2014, the Borough adopted extensive amendments to the Land Development Regulations for the B-R 

district in an effort to facilitate implementation of certain elements of the downtown plan. 

In 2015, the Planning Board adopted a Riverfront Access Plan as an element of the Borough's Master Plan. This plan 

element provides a blueprint for enhancing public access to the Raritan riverfront and for improving pedestrian and 

bicycle connections along the riverfront, as well as between the downtown and the riverfront. 

While considerable planning attention has been dedicated over the years to certain parts of the Borough — the 

low lying areas that were severely flooded in 1999, as well as the area between Tea Street and the Middle Brook, 

designated as Redevelopment Area 3 — no comprehensive reexamination of the Borough's overall planning 

framework and land development regulations has taken place since 1988. 

The downtown area has benefitted from considerable planning analysis and scrutiny, and on-going downtown 

revitalization efforts enjoy state-of-the-art land development regulations. However, the rest of the Borough (outside 

the designated redevelopment areas) has not benefitted from a comparable level of attention, and is subject to 

aging and possibly counter-productive land use policies and development regulations that now require a thorough 

reexamination and reassessment. 

1.2 Statutory Requirements 

The MLUL requires consideration of the following five areas (N.J.S.A. 40:55D-89a-e) within the Reexamination 

Report: 

a. Identify major problems and objectives relating to land development in the municipality at the time of 

the adoption of the last reexamination report. 

b. The extent to which such problems and objectives have increased or been reduced subsequent to such 

date. 
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c. The extent to which there have been significant changes in the assumptions, policies, and objectives 

forming the basis for the master plan or development regulations as last revised, with particular 

regard to the density and distribution of population and land uses, housing conditions, circulation, 

conservation of natural resources, energy conservation, collection, disposition, and recyding 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, including 

underlying objectives, policies and standards, or whether new development regulations or plan 

elements 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.L. 1992 c.79 (NJSA 40A:12A-1 et 

seq) into the land use plan element of the municipal master plan, and recommended changes, if any, in 

the local development regulations necessary to effectuate the redevelopment plans of the municipality. 

These five areas define the broad scope of inquiry for the reexamination effort. 

While it has become a tradition among planners in New Jersey to organize municipal master plan reexamination 

reports according to these five topics, we do not believe this is the best way to present the relevant material, as it 

does not lend itself to adequately cover the numerous inter-relationships and inter-dependencies found between 

the topics. Accordingly, this master plan reexamination report, while thoroughly covering the five topics listed 

in the statute, will follow alternate organizing principles, that in our opinion do more justice to the complex web 

of considerations that municipal planning must address. The five topics will be referenced and addressed in the 

appropriate locations, but will not constitute the organizing framework. 

1.3 Community Survey and Public Outreach 

A community survey / questionnaire was launched in the Fall of 2016 to solicit public opinion on planning-related 

issues and help gauge the priorities of residents and businesses in addressing immediate issues and in shaping a 

longer-term vision for the Borough's land use policies. 

The survey instrument was administered electronically, using Survey Monkey. Links to the survey were prominently 

posted on the home page of the Borough website. Both an English-language and a Spanish-language version were 

available. Flyers alerting the public to the survey were distributed at community events and placed at prominent 

locations. Paper copies of the survey were also available and distributed at community meetings. 

The complete survey, consisting of 25 questions, including multiple-choice and open-ended questions, can be found 

in Appendix A, along with a more detailed summary of the results. 
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A total of 206 responses were received, including three responses to the Spanish-language version. 

The results of the survey must be viewed with caution — the respondents were self-selected, not randomly selected, 

and therefore they do not necessarily mirror the entire community. For example, % of the respondents were female; 

there were no responses in the 0-18 age cohort, and only 8% in the 19-29 cohort and 15% in the over 60 cohort. 

Similarly, % of the respondents are homeowners, whereas 50% of Borough residents rent their home. 

As such, some demographic segments are under-represented, while others are over-represented. 

That notwithstanding, the results of the survey provide a valuable window into community perceptions and opinions 

relative to land use and other planning-related issues. 

In general, it can be said that the respondents have mixed feelings about the current conditions in the community and 

about where it seems to be heading. 

When asked to describe Bound Brook in one word, respondents used "community", "nice", "quaint", "historic" and 

"potential", but also "dirty", "lacking", "expensive" and "divided". 

When asked to describe Bound Brook in 10 words or less, respondents mentioned "experiencing a revival", "has 

great potential", "diverse and energetic" and "centrally-located", but also "seedy downtown", "absentee landlords", 

"needs face lift" and "unfocused". 

As mentioned, 68% of respondents own their own home; 4% are commercial property owners; 10% work in Bound 

Brook; and 5% own businesses. 

Respondents live in many of the Borough's neighborhoods. 

In terms of household size, 15% are one-person households, 24% are two-person, 23% are three-person, 25% are four-

person and 19% are from households with five or more members. 

Many respondents are long time residents - 39% have lived in town for 20 or more years, while another 33% have 

lived in town for over 5 years. But there are also more recent arrivals, as 11% have lived less than one year, and 44% 

less than 5 years. 

Of those who work in town, 50% have done so for less than one year; and 76% have done so for less than 10 years. 

Less than half (47%) of respondents have children. Those who do had 54 students enrolled in the public schools, 

while 26 were enrolled in private or parochial schools. 

Everyone shops in town, but only 3% of respondents shop exclusively downtown, while 79% shop exdusively along 

Union Avenue and 18% shop at both locations. From a planning perspective, this has two important implications: 

BOUND BROOK Master Plan Reexamination Report 2017

A total of 206 responses were received, including three responses to the Spanish-language version.

The results of the survey must be viewed with caution — the respondents were self-selected, not randomly selected, 

and therefore they do not necessarily mirror the entire community. For example, 2/3 of the respondents were female; 

there were no responses in the 0-18 age cohort, and only 8% in the 19-29 cohort and 15% in the over 60 cohort. 

Similarly, 2/3 of the respondents are homeowners, whereas 50% of Borough residents rent their home.

As such, some demographic segments are under-represented, while others are over-represented.

That notwithstanding, the results of the survey provide a valuable window into community perceptions and opinions 

relative to land use and other planning-related issues.

In general, it can be said that the respondents have mixed feelings about the current conditions in the community and 

about where it seems to be heading.

When asked to describe Bound Brook in one word, respondents used “community”, “nice”, “quaint”, “historic” and 

“potential”, but also “dirty”, “lacking”, “expensive” and “divided”. 

When asked to describe Bound Brook in 10 words or less, respondents mentioned “experiencing a revival”, “has 

great potential”, “diverse and energetic” and “centrally-located”, but also “seedy downtown”, “absentee landlords”, 

“needs face lift” and “unfocused”.

As mentioned, 68% of respondents own their own home; 4% are commercial property owners; 10% work in Bound 

Brook; and 5% own businesses.

Respondents live in many of the Borough’s neighborhoods.

In terms of household size, 15% are one-person households, 24% are two-person, 23% are three-person, 25% are four-

person and 19% are from households with five or more members.

Many respondents are long time residents – 39% have lived in town for 20 or more years, while another 33% have 

lived in town for over 5 years. But there are also more recent arrivals, as 11% have lived less than one year, and 44% 

less than 5 years.

Of those who work in town, 50% have done so for less than one year; and 76% have done so for less than 10 years.

Less than half (47%) of respondents have children. Those who do had 54 students enrolled in the public schools, 

while 26 were enrolled in private or parochial schools.

Everyone shops in town, but only 3% of respondents shop exclusively downtown, while 79% shop exclusively along 

Union Avenue and 18% shop at both locations. From a planning perspective, this has two important implications: 

INTRODUCTION						       	     page 1-6



BOUND BROOK  Master Plan Reexamination Report 2017 

 

INTRODUCTION 

 

the need to diversify and increase shopping opportunities downtown, and the need to re-examine the zoning, 

development regulations and urban design framework for the Union Avenue corridor, with a view towards 

improving the pedestrian and shopping experiences. 

Respondents are not happy with existing retail and personal services in the Borough. When asked to rank these on a 

scale of 1 to 10, with 10 = Exceptional and 1= Unsatisfactory, 69% of responses fell within the 3 to 7 range, and 20% 

chose either 1 or 2. 

When asked where they shop for groceries for home, 90% of respondents indicated the ShopRite on Union Avenue. 

Other popular grocery stores are the Wegman's (15%) and Costco (11%), both in Bridgewater, as well as the local 

farmers market (6%). 

When asked where they are most likely to go to eat out, respondents indicated a few local eateries, but many more 

restaurants in some of the surrounding towns. 

Respondents had many suggestions for the types of additional businesses they would you like to see in Bound Brook, 

such as more and better restaurants, kid-oriented activities, a movie theatre, coffee shops, bar/pub/brewery, art 

studios, professional offices, book store, fish market and many others. 

While many of these uses can be accommodated within existing buildings, others require larger building footprints 

that might be difficult to accommodate in the Borough. Nevertheless the respondents were clear in indicating a desire 

for a much more diversified, and to a certain extent more upmarket range of goods and services. 

It is also dear, both from the survey and from the analysis of consumer expenditures and other economic data, that 

a significant "retail leakage" is occurring, that is to say, residents spend a significant amount of discretionary and 

non-discretionary dollars purchasing goods and services from business located in surrounding towns — because those 

goods and services are not available in the Borough. 

Only 28% of respondents participate in Bound Brook's recreational programs. Perhaps as a result of the low 

participation rate, 58% indicated that they did not see the need for additional recreational facilities and/or programs. 

Of those who participate in the Borough's recreational programs, soccer, swimming, wrestling and basketball were 

the most popular activities. 

Suggestions for additional recreational facilities and/or programs induded active recreation, such as more soccer, 

adult yoga and fitness dasses, lacrosse, field hockey, volleyball and gymnastics; and also a desire for walking and 

bicycle paths along the river, kayaking, and nature and history walks. 

Only Y3  of respondents were aware that the Borough has adopted a Riverfront Access Plan that calls for improved 
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public access to the riverfront, pedestrian and bicycle trails along the riverfront and throughout the Borough, and a 

put-in and storage facility for kayaks and canoes. 

But 65% of respondents consider it very important 

to improve public access to the riverfront for 

bicycling and walking. And 61% consider it very 

important to allow public access to the paths 

on top of the flood levees as a way to provide 

opportunities for bicycling and walking. 

The personal vehicle is overwhelmingly (94%) 

the primary means of transportation within the 

Borough, although 6% also walk and 1% cyde. 

Generally, people think Bound Brook is a safe 

place to drive, walk and bicycle: 80% think it is very safe to drive; while 46% think it is very safe to walk and bicycle. 

Walking conditions were rated good (44%) or fair (33%); biking conditions were also rated good (33%) or fair (43%). 

When asked to rate a variety of conditions in the Borough, respondents were happy with the overall quality of life 

(% rated it excellent or good), with public safety (58% excellent or good), and with access to the train station (78% 

excellent or good); but expressed dissatisfaction with the overall physical appearance of streets, parks and private 

properties (64% fair or poor), the business mix (2/3 fair or poor), the existing shopping options (86% fair or poor), 

access to information about local services and community events 

(60% fair or poor) and private property maintenance (57% fair or 

poor). Responses to other conditions were more evenly distributed, 

indicating lesser consensus. 

When asked to rank a wide variety of possible initiatives, 70% of 

respondents considered it a "high priority" to create programs to up-

grade existing run-down housing; other high priority items indude 

promoting the Downtown Arts District and downtown special events 

(63%), increasing code enforcement and property maintenance (58%), 

creating community gardens on vacant public lands (52%), creating 

more public spaces with more community activities (50%), planting 

more street trees and improve public landscaping (49%), encouraging 

"green streets" (47%), and reducing vehicular speed and cut-through 

traffic (45%). 
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Other priority items indude creating a nature preserve on the publicly-owned lands adjacent to the Middle Brook, 

north of Union Avenue (84% high or medium priority), adopt land use policies to bring more jobs to town (86% high 

or medium priority), allow mixed-use buildings with retail, small offices and residential along Union Avenue (78% 

high or medium priority), remove zoning restrictions to private investments in green building features (76% high or 

medium), provide incentives to property owners that voluntarily install sustainable stormwater management devices 

(77% high or medium priority), and install new pedestrian and bicycle bridges over the Bound Brook and the Middle 

Brook (75% high or medium priority). 

When asked to list their top three priorities, if they were in charge of making decisions for the Borough, respondents 

mentioned a long list of improvements that generally echoed the responses from some of the other questions, such as 

attracting new businesses and ratables; greening streetscapes; increased code enforcement, zoning enforcement and 

property maintenance; improving the appearance of public spaces; providing access to the riverfront; and adding 

bike lanes and pedestrian improvements. 

When asked to name features they have seen in other towns that should be emulated in Bound Brook, respondents 

also mentioned a variety of possible initiatives, such as creating pedestrian precincts (similar to Division Street 

in Somerville); adding community gardens; renovating the train station; better sidewalks and cross-walks; more 

attractive public spaces; more walking trails; greater retail variety; and more stringent code enforcement. 

The complete list of suggestions can be found in Appendix A. 

The land use and planning implications of the community survey are discussed in Section 2.4.4; some may be 

translated into land use and other regulatory actions in a future Land Use Plan Amendment. 
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2.1 Regional Location and Context 

The Borough of Bound Brook is located in Central New Jersey, in Somerset County, on the north side of the Raritan 

River, along a dramatic, 90-degree bend. Along its eastern border runs the Green Brook, into which flow the Bound 

Brook (also known as the Boundary Brook) and the Ambrose Brook. Along its western border runs the Middle Brook. 

The Delaware & Raritan Canal runs along the southern bank of the Raritan River. 

1-287 runs immediately west of the Borough; US Route 22 runs immediately north, separating a small portion of the 

Borough. NJ Route 28 bisects the Borough. In the southernmost part of the Borough, between Main Street and the 

Raritan River, are located both active, and non-active passenger and freight rail lines. 

Bridgewater Township is the immediate neighbor to the west and north; Middlesex Borough is the immediate 

neighbor to the east; and South Bound Brook is the immediate neighbor to the south, across the Raritan River. 

2.2 Natural Features 

Bound Brook is physically defined by the three water bodies named above, which also constitute natural boundaries 

between the Borough and its immediate neighbors. The Middle Brook and its floodplain defines the municipal 

boundary to the west; the Bound Brook, and its floodplain, defines a portion of the municipal boundary to the east; 

and the Raritan River defines the municipal boundary to the south. 

There are other smaller water bodies in the Borough, namely Windsor Brook and Piedmont Brook. 

The area south of Union Avenue slopes gently downwards towards 

the Raritan and the feeder streams. Main Street is generally at 

elevation 40 feet. The area north of Union Avenue slopes gently 

upwards towards the Watchung Mountains, to the north, reaching 

elevation 200 north of Route 22. The western end of Union Avenue is 

at elevation 140; the eastern end at elevation 60. 

Bound Brook is part of the Piedmont plateau, a lowland consisting of 

gently rounded hills separated by wide valleys, with some ridges and 

isolated hills. In terms of the underlying geology, the entire Borough 

sits on the Triassic formation (Mesozoic). 

The predominant soil types are silt loams (Bowmansville, Penn, 

Parsipanny, Rowland, Raritan and Neshaminy-Mt Lucas), as well as 

sandy loams (Dunellen) and "urban land". 
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2.1 Regional Location and Context

The Borough of Bound Brook is located in Central New Jersey, in Somerset County, on the north side of the Raritan 

River, along a dramatic, 90-degree bend. Along its eastern border runs the Green Brook, into which flow the Bound 

Brook (also known as the Boundary Brook) and the Ambrose Brook. Along its western border runs the Middle Brook. 

The Delaware & Raritan Canal runs along the southern bank of the Raritan River.

I-287 runs immediately west of the Borough; US Route 22 runs immediately north, separating a small portion of the 

Borough. NJ Route 28 bisects the Borough. In the southernmost part of the Borough, between Main Street and the 

Raritan River, are located both active, and non-active passenger and freight rail lines.

Bridgewater Township is the immediate neighbor to the west and north; Middlesex Borough is the immediate 

neighbor to the east; and South Bound Brook is the immediate neighbor to the south, across the Raritan River.

2.2 Natural Features

Bound Brook is physically defined by the three water bodies named above, which also constitute natural boundaries 

between the Borough and its immediate neighbors. The Middle Brook and its floodplain defines the municipal 

boundary to the west; the Bound Brook, and its floodplain, defines a portion of the municipal boundary to the east; 

and the Raritan River defines the municipal boundary to the south.

There are other smaller water bodies in the Borough, namely Windsor Brook and Piedmont Brook.

The area south of Union Avenue slopes gently downwards towards 

the Raritan and the feeder streams. Main Street is generally at 

elevation 40 feet. The area north of Union Avenue slopes gently 

upwards towards the Watchung Mountains, to the north, reaching 

elevation 200 north of Route 22. The western end of Union Avenue is 

at elevation 140; the eastern end at elevation 60. 

Bound Brook is part of the Piedmont plateau, a lowland consisting of 

gently rounded hills separated by wide valleys, with some ridges and 

isolated hills. In terms of the underlying geology, the entire Borough 

sits on the Triassic formation (Mesozoic).

The predominant soil types are silt loams (Bowmansville, Penn, 

Parsipanny, Rowland, Raritan and Neshaminy-Mt Lucas), as well as 

sandy loams (Dunellen) and “urban land”.  
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The climate is continental, with maximum summer temperatures generally in the mid to upper 90's and winter 

temperatures generally not below 10 degrees Fahrenheit for extended periods of time. The average annual 

precipitation is 45 to 50 inches, with rainfall heaviest in July, August and September, and around 30 thunderstorms 

annually. 

The average length of the growing season is 169 days. 

The Environmental Features Map  shows the generalized location of state-regulated natural features, namely 

freshwater wetlands and natural habitats for sensitive wildlife species, according to New Jersey Department of 

Environmental Protection (NJDEP) mapping. This mapping is generalized and should not be used for site-specific 

purposes. The wetlands, as might be expected, are associated with the stream corridors. Three types of habitat are 

identified in Bound Brook: Rank 1 ("generally suitable as wildlife habitat"), Rank 2 ("special concern") and Rank 4 

("state-listed endangered species"). 

The NJDEP habitat mapping has limitations and is of limited use for detailed planning purposes. Areas identified as 

rank 1 include the railroad rights of-way and a substantial urbanized area along the south side of Union Avenue. The 

area identified as rank 2, of special concern, is Billian Park, which occupies a former municipal landfill. Finally, the 

areas identified as rank 4 are located along the stream corridors. 

The same map also shows the location of 26 "known contaminated sites". These sites are all located along two 

corridors: Union Avenue and Main Street / Talmage Avenue. Many are current or former deaners and gas stations / 

auto service stations. Even after remediation, these sites frequently present limitations to redevelopment as a result of 

engineering controls imposed through deed restrictions on the properties. 

Not shown on the map is Brook Industrial Park, a 4.5-acre remediated US Environmental Protection Agency 

(USEPA) Superfund site. Chemical spills and groundwater contamination from dioxin caused the site to be placed 

on the USEPA's National Priority List in 1989. The site is subject to on-going monitoring and continues to be used 

for various industrial activities. Also not shown are sites that abut the railroad tracks. Many are contaminated by 

chemical products, such as creosote, used to preserve the railroad ties. Redevelopment of these sites is subject to 

special NJDEP permits, which may constrain re-grading and excavation, and increase the cost of site preparation. 

The FEMA Flood Insurance Rate Map  shows those areas subject to flooding. Areas in the floodway include the 

Middle Brook Preserve and lands along the banks of the Middle Brook and Raritan River. Areas in the 100-year 

floodplain indude the rear of the West Main Street neighborhood, induding Rock Machine Park, the decommissioned 

railroad rights-of-way, and an area towards the eastern end of Union Avenue. Areas in the 500-year floodplain include 

the ShopRite shopping center, the Bound Brook apartments, the Hanken Road / Verona Place neighborhood, and an 

area along 2nd  Street. 
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The climate is continental, with maximum summer temperatures generally in the mid to upper 90’s and winter 

temperatures generally not below 10 degrees Fahrenheit for extended periods of time. The average annual 

precipitation is 45 to 50 inches, with rainfall heaviest in July, August and September, and around 30 thunderstorms 

annually.

The average length of the growing season is 169 days.

The Environmental Features Map shows the generalized location of state-regulated natural features, namely 

freshwater wetlands and natural habitats for sensitive wildlife species, according to New Jersey Department of 

Environmental Protection (NJDEP) mapping. This mapping is generalized and should not be used for site-specific 

purposes. The wetlands, as might be expected, are associated with the stream corridors. Three types of habitat are 

identified in Bound Brook: Rank 1 (“generally suitable as wildlife habitat”), Rank 2 (“special concern”) and Rank 4 

(“state-listed endangered species”).

The NJDEP habitat mapping has limitations and is of limited use for detailed planning purposes. Areas identified as 

rank 1 include the railroad rights of-way and a substantial urbanized area along the south side of Union Avenue. The 

area identified as rank 2, of special concern, is Billian Park, which occupies a former municipal landfill. Finally, the 

areas identified as rank 4 are located along the stream corridors.

The same map also shows the location of 26 “known contaminated sites”. These sites are all located along two 

corridors: Union Avenue and Main Street / Talmage Avenue. Many are current or former cleaners and gas stations / 

auto service stations. Even after remediation, these sites frequently present limitations to redevelopment as a result of 

engineering controls imposed through deed restrictions on the properties. 

Not shown on the map is Brook Industrial Park, a 4.5-acre remediated US Environmental Protection Agency 

(USEPA) Superfund site. Chemical spills and groundwater contamination from dioxin caused the site to be placed 

on the USEPA’s National Priority List in 1989. The site is subject to on-going monitoring and continues to be used 

for various industrial activities. Also not shown are sites that abut the railroad tracks. Many are contaminated by 

chemical products, such as creosote, used to preserve the railroad ties. Redevelopment of these sites is subject to 

special NJDEP permits, which may constrain re-grading and excavation, and increase the cost of site preparation. 

The FEMA Flood Insurance Rate Map shows those areas subject to flooding. Areas in the floodway include the 

Middle Brook Preserve and lands along the banks of the Middle Brook and Raritan River. Areas in the 100-year 

floodplain include the rear of the West Main Street neighborhood, including Rock Machine Park, the decommissioned 

railroad rights-of-way, and an area towards the eastern end of Union Avenue. Areas in the 500-year floodplain include 

the ShopRite shopping center, the Bound Brook apartments, the Hanken Road / Verona Place neighborhood, and an 

area along 2nd Street.
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The same map also shows the levee system and the vast areas that now have a reduced flooding risk, as a result of 

Green Brook Flood Control Project by the US Army Corps of Engineers. These include virtually the entire area south of 

2nd  Street, induding all of the downtown and most of Billian Park. 

2.3 Neighborhoods, Districts and Corridors 

The Borough can be viewed as a series of neighborhoods, districts and corridors, each with its own character. See 

Neighborhoods, Census Tracts and Census Blocks Map.  Some areas have a stronger and more distinct character, 

others less so. 

The boundaries of each neighborhood are somewhat subjective, while taking into account both the character of the 

area (lot sizes, lot configurations, general land use) and, to the extent possible, the boundaries of the areas used by US 

Census to collect and tabulate data. The large tracts of open space were not included. 

Bound Brook is divided into three census tracts (CT): CT 511 is the area south of Union Avenue and east of Vosseller 

Avenue; CT 512 is the area west of Vosseller Avenue and south of West Main Street; finally, CT 513 is the area north 

of Union Avenue and east of Vosseller Avenue. Bound Brook is further divided into 70 census blocks, which are 

subdivisions within census tracts. See Table 1. Having census data available at the tract and block level provides a 

much richer characterization of each neighborhood. 

Table 1— Neighborhoods and Census Blocks 

Neighborhood Census Blocks 

Northside 1000-1002 

Piedmont 1004-1019, 1024-1025 

Central 2000-2008 

Thompson Avenue 1000-1006, 1008, 1010 

Union Avenue - West 1009, 1011-1015, 1023, 2000-2002, 2009-2011 

Union Avenue - East 1023, 1026, 2012 

Old Town 1001-1003, 1006, 1006-1012, 2000, 2006-2008 

High Street 2001-2005, 2009-2011 

Codrington 2004-2005, 2007-2021 

Historic Downtown 1004-1005, 1013-1014, 1017-1018, 1021-1023, 2015, 2018 

West End 2012-2014, 2017-2018, 3005, 3007-3008, 3010-3011, 3013-3016, 3020 

West Main 3000-3003 

Talmage Avenue 2019, 3004, 3009 

Thirteen neighborhoods were identified, as follows: 

Northside 

Located North of Route 22, and connected to the rest of the Borough only by Mountain Avenue, this small 

residential subdivision is functionally more a part of Bridgewater. It consists entirely of single-family homes, 
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The same map also shows the levee system and the vast areas that now have a reduced flooding risk, as a result of 

Green Brook Flood Control Project by the US Army Corps of Engineers. These include virtually the entire area south of 

2nd Street, including all of the downtown and most of Billian Park.

2.3 Neighborhoods, Districts and Corridors

The Borough can be viewed as a series of neighborhoods, districts and corridors, each with its own character. See 

Neighborhoods, Census Tracts and Census Blocks Map. Some areas have a stronger and more distinct character, 

others less so.

The boundaries of each neighborhood are somewhat subjective, while taking into account both the character of the 

area (lot sizes, lot configurations, general land use) and, to the extent possible, the boundaries of the areas used by US 

Census to collect and tabulate data. The large tracts of open space were not included.

Bound Brook is divided into three census tracts (CT): CT 511 is the area south of Union Avenue and east of Vosseller 

Avenue; CT 512 is the area west of Vosseller Avenue and south of West Main Street; finally, CT 513 is the area north 

of Union Avenue and east of Vosseller Avenue. Bound Brook is further divided into 70 census blocks, which are 

subdivisions within census tracts. See Table 1. Having census data available at the tract and block level provides a 

much richer characterization of each neighborhood.

Table 1 — Neighborhoods and Census Blocks

Neighborhood Census Blocks

Northside 1000-1002

Piedmont 1004-1019, 1024-1025

Central	 2000-2008

Thompson Avenue 1000-1006, 1008, 1010

Union Avenue - West 1009, 1011-1015, 1023, 2000-2002, 2009-2011

Union Avenue - East 1023, 1026, 2012

Old Town 1001-1003, 1006, 1006-1012, 2000, 2006-2008

High Street 2001-2005, 2009-2011

Codrington 2004-2005, 2007-2021

Historic Downtown 1004-1005, 1013-1014, 1017-1018, 1021-1023, 2015, 2018

West End 2012-2014, 2017-2018, 3005, 3007-3008, 3010-3011, 3013-3016, 3020

West Main 3000-3003

Talmage Avenue 2019, 3004, 3009

Thirteen neighborhoods were identified, as follows:

Northside	

Located North of Route 22, and connected to the rest of the Borough only by Mountain Avenue, this small 

residential subdivision is functionally more a part of Bridgewater. It consists entirely of single-family homes, 
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on lots of between 1.5 and 5 acres. 

Piedmont 

Located south of Route 22 and north of Union Avenue, this residential neighborhood was developed as a 

series of subdivisions in the early part of the 20th Century. Lots range from ih acre to Y3  acre, with 1/4  acre to 

1/6  acre lots closer to Union Avenue. The curving streets were designed in the picturesque fashion popular in 

the early part of the 20th Century, but largely without the cul-de-sacs that later became a standard feature of 

the suburban landscape. 

Central 

This neighborhood stretches east from upper Vosseller Avenue to Winsor Street and south to Union Avenue. 

A predominantly single-family neighborhood, it also indudes the Smalley School and the recreational 

complex at La Monte fields. 

Thompson Avenue 

Located north of Union Avenue and west of Vosseller Avenue, this area was developed post WWII. It 

indudes blocks with smaller lot single-family housing (50 x 125 foot lots); the small lot neighborhood of 

Crescent Drive and Cedarcrest Drive (25 x 100 foot lots); a few blocks of slightly larger lots (1/4  acre) along 

Helfen Street; Northbrook Village, a townhouse project on Thompson Avenue; and Queens Gate, a very 

recent, 140-unit rental project in three, three-story buildings behind the shopping center. 

Union Avenue — West 

Comprising both sides of NJ Route 28, the western end of this corridor has a 1980's flavor, with strip 

commercial, auto-oriented uses and larger floor-plate retail, such as the shopping center and the building 

until recently occupied by Efinger Sporting Goods store. It also includes the Bound Brook Apartments, a 

large rental housing complex, as well as commercial uses on smaller lots, converted from single-family 

residential. 

Union Avenue — East 

The eastern half of the Union Avenue corridor has a late 19th Century character, with churches and other 

civic uses, such as the High School, and large, stately former single-family structures converted to offices 

and retail / service uses. 

Old Town 

Adjacent to Billian Park and to the historic downtown, this is the area north of East 2nd Street, east of 

Church Street and south of East Union Avenue. An older area, it is characterized by a mix of housing types, 

induding single-family, two-family and multi-family housing, along with commercial uses, and civic 

uses — the post office, library, city hall and St Joseph's church. Some single-family structures have been 

converted to commercial uses. Many lots are in the 7,500 to 10,000 square foot range. 
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on lots of between 1.5 and 5 acres.

Piedmont	

Located south of Route 22 and north of Union Avenue, this residential neighborhood was developed as a 

series of subdivisions in the early part of the 20th Century. Lots range from ½ acre to 1/3 acre, with ¼ acre to 

1/6 acre lots closer to Union Avenue. The curving streets were designed in the picturesque fashion popular in 

the early part of the 20th Century, but largely without the cul-de-sacs that later became a standard feature of 

the suburban landscape.

Central 	

This neighborhood stretches east from upper Vosseller Avenue to Winsor Street and south to Union Avenue. 

A predominantly single-family neighborhood, it also includes the Smalley School and the recreational 

complex at La Monte fields.

Thompson Avenue	

Located north of Union Avenue and west of Vosseller Avenue, this area was developed post WWII. It 

includes blocks with smaller lot single-family housing (50 x 125 foot lots); the small lot neighborhood of 

Crescent Drive and Cedarcrest Drive (25 x 100 foot lots); a few blocks of slightly larger lots (1/4 acre) along 

Helfen Street; Northbrook Village, a townhouse project on Thompson Avenue; and Queens Gate, a very 

recent, 140-unit rental project in three, three-story buildings behind the shopping center.

Union Avenue — West	

Comprising both sides of NJ Route 28, the western end of this corridor has a 1980’s flavor, with strip 

commercial, auto-oriented uses and larger floor-plate retail, such as the shopping center and the building 

until recently occupied by Efinger Sporting Goods store. It also includes the Bound Brook Apartments, a 

large rental housing complex, as well as commercial uses on smaller lots, converted from single-family 

residential.

Union Avenue — East	

The eastern half of the Union Avenue corridor has a late 19th Century character, with churches and other 

civic uses, such as the High School, and large, stately former single-family structures converted to offices 

and retail / service uses.

Old Town

Adjacent to Billian Park and to the historic downtown, this is the area north of East 2nd Street, east of 

Church Street and south of East Union Avenue. An older area, it is characterized by a mix of housing types, 

including single-family, two-family and multi-family housing, along with commercial uses, and civic 

uses — the post office, library, city hall and St Joseph’s church. Some single-family structures have been 

converted to commercial uses. Many lots are in the 7,500 to 10,000 square foot range.
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High Street 

Located along West Franklin Street and High Street, this is a primarily residential neighborhood of single- 

family and two-family housing. 

Codrington 

Located south of Union Avenue, west of Vosseller Avenue and north of West 2nd  Street, this is largely a 

single-family neighborhood of 5,000 and 7,500 square foot lots, which also includes a small townhouse 

project on West High Street, and the small-lot Hanken Road single-family neighborhood that backs onto the 

Middle Brook flood plain. The Codrington Park recreational complex is at the center of this neighborhood. 

Historic Downtown 

This is the area along Main Street, east of Columbus Place. It indudes the Borough's second commercial 

core, along with the train station, Brook Arts Center, downtown housing and restaurants, the five-story, 

240-units of rental apartments developed by Meridia and the Pillar of Fire building. Most of the Borough's 

redevelopment efforts to date have focused on this area. 

West End 

This neighborhood is located north of Talmage Avenue, east of Tea Street and west of Church Street, on 

either side of West 2nd Street. A mostly residential area of relatively small lots (5,000 to 7,500 square feet), it 

also includes several civic uses, such as St Mary's Church and La Monte Elementary School. 

West Main 

This small, three-block area is the only residential neighborhood on the south side of the railroad tracks. It is 

isolated from the rest of town, and can be reached only by way of two grade crossings: at La Monte Avenue 

and Vosseller Avenue. Single-family residential occupies both sides of West Main Street, with lots ranging 

from 4,000 to 15,000 square feet. Rock Machine Park is located behind it. Immediately to the east lies the 

Brook Industrial Park, a 4.5-acre former Superfund site. Chemical spills and groundwater contamination 

from dioxin caused the site to be placed on the USEPA's National Priority List in 1989. The site has been 

remediated. It is subject to on-going monitoring and continues to be used for various industrial activities. 

Talmage Avenue 

This corridor stretches from Tea Street to Columbus Place. It has a mix of residential, commercial and quasi-

industrial uses. Talmage Avenue is a major gateway into the downtown that needs urgent attention and new 

investment, given the deteriorated condition of the streetscape and the tired look of many of the buildings. 

2.4 Land Use and Physical Structure 

The Borough of Bound Brook occupies a total area of 1.695 square miles (US Census), of which 1.659 square miles 

(1,061.8 acres) is land and 0.036 square miles (23.04 acres) is within waterways. 
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High Street	

Located along West Franklin Street and High Street, this is a primarily residential neighborhood of single-

family and two-family housing.

Codrington 	

Located south of Union Avenue, west of Vosseller Avenue and north of West 2nd Street, this is largely a 

single-family neighborhood of 5,000 and 7,500 square foot lots, which also includes a small townhouse 

project on West High Street, and the small-lot Hanken Road single-family neighborhood that backs onto the 

Middle Brook flood plain. The Codrington Park recreational complex is at the center of this neighborhood.

Historic Downtown	

This is the area along Main Street, east of Columbus Place. It includes the Borough’s second commercial 

core, along with the train station, Brook Arts Center, downtown housing and restaurants, the five-story, 

240-units of rental apartments developed by Meridia and the Pillar of Fire building. Most of the Borough’s 

redevelopment efforts to date have focused on this area.

West End

This neighborhood is located north of Talmage Avenue, east of Tea Street and west of Church Street, on 

either side of West 2nd Street. A mostly residential area of relatively small lots (5,000 to 7,500 square feet), it 

also includes several civic uses, such as St Mary’s Church and La Monte Elementary School.

West Main

This small, three-block area is the only residential neighborhood on the south side of the railroad tracks. It is 

isolated from the rest of town, and can be reached only by way of two grade crossings: at La Monte Avenue 

and Vosseller Avenue. Single-family residential occupies both sides of West Main Street, with lots ranging 

from 4,000 to 15,000 square feet. Rock Machine Park is located behind it. Immediately to the east lies the 

Brook Industrial Park, a 4.5-acre former Superfund site. Chemical spills and groundwater contamination 

from dioxin caused the site to be placed on the USEPA’s National Priority List in 1989. The site has been 

remediated. It is subject to on-going monitoring and continues to be used for various industrial activities.

Talmage Avenue	

This corridor stretches from Tea Street to Columbus Place. It has a mix of residential, commercial and quasi-

industrial uses. Talmage Avenue is a major gateway into the downtown that needs urgent attention and new 

investment, given the deteriorated condition of the streetscape and the tired look of many of the buildings.

2.4 Land Use and Physical Structure

The Borough of Bound Brook occupies a total area of 1.695 square miles (US Census), of which 1.659 square miles 

(1,061.8 acres) is land and 0.036 square miles (23.04 acres) is within waterways.
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2.4.1 Land Use Categories 

Table 2 shows the various categories of land use, according to the Borough's property records for 2015. 

Table 2 — Land Use Categories According to Bound Brook Property Records 

MOD IV Property Description Code Acres % Total 

Vacant 1 54.70 6% 

Residential 2 532.08 61% 

Public Schools 15A 13.18 2% 

Other Schools 15B 2.16 0% 

Public 15C 91.01 11% 

Church 15D 8.85 1% 

Cemeteries 15E 28.45 3% 

Other Exempt 15F 20.44 2% 

Commercial 4A 80.03 9% 

Industrial 4B 9.00 1% 

Apartment 4C 26.75 3% 

Telephone 6A 0.00 0% 

TOTAL 866.65 100% 

Source: Bound Brook Tax Assessor Records, 2015. 

The discrepancy between the Borough's total land area (1,062 acres) and the area covered by the Borough's tax 

records can be attributed to two major factors which are not included in the MOD IV data: the area dedicated to 

public rights-of-way — mostly streets — and the area occupied by Class I property, i.e. railroad-owned rights-of-way 

and other property. 

It is estimated that streets and their rights-of-way occupy 205 acres, or 19% of total land, in the Borough. It is 

estimated that the railroads own and occupy 44 acres of land in the Borough, i.e. 4% of the total land mass. 

Not including streets and railroad properties, 64% of lands in the Borough are occupied by residential uses, of which 

61% by single-family detached and attached, and 3% by multi-family (apartments). Publidy-owned lands — mostly 

parks and open space — account for 11% of the total, and commercial properties for 9%. Cemeteries occupy 3% of the 

land area, other tax exempt uses occupy 2%, public schools occupy 2%, and houses of worship occupy 1%. Industrial 

uses occupy a mere 1%, a far cry from the Borough's industrial past. 

Table 3 shows the number of properties in each land use category. The vast majority (84%) is residential (other than 

multi-family). Commercial (9%) is the next largest category. 

The Property Classification Map  shows the spatial distribution of the various land use categories used by the tax 

assessor. Commercial uses (red) are primarily found along two corridors — Union Avenue and Main Street / Talmage 

Avenue — as well as along the first three blocks of Mountain Avenue and Hamilton Street north of Main Street. 
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2.4.1 Land Use Categories

Table 2 shows the various categories of land use, according to the Borough’s property records for 2015. 

Table 2 — Land Use Categories According to Bound Brook Property Records

MOD IV Property Description Code   Acres % Total

Vacant 1 54.70 6%

Residential 2 532.08 61%

Public Schools	 15A 13.18 2%

Other Schools 15B 2.16 0%

Public 15C 91.01 11%

Church 15D 8.85 1%

Cemeteries 15E 28.45 3%

Other Exempt 15F 20.44 2%

Commercial 4A 80.03 9%

Industrial 4B 9.00 1%

Apartment 4C 26.75 3%

Telephone 6A 0.00 0%

TOTAL 866.65 100%

Source: Bound Brook Tax Assessor Records, 2015.

The discrepancy between the Borough’s total land area (1,062 acres) and the area covered by the Borough’s tax 

records can be attributed to two major factors which are not included in the MOD IV data: the area dedicated to 

public rights-of-way — mostly streets — and the area occupied by Class I property, i.e. railroad-owned rights-of-way 

and other property.

It is estimated that streets and their rights-of-way occupy 205 acres, or 19% of total land, in the Borough. It is 

estimated that the railroads own and occupy 44 acres of land in the Borough, i.e. 4% of the total land mass.

Not including streets and railroad properties, 64% of lands in the Borough are occupied by residential uses, of which 

61% by single-family detached and attached, and 3% by multi-family (apartments). Publicly-owned lands — mostly 

parks and open space — account for 11% of the total, and commercial properties for 9%. Cemeteries occupy 3% of the 

land area, other tax exempt uses occupy 2%, public schools occupy 2%, and houses of worship occupy 1%. Industrial 

uses occupy a mere 1%, a far cry from the Borough’s industrial past.

Table 3 shows the number of properties in each land use category. The vast majority (84%) is residential (other than 

multi-family). Commercial (9%) is the next largest category.

The Property Classification Map shows the spatial distribution of the various land use categories used by the tax 

assessor. Commercial uses (red) are primarily found along two corridors — Union Avenue and Main Street / Talmage 

Avenue — as well as along the first three blocks of Mountain Avenue and Hamilton Street north of Main Street.
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Table 3 — Number of Properties by Land Use Categories 

MOD IV Property Description Code Properties %Total 

Vacant 1 56 2% 

Residential 2 2,279 84% 

Public Schools 15A 4 0% 

Other Schools 15B 7 0% 

Public 15C 41 2% 

Church 15D 25 1% 

Cemeteries 15E 3 0% 

Other Exempt 15F 30 1% 

Commercial 4A 233 9% 

Industrial 4B 1 0% 

Apartment 4C 26 1% 

Telephone 6A 1 0% 

TOTAL 2,706 100% 

Source: Bound Brook Tax Assessor Records, 2015. 

The number of properties in each category remained quite stable between 1990 and 2016. There is a small reduction 

in the number of vacant parcels (-7), apartments (-5) and public properties (-6) and small increases in the number of 

residential properties (+26), church-owned properties (+4) and "other tax exempt properties" (+24). 

Residential structures with up to 4 units (light yellow) occupy a substantial portion of the Borough. Multifamily 

structures (darker yellow) are identifiable in a few discrete locations. The two cemeteries are shown in brown. Parks, 

recreational fields, civic and educational uses (light and medium blue); and houses of worship (darker blue) can be 

found throughout the Borough. The single industrial property is shown in purple. A few lots classified as "vacant" 

are shown in light grey. 

This map shows a community with a relatively uncomplicated land use structure. Commercial activities are largely 

clustered along two corridors — Main Street / Talmage Avenue and Union Avenue — which are easily accessible 

from the various neighborhoods, while civic and educational activities are located within the various neighborhoods. 

The exceptions to this principle are the Middle Brook, Piedmont and North End neighborhoods, which are almost 

exclusively residential. 

Historically, economic activities were concentrated in the southern portion of the Borough, with access to the Raritan 

River, the D&R Canal and the railroads. In 1905, the Borough's industrial base induded the Standard Paint Company, 

Lythoid Roofing, Waterproof Cloth Company, Graphite Lubricating Company, American Engine Company, Bound 

Brook Woolen Mills and Pathe Freres, the "moving pictures" manufacturer. Today, the only remaining industrial 

activities can be found in the Brook Industrial Park, which is still located south of Main Street. The downtown also 

hosted several hotels in 1905, including the Berkeley, the Annex and the West End Hotel. None exist at present. 
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Table 3 — Number of Properties by Land Use Categories

MOD IV Property Description Code   Properties % Total

Vacant 1 56 2%

Residential 2 2,279 84%

Public Schools	 15A 4 0%

Other Schools 15B 7 0%

Public 15C 41 2%

Church 15D 25 1%

Cemeteries 15E 3 0%

Other Exempt 15F 30 1%

Commercial 4A 233 9%

Industrial 4B 1 0%

Apartment 4C 26 1%

Telephone 6A 1 0%

TOTAL 2,706 100%

Source: Bound Brook Tax Assessor Records, 2015.

The number of properties in each category remained quite stable between 1990 and 2016. There is a small reduction 

in the number of vacant parcels (-7), apartments (-5) and public properties (-6) and small increases in the number of 

residential properties (+26), church-owned properties (+4) and “other tax exempt properties” (+24).  

Residential structures with up to 4 units (light yellow) occupy a substantial portion of the Borough. Multifamily 

structures (darker yellow) are identifiable in a few discrete locations. The two cemeteries are shown in brown. Parks, 

recreational fields, civic and educational uses (light and medium blue); and houses of worship (darker blue) can be 

found throughout the Borough. The single industrial property is shown in purple. A few lots classified as “vacant” 

are shown in light grey.

This map shows a community with a relatively uncomplicated land use structure. Commercial activities are largely 

clustered along two corridors — Main Street / Talmage Avenue and Union Avenue — which are easily accessible 

from the various neighborhoods, while civic and educational activities are located within the various neighborhoods. 

The exceptions to this principle are the Middle Brook, Piedmont and North End neighborhoods, which are almost 

exclusively residential.

Historically, economic activities were concentrated in the southern portion of the Borough, with access to the Raritan 

River, the D&R Canal and the railroads. In 1905, the Borough’s industrial base included the Standard Paint Company, 

Lythoid Roofing, Waterproof Cloth Company, Graphite Lubricating Company, American Engine Company, Bound 

Brook Woolen Mills and Pathe Freres, the “moving pictures” manufacturer. Today, the only remaining industrial 

activities can be found in the Brook Industrial Park, which is still located south of Main Street. The downtown also 

hosted several hotels in 1905, including the Berkeley, the Annex and the West End Hotel. None exist at present.
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2.4.2 Land Use Regulatory Framework — Past and Present 

The Borough's zoning and land development regulations are based, as required by law, on the land use element of 

the municipal master plan. Exceptions to this rule exist where redevelopment areas have been designated, and a 

redevelopment plan that overrides the underlying zoning has been adopted. See Chapter 7. 

Unlike many communities that seek to discourage land use changes, Bound Brook has a history of recognizing 

that changes to the built environment are both inevitable, and desirable, provided they are appropriately planned 

for. A review of previous master plans reveals how the Planning Board has sought to take advantage of changing 

conditions and circumstances to promote desired land use changes in certain parts of the Borough. 

Bound Brook adopted its first zoning code in 1921, and its first Master Plan in 1932. The plan established six land use 

categories: two residential categories (one single-family and one multi-family); two business categories (the Main 

Street / Talmage Avenue corridor and a neighborhood business district at the intersection of Vosseller and Union 

Avenues); a commercial district; and an industrial district. 

The land use plan adopted as part of the 1954 Master Plan was also relatively simple, with seven designations: two 

single-family detached districts (Al = 15,000 square foot lots, A2 = 6,000 square foot lots); a multifamily district; three 

commercial districts (Cl = Business — Retail/Services; C2 = Business — CBD; C3 = Business / Limited Industry); and an 

industrial district. 

The most recent Land Use Element of the municipal Master Plan was adopted in 1988. It contains 12 land use 

categories. Seven of these land use categories are residential: R-1, R-2, R-3, R-4, R-5, R-6 and RS. 

• R-1, R-2 and R-3 were detached single-family districts with minimum lot sizes of 40,000, 15,000 and 

6,000 square feet, respectively. The Land Use Plan recommended re-designating the portion of R-3 in 

the northwest quadrant of the Borough to a new designation: R-B (Regional Business) with a four-story 

maximum building height. 

• R-4 was a one- and two-family district with a minimum lot size of 5,000 square feet. 

• R-5 allowed four-family structures. It applied to the area occupied by the Bound Brook Apartments and to 

the area immediately to the west of Billian Park. 

• R-6 was a garden apartment district on what is now Billian Park. The Land Use Plan recommended re-

designating it as 0-B. 

• RS was a senior citizen housing district located where the Queens Gate apartments now exist. 

There were also five non-residential categories: Office-Business (0-B), Business (B-1 and B-2), Commercial (C) and 

Industrial Park (I-P). 
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The Borough’s zoning and land development regulations are based, as required by law, on the land use element of 

the municipal master plan. Exceptions to this rule exist where redevelopment areas have been designated, and a 

redevelopment plan that overrides the underlying zoning has been adopted. See Chapter 7.

Unlike many communities that seek to discourage land use changes, Bound Brook has a history of recognizing 

that changes to the built environment are both inevitable, and desirable, provided they are appropriately planned 

for. A review of previous master plans reveals how the Planning Board has sought to take advantage of changing 

conditions and circumstances to promote desired land use changes in certain parts of the Borough.

Bound Brook adopted its first zoning code in 1921, and its first Master Plan in 1932. The plan established six land use 

categories: two residential categories (one single-family and one multi-family); two business categories (the Main 

Street / Talmage Avenue corridor and a neighborhood business district at the intersection of Vosseller and Union 

Avenues); a commercial district; and an industrial district.

The land use plan adopted as part of the 1954 Master Plan was also relatively simple, with seven designations: two 

single-family detached districts (A1 = 15,000 square foot lots, A2 = 6,000 square foot lots); a multifamily district; three 

commercial districts (C1 = Business – Retail/Services; C2 = Business – CBD; C3 = Business / Limited Industry); and an 

industrial district.

 The most recent Land Use Element of the municipal Master Plan was adopted in 1988. It contains 12 land use 

categories. Seven of these land use categories are residential: R-1, R-2, R-3, R-4, R-5, R-6 and RS.

•	 R-1, R-2 and R-3 were detached single-family districts with minimum lot sizes of 40,000, 15,000 and 

6,000 square feet, respectively. The Land Use Plan recommended re-designating the portion of R-3 in 

the northwest quadrant of the Borough to a new designation: R-B (Regional Business) with a four-story 

maximum building height.

•	 R-4 was a one- and two-family district with a minimum lot size of 5,000 square feet.

•	 R-5 allowed four-family structures. It applied to the area occupied by the Bound Brook Apartments and to 

the area immediately to the west of Billian Park.

•	 R-6 was a garden apartment district on what is now Billian Park. The Land Use Plan recommended re-

designating it as O-B.

•	 RS was a senior citizen housing district located where the Queens Gate apartments now exist. 

There were also five non-residential categories: Office-Business (O-B), Business (B-1 and B-2), Commercial (C) and 

Industrial Park (I-P).
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• 0-B applied to the eastern section of Union Avenue, as well as to the area now occupied by Billian Park. 

• B-1 applied to the western section of Union Avenue. 

• B-2 applied to the eastern portion of the downtown. 

• C applied to the core of the downtown, as well as to the Talmage Avenue corridor. The Land Use Plan 

converted the C designation to a B-2. 

• I-P applied to the area south of the railroad tracks. The Land Use Plan recommended that industrial uses 

continue to be permitted, but that the zoning be changed to prohibit the storage of toxic and hazardous 

materials, as well as scientific and research labs. 

The 1988 Land Use Plan recommended various changes to small pockets from one to another of the above 

designations. 

By and large, the areas designated in 1988 as R-1, R-2, R-3 and R-4 continue to be zoned as such today. The B-1 

designation along the western section of Union Avenue and a small portion of Vosseller Avenue remains in place. The 

0-B designation that applies to the eastern portion of Union Avenue and along Mountain Avenue, Hamilton Street 

and East Street, as well as Billian Park, also continues in place. The single R-6 district along East Street, induding both 

sides of East High Street and East 2nd Street also remains. 

Several modifications recommended by the 1988 Land Use Plan to the zoning scheme were implemented. The 

Regional Business (RB-1) designation was created for the northeast quadrant of the intersection of Union Avenue and 

Tea Street — the area occupied by the Bound Brook Apartments. The apartment complex appears to have consistently 

high occupancy rates, and no interest has been expressed by its owners to redevelop the property according to its 

current zoning designation. As such, the current zoning designation should now be reconsidered. 

The Regional Business / Senior Residential (RB/SR) area occupying the northwestern quadrant of the Union Avenue/ 

Tea Street intersection — the former New Jersey state armory — has been more consequential. The portion of the 

property with frontage on Union Avenue was successfully developed with a shopping center; while the developable 

part of the rear of the property has now also been developed, with the Queens Gate apartment complex, although the 

age restriction requirement was lifted from the housing. The fact that this area was designated as an "area in need of 

redevelopment", and benefitted from an adopted redevelopment plan no doubt played an important role in moving 

these projects along. 

A few other modifications have also occurred since 1988. The B-2 district was eliminated and replaced with the 

B-R district, which applies to the core of the downtown and reaches a little west of Columbus Place. The rest of the 

Talmage Avenue corridor is designated as NB/R (Neighborhood Business / Residential) and subject to the provisions 

of Redevelopment Sub-Areas 2.3, 2.4, 2.5 and 2.6. 
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•	 B-2 applied to the eastern portion of the downtown.
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•	 I-P applied to the area south of the railroad tracks. The Land Use Plan recommended that industrial uses 
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designation along the western section of Union Avenue and a small portion of Vosseller Avenue remains in place. The 

O-B designation that applies to the eastern portion of Union Avenue and along Mountain Avenue, Hamilton Street 

and East Street, as well as Billian Park, also continues in place. The single R-6 district along East Street, including both 

sides of East High Street and East 2nd Street also remains.

Several modifications recommended by the 1988 Land Use Plan to the zoning scheme were implemented. The 

Regional Business (RB-1) designation was created for the northeast quadrant of the intersection of Union Avenue and 

Tea Street — the area occupied by the Bound Brook Apartments. The apartment complex appears to have consistently 

high occupancy rates, and no interest has been expressed by its owners to redevelop the property according to its 

current zoning designation. As such, the current zoning designation should now be reconsidered.

The Regional Business / Senior Residential (RB/SR) area occupying the northwestern quadrant of the Union Avenue/

Tea Street intersection — the former New Jersey state armory — has been more consequential. The portion of the 

property with frontage on Union Avenue was successfully developed with a shopping center; while the developable 

part of the rear of the property has now also been developed, with the Queens Gate apartment complex, although the 

age restriction requirement was lifted from the housing. The fact that this area was designated as an “area in need of 

redevelopment”, and benefitted from an adopted redevelopment plan no doubt played an important role in moving 

these projects along.

A few other modifications have also occurred since 1988. The B-2 district was eliminated and replaced with the 

B-R district, which applies to the core of the downtown and reaches a little west of Columbus Place. The rest of the 

Talmage Avenue corridor is designated as NB/R (Neighborhood Business / Residential) and subject to the provisions 

of Redevelopment Sub-Areas 2.3, 2.4, 2.5 and 2.6.
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In 2012, the Planning Board adopted the Downtown Urban Design Plan as an element of the Master Plan. This 

document laid the foundation for extensive amendments to the provisions in the Borough's Land Development 

Regulations affecting the B-R District, which encompasses much of the downtown. These were adopted in 2014. 

The current zoning plan continues to have 12 districts. There are five residential land use categories (R-1, R-2, R-3, R-4 

and R-6), four non-residential categories (0-B, B-1, RB-1 and I-P) and three mixed-use (residential and commercial) 

categories (B-R, NB/R and RB/SR). 

As previously mentioned, this scheme is modified, and over-ridden, in those areas with adopted redevelopment 

plans that specifically preempt the underlying zoning. 

The Current Zoning and Redevelopment Areas Map  shows the boundaries of each zoning designation, as well as the 

boundaries of the three Redevelopment Areas, and respective sub-areas. 
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In 2012, the Planning Board adopted the Downtown Urban Design Plan as an element of the Master Plan. This 

document laid the foundation for extensive amendments to the provisions in the Borough’s Land Development 

Regulations affecting the B-R District, which encompasses much of the downtown. These were adopted in 2014.

The current zoning plan continues to have 12 districts. There are five residential land use categories (R-1, R-2, R-3, R-4 

and R-6), four non-residential categories (O-B, B-1, RB-1 and I-P) and three mixed-use (residential and commercial) 

categories (B-R, NB/R and RB/SR).

As previously mentioned, this scheme is modified, and over-ridden, in those areas with adopted redevelopment 

plans that specifically preempt the underlying zoning.

The Current Zoning and Redevelopment Areas Map shows the boundaries of each zoning designation, as well as the 

boundaries of the three Redevelopment Areas, and respective sub-areas.
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Table 4 shows principal permitted uses within each zoning designation, along with additional permitted uses, and 

conditional uses, as of August 2016. 

Table 4 — Principal Permitted Uses and Conditional Uses in Each Zoning Designation 

Zoning 

District Permitted Principal Uses Additional Permitted Uses Conditional Uses 

R-1 Single-family residential Public parks; public playgrounds Home occupations 

R-2 Single-family residential Public parks; public playgrounds Home occupations 

R-3 Single-family residential Public parks; public playgrounds Home occupations 

R-4 Single-family residential; two-family residential Public parks; public playgrounds Home occupations 

R-6 Residential: single-family; two-family; three-family; four-family; Public parks; public playgrounds; NA 

apartment; public building single-family detached; funeral homes 

B-R Residential; live/work; elderly care; child care; retail; NA NA 

educational; entertainment; financial services; health 

club;hospitality; professional office; medical office; restaurant; 

cultural; government; house of worship; artisan workshops 

NB/R Retail; personal service; appliance repair; laundromat; building Public parks; public playgrounds; NA 

trades; bakery; grocery store; restaurant; business, professional public buildings 

and administrative office (first floor only); single-family and 

two-family residential (upper floor only) 

OB Office; business; executive; administrative; medical; NA Houses of worship; 

professional; single-family residential home occupations 

B-1 Retail; business, professional and administration office; NA Public garages; 

restaurant gasoline service 

stations 

RB-1 Corporate office center; hotel/motel; data processing; NA NA 

communications 

RB/SR Hotel/motel; medical/dental office; warehouse/distribution; NA NA 

child care center; senior citizen housing; telecommunications; 

assisted care/nursing home 

IP Warehouse; manufacturing; printing and publishing; truck NA NA 

terminals 

Note: Does not include public and quasi-public uses. 
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Table 4 shows principal permitted uses within each zoning designation, along with additional permitted uses, and 

conditional uses, as of August 2016.

Table 4 — Principal Permitted Uses and Conditional Uses in Each Zoning Designation

Zoning  
District Permitted Principal Uses Additional Permitted Uses Conditional Uses

R-1 Single-family residential Public parks; public playgrounds Home occupations

R-2 Single-family residential Public parks; public playgrounds Home occupations

R-3 Single-family residential Public parks; public playgrounds Home occupations

R-4 Single-family residential; two-family residential Public parks; public playgrounds Home occupations

R-6 Residential: single-family; two-family; three-family; four-family; 
apartment; public building

Public parks; public playgrounds; 
single-family detached; funeral homes

NA

B-R Residential; live/work; elderly care; child care; retail; 
educational; entertainment; financial services; health 
club;hospitality;  professional office; medical office; restaurant; 
cultural; government; house of worship; artisan workshops

NA NA

NB/R Retail; personal service; appliance repair; laundromat; building 
trades; bakery; grocery store; restaurant; business, professional 
and administrative office (first floor only); single-family and 
two-family residential (upper floor only)

Public parks; public playgrounds; 
public buildings

NA

OB Office; business; executive; administrative; medical; 
professional; single-family residential

NA Houses of worship; 
home occupations

B-1 Retail; business, professional and administration office; 
restaurant

NA Public garages; 
gasoline service 
stations

RB-1 Corporate office center; hotel/motel; data processing; 
communications

NA NA

RB/SR Hotel/motel; medical/dental office; warehouse/distribution; 
child care center; senior citizen housing; telecommunications; 
assisted care/nursing home

NA NA

IP Warehouse; manufacturing; printing and publishing; truck 
terminals

NA NA

Note: Does not include public and quasi-public uses.
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Table 5 shows principal permitted uses within each Redevelopment Sub-Area, as of August 2016. 

Table 5 — Principal Permitted Uses and Conditional Uses in Redevelopment Sub-Areas 

Redevelop- 

ment 

Sub-Area Permitted Principal Uses Conditional Uses 

1.1 Residential; live-work (work component limited to the ground level only); retail (ground level only); personal NA 

services (ground level only); hotel (including extended stay facilities); inn; conference center; restaurants 

and bars (only if associated with a hotel); civic uses; parking; temporary uses, such as farmers markets, flea 

markets, book fairs and art fairs, subject to a temporary use permit; community gardens 

1.2 Residential; live-work; retail, including grocery stores; personal and professional services; hotel and NA 

hospitality (including extended stay facilities); inn; conference center; restaurants and bars (ground 

level or rooftop only); dance clubs, comedy clubs, live music venues and other entertainment facilities; 

office, research and lab facilities; light industrial uses (only within enclosed, mixed-use buildings); civic, 

governmental and houses of worship; performing arts centers; stadiums; temporary uses, such as farmers 

markets, flea markets, book fairs and art fairs, subject to a temporary use permit; vertical farms; community 

gardens; sculpture parks; solar arrays, wind turbines and other green energy facilities 

1.3 Rail lines and rail-related uses on properties owned or controlled by rail companies or rail operators; NA 

commuter or multi-purpose parking; civic and governmental uses; public restrooms; recreational and 

sports-related uses; cafes; temporary uses, such as circuses, amusement rides, farmers markets, flea 

markets, book fairs, art fairs and similar uses, subject to a temporary use permit; mobile uses, such as food 

trucks, mobile retail and similar uses, subject to a mobile use permit; tree and plant nurseries; community 

gardens; sculpture parks; solar arrays, wind turbines and other green energy facilities 

1.4 Uses permitted in the underlying zoning districts Uses permitted 

in the underlying 

zoning districts 

1.5 Residential; live-work; retail, including grocery stores; personal, professional and business services; hotel NA 

and hospitality (including extended stay facilities); inn; conference center; restaurants and bars (ground 

level or rooftop only); sports facilities; health and fitness facilities; offices, including medical offices; civic 

and governmental uses; museums; art galleries and artist studios; movie theatres, live performance theatres 

and performing arts centers; temporary uses, such as farmers markets, flea markets, book fairs and art 

fairs, subject to a temporary use permit; solar arrays (rooftop only), wind turbines and other green energy 

facilities; community gardens. 

2.1 Uses permitted in the underlying zoning districts Uses permitted 

in the underlying 

zoning districts 

2.2 Uses permitted in the underlying zoning districts Uses permitted 

in the underlying 

zoning districts 

2.3 Uses permitted in the underlying zoning districts Uses permitted 

in the underlying 

zoning districts 

2.4 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential (stacked flats); live-work NA 

(only along public streets) 

2.5 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential (stacked flats); live-work NA 

(only along public streets) 

2.6 Retail sales and service; personal and business services; commercial recreation; health clubs and fitness NA 

centers; restaurants and eating and drinking establishments; banks (including drive-through) and savings 

and loan institutions; financial services and brokerage agencies; offices (above ground floor retail only) 

3 Regional shopping center (retail, personal services, office, bank, restaurant, movie theater, auditorium); NA 

hotel/motel; medical/dental office; warehouse/distribution; child care center; senior citizen housing; 

telecommunications; assisted care/nursing home 
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Table 5 shows principal permitted uses within each Redevelopment Sub-Area, as of August 2016.

Table 5 — Principal Permitted Uses and Conditional Uses in Redevelopment Sub-Areas

Redevelop-
ment 

Sub-Area Permitted Principal Uses Conditional Uses

1.1 Residential; live-work (work component limited to the ground level only); retail (ground level only); personal 
services (ground level only); hotel (including extended stay facilities); inn; conference center; restaurants 
and bars (only if associated with a hotel); civic uses; parking; temporary uses, such as farmers markets, flea 
markets, book fairs and art fairs, subject to a temporary use permit; community gardens

NA

1.2 Residential; live-work; retail, including grocery stores; personal and professional services; hotel and 
hospitality (including extended stay facilities); inn; conference center; restaurants and bars (ground 
level or rooftop only); dance clubs, comedy clubs, live music venues and other entertainment facilities; 
office, research and lab facilities; light industrial uses (only within enclosed, mixed-use buildings); civic, 
governmental and houses of worship; performing arts centers; stadiums; temporary uses, such as farmers 
markets, flea markets, book fairs and art fairs, subject to a temporary use permit; vertical farms; community 
gardens; sculpture parks; solar arrays, wind turbines and other green energy facilities

NA

1.3	 Rail lines and rail-related uses on properties owned or controlled by rail companies or rail operators; 
commuter or multi-purpose parking; civic and governmental uses; public restrooms; recreational and 
sports-related uses; cafes; temporary uses, such as circuses, amusement rides, farmers markets, flea 
markets, book fairs, art fairs and similar uses, subject to a temporary use permit; mobile uses, such as food 
trucks, mobile retail and similar uses, subject to a mobile use permit; tree and plant nurseries; community 
gardens; sculpture parks; solar arrays, wind turbines and other green energy facilities

NA

1.4 Uses permitted in the underlying zoning districts Uses permitted 
in the underlying 
zoning districts

1.5 Residential; live-work; retail, including grocery stores; personal, professional and business services; hotel 
and hospitality (including extended stay facilities); inn; conference center; restaurants and bars (ground 
level or rooftop only); sports facilities; health and fitness facilities; offices, including medical offices; civic 
and governmental uses; museums; art galleries and artist studios; movie theatres, live performance theatres 
and performing arts centers; temporary uses, such as farmers markets, flea markets, book fairs and art 
fairs, subject to a temporary use permit; solar arrays (rooftop only), wind turbines and other green energy 
facilities; community gardens.

NA

2.1 Uses permitted in the underlying zoning districts Uses permitted 
in the underlying 
zoning districts

2.2 Uses permitted in the underlying zoning districts Uses permitted 
in the underlying 
zoning districts

2.3 Uses permitted in the underlying zoning districts Uses permitted 
in the underlying 
zoning districts

2.4 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential (stacked flats); live-work 
(only along public streets)

NA

2.5 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential (stacked flats); live-work 
(only along public streets)

NA

2.6 Retail sales and service; personal and business services; commercial recreation; health clubs and fitness 
centers; restaurants and eating and drinking establishments; banks (including drive-through) and savings 
and loan institutions; financial services and brokerage agencies; offices (above ground floor retail only)

NA

3 Regional shopping center (retail, personal services, office, bank, restaurant, movie theater, auditorium); 
hotel/motel; medical/dental office; warehouse/distribution; child care center; senior citizen housing; 
telecommunications; assisted care/nursing home

NA
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Table 6 shows, for each redevelopment sub-area, whether permitted uses are governed by the underlying zoning or 

by the applicable redevelopment plan, as of August 2016. 

Table 6 - Regulation of Permitted Uses Under Zoning and Redevelopment Plans 

Redevelopment Plan PERMITTED USES GOVERNED BY 

Sub-Area Redevelopment Plan Underlying Zoning 

1.1 

1.2 V 

1.3 V 

1.4 V 

1.5 V 

2.1 V 

2.2 V 

2.3* V V 

2.4 V 

2.5 V 

2.6 V 

3 V 

* In the part of Sub-Area 2.3 that is also in the B-R district, permitted uses are 
controlled by the underlying zoning; in the part of Sub-Area 2.3 that is not in the 
B-R district, permitted uses are controlled by the Redevelopment Plan. 

2.4.3 Non-Conformities Within Current Regulatory Framework 

The Non-Conforming Lots as to Minimum Lot Area Map  and the Non-Conforming Lots as to Minimum Lot Width  

Map  show the location of non-conforming lots by zoning district. Table 7 summarizes the data on non-conforming lots. 

Table 7 - Non-Conforming Lots as to Minimum Lot Size and Lot Width, by Zoning District 

Zoning 
District Total Lots 

Minimum 
Lot Area 

(Square Feet) 

Number of 
Non-Conforming 

Lots - Area 

Percent of 
Parcels in 

District 
Minimum Lot 
Width (Feet) 

Number of 
Non-Conforming 

Lots - Width 

Percent of 
Parcels in 

District 

R-1 19 40,000 2 10.5% 180 3 15.8% 

R-2 386 15,000 170 44.0% 100 147 38.1% 

R-3 843 6,000 279 33.1% 60 518 61.5% 

R-4 963 5,000 351 36.5% 50 393 40.8% 

R-6 54 5,000 26 48.2% NA 0 NA 

BR 149 NA 0 0.0% NA 0 NA 

N B/R 113 5,000 48 42.5% 50 44 38.9% 

OB 203 11,250 117 57.6% 75 141 69.5% 

B-1 78 NA 0 0.0% NA 0 NA 

RB-1 1 NA 0 0.0% 100 1 100.0% 

RB/SR 3 120,000 0 0.0% NA 0 NA 

IP 30 130,680 18 60.0% NA 0 NA 

TOTAL 2,842 1,011 35.6% 1,247 43.9% 

BOUND BROOK Master Plan Reexamination Report 2017

Table 6 shows, for each redevelopment sub-area, whether permitted uses are governed by the underlying zoning or 

by the applicable redevelopment plan, as of August 2016.

Table 6 — Regulation of Permitted Uses Under Zoning and Redevelopment Plans

Redevelopment Plan
 Sub-Area

PERMITTED USES GOVERNED BY

Redevelopment Plan Underlying Zoning

1.1 √

1.2 √

1.3 √

1.4 √

1.5 √

2.1 √

2.2 √

2.3* √ √

2.4 √

2.5 √

2.6 √

3 √

* In the part of Sub-Area 2.3 that is also in the B-R district, permitted uses are 
controlled by the underlying zoning; in the part of Sub-Area 2.3 that is not in the 
B-R district, permitted uses are controlled by the Redevelopment Plan.

2.4.3 Non-Conformities Within Current Regulatory Framework

The Non-Conforming Lots as to Minimum Lot Area Map and the Non-Conforming Lots as to Minimum Lot Width 

Map show the location of non-conforming lots by zoning district. Table 7 summarizes the data on non-conforming lots.

Table 7 — Non-Conforming Lots as to Minimum Lot Size and Lot Width, by Zoning District

Zoning  
District Total Lots

Minimum
Lot Area

(Square Feet)

Number of 
Non-Conforming 

Lots - Area

Percent of 
Parcels in 

District
Minimum Lot 
Width (Feet)

Number of 
Non-Conforming 

Lots - Width

Percent of 
Parcels in 

District

R-1 19 40,000 2 10.5% 180 3 15.8%

R-2 386 15,000 170 44.0% 100 147 38.1%

R-3 843 6,000 279 33.1% 60 518 61.5%

R-4 963 5,000 351 36.5% 50 393 40.8%

R-6 54 5,000 26 48.2% NA 0 NA

BR 149 NA 0 0.0% NA 0 NA

NB/R 113 5,000 48 42.5% 50 44 38.9%

OB 203 11,250 117 57.6% 75 141 69.5%

B-1 78 NA 0 0.0% NA 0 NA

RB-1 1 NA 0 0.0% 100 1 100.0%

RB/SR 3 120,000 0 0.0% NA 0 NA

IP 30 130,680 18 60.0% NA 0 NA

TOTAL 2,842 1,011 35.6% 1,247 43.9%
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There are high concentrations of lots considered deficient as to minimum lot area. Certain sections of the R-2, R-3, 

R-4 and OB districts are particularly affected. Undersized lots constitute a burden for the property owners and 

discourage new investments in these properties, as any application involving site plan review must go before 

the Zoning Board. It is critical that zoning standards that create non-conformities be justifiable and in support of 

legitimate and explicit public policies, and not just the result of poor zoning practice or administrative oversight. 

Unfortunately, it is not possible to document the number of applications to the Zoning Board seeking to remedy 

these, or other, non-conformities, or the type of relief requested, by zoning district, as the Zoning Board does not 

prepare Annual Reports, and Borough records relating to the Board's activities are not available. 

The location of non-conforming lots as to permitted use, by zoning district, as per the Borough's property records, 

are shown on the Non-Conforming Lots as to Permitted Uses Map.  Table 8 shows the number of non-conforming 

lots as to permitted use within each zoning district. There are more non-conforming uses than shown on this map, 

and these data should be viewed with caution, as they are based on property records, which identify some uses, such 

as commercial, industrial and residential apartments, but do not distinguish between one-, two- and three-family 

structures, for example. In addition, these records do not address mixed-use properties. 

Table 8 — Non-Conforming Lots as to Permitted Uses, by Zoning District 

Zoning 

District Permitted Principal Uses 

Total 

Lots 

Number of 

Non-Conforming 

Properties 

% of Total 

in District 

R-1 Single-family residential 19 0 0.0% 

R-2 Single-family residential 386 3 0.8% 

R-3 Single-family residential 843 4 0.5% 

R-4 Single-family residential; two-family residential 963 12 1.3% 

R-6 Residential: single-family; two-family; three-family; four-family; apartment; public building 54 0 0.0% 

BR Residential; live/work; elderly care; child care; retail; educational; entertainment; 

financial services; health club; hospitality; professional office; medical office; 

restaurant; cultural; government; house of worship; artisan workshops 

149 0 0.0% 

NB/R Retail; personal service; appliance repair; laundromat; building trades; bakery; 

grocery store; restaurant; business, professional and administrative office (first floor 

only); single-family and two-family residential (upper floor only) 

113 0 0.0% 

OB Office: business; executive; administrative; medical; professional; single-family 

residential 

203 9 4.4% 

B-1 Retail; business, professional and administrative office; restaurant 78 9 11.5% 

RB-1 Corporate office center; hotel / motel; data processing; communications 1 1 100.0% 

RB/SR Hotel/motel; medical/dental office; warehouse/distribution; child care center; senior 

citizen housing; telecommunications; assisted care/nursing home 

3 0 0.0% 

IP Warehouse; manufacturing; printing and publishing; truck terminals 30 0 0.0% 

TOTAL 2,842 38 1.3% 

Note: Does not include public and quasi-public uses. 
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There are high concentrations of lots considered deficient as to minimum lot area. Certain sections of the R-2, R-3, 

R-4 and OB districts are particularly affected. Undersized lots constitute a burden for the property owners and 

discourage new investments in these properties, as any application involving site plan review must go before 

the Zoning Board. It is critical that zoning standards that create non-conformities be justifiable and in support of 

legitimate and explicit public policies, and not just the result of poor zoning practice or administrative oversight.

Unfortunately, it is not possible to document the number of applications to the Zoning Board seeking to remedy 

these, or other, non-conformities, or the type of relief requested, by zoning district, as the Zoning Board does not 

prepare Annual Reports, and Borough records relating to the Board’s activities are not available.

The location of non-conforming lots as to permitted use, by zoning district, as per the Borough’s property records, 

are shown on the Non-Conforming Lots as to Permitted Uses Map. Table 8 shows the number of non-conforming 

lots as to permitted use within each zoning district. There are more non-conforming uses than shown on this map, 

and these data should be viewed with caution, as they are based on property records, which identify some uses, such 

as commercial, industrial and residential apartments, but do not distinguish between one-, two- and three-family 

structures, for example. In addition, these records do not address mixed-use properties.

Table 8 — Non-Conforming Lots as to Permitted Uses, by Zoning District

Zoning  
District Permitted Principal Uses

Total 
Lots

Number of 
Non-Conforming 

Properties
% of Total 
in District

R-1 Single-family residential 19 0 0.0%

R-2 Single-family residential 386 3 0.8%

R-3 Single-family residential 843 4 0.5%

R-4 Single-family residential; two-family residential 963 12 1.3%

R-6 Residential: single-family; two-family; three-family; four-family; apartment; public building 54 0 0.0%

BR Residential; live/work; elderly care; child care; retail; educational; entertainment; 
financial services; health club; hospitality; professional office; medical office; 
restaurant; cultural; government; house of worship; artisan workshops

149 0 0.0%

NB/R Retail; personal service; appliance repair; laundromat; building trades; bakery; 
grocery store; restaurant; business, professional and administrative office (first floor 
only); single-family and two-family residential (upper floor only)

113 0 0.0%

OB Office: business; executive; administrative; medical; professional; single-family 
residential

203 9 4.4%

B-1 Retail; business, professional and administrative office; restaurant 78 9 11.5%

RB-1 Corporate office center; hotel / motel; data processing; communications 1 1 100.0%

RB/SR Hotel/motel; medical/dental office; warehouse/distribution; child care center; senior 
citizen housing; telecommunications; assisted care/nursing home

3 0 0.0%

IP Warehouse; manufacturing; printing and publishing; truck terminals 30 0 0.0%

TOTAL 2,842 38 1.3%

Note: Does not include public and quasi-public uses.
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As previously mentioned, permitted uses in 

certain areas are determined by the adopted 

redevelopment plans, not the underlying zoning. 

Table 9 shows the number of non-conforming lots 

as to permitted use, within each redevelopment 

plan sub-area. The same limitations with data 

mentioned above apply here. 
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Table 9 — Non-Conforming Lots as to Permitted Uses, by Redevelopment Sub-Areas 

% of 
Redevelop- Number of Total in 

ment Total Non-Conforming Explana- Sub- 
SubArea Permitted Principal Uses Lots Properties tion Area 

1.1 Residential; live-work (work component limited to the ground level only); retail 

(ground level only); personal services (ground level only); hotel (including extended 

stay facilities); inn; conference center; restaurants and bars (only if associated with 

a hotel); civic uses; parking; temporary uses, such as farmers markets, flea markets, 

book fairs and art fairs (subject to a temporary use permit); community gardens 

10 0 0.0% 

1.2 Residential; live-work; retail, including grocery stores; personal and professional 

services; hotel and hospitality (including extended stay facilities); inn; conference 

center; restaurants and bars (ground level or rooftop only); dance clubs, comedy clubs, 

live music venues and other entertainment facilities; office, research, and lab facilities; 

light industrial uses (only within enclosed, mixed-use buildings); civic, governmental 

and houses of worship; performing arts centers; stadiums; temporary uses, such as 

farmers markets, flea markets, book fairs and art fairs, subject to a temporary use 

permit; vertical farms; community gardens; sculpture parks; solar arrays, wind turbines 

and other green energy facilities 

5 0 0.0% 

1.3 Rail lines and rail-related uses on properties owned or controlled by rail companies 30 0 0.0% 

or rail operators; commuter or multi-purpose parking; civic and governmental uses; 

public restrooms; recreational and sports-related uses; cafes; temporary uses, such 

as circuses, amusement rides, farmers markets, flea markets, book fairs, art fairs and 

similar uses, subject to a temporary use permit; mobile uses, such as food trucks, 

mobile retail and similar uses, subject to a mobile use permit; tree and plant nurseries; 

community gardens; sculpture parks; solar arrays, wind turbines and other green 

energy facilities 

1.4 Uses permitted in the underlying zoning districts 180 0 0.0% 

1.5 Residential; live-work; retail, including grocery stores; personal, professional and 

business services; hotel and hospitality (including extended stay facilities); inn; 

conference center; restaurants and bars (ground level or rooftop only); sports facilities; 

health and fitness facilities; offices, including medical offices; civic and governmental 

uses; museums; art galleries and artist studios; movie theatres, live performance 

theatres and performing arts centers; temporary uses, such as farmers markets, flea 

markets, book fairs and art fairs (subject to a temporary use permit); solar arrays 

(rooftop only), wind turbines and other green energy facilities; community gardens 

2 0 0.0% 

2.1 Uses permitted in the underlying zoning districts 

2.2 Uses permitted in the underlying zoning districts 

2.3 Uses permitted in the underlying zoning districts 

2.4 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential 

(stacked flats); live-work (only along public streets) 

2.5 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential 

(stacked flats); live-work (only along public streets) 

2.6 Retail sales and service; personal and business services; commercial recreation; health 

clubs and fitness centers; restaurants and eating and drinking establishments; banks 

(including drive-through) and savings and loan institutions; financial services and 

brokerage agencies; offices (above ground floor retail only) 

3 Regional shopping center (retail, personal services, office, bank, restaurant, movie 

theater, auditorium); hotel/motel; medical/dental office; warehouse/distribution; child 

care center; senior citizen housing; telecommunications; assisted care/nursing home 

TOTAL 

20 

52 1 Gas 

station 

1.9% 

23 0 0.0% 

9 0 0.0% 

3 1 Apart- 

ments 

33.3% 

457 2 0.4% 
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Table 9 — Non-Conforming Lots as to Permitted Uses, by Redevelopment Sub-Areas

Redevelop-
ment 

Sub-Area Permitted Principal Uses
Total 
Lots

Number of 
Non-Conforming 

Properties
Explana-

tion

% of 
Total in 

Sub-
Area

1.1 Residential; live-work (work component limited to the ground level only); retail 
(ground level only); personal services (ground level only); hotel (including extended 
stay facilities); inn; conference center; restaurants and bars (only if associated with 
a hotel); civic uses; parking; temporary uses, such as farmers markets, flea markets, 
book fairs and art fairs (subject to a temporary use permit); community gardens

10 0 0.0%

1.2 Residential; live-work; retail, including grocery stores; personal and professional 
services; hotel and hospitality (including extended stay facilities); inn; conference 
center; restaurants and bars (ground level or rooftop only); dance clubs, comedy clubs, 
live music venues and other entertainment facilities; office, research, and lab facilities; 
light industrial uses (only within enclosed, mixed-use buildings); civic, governmental 
and houses of worship; performing arts centers; stadiums; temporary uses, such as 
farmers markets, flea markets, book fairs and art fairs, subject to a temporary use 
permit; vertical farms; community gardens; sculpture parks; solar arrays, wind turbines 
and other green energy facilities

5 0 0.0%

1.3 Rail lines and rail-related uses on properties owned or controlled by rail companies 
or rail operators; commuter or multi-purpose parking; civic and governmental uses; 
public restrooms; recreational and sports-related uses; cafes; temporary uses, such 
as circuses, amusement rides, farmers markets, flea markets, book fairs, art fairs and 
similar uses, subject to a temporary use permit; mobile uses, such as food trucks, 
mobile retail and similar uses, subject to a mobile use permit; tree and plant nurseries; 
community gardens; sculpture parks; solar arrays, wind turbines and other green 
energy facilities

30 0 0.0%

1.4 Uses permitted in the underlying zoning districts 180 0 0.0%

1.5 Residential; live-work; retail, including grocery stores; personal, professional and 
business services; hotel and hospitality (including extended stay facilities); inn; 
conference center; restaurants and bars (ground level or rooftop only); sports facilities; 
health and fitness facilities; offices, including medical offices; civic and governmental 
uses; museums; art galleries and artist studios; movie theatres, live performance 
theatres and performing arts centers; temporary uses, such as farmers markets, flea 
markets, book fairs and art fairs (subject to a temporary use permit); solar arrays 
(rooftop only), wind turbines and other green energy facilities; community gardens

2 0 0.0%

2.1 Uses permitted in the underlying zoning districts

2.2 Uses permitted in the underlying zoning districts

2.3 Uses permitted in the underlying zoning districts 20

2.4 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential 
(stacked flats); live-work (only along public streets)

52 1 Gas 
station

1.9%

2.5 Single-family residential (1-, 2-, 3-family and townhouses); multi-family residential 
(stacked flats); live-work (only along public streets)

23 0 0.0%

2.6 Retail sales and service; personal and business services; commercial recreation; health 
clubs and fitness centers; restaurants and eating and drinking establishments; banks 
(including drive-through) and savings and loan institutions; financial services and 
brokerage agencies; offices (above ground floor retail only)

9 0 0.0%

3 Regional shopping center (retail, personal services, office, bank, restaurant, movie 
theater, auditorium); hotel/motel; medical/dental office; warehouse/distribution; child 
care center; senior citizen housing; telecommunications; assisted care/nursing home

3 1 Apart-
ments

33.3%

TOTAL 457 2 0.4%
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Finally, Table 10 shows the currently required bulk standards by zoning district. Some of these standards will need to 

be adjusted, to reduce the incidence of non-conformities described above. 

Table 10 — Bulk Standards by Zoning District 

Zone 

Minimum 
Lot Area 
(Sq Ft) 

Minimum 
Lot 

Width 

Minimum 
Front Yard 

Setback 

Minimum 
Side Yard 
Setback 

Minimum 
Rear Yard 
Setback 

Maximum 
Impervious 
Coverage 

Maximum 
Density 

(dwelling 
units/acre) 

Maximum 
Floor Area 

Ratio 
Maximum 

Building Height 

R-1 40,000 180' 50' 25'/60' 75' 25% NA NA 2-1/2 stories 

— 35' 

R-2 15,000 100' 50' 12730' 50' 40% NA NA 2-1/2 stories 

— 35' 

R-3 6,000 60' 30' 6720' 25' 50% NA NA 2-1/2 stories 

35' 

R-4 5,000 50' 30' 6715' 25' 60% NA NA 2-1/2 stories 

— 35' 

R-6 5,000 NA 30' 25' 25' 65% NA NA 2-1/2 stories 

— 35' 

BR NA NA 0 0 10' NA NA NA 6 stories — 85' 

NB/R 5,000 50' 25' 10720' 40' 65% NA NA 2-1/2 stories 

— 35' 

OB 11,250 75' 30' 10720' 50' 50% NA NA 3 stories — 45' 

B-1 NA NA 20' 0' 10' 80% NA NA 2-1/2 stories 

— 35' 

RB-1 120,000 100' 75' 50' 50' 60% NA 0.4 40' 

RB/SR 3 acres NA 25' 10' 10' 70% 60 NA 7 stories — 85' 

IP 3 acres NA 25' 25'/50' 50' 65% NA NA 35' 

2.4.4 Conclusions and Recommendations 

A careful review of the Borough's land use designations — viewed in light of both existing conditions, as well as 

current trends and desired future outcomes — has identified a number of areas that call for regulatory changes, and 

others where further study and evaluation are required. 

West Main Street Neighborhood 

This small, linear neighborhood of just two blocks consists of 56 lots with 53 older single-family homes on either side 

of Y3  of a mile of West Main Street. It is a very isolated area — located between active NJ Transit rail lines to its north 

and the flood control levees to its south and west. It can be accessed only via two at-grade crossings, at La Monte 

Avenue and Vosseller Avenue. 

The residential structures that front onto West Main Street are in an R-4 zone, which permits one and two-family 

detached housing. Lot sizes along the north side of West Main Street range from 4,000 square feet to 16,000 square 

feet, with an average around 8,000 square feet. The building stock is in poor to fair condition, and is primarily renter- 
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Finally, Table 10 shows the currently required bulk standards by zoning district. Some of these standards will need to 

be adjusted, to reduce the incidence of non-conformities described above.

Table 10 — Bulk Standards by Zoning District

Zone

Minimum 
Lot Area
(Sq Ft)

Minimum 
Lot

Width

Minimum 
Front Yard 

Setback

Minimum 
Side Yard 
Setback

Minimum 
Rear Yard 
Setback

Maximum 
Impervious 
Coverage

Maximum 
Density 

(dwelling 
units/acre)

Maximum 
Floor Area 

Ratio
Maximum 

Building Height

R-1 40,000 180' 50' 25'/60' 75' 25% NA NA 2-1/2   stories  

— 35'

R-2 15,000 100' 50' 12'/30' 50' 40% NA NA 2-1/2 stories 
— 35'

R-3 6,000 60' 30' 6'/20' 25' 50% NA NA 2-1/2 stories 
35'

R-4 5,000 50' 30' 6'/15' 25' 60% NA NA 2-1/2 stories 
— 35'

R-6 5,000 NA 30' 25' 25' 65% NA NA 2-1/2 stories 
— 35'

BR NA NA 0 0 10' NA NA NA 6 stories — 85'

NB/R 5,000 50' 25' 10'/20' 40' 65% NA NA 2-1/2 stories 
— 35'

OB 11,250 75' 30' 10'/20' 50' 50% NA NA 3 stories — 45'

B-1 NA NA 20' 0' 10' 80% NA NA 2-1/2 stories 
— 35'

RB-1 120,000 100' 75' 50' 50' 60% NA 0.4 40'

RB/SR 3 acres NA 25' 10' 10' 70% 60 NA 7 stories — 85'

IP 3 acres NA 25' 25'/50' 50' 65% NA NA 35'

2.4.4 Conclusions and Recommendations

A careful review of the Borough’s land use designations — viewed in light of both existing conditions, as well as 

current trends and desired future outcomes — has identified a number of areas that call for regulatory changes, and 

others where further study and evaluation are required.

West Main Street Neighborhood 

This small, linear neighborhood of just two blocks consists of 56 lots with 53 older single-family homes on either side 

of 1/3 of a mile of West Main Street. It is a very isolated area — located between active NJ Transit rail lines to its north 

and the flood control levees to its south and west. It can be accessed only via two at-grade crossings, at La Monte 

Avenue and Vosseller Avenue.

The residential structures that front onto West Main Street are in an R-4 zone, which permits one and two-family 

detached housing. Lot sizes along the north side of West Main Street range from 4,000 square feet to 16,000 square 

feet, with an average around 8,000 square feet. The building stock is in poor to fair condition, and is primarily renter-
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occupied. The ratios between the value of the improvements and the value of the land in this neighborhood are 

among the highest in the Borough. 

As of 2016, with completion of the flood control levee system and federal regulatory remapping, the area is now 

classified by FEMA as "Zone X — Reduced Risk of Flooding Due to the Levee." It is anticipated that this reduced risk 

will be reflected in the value of these properties, and spur market-driven improvements. If, over time, this does not 

occur, Borough designation as an "area in need of rehabilitation" may be appropriate to attract reinvestment. 

Lot sizes along the south side of West Main Street vary, and start around 4,000 square feet. But some flag lots are 

much larger — in excess of four acres — and extend all the way south to the de-commissioned railroad rights-of-way 

that parallel the Raritan River. The flood control levees extend in a band along the rear of these large lots, just north 

of the railroad rights-of-way. 

The rear portions of these larger lots are zoned industrial (I-P). Significant areas of this I-P zone are classified by 

FEMA as "Zone AE — 100-Year Floodplain" due to the potential for ponding inside the levees. The area's flooding 

constraints, its proximity to residential properties and an existing municipal recreation facility, as well as the limited 

vehicular or railroad access to West Main Street, makes it unlikely that the area could or would be developed for 

industrial uses. The I-P zoning is therefore not appropriate. 

Rezoning this area to the proposed Open Space / Civic Uses designation (see following discussion of New Open 

Space / Civic Designation) would reflect its environmental / flooding constraints, and its potential for acquisition as an 

extension of the existing, adjacent recreational facility. 

Industrial-Park (I-P) Designation 

This designation applies to the railroad rights-of-ways, to flood prone lands along the river, and to a few parcels 

where industrial uses are still active. 

The entire I-P designation is obsolete and should be eliminated. The railroad rights-of-way should be zoned for 

railroad uses (see following discussion of New Railroad Designation). The undevelopable flood-prone lands along the 

river should be zoned for a new open space / civic uses designation (see following discussion of New Open Space / 

Civic Designation). The lands currently occupied by the few remaining industrial uses have all been rezoned for other 

uses through the Redevelopment Plan for Area 1. 

This is not to say that industrial uses will no longer be permitted in the Borough. Pre-existing industrial uses are 

grandfathered and are allowed to continue, but not to expand. In addition, the B-R district allows a very limited sub-

set of industrial uses that are commonly referred to as "artisanal manufacturing" — specialized, high value-added 

uses that require an educated and highly skilled work force, and do not present the types of noxious or intrusive off-

site impacts, such as noise and emissions, associated with conventional manufacturing. 
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occupied. The ratios between the value of the improvements and the value of the land in this neighborhood are 

among the highest in the Borough.

As of 2016, with completion of the flood control levee system and federal regulatory remapping, the area is now 

classified by FEMA as “Zone X — Reduced Risk of Flooding Due to the Levee.” It is anticipated that this reduced risk 

will be reflected in the value of these properties, and spur market-driven improvements. If, over time, this does not 

occur, Borough designation as an “area in need of rehabilitation” may be appropriate to attract reinvestment.  

Lot sizes along the south side of West Main Street vary, and start around 4,000 square feet. But some flag lots are 

much larger — in excess of four acres — and extend all the way south to the de-commissioned railroad rights-of-way 

that parallel the Raritan River. The flood control levees extend in a band along the rear of these large lots, just north 

of the railroad rights-of-way.

The rear portions of these larger lots are zoned industrial (I-P). Significant areas of this I-P zone are classified by 

FEMA as “Zone AE — 100-Year Floodplain” due to the potential for ponding inside the levees. The area’s flooding 

constraints, its proximity to residential properties and an existing municipal recreation facility, as well as the limited 

vehicular or railroad access to West Main Street, makes it unlikely that the area could or would be developed for 

industrial uses. The I-P zoning is therefore not appropriate. 

Rezoning this area to the proposed Open Space / Civic Uses designation (see following discussion of New Open 

Space / Civic Designation) would reflect its environmental / flooding constraints, and its potential for acquisition as an 

extension of the existing, adjacent recreational facility.

Industrial-Park (I-P) Designation

This designation applies to the railroad rights-of-ways, to flood prone lands along the river, and to a few parcels 

where industrial uses are still active.

The entire I-P designation is obsolete and should be eliminated. The railroad rights-of-way should be zoned for 

railroad uses (see following discussion of New Railroad Designation). The undevelopable flood-prone lands along the 

river should be zoned for a new open space / civic uses designation (see following discussion of New Open Space / 

Civic Designation). The lands currently occupied by the few remaining industrial uses have all been rezoned for other 

uses through the Redevelopment Plan for Area 1.

This is not to say that industrial uses will no longer be permitted in the Borough. Pre-existing industrial uses are 

grandfathered and are allowed to continue, but not to expand. In addition, the B-R district allows a very limited sub-

set of industrial uses that are commonly referred to as “artisanal manufacturing” — specialized, high value-added 

uses that require an educated and highly skilled work force, and do not present the types of noxious or intrusive off-

site impacts, such as noise and emissions, associated with conventional manufacturing.
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The lands occupied by the Brook Industrial Park should be rezoned to a new designation that matches the broad 

range of uses permitted under the Redevelopment Plan for Sub-Area 1.2. The two remaining parcels near Queen's Bridge 

where pre-existing, non-conforming quasi-industrial uses continue to operate should be rezoned for a designation 

(see following discussion of New Riverfront Commercial Designation) that matches those uses now permitted under the 

Redevelopment Plan for Sub-Area 1.3. 

New Railroad Designation 

As previously mentioned, all railroad rights-of-way lands in the Borough are currently zoned I-P. This designation 

is no longer appropriate, whether or not the rights-of-way continue to serve railroad purposes or are vacated. 

Even if such lands were not compromised by frequent flooding, the Borough's land use strategy does not call for 

attracting new industrial uses adjacent to the rail tracks. The land under the rail tracks is not subject to local land use 

regulations as long as it is owned by the railroad. As such, it is appropriate to zone these lands for railroad purposes, 

and not for industrial or other uses. A new land use designation of Railroad should be added to the Land Use Plan 

Element. If, in the future, the railroad companies divest these properties, the railroad zoning can be revisited, if 

necessary. 

New Open Space / Civic (OS-C) Designation 

This proposed land use designation would apply to (1) areas that are not developable in a conventional sense, due to 

environmental factors; (2) to all Borough-owned open space, whether developed or undeveloped as parks; and (3) to 

the two existing cemeteries. 

All of these lands are currently included in other zoning designations. For example, the lands along the river are 

zoned Industrial (I-P), Billian Park and Bound Brook Park are included in the Office-Business (0-B) zone, and the 

Middlebrook Preserve, the largest publicly-owned parcel, is zoned for Regional Business / Senior Residential (RB/SR). 

These designations are not appropriate. 

Open space, recreational facilities, civic facilities and cemeteries all attract visitors, if successful. As such, it may be 

appropriate for the new zoning designation to allow development of the types of infrastructure and ancillary uses 

that encourage attendance and support the users of these facilities. 

New Riverfront Commercial (R-C) Designation 

This proposed land use designation would apply to the two remaining parcels near Queen's Bridge where pre-

existing, non-conforming quasi-industrial uses continue to operate. This designation would match the uses permitted 

under the Redevelopment Plan for Sub-Area 1.3 and eliminate any possible confusion with respect to permitted uses. 

New Mixed-Use (MUD) Designation 

This proposed land use designation would apply to the Brook Industrial Park. Permitted uses should match the 
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The lands occupied by the Brook Industrial Park should be rezoned to a new designation that matches the broad 

range of uses permitted under the Redevelopment Plan for Sub-Area 1.2. The two remaining parcels near Queen’s Bridge 

where pre-existing, non-conforming quasi-industrial uses continue to operate should be rezoned for a designation 

(see following discussion of New Riverfront Commercial Designation) that matches those uses now permitted under the 

Redevelopment Plan for Sub-Area 1.3.

New Railroad Designation

As previously mentioned, all railroad rights-of-way lands in the Borough are currently zoned I-P. This designation 

is no longer appropriate, whether or not the rights-of-way continue to serve railroad purposes or are vacated. 

Even if such lands were not compromised by frequent flooding, the Borough’s land use strategy does not call for 

attracting new industrial uses adjacent to the rail tracks. The land under the rail tracks is not subject to local land use 

regulations as long as it is owned by the railroad. As such, it is appropriate to zone these lands for railroad purposes, 

and not for industrial or other uses. A new land use designation of Railroad should be added to the Land Use Plan 

Element. If, in the future, the railroad companies divest these properties, the railroad zoning can be revisited, if 

necessary.

New Open Space / Civic (OS-C) Designation

This proposed land use designation would apply to (1) areas that are not developable in a conventional sense, due to 

environmental factors; (2) to all Borough-owned open space, whether developed or undeveloped as parks; and (3) to 

the two existing cemeteries.

All of these lands are currently included in other zoning designations. For example, the lands along the river are 

zoned Industrial (I-P), Billian Park and Bound Brook Park are included in the Office-Business (O-B) zone, and the 

Middlebrook Preserve, the largest publicly-owned parcel, is zoned for Regional Business / Senior Residential (RB/SR). 

These designations are not appropriate.

Open space, recreational facilities, civic facilities and cemeteries all attract visitors, if successful. As such, it may be 

appropriate for the new zoning designation to allow development of the types of infrastructure and ancillary uses 

that encourage attendance and support the users of these facilities.

New Riverfront Commercial (R-C) Designation

This proposed land use designation would apply to the two remaining parcels near Queen’s Bridge where pre-

existing, non-conforming quasi-industrial uses continue to operate. This designation would match the uses permitted 

under the Redevelopment Plan for Sub-Area 1.3 and eliminate any possible confusion with respect to permitted uses.

New Mixed-Use (MUD) Designation

This proposed land use designation would apply to the Brook Industrial Park. Permitted uses should match the 
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broad range of uses permitted under the Redevelopment Plan for Sub-Area 1.2 and, again, eliminate any possible 

confusion with respect to permitted uses. 

Regional-Business 1 Designation 

The RB-1 designation is focused on large floor plate corporate office, data processing / communications and hotel 

uses. It applies to the area currently occupied by the Bound Brook Apartments, making it a non-conforming use. The 

burden of non-conformity discourages reinvestment in the property. The RB-1 designation has not been effective in 

spurring change and does not provide an appropriate blueprint for future investments and transformation in the 

area. 

A more appropriate designation for this highly visible gateway location on the Union Avenue corridor would allow 

mixed-use residential / commercial development at a scale to be determined. This can be accomplished through 

either a revised B-1 designation (see following discussion of Business 1 Designation), or by creating a new zoning 

designation. A more detailed urban design and planning investigation is needed to define a future direction for this 

area. 

Business 1 Designation 

The B-1 designation, which applies to the western half of Union Avenue, encourages strip commercial development 

and does not allow residential. 

A detailed planning study of this area is recommended, in order to dearly define a vision going forward. Given the 

immediate proximity of high- and medium-density residential neighborhoods both to the south and to the north of 

the Union Avenue corridor, it can be argued that the intent for this area should be to reinforce the pedestrian scale 

and reign in automotive and auto-dependent uses. This corridor has bus service, continuous sidewalks and moderate 

size blocks. However, some lots are quite shallow and may present challenges to redevelopment. A more detailed 

examination of the corridor's urban design possibilities is needed, with a view towards possibly allowing residential 

over commercial. 

A key consideration will be defining the appropriate scale and building height. The district currently allows only 2 

ih stories — a very modest scale, unlikely to encourage substantial new investment. The adjacent RB/SR district, by 

contrast, allows buildings up to seven stories or 85 feet. 

In addition to the planning and urban design analysis, appropriate design standards should be put into place to 

guide the architectural character of new buildings, as well as the desired character of the streetscape. 

Regional Business / Senior Residential Designation 

The RB/SR designation applies to Redevelopment Area 3. Although currently built-out, the shopping center 

portion is aging and could evolve into a higher intensity development in the future. The current zoning allows 
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broad range of uses permitted under the Redevelopment Plan for Sub-Area 1.2 and, again, eliminate any possible 

confusion with respect to permitted uses. 

Regional-Business 1 Designation

The RB-1 designation is focused on large floor plate corporate office, data processing / communications and hotel 

uses. It applies to the area currently occupied by the Bound Brook Apartments, making it a non-conforming use. The 

burden of non-conformity discourages reinvestment in the property. The RB-1 designation has not been effective in 

spurring change and does not provide an appropriate blueprint for future investments and transformation in the 

area.

A more appropriate designation for this highly visible gateway location on the Union Avenue corridor would allow 

mixed-use residential / commercial development at a scale to be determined. This can be accomplished through 

either a revised B-1 designation (see following discussion of Business 1 Designation), or by creating a new zoning 

designation. A more detailed urban design and planning investigation is needed to define a future direction for this 

area.

Business 1 Designation

The B-1 designation, which applies to the western half of Union Avenue, encourages strip commercial development 

and does not allow residential. 

A detailed planning study of this area is recommended, in order to clearly define a vision going forward. Given the 

immediate proximity of high- and medium-density residential neighborhoods both to the south and to the north of 

the Union Avenue corridor, it can be argued that the intent for this area should be to reinforce the pedestrian scale 

and reign in automotive and auto-dependent uses. This corridor has bus service, continuous sidewalks and moderate 

size blocks. However, some lots are quite shallow and may present challenges to redevelopment. A more detailed 

examination of the corridor’s urban design possibilities is needed, with a view towards possibly allowing residential 

over commercial.

A key consideration will be defining the appropriate scale and building height. The district currently allows only 2 

½ stories — a very modest scale, unlikely to encourage substantial new investment. The adjacent RB/SR district, by 

contrast, allows buildings up to seven stories or 85 feet. 

In addition to the planning and urban design analysis, appropriate design standards should be put into place to 

guide the architectural character of new buildings, as well as the desired character of the streetscape.

Regional Business / Senior Residential Designation 

The RB/SR designation applies to Redevelopment Area 3. Although currently built-out, the shopping center 

portion is aging and could evolve into a higher intensity development in the future. The current zoning allows 
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significantly more intense development (7 stories or 85 feet) than is presently found on the site. While this may 

not be the appropriate scale for future redevelopment of this site, neither is the current single-story and single-use 

configuration. The age-restricted housing provisions were removed from the Redevelopment Plan, and should also be 

removed from the zoning. Additional thought should be given to developing a vision for how this area should evolve 

in the future. And, similar to the B-1 district, appropriate design standards should be adopted to guide future change. 

R-2 and R-3 Designations 

There are significant non-conformities in these districts with respect to minimum lot size and lot frontage. These non-

conformities constitute an onus for property-owners that are to justify from a public policy perspective. They can be 

addressed through simple adjustments to the district's bulk standards. 

It is estimated that if the minimum frontage in the R-2 district were reduced from 100 feet to 75 feet, the number 

of non-conforming lots would be reduced by 50 percent, from 147 to 74. None of the affected lots could be legally 

subdivided. It is estimated that if the minimum lot size in the R-2 district were reduced from 15,000 square feet to 

10,000 square feet, the number of non-conforming lots would be reduced by 48 percent, from 171 to 89. None of the 

affected lots could be legally subdivided. 

Finally, it is estimated that if the minimum lot frontage in the R-3 district were reduced from 60 feet to 50 feet, the 

number of non-conforming lots would be reduced by 80 percent, from 518 to 103. None of the affected lots could be 

legally subdivided. 

In light of these data, it is recommended that these adjustments be undertaken to remedy these situations. 

R-4 Designation 

The Crescent Drive neighborhood is currently zoned R-4. The neighborhood has an extremely high incidence 

of non-conformities, both with respect to minimum lot size and to minimum lot width. The neighborhood is 

overwhelmingly two-family residential. While this is a permitted use, the R-4 designation does not have separate 

bulk standards for two-family dwellings. The minimum lot size is 5,000 square feet; the minimum lot width is 50 

feet. The majority of the lots in the Crescent Drive neighborhood have a 25-foot width, and a lot area of 2,500 square 

feet. The best way to remedy the situation is to amend the R-4 regulations by adding bulk standards for two-family 

dwellings, reflecting the existing conditions. This will dramatically reduce the incidence of non-conformity. A similar 

situation exists along East Street, in the R-6 district. 

There is also evidence of conversions of single-family dwellings to two-family dwellings, primarily in certain parts of 

the R-4 district closer to Main Street. As discussed above, both uses are currently permitted, but do not have distinct 

development standards. Traditional two-family dwellings are attached vertically, via a party wall, and sit on separate 

lots. In the R-4 district, two-family dwellings have been created by subdividing existing single-family dwellings into 
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significantly more intense development (7 stories or 85 feet) than is presently found on the site. While this may 

not be the appropriate scale for future redevelopment of this site, neither is the current single-story and single-use 

configuration. The age-restricted housing provisions were removed from the Redevelopment Plan, and should also be 

removed from the zoning. Additional thought should be given to developing a vision for how this area should evolve 

in the future. And, similar to the B-1 district, appropriate design standards should be adopted to guide future change.

R-2 and R-3 Designations

There are significant non-conformities in these districts with respect to minimum lot size and lot frontage. These non-

conformities constitute an onus for property-owners that are to justify from a public policy perspective. They can be 

addressed through simple adjustments to the district’s bulk standards. 

It is estimated that if the minimum frontage in the R-2 district were reduced from 100 feet to 75 feet, the number 

of non-conforming lots would be reduced by 50 percent, from 147 to 74. None of the affected lots could be legally 

subdivided. It is estimated that if the minimum lot size in the R-2 district were reduced from 15,000 square feet to 

10,000 square feet, the number of non-conforming lots would be reduced by 48 percent, from 171 to 89. None of the 

affected lots could be legally subdivided. 

Finally, it is estimated that if the minimum lot frontage in the R-3 district were reduced from 60 feet to 50 feet, the 

number of non-conforming lots would be reduced by 80 percent, from 518 to 103. None of the affected lots could be 

legally subdivided.

In light of these data, it is recommended that these adjustments be undertaken to remedy these situations.

R-4 Designation

The Crescent Drive neighborhood is currently zoned R-4. The neighborhood has an extremely high incidence 

of non-conformities, both with respect to minimum lot size and to minimum lot width. The neighborhood is 

overwhelmingly two-family residential. While this is a permitted use, the R-4 designation does not have separate 

bulk standards for two-family dwellings. The minimum lot size is 5,000 square feet; the minimum lot width is 50 

feet. The majority of the lots in the Crescent Drive neighborhood have a 25-foot width, and a lot area of 2,500 square 

feet. The best way to remedy the situation is to amend the R-4 regulations by adding bulk standards for two-family 

dwellings, reflecting the existing conditions. This will dramatically reduce the incidence of non-conformity. A similar 

situation exists along East Street, in the R-6 district.

There is also evidence of conversions of single-family dwellings to two-family dwellings, primarily in certain parts of 

the R-4 district closer to Main Street. As discussed above, both uses are currently permitted, but do not have distinct 

development standards. Traditional two-family dwellings are attached vertically, via a party wall, and sit on separate 

lots. In the R-4 district, two-family dwellings have been created by subdividing existing single-family dwellings into 
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a ground-floor unit and a separate second-floor unit. This reduces the supply of traditional single-family homes, 

changes the character of the neighborhood and may create parking issues. 

These conversions can be halted, although not reversed, by simple adjustments to the district's regulations. The 

definition of a two-family dwelling should be adjusted to make it clear that it applies only to two, single-family 

dwellings attached by a party wall and occupying separate lots. This distinction can be further underscored by 

clearly defining distinct building types for single-family and two-family structures. The zoning should have separate 

bulk regulations for two-family dwellings. The district would continue to allow both single-family dwellings and 

two-family dwellings, as building types, but would prohibit the conversion of single-family dwellings to two-family 

dwellings through internal partitioning. 

New Highway Mixed-Use Designation 

The R-1 district includes two heavily wooded, undeveloped lots with frontage on the westbound lane of Route 22. 

Block 97, Lot 2 comprises 12.98 acres and has 2,121 feet of frontage on Route 22. Block 96, Lot 2 comprises 5.4 acres, 

with 438 feet of frontage on Washington Avenue and 657 feet of frontage on the ramp connecting Mountain Avenue 

with westbound Route 22. Both parcels have the same owner and are designated as "vacant" in the Borough's tax 

rolls. Recently, tax appeals have been filed for both properties. 

The R-1 designation is not appropriate for these properties. Encouraging additional residential driveways on Route 

22 is not a recommended land use policy. Given the two sites' location, and high visibility from the highway corridor, 

a mixed-use or commercial designation would seem more appropriate. Access to Lot 96 can be achieved from 

Washington Road; access to Lot 97 can only be achieved from Route 22. Access permits from NJDOT will be required, 

and these may constrain how the sites can be developed. Further investigation is warranted, with a view towards a 

different zoning designation that better recognizes the two sites' potential. 

Office-Business Designation 

There are a significant number of non-conforming lots in the 0-B district, both with respect to minimum lot size and 

lot frontage. In addition, there are indications that the limitations on the residential component in this district may be 

raising difficulties to property owners and preventing desired reinvestment. 

Maintaining the integrity of the older, larger housing structures, along with the prevailing setbacks and scale, will 

continue to be important, but the strategies for achieving this may need to be re-examined. It may be appropriate to 

revisit the regulations and possibly allow more residential and mixed-use development in this district. 

In addition, explicit design standards to better guide change should be considered, including streetscape standards 

for the properties fronting directly on East Union Avenue. 
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a ground-floor unit and a separate second-floor unit. This reduces the supply of traditional single-family homes, 

changes the character of the neighborhood and may create parking issues.

These conversions can be halted, although not reversed, by simple adjustments to the district’s regulations. The 

definition of a two-family dwelling should be adjusted to make it clear that it applies only to two, single-family 

dwellings attached by a party wall and occupying separate lots. This distinction can be further underscored by 

clearly defining distinct building types for single-family and two-family structures. The zoning should have separate 

bulk regulations for two-family dwellings. The district would continue to allow both single-family dwellings and 

two-family dwellings, as building types, but would prohibit the conversion of single-family dwellings to two-family 

dwellings through internal partitioning.

New Highway Mixed-Use Designation 

The R-1 district includes two heavily wooded, undeveloped lots with frontage on the westbound lane of Route 22. 

Block 97, Lot 2 comprises 12.98 acres and has 2,121 feet of frontage on Route 22. Block 96, Lot 2 comprises 5.4 acres, 

with 438 feet of frontage on Washington Avenue and 657 feet of frontage on the ramp connecting Mountain Avenue 

with westbound Route 22. Both parcels have the same owner and are designated as “vacant” in the Borough’s tax 

rolls. Recently, tax appeals have been filed for both properties.

The R-1 designation is not appropriate for these properties. Encouraging additional residential driveways on Route 

22 is not a recommended land use policy. Given the two sites’ location, and high visibility from the highway corridor, 

a mixed-use or commercial designation would seem more appropriate. Access to Lot 96 can be achieved from 

Washington Road; access to Lot 97 can only be achieved from Route 22. Access permits from NJDOT will be required, 

and these may constrain how the sites can be developed. Further investigation is warranted, with a view towards a 

different zoning designation that better recognizes the two sites’ potential. 

Office-Business Designation 

There are a significant number of non-conforming lots in the O-B district, both with respect to minimum lot size and 

lot frontage. In addition, there are indications that the limitations on the residential component in this district may be 

raising difficulties to property owners and preventing desired reinvestment. 

Maintaining the integrity of the older, larger housing structures, along with the prevailing setbacks and scale, will 

continue to be important, but the strategies for achieving this may need to be re-examined. It may be appropriate to 

revisit the regulations and possibly allow more residential and mixed-use development in this district.

In addition, explicit design standards to better guide change should be considered, including streetscape standards 

for the properties fronting directly on East Union Avenue.

PHYSICAL FRAMEWORK					        page 2-22



BOUND BROOK  Master Plan Reexamination Report 2017 

 

PHYSICAL FRAMEWORK 

 

Residential 6 Designation 

The R-6 designation applies to a relatively small area between East Street and Billian Park. It is entirely subsumed 

by Redevelopment Area 1, however the Redevelopment Plan currently defers to the underlying zoning district with 

respect to the development standards. 

The area is largely residential. The housing stock is in fair to poor condition, with a predominance of rentals, and 

indudes two-family structures along with small apartment buildings. There are quite a few non-conforming lots. 

Redevelopment of the nearby Bound Brook hotel site, as well as elsewhere in the downtown, will increase interest in 

the redevelopment of this area, which is very close to the downtown and to the train station. 

It is therefore recommended that the portion of the R-6 district that fronts on East Street — which has a defined 

character that deserves to be preserved — be rezoned to the modified R-4, with the proposed new bulk standards that 

reduce non-conformities and the additional controls on building types (see above). 

The remaining area covered by the R-6 designation will retain the existing zoning, however the R-6 standards should 

also be modified. Single-family and two-family will no longer be permitted building types. Instead, the permitted 

building types will be townhouses and apartment buildings, with a maximum building height of 45 feet. The 

modified R-6, similar to the modified R-4, will have specific bulk standards for each of the permitted building types, 

in this case townhouses and apartment buildings. This will provide a superior regulatory framework for the future 

transformation of this area. 

2.5 Public Infrastructure 

The vast majority of Bound Brook is well-served by various types of public infrastructure. See Section 2.6 for 

transportation infrastructure. 

Electricity is provided by Public Service Electric and Gas (PSEG). In most places, electric cables are mounted on 

poles located in the public right-of-way. In the downtown area, electric cables have been placed underground, a far 

superior solution that should be adopted throughout the Borough, wherever feasible. 

Public water is provided by New Jersey American Water Company, the largest investor-owned water utility in New 

Jersey, with 2.7 million customers. The water consumed in Bound Brook is withdrawn from the Raritan River by 

NJAW at its water treatment facility in nearby Bridgewater, and conveyed east by way of a major water main that 

runs along the banks of the Raritan River. There is no indication that private wells are in service. 

Sanitary sewer is handled by the Middlesex County Utilities Authority (MCUA). Virtually all of Bound Brook is 

induded in the sewer service area defined in the Lower Raritan Middlesex Water Quality Management Plan adopted 

by NJDEP. The exceptions are a few parcels located next to the Raritan River. The MCUA has several facilities located 

BOUND BROOK Master Plan Reexamination Report 2017

Residential 6 Designation 

The R-6 designation applies to a relatively small area between East Street and Billian Park. It is entirely subsumed 

by Redevelopment Area 1, however the Redevelopment Plan currently defers to the underlying zoning district with 

respect to the development standards.

The area is largely residential. The housing stock is in fair to poor condition, with a predominance of rentals, and 

includes two-family structures along with small apartment buildings. There are quite a few non-conforming lots.

Redevelopment of the nearby Bound Brook hotel site, as well as elsewhere in the downtown, will increase interest in 

the redevelopment of this area, which is very close to the downtown and to the train station.

It is therefore recommended that the portion of the R-6 district that fronts on East Street — which has a defined 

character that deserves to be preserved — be rezoned to the modified R-4, with the proposed new bulk standards that 

reduce non-conformities and the additional controls on building types (see above). 

The remaining area covered by the R-6 designation will retain the existing zoning, however the R-6 standards should 

also be modified. Single-family and two-family will no longer be permitted building types. Instead, the permitted 

building types will be townhouses and apartment buildings, with a maximum building height of 45 feet. The 

modified R-6, similar to the modified R-4, will have specific bulk standards for each of the permitted building types, 

in this case townhouses and apartment buildings. This will provide a superior regulatory framework for the future 

transformation of this area.

2.5 Public Infrastructure

The vast majority of Bound Brook is well-served by various types of public infrastructure. See Section 2.6 for 

transportation infrastructure.

Electricity is provided by Public Service Electric and Gas (PSEG). In most places, electric cables are mounted on 

poles located in the public right-of-way. In the downtown area, electric cables have been placed underground, a far 

superior solution that should be adopted throughout the Borough, wherever feasible.

Public water is provided by New Jersey American Water Company, the largest investor-owned water utility in New 

Jersey, with 2.7 million customers. The water consumed in Bound Brook is withdrawn from the Raritan River by 

NJAW at its water treatment facility in nearby Bridgewater, and conveyed east by way of a major water main that 

runs along the banks of the Raritan River. There is no indication that private wells are in service.

Sanitary sewer is handled by the Middlesex County Utilities Authority (MCUA). Virtually all of Bound Brook is 

included in the sewer service area defined in the Lower Raritan Middlesex Water Quality Management Plan adopted 

by NJDEP. The exceptions are a few parcels located next to the Raritan River. The MCUA has several facilities located 
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along the riverfront, by the Queen's Bridge, as well as a pump station located in the Middlesex Preserve. A major 

trunk line / interceptor runs north along the Bound Brook to the MCUA's wastewater treatment facility in North 

Plainfield. A few properties in the Middlebrook area still rely on septic tanks. 

Stormwater is handled by the Borough's storm sewer infrastructure. As part of the US Army Corps of Engineers 

project additional drainage was added near the diversion pipes in the downtown area. 

Voice and data services are provided by Verizon and Cablevision. 

Finally, after completion of the US Army Corps of Engineers Green Brook Flood Control Project, the Borough is served 

by a comprehensive system of levees, floodwalls and floodgates that constitute a very significant investment in public 

flood prevention infrastructure. These facilities are maintained by Somerset County. 

There is no indication that any of these elements of public infrastructure will constitute barriers or present capacity 

limitations to additional growth in the Borough. 

Bound Brook's Public Works Department is responsible for maintenance of the storm sewers not associated with 

the Green Brook flood control project. It is also responsible for maintaining the sanitary sewer system, parks 

and playgrounds, municipal building and municipal library, street maintenance and sweeping, tree trimming 

and removal, sign maintenance and snow plowing, removal of yard debris and for parking meter repairs. The 

Department operates from the public works facility on Chimney Rock Road in nearby Bridgewater. 

2.6 Circulation, Connectivity and Mobility 

2.6.1 Network Characteristics 

Bound Brook is fortunate to have a fairly well connected circulation system. 

The Borough's street system defines a modified grid, with blocks of variable size. Most blocks south of Union Avenue 

are of moderate size and therefore have a pedestrian scale. 

There are very few cul-de-sacs or dead-end streets in the Borough, thus guaranteeing a high level of connectivity. 

The ratio of intersections per linear feet of street center line — a commonly used measure of connectivity — is 599 for 

the area south of Union Avenue, which indicates a high level of connectivity and a pedestrian-friendly environment. 

The same ratio for the entire Borough is 802, which indicates larger blocks and less intersections in the area north of 

Union Avenue. 

The Transportation and Circulation Map  provides information on various features of the Borough's transportation 

and circulation infrastructure. 
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While circulation within the Borough is relatively easy, both natural and man-made barriers constrain circulation 

between the Borough and its neighbors, forcing both pedestrian and vehicular traffic onto a limited number of 

through streets. 

• To the west, the Middle Brook and 1-287 create a 1.7-mile long barrier to circulation between the Borough 

and Bridgewater that is only pierced in two locations: by Talmage Avenue at the Vernon Noble Memorial 

Bridge; and at the West Union Avenue bridge. There are also several rail crossings of the Middle Brook, 

south of Talmage Avenue, but no additional pedestrian and bicycle crossings. 1-287 can be accessed from the 

Borough at the Route 28 and Route 22 interchanges. 

• To the south, the combination of freight and passenger rail lines, and the Raritan River, create a one-mile 

long barrier to circulation between the Borough and South Bound Brook that is pierced only by South Main 

Street, at the Queen's Bridge. 

• The railroad lines also act as a daunting barrier between the Main Street / Talmage Avenue corridors and the 

south side of the tracks, including access to the riverfront. The small neighborhood along West Main Street 

south of the tracks and the Brook Industrial Park are accessible only by two at-grade crossings at La Monte 

Avenue and Vosseller Avenue. The two at-grade crossings are a mere four blocks apart, or roughly 1,300 

linear feet. 

• To the east, the Bound Brook creates a separation between Bound Brook and Middlesex Borough that is 

crossed only at the Green Brook bridge on East Main Street and at the East Union Avenue bridge. There are 

railroad crossings, but no additional pedestrian or bicycle crossings. 

• Finally, to the north, Route 22 creates a barrier that is crossed only at Mountain, Thompson and Vosseller 

Avenues. Route 22 can be accessed from the Borough at these locations. 

The practical consequences of having limited road connections between the Borough and its neighbors is that those 

existing connections have much higher traffic volumes than would otherwise be the case. 

These physical barriers also predude, or at a minimum discourage, circulation by pedestrians and bicyclists. There 

are no dedicated pedestrian and bicycle bridges linking Bound Brook to its neighbors. 

There are also a number of one-way streets in the Borough, primarily in the neighborhoods doser to the downtown. 

These one-way streets should be subject to a fresh look to see if they are in fact justified and effective, and not just 

complicating local circulation. 

Finally, Tea Street was disconnected years ago at Cedarcrest Drive, to protect that neighborhood from cut-through 

traffic between Route 28 / 1-287 and Route 22. That missing link in the network diverts traffic and places additional 

stress on the intersections between Cedarcrest Drive and Thompson Avenue, as well as on the intersection of 
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Thompson and Union Avenues. Other approaches to neighborhood traffic management, such as traffic calming, 

should be evaluated to see whether they would be able to better address the cut-through traffic situation. 

2.6.2 Streets and Highways 

There are 25.4 center miles of roads in the Borough. 

NJDOT has jurisdiction over 2.08 center miles, 

Somerset County has jurisdiction over 2.73 center 

miles and the Borough is responsible for the rest, or 

20.56 center miles. 

Bound Brook is well positioned relative to the 

regional highway system. It is served by an 

interstate (I-287), and two state highways (US Route 

22 and NJ Route 28). 

1-287 runs along the Borough's western edge. 

There is a full interchange at West Union Avenue and another nearby interchange at Route 22 and Finderne Avenue in 

Bridgewater. In 2012, this section of 1-287 carried an average of 132,500 vehicles a day. 

Route 22 runs along the Borough's northern edge for only 0.6 miles. The Borough is served by a four ramp partial 

interchange at Mountain Avenue, a partial interchange at Thompson Avenue and a signalized intersection at 

Vosseller Avenue. In 2014, this section of Route 22 carried an average of 56,400 vehides a day. 

Finally, Route 28 (Union Avenue) runs through the center of the Borough. A two-lane road, with a 66-foot right-of-

way, a 40-foot cartway and curb-side parking, it is lined with a mix of residential, commercial and civic uses. Union 

Avenue functions like a second Main Street, but it carries high volumes of traffic — an average of 23,000 vehicles a 

day in 2013. It has signalized intersections at Tea Street, Thompson Avenue, Vosseller Avenue, Mountain Avenue and 

East Street. 

There are a number of County roads in Bound Brook: Talmage Avenue / Main Street (CR 533), Vosseller Avenue, from 

Main Street to Route 28 (CR 635), Tea Street, from Route 28 to the Bridgewater Township line (CR 687), Thompson 

Avenue, from West High Street to Route 28 (CR 525), Mountain Avenue / Washington Avenue (CR 527), Bolmer 

Boulevard / East Street (CR 689), South Main Street (CR 527) and Veteran's Memorial Boulevard (CR 654). 

The major east / west connectors in the Borough are Main Street / Talmage Avenue and Union Avenue. Other east / 

west connectors are 2nd  Street, High Street and Maple Avenue. 

The major north / south connectors are Tea Street, Vosseller Avenue, Thompson Avenue and Mountain Avenue. 
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Church Street is a partial north / south connector. 

There are very few private roads in the Borough. All provide just local access. 

Most local streets in the Borough have a 50-foot right-of-way and a 28- to 36-foot cartway. Some narrower streets 

have 40-foot right-of-ways; a few wider streets have 60-foot right-of-ways. 

There are 8 signalized intersections in the Borough. 

Table 11 provides functional characteristics for major roads in the Borough, such as functional classification, cartway 

and posted speed limit. 

Table 11 — Roadway Jurisdiction and Functional Characteristics 

Roadway 

Jurisdiction and 

Functional Classification 

Pavement 

(Feet) 

Shoulder 

(Feet) 

Posted 

Speed Limit 

(MPH) 

Bolmer Boulevard County 

Urban Minor Arterial 

36/24 0/2 Not posted 

East Street County 

Urban Minor Arterial 

36/24 0/2 Not posted 

Hamilton Street Municipal 

Urban Major Collector 

32/26 0 Not posted 

High Street Municipal 

Urban Major Collector 

39/35 0 25 

E. Main Street County 

Urban Minor Arterial 

30 2 25 

W. Maple Avenue Municipal 

Urban Major Collector 

40 0 Not posted 

/25 

Mountain Avenue County 

Urban Minor Arterial 

24 4 35 

Route 22 NJDOT 

Urban Principal Arterial 

24/36 10/0 55 

Talmage Avenue County 

Urban Minor Arterial 

30 0 30 

Tea Street Municipal and County 

Urban Major Collector & Urban Local 

30 6/0 35/30 

Thompson Avenue Municipal and County 

Urban Major Collector 

28/32 0 25/35 

Route 28/Union Avenue NJDOT 

Urban Principal Arterial 

40 0 35 

Vosseller Avenue Municipal and County 

Urban Major Collector 

30/28 0 25 

Source: New Jersey Department of Transportation, Straight Line Diagrams, 2015. 
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Table 12 provides data on traffic volumes, expressed in terms of average annual daily traffic (AADT), for major roads 

in the borough. 

Table 12 — Average Annual Daily Traffic (AADT) on Major Roads 

Functional 

Roadway Location AADT Date AADT Date Classification 

Talmage Avenue Between Keuren Ave and 9,143 Sept. 2013 Urban minor arterial 

Talmage Ave 

County Route 527/ Between Maiden Ln 11,773 May 2015 Urban minor arterial 

East Main Street and Mountain Ave 

Mountain Avenue Between Wahnetah Dr and 11,216 2009 10,806 April 2015 Urban minor arterial 

Hawthorne Ave 

Thompson Avenue Between W. Union Ave and 8,033 2005 8,544 June 2015 Urban collector 

William St 

Union Avenue Between Tea St 20,122 2007 23,021 July 2013 Urban principal arterial 

and CR 525 

Vosseller Avenue Between W. 2nd St 4,650 May 2014 Urban collector 

and W. High St 

Route 22 50,686 2009 Federal highway 

Source: New Jersey Department of Transportation, 2013-2015. 

2.6.3 Pedestrians and Bicyclists 

The older parts of the Borough are well served by sidewalks, and virtually every street — south of Union Avenue —

has sidewalks on both sides. 

However, most neighborhood sidewalks are only four feet wide and in some locations, such as along the south side 

of Talmage Avenue, utility poles placed in the sidewalks create obstructions and make the sidewalk barely usable, or 

not at all, in particular for baby strollers and wheelchairs. 

Many older sidewalks are in poor condition, with severe lifting, due to tree roots. 

Sidewalks on Main Street are wider, with an average of 10-feet. Sidewalks along Union Avenue are less wide. 

More recently developed neighborhoods, north of Union Avenue, may have sidewalks on one side or no sidewalks at 

all. These neighborhoods generally have low levels of vehicular traffic. 

The Borough does not have a sidewalk inventory. There is no register of gaps or missing sidewalk sections, and there 

is no list of deteriorated sidewalks in need of replacement. Similarly, there is no inventory of curbs that should be 

depressed and upgraded in order to comply with accessibility requirements. 

The Borough currently has no dedicated bicyde facilities. The paved paths on top of the levees built by the US Army 

Corps of Engineers (USACE) as part of the Green Brook Flood Control Project offer a readymade opportunity for a 

dedicated bicyde and pedestrian path. However, when the USACE acquired the easements to construct this facility, 
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The Borough does not have a sidewalk inventory. There is no register of gaps or missing sidewalk sections, and there 

is no list of deteriorated sidewalks in need of replacement. Similarly, there is no inventory of curbs that should be 

depressed and upgraded in order to comply with accessibility requirements.

The Borough currently has no dedicated bicycle facilities. The paved paths on top of the levees built by the US Army 

Corps of Engineers (USACE) as part of the Green Brook Flood Control Project offer a readymade opportunity for a 

dedicated bicycle and pedestrian path. However, when the USACE acquired the easements to construct this facility, 
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it apparently neglected to obtain permission from a handful of private property owners to allow for public access. As 

such, the paths on the top of the levees, while informally used by local residents, are officially off-limits to pedestrians 

and bicycles for the time being. 

The Planning Board adopted a Riverfront Access Plan in 2015 that contains a detailed strategy for providing public 

access from the downtown area to the riverfront and developing an ambitious trail system along the riverfront. 

Finally, the Borough adopted a "Complete Streets" approach, also in 2015. This policy has not yet resulted in any new 

on-street or off-street facilities. 

There is no data on pedestrian trips or bicycle trips in the Borough. 

2.6.4 Transit 

Bound Brook is served by passenger rail, bus and jitney transit service. 

Bound Brook station is located on NJ Transit's Raritan Valley Line, which offers service to Newark Penn Station and 

New York Penn Station. It is currently served by 54 NJ Transit commuter trains each weekday. NJ Transit's FY 2014 

boarding count indicates 693 average weekday passengers boarding in Bound Brook. Morning rush hour travel time 

to Newark is about 50 minutes under normal conditions; and between 66 minutes and 93 minutes to New York, with 

transfer in Newark Penn Station to North Jersey Coast Line or Northeast Corridor trains. The adult fare is currently 

$14.00 one way. One seat ride service to New York Penn Station is available during off-peak hours. 

The station offers both daily and monthly commuter parking. Currently, there are 70 daily spots and 225 monthly 

(permit) spots, including three ADA-compliant spaces. Only 17% of commuters with parking permits are Borough 

residents, whereas 29% are from Somerset, 15% from Piscataway, 8% from Bridgewater, and 6% from Hillsborough 

and Middlesex. The parking lots are owned by NJ Transit and operated by the Borough. The typical utilization rate is 

52% of capacity. 

The Station facility itself is currently leased to 

the Borough and is listed on the National and 

New Jersey Registers of Historic Places. NJ 

Transit and its predecessors have maintained 

railroad operations within the Bound Brook 

area for over 150 years. The Central Railway 

of New Jersey, a predecessor of NJ Transit, 

operated a variety of railway related activities 

on portions of the station area, including 
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engine repair and deaning facilities, roundhouse and fuel storage. 

NJ Transit bus routes 114 and 117 provide service to New York City—Port Authority Bus Terminal. There is a park & 

ride at the Washington Avenue interchange with US Route 22 in nearby Green Brook. 

NJ Transit bus routes 65 and 66 provide service to Newark-Broad Street station. Borough residents may board at 

multiple stops along Union Avenue. 

Somerset County also provides some transit services in the Borough. The SCOOT-R1, SCOOT-R2, DASH 851, DASH 

852 and CAT 1R offer more local connections on a limited schedule. 

While the level of service provided by the various transit operators is far from good, Borough residents and visitors 

benefit from higher levels of service than most suburban areas in New Jersey. 

2.6.5 On-Demand Transportation Services 

Bound Brook is served by a number of small, local taxi services, such as La Sombra, Trackside Taxis, Quick and AAA 

Taxi. Some taxis provide service to Newark Liberty International Airport. 

On-demand car services, such as Uber and Lyft, are also available. 

2.6.6 Levels of Service and Circulation Conflicts 

No data is available regarding levels of service on these roads or at their intersections. 

The Vehicular Collisions Map  shows local "hot spots" for vehicular crashes. In 2014, a total of 323 reported incidents 

were filed. The most significant location is the intersection of Tea Street and Union Avenue. Of lesser significance, 

but also notable, is the intersection of Vosseller Avenue and Union Avenue, and several intersections on Mountain 

Avenue, from East Main Street to East Union Avenue. Sadly, it was not possible to acquire bicycle and pedestrian 

crash data for the Borough, although the data is compiled by the Bound Brook police department and forwarded to 

the NJDOT. 

2.6.7 Travel Behavior 

There is limited data on the travel habits of Borough residents other than journey-to-work (commuting) data, which 

typically represents only 40 percent of all trips. 

Table 13 shows commuting data for each of the Borough's three census tracts. As expected, the lower density census 

tract 513 (area east of Vosseller Avenue and north of Union Avenue) has greater auto-dependency, with 79% of 

workers driving alone to work, and 82% of households owning two or more cars. 
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In census tract 512 (area west of Vosseller Avenue and south of Talmage Avenue), 20% of households do not own a 

car, and 32% own only one vehicle; and while 50% drove to work alone, 34% carpooled. 

In census tract 511 (area east of Vosseller Avenue and south of Union Avenue), 15% of households have no vehicle 

and 49% have just one; and while 55% drove alone to work, 28% carpooled, 7% took transit and 5% walked or 

bicycled to work. 

Table 13 - Journey to Work Characteristics by Census Tract, 2014 

Census Tract 511 Census Tract 512 Census Tract 513 

Number Percent Number Percent Number Percent 

Workers 16 years and over 2,033 2,477 1,214 

MEANS OF TRANSPORTATION TO WORK 

Car, truck or van 83.5 84.3 87.5 

Drove alone 55.0 50.1 79.2 

Carpooled 28.5 34.2 8.2 

Workers per car, truck or van 1.31 1.30 1.05 

Public transportation (excluding taxicab) 7.0 4.1 3.1 

Walked 2.8 2.9 2.3 

Bicycle 2.5 4.0 1.5 

Taxicab, motorcycle or other means 3.6 1.0 2.1 

Worked at home 0.6 3.6 3.5 

VEHICLES AVAILABLE 

No vehicles available 15.4 16.3 2.0 

1 vehicle available 48.8 26.0 16.2 

2 vehicles available 19.9 29.1 52.1 

3 or more vehicles available 15.9 28.7 29.8 

Source: 2014 5-Year American Community Survey. 

2.6.8 Parking 

There is no Borough-wide parking analysis nor is it likely that there is a need for one. While there may be small, 

localized parking deficits, it would appear that parking is not a pressing issue in most parts of the Borough. Any 

localized deficits should be able to be addressed through small-scale interventions. 

A parking study of the downtown area was conducted in 2011 as part of the Downtown Urban Design Plan. That 

study found no immediate need to increase the supply of downtown parking, but did anticipate the need to increase 

the supply in the future, as downtown redevelopment projects came on line. The study also offered a number of 

recommendations for making existing parking resources more efficient and better utilized. 

The study was updated in October of 2016, prompted by the increased activity in downtown redevelopment efforts. 

The Borough has 122 on-street metered parking spaces and 377 spaces in parking lots. There are other on-street 

parking spaces that are time restricted but free, and others that are free and not time restricted. 
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A 2013 report by Fitzgerald & Hallaway indicates that there are 20 private parking lots with 455 parking spaces in the 

downtown. The largest is the 80-space Brook Arts Center lot. 

The 2016 study found that there is no shortage of parking downtown. However, parking fees and regulations are 

uneven and there is a deficit of on-street transient parking for stays longer than two hours. The parking meters are 

functionally obsolete. 

The study recommends recalibrating parking fees and time limits; updating the parking technology, with pay-by-cell 

phone or on-line options; recalibrating the distribution between monthly permits and daily permits in the commuter 

lots; dramatically increasing parking enforcement; and replacing the meter stock. 

NJ Transit's efforts to redevelop the commuter parking lots next to the train station with additional residential, if 

carried out, will require the construction of a parking deck to replace the existing surface parking and service the new 

residential tenants. 

It is likely that a second commuter parking facility located on the south side of the tracks on the parcel currently 

occupied by the self-storage facility — an idea anticipated in the Downtown Urban Design Plan and in the 

Redevelopment Plan for Sub-Area 1.3 — will also be necessary to service primarily commuters originating on the south 

side of the Raritan River. 

The parking standards in the Borough's Land Use Regulations are dated and should be re-assessed. They do not 

recognize New Jersey's Residential Site Improvement Standards (RSIS); and are not current with respect to parking 

requirements for mixed-use projects or for non-residential uses in a built-up environment such as the Borough. 

The adopted Redevelopment Plans for Area 1 and 2 contain lower residential parking standards than required by the 

RSIS — appropriately recognizing the transit opportunities and the pedestrian-friendly character of the area — and 

the Borough's Planning Board has routinely granted "de minimus" exceptions allowing residential redevelopment 

projects to proceed with reduced parking counts. 

Recent overnight parking utilization data from the Meridia project validates the Borough's reduced residential 

parking requirements. The expectation is that per household residential parking demand in the downtown will 

further decline over time, as the supply of rental housing at reasonable price points increases elsewhere in the region, 

and rental housing near the train station captures a larger share of transit-oriented households, and a lesser share of 

the general population. 

2.6.9 Conclusions and Recommendations 

Largely as a result of the Borough's traditional pattern of development, internal circulation works relatively well for 

all modes of transportation: vehicular, pedestrian and bicycles. There is a high level of connectivity in the circulation 
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network, which means that all areas of the Borough — with two exceptions — are easily reachable. 

The two exceptions are the small Middlebrook Road neighborhood, north of Route 22; and the small West Main 

Street neighborhood, south of the railroad tracks. 

The high connectivity notwithstanding, there is clearly room for improvements to the circulation network, 

improvements that will facilitate mobility and reduce existing friction. 

While improvements to the vehicular circulation system are likely to be localized and relatively modest, there 

is considerable potential for improvements to the pedestrian and bicycle circulation system, primarily through 

dedicated, off-street facilities, as well as new connections that expand the network and increase both its range and its 

performance. 

There is also potential for improvements to the level of service provided by the various transit operators. 

Additional recommendations: 

New Pedestrian and Bicycle Crossing of the Raritan River 

The Queens Bridge linking Bound Brook and South Bound Brook is the only crossing of the Raritan River for many 

miles in both directions. To the west, the closest crossing is the Manville Causeway in Manville; to the east, it is the 

Landing Lane Bridge in New Brunswick. 

A new vehicular crossing of the Raritan River, while very desirable, will be an expensive project, well beyond the 

scope of a municipal master plan. No ideas for how, or where, to accomplish this are currently on the table. 

New Pedestrian and Bicycle Crossing of the Middle Brook 

This new link is already targeted in the Borough's adopted Downtown Urban Design Plan and Riverfront Access Plan. It 

envisions converting the existing, decommissioned freight rail bridge over the Middle Brook into a bicycle/pedestrian 

bridge, linking the Borough to Bridgewater and linking the Bound Brook riverfront with the future 400+ acres of 

parkland on the Wyeth property, currently under remediation. Ultimately, the goal is to create a Raritan riverfront 

greenway linking the Borough to Somerville and Raritan Boroughs. 

New Pedestrian and Bicycle Crossing(s) of the Bound Brook 

Opportunities may exist to create new pedestrian and bicycle connections between Bound Brook and the Borough 

of Middlesex. The substantial preserved lands in both towns, on both sides of the Bound Brook, constitute a sizable 

conservation area in the floodplain of the Bound Brook and Ambrose Brook. Billian Park (20 acres) and the adjacent 

Presbyterian cemetery (28+ acres) to the north, along with the floodplain conservation areas constitute a large 

chunk of land with limited circulation links. While new vehicular connections through these areas are unlikely, new 

pedestrian and bicycle connections would enhance the non-motorized circulation system, better link the existing 
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neighborhoods on either side of the stream corridor and provide better access to these preserved lands. 

The responders to the community survey expressed strong support for this concept. 

New Grade-Separated Access to South Side of Railroad Tracks 

Arguably the most important improvement to the Borough's vehicular circulation system is providing grade-

separated access from West Main Street to the area south of the tracks. This access would replace, or perhaps 

supplement, the two existing grade crossings, and would consist of either a tunnel, or an overpass. It is seen as an 

absolute pre-requisite for any higher-density redevelopment scenario of Redevelopment Sub-Area 1.3 

The Downtown Urban Design Plan shows this new connection as an extension of Mountain Avenue, which would 

require close coordination with the possible future redevelopment of the NJ Transit commuter parking lots. 

The possibility of this new grade-separated connection has been considered only at the most conceptual level. It will 

require a feasibility study at the appropriate time to more fully evaluate the various alternatives and assess the costs 

and benefits associated with pursuing this idea. 

Circulation Plan Element 

The Borough does not have a circulation plan element as part of the Master Plan. As such, there is no comprehensive, 

long-term vision for improving circulation and mobility. A circulation plan element that is synched with the land use 

plan element and the zoning is an indispensable tool for guiding municipal actions and investments in the circulation 

infrastructure. 

Sidewalk Inventory 

An essential component of both the circulation plan and the capital improvement plan (see following discussion of 

Capital Improvement Plan) is an inventory of all sidewalks and other pedestrian facilities that exist on the public right-

of-way, as well as assessments of their existing conditions. The sidewalk inventory allows the Borough to identify 

important missing links, if such exist, as well as prioritize reconstruction or modification investments. 

The sidewalk inventory would address existing handicap-compatible features, identify missing features and 

prioritize new investments in upgrading the sidewalk and walkway network, with a view towards achieving full 

accessibility. 

Neighborhood Traffic Calming / Green Streets / Complete Streets 

Another important component of the circulation plan is an assessment of the potential for various types of physical 

interventions in the design of the Borough's streets. Traffic calming interventions are aimed at reducing motor vehicle 

speed and enhancing pedestrian and bicycle safety. Traffic calming is often coupled with green infrastructure or 

green street interventions, where redundant pavement is replaced with pervious and planted surfaces that increase 
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the infiltration of stormwater runoff and improve water quality. Both traffic calming and green street interventions 

can be coupled with a "Complete Streets" approach, that seeks to provide a better balance between motor vehicles 

and other users of streets. 

These types of interventions are very local and therefore require building a consensus among those most directly 

affected by them. This means involving neighborhood residents in the process of identifying the most compelling 

candidates for these approaches, and developing a consensus regarding what types of interventions to execute. 

Capital Improvement Plan 

The Borough's engineers maintain a street evaluation, which is used for grant applications directed to streets 

requiring urgent intervention. However, the Borough does not have a formal capital improvement plan, which would 

provide the platform to implement new initiatives — specifically the items on the circulation plan element. As such, 

specific projects have not been developed and funding mechanisms have not been identified. 

While a routine maintenance plan, funded by NJDOTs Local Aid Program, may ensure periodic resurfacing or 

rebuilding of badly deteriorated streets and sidewalks, relying exclusively on this program essentially leaves the 

Borough on auto-pilot, as it does not question the design and features of the streets and other elements of the 

circulation system that are part of the program, nor does it address any investments in new or modified facilities. 

A capital improvement plan tied directly to the circulation plan element would bring clarity and predictability in 

terms of capital investments in facilities for all modes of transportation, including new bike lanes or bike paths, 

upgrading of existing pedestrian facilities and location and characterization of new pedestrian facilities, street 

redesign and so forth. This would better position the Borough to compete for grant funding from programs such as 

Safe Routes to School, Safe Routes to Transit, Trail Improvements and others. 

Quiet Zones 

The Borough has been pursuing Quiet Zone designation from the NJDOT for the downtown area. This designation 

will require improvements to the two grade crossings at La Monte and Vosseller Avenues. NJDOT approval 

is required and has been requested. Quiet Zone designation will become increasingly urgent as the number of 

downtown residents, businesses and visitors continues to grow. The Borough is optimistic that the Quiet Zone 

request will be approved, and that the necessary funding to implement it will be found. 

Improvements to Rail Station Access 

Passenger access to the NJ Transit rail station is abysmal. Neither of the platforms is ADA accessible and the physical 

condition of the tunnels and stairs that provide access to the two platforms is seriously deteriorated. The stairs that 

provide access from South Main Street have been dosed for years because of their deteriorated condition. But even if 

these were fixed and reopened, there is no walkway linking the stairs to the station platform. 
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As residential redevelopment in and around the downtown results in increased ridership, the pressure to 

dramatically improve access conditions for these passengers will substantially increase and will need to be 

addressed. 

New Commuter Parking Facility South of the Rail Tracks 

It is very important to preserve the option of creating a second commuter parking facility on the south side of 

the tracks, in particular if the NJ Transit parking lots are redeveloped, as is anticipated. As mentioned, this idea 

is anticipated in both the Downtown Urban Design Plan and in the Redevelopment Plan for Sub-Area 1.3. Future 

redevelopment of the parcel currently occupied by the self-storage facility should keep this option open. 

Update Parking Requirements in Borough's Land Development Regulations 

The parking requirements in the Borough's Land Development Regulations should be re-visited and updated as 

needed to better reflect current knowledge of parking demand in mixed-use developed areas such as the Borough. 

They should also reflect technological changes, such as the need for charging stations for electric and hybrid vehicles, 

changes in the dimensions of the average vehide and other relevant developments. 

2.7 Parks, Open Space and Recreation 

The Open Space and Community Facilities Map  shows the location of public parks, open space and recreational 

facilities in the Borough. 

Table 14 lists the public parks and recreation facilities in Bound Brook. The Borough filed an updated Recreation and 

Open Space Inventory (ROSI) with the New Jersey Department of Environmental Protection Green Acres Program in 

February of 2017. All of these properties are now listed on the ROSI. 
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Table 14 — Public Parks and Recreation Facilities 

Block Lot Acreage Name Title Notes 

13.02 50 9.8 Billian Legion Park Fee Active recreation 

13.02 5 7.7 Billian Legion Park Fee Active recreation 

13.02 26.01 0.29 Billian Legion Park Fee Active recreation 

44 1 3.45 Codrington Park Fee Active recreation 

45 1 0.34 Codrington Park Fee Active recreation 

45 1.01 0.11 Codrington Park Fee Active recreation 

103 13 8.0 La Monte Athletic Fields Fee Active recreation 

4 18 0.37 Maltex Park Fee Active recreation 

14 1 0.26 Middle Brook Park Fee Active recreation 

14 2 20.9 Middle Brook Park Fee Active recreation 

14 3 2.69 Tea Street Sports Complex Fee Active recreation 

15 1.07 0.4 Bound Brook Rotary Park 

(Tea St and Talmage Ave) 

Fee Active recreation 

1 24 4.35 Rock Machine Park Fee Active recreation 

68 1.03 27.06 Middle Brook Preserve Fee Unimproved 

79 5 12.25 Eisenhower Park Fee Unimproved - partial diversion (see 

above) 

98.01 1 6.5 North Park Fee Unimproved 

79 3 4.76 Green Brook Fee Unimproved - compensation for 

diversion to Presbyterian Cemetery 

TOTAL 109.23 

Source: Borough of Bound Brook. 

The Borough has an appointed Recreation 

Commission that meets once a month and a 

part-time Recreation Director. The Recreation 

Director sees soccer as the sport with the 

greatest demand among the Borough's youth. 

There does not appear to be a comparable 

demand for soccer among adults, although 

that could change. The existing soccer fields 

are not marked and demarcating these fields, 

as well as providing new fields, is seen as a 

priority for the program. 
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The High School offers its own recreation programs, namely wrestling, baseball, football, tennis and track. It does not 

have a pool and there is no swimming program. 

2.7.1 Active Recreation 

The distinction between active and passive recreation is not always straightforward, as there are often facilities that 

combine the two, and the very definition of "active" recreation can be open to debate. To simplify, any park that has 

an active recreation component, even if the rest of the park is devoted to passive activities, was induded in the active 

recreation category. 

Additional sports facilities exist in the public schools. 

Altogether, just under 59 acres, or 54% of public open space lands, are dedicated in whole or in part to active 

recreation uses. 

Billian Legion Park 

Located on East Main Street, it 

is a 17.8-acre park on the former 

municipal landfill. Currently the 

Borough's largest improved park, 

it has been improved over the years 

with financial contributions from 

the Billian family, with assistance 

from the American Legion — Giles 

Biondi Post #63. 

Its history as a former landfill means 

that certain improvements requiring excavation may be constrained due to subsurface conditions. However, 

there is now a vast experience with parks on former landfills. With appropriate technologies, additional 

development of the park is certainly possible, including the addition of permanent structures. 

The park is currently improved with a large jungle gym; a baseball diamond with seating; walking paths; a 

gazebo; and ornamental plantings. It also offers a venue for seasonal fairs, outdoor concerts, outdoor movies 

and holiday ceremonies. 

There is a paved parking lot (currently leased for off-site residential parking) with 70 spaces facing East 

Main Street, and a gravel parking lot in the north side of the park, which the Borough plans to improve. The 

Recreation Commission views the availability of parking at Billian Park as an important asset, as most other 

parks and recreation facilities in the Borough have little or no dedicated parking. 
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The Recreation Commission would like to further improve the park with a playground for ages 5 to 13; a 

new volleyball field; lighting the baseball field to allow night practice; and new restroom facilities. 

The unpaved levee along the entire east side of the park provides future opportunities for uninterrupted 

pedestrian and possibly bicyde access from both Union Avenue and the Piedmont neighborhood to the 

north to the park, as well as to the eastern end of the downtown, the train station area and the riverfront. 

Codrington Park 

Located on Thompson Avenue, it is the Borough's major developed active recreation facility. The 4-acre 

facility features the Arthur Herrington Pool complex — two outdoor pools (adult and kiddie); three tennis 

courts; two ball fields and a soccer field with bleachers; two playgrounds; outdoor basketball hoops; and the 

Ben Maggio Recreation Center. A newer building has indoor basketball courts and meeting spaces. 

The Recreation Commission would like to upgrade the pool and playground, add a "splash pad" for the 

pool and a refreshment hut, and possibly provide lighting for the outdoor fields. Given the surrounding 

residential neighborhood, the possible addition of outdoor lighting would have to be executed in a way that 

is sensitive to the neighbors' privacy concerns. 

La Monte Athletic Fields 

Located on Crusader Avenue, this is an 8-acre facility with a regulation 1/4  mile track and a football/soccer 

field. It is managed by the Board of Education and used largely for football and track, as well as soccer, 

during off-hours. 

Maltex Park 

Located at West Main Street and Vosseller Avenue, this is a 0.4-acre park with an asphalt area with a 

basketball hoop and a lawn. It is viewed as underutilized. It could be developed as a skate park, if sufficient 

interest is demonstrated. 

Middle Brook Park/Tea Street Sports Complex 

This is a 2.7-acre park on lower Tea Street with four baseball fields with dugouts and bleachers; a two-story 

refreshment hut; and bathroom facilities. The levee along the Middle Brook has a paved walking path, but is 

currently inaccessible to the public. The Recreation Commission would like to add a picnic area behind the 

refreshment hut. 
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interest is demonstrated.

Middle Brook Park/Tea Street Sports Complex 

This is a 2.7-acre park on lower Tea Street with four baseball fields with dugouts and bleachers; a two-story 
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currently inaccessible to the public. The Recreation Commission would like to add a picnic area behind the 

refreshment hut.

PHYSICAL FRAMEWORK					        page 2-39



BOUND BROOK  Master Plan Reexamination Report 2017 

PHYSICAL FRAMEWORK page 2-40 

Bound Brook Rotary Park 

Located at Tea Street and Talmage 

Avenue, this 0.4-acre park is 

the most recent addition to the 

Borough's park inventory. It 

currently has a Bocce ball court. 

Rock Machine Park 

This 4.4-acre park at 208 West Main 

Street has a baseball diamond. The 

park could potentially be expanded 

to the east through inclusion of 

a 4.9-acre wooded tract (Block 1, Lot 24.01) owned by the USACE. It may also be expanded to the west, 

through acquisition by the Borough of privately-owned property, namely the rear portions of some of the 

larger lots that front on the South side of West Main Street. The rear portions of those lots are not protected 

by the USACE levees and remain in the 100-year floodplain. 

The park currently has no infrastructure. It is also somewhat isolated as it is located behind the single-family 

residential neighborhood along West Main Street and abuts the USACE levee to the south. At present it is 

only accessible from West Main Street. The entrance to the park is not inviting and is poorly marked. 

The Recreation Commission would like to expand its soccer program at the park, by adding one or two 

soccer fields. There is currently no lighting, and the possibility of extending the park's hours of operation 

by lighting the playing fields has been discussed. The relatively isolated location would facilitate this, but 

appropriate measures would be needed to mitigate any adverse impacts on the residential neighbors. 

2.7.2 Passive Recreation and Natural Habitats 

There are a number of parcels in public ownership that do not contain any active recreation facilities and can be 

found in a "natural", i.e. unimproved state. 

Middle Brook Preserve 

By far the largest is the unnamed 27-acre parcel (Block 68, Lot 1.03) located in the northwestern part of the 

Borough. For the purposes of this report, we will call it the Middle Brook Preserve. Currently, this parcel is 

only accessible by land from a parking lot at the end of an industrial zone on Easy Street in Bridgewater. A 

short driveway from the rear of the industrial zone's parking lot provides access to a utility pumping station 

and cell-phone tower. The parcel is fenced in from the Bridgewater side and no other points of public access exist 
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The preserve is clearly seen from the top of the levee that runs along the western edge of the Queen's Gate 

apartment complex, but public access from the Bound Brook side currently requires fording the brook. A 

pedestrian bridge to access the site from the Queen's Gate side is not currently foreseen. It would likely be 

an expensive piece of infrastructure given the need to place it above the 500-year flood elevation. 

That notwithstanding, providing Bound Brook residents with public access to this site is an important 

consideration, as is defining an overall vision for the future of these lands which are largely forgotten and 

ignored. There is every indication that the preserve contains extensive wetlands and therefore conventional 

development of this site is not possible, even for recreation facilities. The site may also provide habitat for 

multiple animal species and is possibly bald eagle foraging ground. 

Eisenhower Park 

This preserved, undeveloped 12.25-acre tract and the adjacent 4.76-acre parcel known as Green Brook Park 

are located at the very end of East Union Avenue, along the floodplain of the Bound Brook and next to the 

Presbyterian Cemetery. It is unclear how, if at all, these lands are used by the public. 

North Park 

Located at Watchung Road and Route 22, this is a 6.5-acre unimproved parcel. It must have been slated for 

development at some point, as a "paper" cul-de-sac street is shown on the Borough's tax maps. The cul-de-

sac was never built and the parcel remains undeveloped and overgrown. It is not clear to what extent, or in 

what ways, neighborhood residents use this public open space. 

Tea Street and Grove Avenue 

An unimproved 220 by 180 foot parcel (Block 53.01, Lot 22) in the Hanken Road neighborhood. 

In addition to the under-used, publicly-owned parcels, there is also a considerable amount of undeveloped and 

undevelopable land along the river, currently in private ownership to which the public has no legal access. If public 

access to these lands were deemed important and in the public interest, it most likely could be secured through 

agreements with the private property owners, and as part of a comprehensive open space plan. The Riverfront Access 

Plan, adopted by the Planning Board as an element of the Master Plan, provides a framework on which to build a 

broader open space plan. 

2.7.3 Public Spaces and Pocket Parks 

Bound Brook does not have many examples of public spaces or pocket parks. Arguably, the most important is Van 

Horne Plaza on East Main Street, directly in front of the train station. This roughly' acre space (130 x 175 feet) is 

mostly used for parking and circulation, although it also contains two gazebos, a fountain, seating and planting areas. 

Sorely in need of improvements, it could easily become the premier public gathering space in the downtown. 
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An unimproved 220 by 180 foot parcel (Block 53.01, Lot 22) in the Hanken Road neighborhood.

In addition to the under-used, publicly-owned parcels, there is also a considerable amount of undeveloped and 

undevelopable land along the river, currently in private ownership to which the public has no legal access. If public 

access to these lands were deemed important and in the public interest, it most likely could be secured through 

agreements with the private property owners, and as part of a comprehensive open space plan. The Riverfront Access 

Plan, adopted by the Planning Board as an element of the Master Plan, provides a framework on which to build a 

broader open space plan.

2.7.3 Public Spaces and Pocket Parks

Bound Brook does not have many examples of public spaces or pocket parks. Arguably, the most important is Van 

Horne Plaza on East Main Street, directly in front of the train station. This roughly ½ acre space (130 x 175 feet) is 

mostly used for parking and circulation, although it also contains two gazebos, a fountain, seating and planting areas. 

Sorely in need of improvements, it could easily become the premier public gathering space in the downtown.
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In their current locations, neither the public library nor Borough 

Hall offer easy and simple opportunities for creating new public 

spaces associated with these facilities. The idea of a new civic 

center, championed in the early municipal master plans, was never 

implemented. 

At some point in the future, if not already, Borough Hall will become 

functionally obsolete. Future redevelopment of that site, if and 

when that occurs, should incorporate a public space component. 

Alternatively, public space could be created if Borough Hall moves to a 

different location. 

Officer Samuel Kriney Memorial Park at 208 East Main Street (Block 1, Lot 

47) is a pocket park dedicated to the fallen Officer. It provides seating 

and pedestrian access to the commuter parking lot and the train station. 

2.7.4 Community Gardens 

At present, there are no designated areas for 

community gardens. However, with the increase 

in population living in multi-family housing, both 

in the downtown and elsewhere in the Borough, 

the demand for community gardens is likely to 

increase. 

The results of the Community Survey indicate 

strong interest in creating community gardens. 

Supporting community gardens is also consistent 

with local policies promoting healthy living and 

sustainability. 

The Borough should explore ways to effectively encourage multi-family housing developers to indude community 

gardens as part of their projects. Roof-top gardens and gardens located on elevated platforms in multi-family 

buildings provide opportunities for residents to grow their own produce, and also serve important functions in terms 

of reduction in volume of stormwater run-off, temporary water storage and improved water quality. 

The area south of the railroad tracks offers considerable opportunities for new community gardens, as do other 

under-utilized locations in the Borough. Areas in proximity to the railroad tracks would require planting on raised 
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