
Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

BOROUGH OF BOUND BROOK, NEW JERSEY

– AMENDED – 
REDEVELOPMENT PLAN
Redevelopment Area 2: Sub-Areas 2.1, 2.2 and 2.3

Prepared for:	 Borough of Bound Brook
Prepared by:	 Carlos Rodrigues, PP / FAICP
Adopted:		  August 10, 2021

The original of this report was signed and sealed on June 7, 2021 in accordance
with Chapter 41 of Title 13 of the New Jersey State Board of Professional Planners.

 
_________________________________________

Carlos Rodrigues, PP / FAICP
New Jersey Professional Planner # 5107

Design Solutions for a Crowded Planet, LLC





Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

Governing Body:		  Robert Fazen, Mayor
				    Brad Galetta
				    Abel Gomez
				    Jake Hardin
				    Richard Jannuzzi
				    Vinnie Petti
				    Anthony Pranzatelli

Land Use Board:		  Michael Witt, Chair 
				    Wale Adewunmi
				    James Ayotte
				    Linda Brnicevic
				    Eric Chandler
				    Robert Fazen
				    Jake Hardin
				    Keith Krauser
				    Scott Sloan
				    Mark Speed
				    Howard Wagner

				    Jasmine Mathis – Land Use Administrator

Land Use Counsel:		  John P. Belardo, Esq.
				    McElroy, Deutsch, Mulvaney & Carpenter

Redevelopment Counsel:	 Francis Regan, Esq.
				    Decotiis Law Firm

Professional Planner:		  Carlos Rodrigues, PP / FAICP
				    Design Solutions for a Crowded Planet, LLC

CREDITS

iii



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

1.0	 INTRODUCTION…………………………………………………………………………………………….1

	 1.1	 The 2021 Amendments to the Redevelopment Plan for Area 2

	 1.2	 Scope and Structure of the Report

2.0	 BACKGROUND INFORMATION ON THE AMENDED REDEVELOPMENT PLAN FOR AREA 2...…...3

3.0	 VISION, GOALS AND OBJECTIVES……………………………………………………………….........11

	 3.1	 Overall Vision of a Transformed Corridor

	 3.2	 Redevelopment Goals and Objectives

4.0	 LAND USE PLAN…………………..………………………………………………………………………14

	 4.1	 Overview

	 4.2	 Amended Redevelopment Plan for Sub-Area 2.1 – Land Use Plan

	 4.3	 Amended Redevelopment Plan for Sub-Area 2.2 – Land Use Plan

	 4.4	 Amended Redevelopment Plan for Sub-Area 2.3 – Land Use Plan

5.0	 DESIGN STANDARDS AND GUIDELINES……………………………………………………………….27

	 5.1	 Building Standards

	 5.2	 Bicycle and Vehicular Parking Standards

	 5.3	 Storage and Mechanical Areas

	 5.4	 Green Features

	 5.5	 Signage

	 5.6	 Utilities and Infrastructure

6.0	 REDEVELOPMENT ACTIONS………………………………………………………………………….…36

	 6.1	 Properties Subject to Acquisition and Not Subject to Acquisition

	 6.2	 New Construction

	 6.3	 Other Actions

	 6.4	 Relocations

	 6.5	 Phasing

TABLE OF CONTENTS

iv



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

7.0 	 CONSISTENCY REVIEW......................................…………………………………….......……………39

	 7.1	 Relationship to Local Planning Objectives

	 7.2	 Relationship to Master Plans of Adjacent Municipalities

	 7.3	 Relationship to the Somerset County Master Plan and Strategic Plan

	 7.4	 Relationship to the 2001 New Jersey State Development and Redevelopment Plan

8.0	 GENERAL PROVISIONS………………………..…………………………………………………………42

           	 8.1	 Definitions

           	 8.2	 Easements

           	 8.3	 Site Plan and Subdivision Review

           	 8.4	 Approvals by Other Agencies

           	 8.5	 Adverse Influences

           	 8.6	 Non-Discrimination Provisions

           	 8.7	 Duration of the Plan

           	 8.8	 Deviation Requests

           	 8.9	 Escrows

	 8.10	 Infrastructure

           	 8.11	 Affordable Housing Component

	 8.12	 Redeveloper Designation

9.0  	 OTHER PROVISIONS………………………………………………………………………….…………..47

10.0	 PROCEDURES FOR AMENDING THIS REDEVELOPMENT PLAN…………………….………………48

APPENDIX – Maps

	 1	 Pre- and Post- 2009 Area 2 Boundary

	 2	 Blocks and Lots within Amended Redevelopment Area 2

	 3	 Aerial Map Showing Context of Amended Redevelopment Area 2

	 4	 Zoning and Sub-Areas within Amended Redevelopment Area 2

	

TABLES

	 1	 Redevelopment Area 2: Blocks / Lots

	 2	 Bicycle Parking Standards

	 3	 Properties That May be Acquired for Redevelopment

	 4	 Properties Not to be Acquired for Redevelopment

v



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

1.1 	 The 2021 Amendments to the Redevelopment Plan for Area 2

This report amends certain portions of the Amended Redevelopment Plan for Area 2, 
prepared by Richard Preiss, PP / AICP of Phillips Preiss Shapiro and adopted by the Borough 
in September of 2009, as well as subsequent miscellaneous amendments, prepared by Carlos 
Rodrigues PP / FAICP, adopted by the Borough in 2015, 2018 and 2019.

The 2015 amendments were needed to address discrepancies between the 2009 Amended 
Redevelopment Plan and the Downtown Urban Design Plan, adopted by the Borough’s 
Planning Board in January of 2011 as an element of the Borough’s Master Plan, as well as 
discrepancies with the revised land development regulations for the B-R district, which 
underlays a portion of Redevelopment Area 2, and which were adopted by the Borough in 
August of 2014.

The 2015 and subsequent amendments were largely confined to provisions affecting the then 
sub-areas 2.1, 2.2 and 2.3, the eastern-most sections of Redevelopment Area 2, located closest 
to Main Street and to the Bound Brook train station.

Certain other provisions of the 2009 Plan, which were applicable to all sub-districts, were also 
amended in 2015 with respect to those three sub-districts.

Other sections of the 2009 Amended Redevelopment Plan – namely the sections dealing with 
the then Existing Conditions and Housing Analysis – are dated and have been removed from 
this Amended Redevelopment Plan.

The current amendments affect primarily the former sub-areas 2.4, 2.5 and 2.6. These 
amendments are now needed to resolve discrepancies with certain provisions of the 2017 
Master Plan Reexamination Report, 2019 Land Use Plan Element of the Borough’s Master Plan, 
and 2019 Master Plan Reexamination Report. These documents recommended taking a second 
look at the 3 westernmost sub-areas, and that is precisely what this amended Redevelopment 
Plan seeks to address. 

INTRODUCTION1.0
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The Amended Redevelopment Plan eliminates the overly complicated and unjustifiable 
division of Area 2 into six sub-areas, and compresses these into three sub-areas, thereby 
considerably simplifying and streamlining the framework for plan implementation and 
reducing the likelihood of redevelopment projects straddling several sub-areas with differing 
regulations, a situation that has needlessly complicated project development and review. 

1.2	 Scope and Structure of the Report
The remainder of this report is divided into ten (10) sections. Section 2 provides background 
information, including a short description of previous redevelopment efforts in Bound 
Brook, the approach utilized in the originally adopted Redevelopment Plan for Area 2, the 
requirements for the 2009 amended plan as set forth in the Consent Decree with the US 
Department of Justice, the rationale for the 2009 amendments to the boundaries of Area 2, and 
the rationale for the new sub-area boundaries set forth in the 2021 amendments.  

Section 3 sets forth the Amended Redevelopment Plan’s overall vision, as well as its goals and 
objectives.

Section 4 describes the Land Use Plan, including permitted and prohibited uses, building 
types, bulk, area and yard standards for each sub-area.

Section 5 contains design standards and guidelines for redevelopment, rehabilitation and infill 
development for the three designated sub-areas, including building standards, and other site-
related design requirements, such as signage, green design, streetscape design, landscaping, 
utilities and infrastructure. 

Section 6 addresses various actions under the Amended Redevelopment Plan, such as 
properties to be acquired and not to be acquired, new construction, relocation and phasing 
issues.

Section 7 discusses the Amended Redevelopment Plan’s consistency with local, county and 
state plans.

The remaining sections of the report discuss definitions, easements, site plan and other 
approvals required, non-discrimination provisions, escrows, infrastructure, duration of the 
plan and other provisions such as how deviations or amendments to the Plan should be 
handled.
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BACKGROUND INFORMATION ON THE 
AMENDED REDEVELOPMENT PLAN FOR AREA 2

2.0

The Borough of Bound Brook designated a significant area in the southern portion of 
the Borough as an “Area in Need of Redevelopment” on February 17 of 2000. The area 
encompassed by the original designation is shown in Figure 1. The Borough’s designation was 
prepared in response to the widespread destruction caused by flooding from Hurricane Floyd 
in late 1999.

The basis for the “area in need” designation can be found in a report entitled “Area in Need 
of Redevelopment, December 1999,” prepared by John Cilo, Jr. Associates, Inc. That report 
recommended that the entire area shown in Figure 1 be designated as an Area in Need of 
Redevelopment in accordance with the Local Redevelopment and Housing Law (NJSA 
40A:12A-1 et seq.).

The Bound Brook Planning Board held two public hearings on the matter, on December 8, 
1999 and on January 26, 2000, when it passed a resolution recommending that the governing 
body designate the entire area under study as an “area in need of redevelopment.” Bound 
Brook Borough Council subsequently designated the entire study area as an area in need of 
redevelopment.

Later in 2000 the Borough adopted Redevelopment Plans encompassing the entire area 
designated for redevelopment. Two distinct sub-areas were identified – Redevelopment Area 
1 and Redevelopment Area 2 (see Figure 1). Redevelopment Area 1 was characterized as being 
an “historic area” where the emphasis would be on “revitalization,” whereas the emphasis in 
Redevelopment Area 2 would be “redevelopment.”

The designation and the Plan indicate that the boundaries of the two Redevelopment Areas 
were dictated by the properties most affected by the 1999 flood. The stated goal of such a 
large Redevelopment Area was to maximize available Federal, State, and County recovery 
assistance for the largest number of Bound Brook residents. The Plan indicated that “a majority 
of the owners in the Redevelopment Area would receive assistance enabling them to make 
improvements to their properties”.

The allowable land uses, types and densities provided for in the originally adopted 
Redevelopment Plan for Area 2 were extremely permissive. Lacking any type of land use 
specificity, it provided the designated redeveloper with an enormous amount of discretion 
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as to where redevelopment (demolition and reconstruction) could occur, and what type and 
density of development would be permissible. While some mention was made of the need 
and/or desire to also rehabilitate substandard structures due to the large area encompassed 
by Area 2, the lack of specificity of where rehabilitation versus demolition and reconstruction 
was to be focused, coupled with the permissive use and bulk standards meant that virtually all 
properties within Area 2 could be demolished, cleared and completely redeveloped.

It should be mentioned that Redevelopment Area 2 was designated prior to the 2016 
amendment to the New Jersey Redevelopment and Housing Law (N.J.S.A. 40A:12A et seq) that 
created the possibility of “non-condemnation” redevelopment areas. As such, Redevelopment 
Area 2 continues to be a condemnation redevelopment area, as originally designated, although 
the Borough has not, to date, exercised the power of eminent domain on any properties in 
Redevelopment Area 2.

The originally designated Redevelopment Area 2 contained significant areas and 
neighborhoods that were, in fact, in relatively good condition, and therefore not suitable for 
wholesale redevelopment, while others could be remediated by rehabilitation alone, or by 
a combination of selective redevelopment and rehabilitation. As such, a more community-
sensitive and socioeconomically responsible Redevelopment Plan was required, one that was 
also more realistic and feasible and provided a greater level of specificity and focus.

Between 2000 and 2008 the planning and development activity focused on Area 1. In this 
downtown area, the redevelopment consultant, “Growth Strategies,” led a focused initiative, 
directing redevelopment projects away from areas which were politically and legally sensitive, 
and worked to identify vacant lots appropriate for redevelopment. They also prepared market 
feasibility analysis to generate a realistic framework for redevelopment along and near Main 
Street. The underlying principles and goals of the Redevelopment Plan for Area 1 are similar 
to those for Area 2, and as such, the analysis, concept plans and recommendations for Area 1 
provided a suitable framework for amending the Redevelopment Plan for Area 2.

Subsequent to the designation of ABB as redeveloper of Area 2, the US Department of Justice 
(USDOJ) brought a civil rights lawsuit against the Borough. This litigation was ultimately 
resolved when the Borough entered into a Consent Decree with the USDOJ. The Consent 
Decree required, among other things, that the Borough prepare and adopt an Amended 
Redevelopment Plan for Area 2.

In 2008, the Borough retained Phillips Preiss Shapiro Associates, Inc. to prepare an amended 
plan for Area 2. Based upon further analysis of the original area in need designation, the 
Planning Board agreed that Area 2 should be substantially diminished in size (see Figure 
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2). The Planning Board recognized that it was critical to direct new, viable redevelopment 
to strategic sites in Area 2 without running the risk of displacing sensitive segments of the 
population, and to rehabilitate other parts of the Redevelopment Area, leaving the residents in 
place rather than displacing them.

In July of 2009, the Bound Brook Planning Board approved the revised Redevelopment Area 
2 boundaries in an effort to create a more realistic, less costly and less disruptive scenario for 
redevelopment.

In addition to the changes in size and configuration of Area 2, the 2009 Amended 
Redevelopment Plan called for a different approach to redevelopment in Area 2, with a shift 
towards rehabilitation versus demolition in certain locations. In addition, the 2009 Amended 
Redevelopment Plan also set forth changes in land uses, bulk, area and density requirements 
and design guidelines.

In 2014, the USDOJ determined that the Borough had followed through on all its obligations 
under the Consent Decree and it was therefore no longer necessary for the Borough to be 
subject to USDOJ oversight.

While considerably smaller in size, the post-2009 Redevelopment Area 2 is still diverse, with a 
mix of residential, mixed-use, and commercial properties located on either side of Columbus 
Place and Talmage Avenue and to the north of the NJ Transit Railroad tracks as shown in 
Figures 2 and 3. 

It should be mentioned that Hurricane Floyd – the basis for the original redevelopment 
designation – was just the latest incident in a long history of significant flood events affecting 
downtown Bound Brook and the Talmage Avenue corridor. 

The U.S. Army Corps of Engineers (USACE) began studying the Green Brook flooding issues 
in 1955; a final report was completed in May 1997. Construction funding was provided 
in October 1997. Construction of the first element of the project began in 2000, with the 
demolition and construction of a new bridge across the Bound Brook, at the western gateway 
into Bound Brook. Between 2000 and 2006, two levees were built in the Borough, on the 
western and eastern edges of the Green Brook.

As a result, the flooding issues have now largely been addressed. The USACE project was 
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. The previously flood-impacted 
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areas have been removed from FEMA and NJDEP flood hazard area maps. Those properties 
no longer require flood insurance and structures on those properties no longer need to be 
elevated.

Completion of the flood control project has helped restore investor confidence in the 
downtown and in the Talmage Avenue corridor and provide a substantive basis for 
redevelopment efforts. The flood control project significantly expanded the realm of (re)
development possibilities, thus allowing development in areas once considered flood-prone 
and off-limits.

The intent of the 2009 Plan for Redevelopment Area 2 was to encourage targeted new 
development and significant residential rehabilitation in that section of the Borough to 
both improve the quality of life for the current residents and business owners, as well as to 
enhance the overall image of the Borough. The Plan sought to allow redevelopment that is 
not incompatible with the scale of the surrounding, established stable neighborhoods and 
complements the existing residential and commercial sector of the community. It also sought 
to complement and build upon other planning initiatives and development activity in the 
Borough, including new development within Redevelopment Area 1.

Based on this more focused approach, Redevelopment Area 2 was sub-divided into six 
sub-areas, each with their own distinct land use/occupancy characteristics. Each sub-area 
required a different development strategy based on the existing built character conditions and 
population. For example, wholesale redevelopment was considered appropriate for some sub-
areas given market opportunities, while rehabilitation of existing residential structures was 
considered more appropriate in other sub-areas given the presence of protected populations.

However, the 2009 Redevelopment Plan neglected to take into consideration the fact that all 
the properties along the South side of Talmage Avenue have no residential neighbors to the 
rear, where the NJ Transit right-of-way is located. As such, redevelopment of these properties 
does not create any issues for residential neighbors, and taller buildings can be justified.

In addition, the 2009 Redevelopment Plan contained provisions for the Western end of 
Talmage that were simply not appropriate for the area, given the limited parcel sizes and the 
surrounding land use context.

The Amended Redevelopment Area 2 is generally bounded by properties fronting on Talmage 
Avenue to the north, Church Street to the east, West Main Street / NJ Transit railroad tracks to 
the south and Tea Street to the west. There are a total of 130 separate tax lots within the area. 
Table 1 lists the Blocks/Lots included in Redevelopment Area 2.
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As previously mentioned, the 2009 Amended Redevelopment Plan defined six “sub-areas” 
within Area 2. Those six sub-areas have been found to no longer be justifiable or desirable from 
a planning perspective, and as such have been compressed into three sub-areas, as follows:

•  	 Sub-Area 1: Both sides of West Main Street and Columbus Place, from the intersection 
with Church Street and abutting the NJ Transit right-of-way to the South.

•  	 Sub-Area 2: Both sides of Talmage Avenue to the intersection with Van Keuren Avenue, 
and just the South side of Talmage Avenue, to the intersection of North Street, with the 
NJ Transit right-of-way to the South.

•  	 Sub-Area 3: North side of Talmage Avenue from Van Keuren Avenue to Tea Street, 
and South side of Talmage Avenue from North Street to Tea Street, with the NJ Transit 
right-of-way to the South.

The boundaries of these sub-areas were based loosely primarily on an analysis of lot sizes, as 
well as proximity to the train station, and existing land uses and building types. A description 
of the three sub-areas and the rationale for their establishment is provided below.

Table 1:  Redevelopment Area 2 — Blocks/Lots
Block Lot
1 38, 38.01, 39, 39.01, 40, 41, 42
3 1, 1.01, 3, 3.01, 4, 5, 6
4 1, 1.01, 2, 2.01, 3, 4, 5, 6, 7, 8, 8.01, 8.02, 9, 10, 11, 12, 13, 14, 15, 16, 16.01, 17
5 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 18.01, 19, 20, 21, 22, 23, 24, 25, 26, 27
6 1, 2, 3, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25
7 27, 28, 29
15 1, 14, 15, 16, 17, 18, 19, 20, 21, 22
16 7, 7.01, 8, 9, 9.01
17 7, 8, 9, 10
18 14, 15, 16, 17
19 13, 14, 15, 15.01, 16, 17, 18, 19
20 13, 14, 15, 16, 17, 18
21 16, 17, 17.01, 18, 19, 20
23 3.01, 34, 35, 36, 37, 38, 39, 40, 41
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Sub-Area 2.1: West Main Street / NJ Transit Right-of-Way / Columbus Place

Church Street defines the eastern-most boundary of Redevelopment Area 1. West Main Street 
terminates at the NJ Transit railroad tracks. Sub-Area 2.1 includes both sides of West Main 
Street and of Columbus Place. The South side of West Main Street forms a triangle that becomes 
increasingly shallow as it approaches the terminus of West Main Street and the NJ Transit right-
of-way.

Redevelopment of individual lots at the end of West Main Street – most of which have frontages 
of less than 50 feet – may pose challenges and require lot assemblage. On the other hand, this 
whole sub-area is in the B-R zoning district and is subject to the same development regulations 
as parcels fronting directly on Main Street. It is also a short walk from the NJ Transit train 
station and downtown retail and services. The lots on the South side of West Main Street back 
onto the NJ Transit right-of-way, and therefore have no residential neighbors.

The lots on the north side of West Main Street are connected to Talmage Avenue by Columbus 
Place. Columbus Place is located at an oblique angle to West Main Street, and therefore creates 
irregularly-shaped lots where it intersects with Talmage Avenue and West Main Street.

Because of its proximity to the downtown retail core, and the poor condition of existing 
structures, targeted mixed-use redevelopment within the area is considered both feasible and 
appropriate as an extension of the downtown.

In addition, a building located at the intersection of Main Street and Columbus Place – where 
the Downtown Urban Design Plan calls for a second roundabout – has the potential to function 
as a visual gateway into downtown Bound Brook, coming from the West. Indeed, a 1.3 acre 
project called Talmage Commons received site plan approval in 2008 for a U-shaped, 5-story 
building at this location with ground floor parking, liner retail and services facing Talmage, and 
152 upper-level residential units. This project was never constructed, but a mixed-use retail and 
multi-family residential project – also called Talmage Commons – which included additional 
parcels to the West, received site plan approval in 2019, but has not yet been built.

Sub-Area 2.2: Talmage Avenue from Columbus Place to North Street

This sub-area includes the lots on the South side of Talmage Avenue, from the boundary with 
sub-area 2.1 to North Street; and the lots on the North side of Talmage Avenue from Van Keuren 
Avenue to the eastern edge of the redevelopment area. 

The lots on the South side of Talmage, some of which are quite deep, abut the NJ Transit right-
of-way, and therefore have no residential neighbors. The challenge there has to do with very 
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limited lot frontages, with some lots measuring only 30 to 40 feet in width – which suggests that 
land assembly is likely required – and with potential soil contamination due to the proximity to 
the railroad tracks. 

The lots on the North side of Talmage, on the other hand, do have residential neighbors behind, 
in the R-4 district, and therefore should be treated differently, although since they are relatively 
deep – quite a few have lot depths in excess of 170 feet – an appropriate transition can likely be 
achieved.

This sub-area also includes the grade crossing of the NJ Transit right-of-way at Vosseller 
Avenue, which provides one of two points of access to the West Main Street neighborhood, on 
the South side of the tracks.

The residential buildings that currently front on Talmage Avenue are relatively consistent in 
scale and density – they are generally two story buildings built in the early 1900s. Many are 
two-family buildings, but there are also commercial uses on the ground floor. 

All of Talmage Avenue, including this stretch, is a bit scruffy and could certainly use a face 
lift. The electric utility poles on the South side of the street were insensitively located and 
compromise the full use of the sidewalk. There is also a conspicuous absence of shade trees and 
other greening features, resulting in a fairly bleak streetscape. Any efforts at redevelopment 
should seek to address these conditions.

The blocks on the South side of Talmage potentially present significant redevelopment 
opportunities – they are relatively long (only interrupted by Vosseller Avenue and its grade 
crossing) and most parcels have over 150 feet in depth. 

The whole sub-area is located within a short walking distance of the train station and the 
core downtown area. These lots can realistically be assembled to create larger redevelopment 
parcels with good access and visibility to the downtown. The location directly adjacent to the 
railroad track is similar to Redevelopment Sub-Area 1.1, where the first Meridia building was 
developed. Higher-density, taller mixed-use structures would act as a visual and noise buffer 
from the railroad tracks for the neighborhood to the North.

The lots on the North side of Talmage, as previously mentioned, have residential neighbors 
behind, a condition that must be factored in to ensure sensitive redevelopment. 

Only a relatively small area to the South of Talmage and closest to Columbus Place is included 
in the B-R zoning. The rest of sub-area 2.2 is included in the NB/R zoning designation, which is 
too restrictive for this location.
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Sub-Area 2.3: Talmage from Van Keuren (North side) and North Street (South side) to 
Tea Street

This sub-area presents greater challenges to redevelopment, and it may well be that a 
combination of selective rehabilitation and redevelopment is most appropriate.

The parcels on the South side of Talmage are quite shallow, in particular West of Lamonte 
Avenue, although they become deeper East of North Street. Many parcels have 50 feet or less 
of frontage. Land assembly will likely be required for any significant redevelopment to occur. 
The parcels on the North side of Talmage are less shallow (most are over 150 feet in depth, with 
50+ feet of frontage), but they have residential neighbors behind. However the greater lot depth 
should allow for sensitive options in transitioning to the adjoining neighborhood.

This stretch of Talmage Avenue constitutes an important gateway into the Borough, coming 
from Bridgewater, and therefore deserves to be carefully considered.

This sub-area also includes the grade crossing of the NJ Transit right-of-way at Lamonte 
Avenue, which provides access to the West Main Street neighborhood South of the tracks.

Similar to Sub-Area 2.2, this stretch of Talmage Avenue is unattractive and looks neglected. It 
has the same issues with the electric utility poles on the sidewalk on the South side of the street, 
and the lack of street trees and landscaping. A comprehensive streetscape and landscaping 
approach is required to improve the image of this sub-area.

The entire sub-area is also currently included in the NB-R zoning designation, which is 
considered too restrictive for the location.
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VISION, GOALS AND OBJECTIVES3.0

3.1 	 Overall Vision of a Transformed Corridor

The Amended Redevelopment Plan for Area 2 envisions that this area of Bound Brook – 
which is essentially a mixed-use corridor, sandwiched between the railroad tracks and the 
residential neighborhood to the North – will be transformed from being a derelict, stagnant and 
underutilized area to a thriving, stable and revived asset to the residential community to the 
North and to the Borough as a whole, with taller buildings closer to the downtown, tapering 
down towards the Western end of the corridor.

The overall vision for the Eastern section is to provide an extension to the existing downtown, 
currently undergoing targeted redevelopment around the train station in Redevelopment Area 
1, while the Western section transitions to a more residential neighborhood model.

The areas closest to Area 1 – along West Main (west of Church Street), Columbus Place and the 
blocks of Talmage East of Van Keuren Avenue – can function as an extension (of sorts) of the 
downtown, providing for both mixed-use retail/residential and higher-density, transit-oriented 
residential development. Sub-Area 2.1 has the same exact zoning as the rest of the downtown 
(B-R zoning). Sub-Area 2.2 should also be subject to the B-R zoning, with a reduced scale in 
terms of building height. Sub-Area 2.3, located at the Western end of Talmage Avenue, can also 
accommodate a wide range of uses, within a reduced building height.

It should be noted that although there is limited residential development South of Talmage – 
only the small West Main Street neighborhood – there are fairly dense single-family, two-family 
and townhouse neighborhoods immediately to the North of Talmage. This means that for those 
populations, it would be extremely convenient to have an expanded range of goods and services 
available within a short walking distance, as an alternative to the goods and services available 
on either Union Avenue or in the downtown, both of which are located at greater distances. 

This Amended Redevelopment Plan aims to reinforce the character of Talmage Avenue as 
a major gateway into the Borough, by allowing taller buildings and encouraging a more 
continuous street wall. The Talmage Avenue corridor is an appropriate location for additional 
multi-family housing, along with ground floor retail, and even upper story offices and other 
uses. The scruffy nature of the corridor calls for more substantial buildings that can help 
underwrite the investments in infrastructure and streetscaping that are needed to improve the 
image of the corridor.
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As such, the Amended Redevelopment Plan encourages development of a wide range of uses 
that will extend, strengthen the character of and complement Bound Brook’s downtown, as 
well as serve and help revitalize the residential neighborhoods to the North and South of the 
Talmage Avenue corridor.

The plan provides for new higher- and moderate-density residential development, without 
compromising the light and air of the established residential neighborhoods to the North, as 
well as rehabilitation of existing buildings, where justifiable.

Redevelopment Area 1 includes the train station (the transit gateway) and the eastern 
vehicular and pedestrian gateway into Bound Brook, at South Main Street. But there are two 
opportunities to create new gateway features in Area 2. 

The Western end of Area 2 is seen as a potential trail head location and possible visitor center 
for patrons of a planned future trail on a greenway to be located on top of the USACE levees, 
as well as on unused right-of-way owned by CSX railroad and lands owned by New Jersey 
American Water; while the Eastern-most section of Area 2 offers the opportunity to create 
a more formal gateway leading into the downtown, with a roundabout, as shown on the 
Downtown Urban Design Plan, or some other distinctive urban design feature.

The scale of new development should respect its surroundings, while also injecting a fresh 
visual approach and a new vitality and energy. By encouraging selective infill projects and 
rehabilitation throughout Redevelopment Area 2, the redevelopment plan is sensitive to 
community needs and seeks to improve the overall image of the neighborhood and of the 
Borough as a whole.

3.2 	 Redevelopment Goals and Objectives

Taking into account Bound Brook’s existing conditions (built character and real estate market 
realities), the Redevelopment Plan for Area 2 seeks to achieve the following objectives:

•	 Provide for viable, short-term (re)development opportunities as well as longer-term 
projects.

•	 Provide for a mix of higher-density residential, community-oriented commercial, civic, 
recreational and community activities near the downtown.

•	 Provide for the eventual replacement of space-constrained, low value-added commercial 
and industrial uses adjacent to the railroad tracks with transit- and downtown-
supportive higher-density, multi-story residential and mixed-use development.

12



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

•	 Significantly enhance the image and quality of architecture, the streetscape and the 
public realm along the Talmage Avenue and West Main Street corridors.

•	 Respect the built character of the single-family and two-family neighborhoods located 
to the North of West Main Street and Talmage Avenue and create incentives to upgrade 
those properties.

•	 Provide functional, high-quality public and private open space, where appropriate, and 
access to a future greenway and nature preserve South of the NJ Transit Raritan Valley 
line.

•	 Encourage additional higher-density and pedestrian-friendly residential and mixed-use 
developments within walking distance of the train station.

•	 Create new visually striking gateways into town and into the downtown, and a coherent 
and continuous or near continuous building wall along Talmage Avenue.

•	 Functionally link new development with the neighborhoods to the North, the preserved 
lands to the South and the downtown, to the East.

•	 Encourage and facilitate the environmental cleanup, remediation and replacement of 
contaminated buildings and lots located closest to the railroad tracks.
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4.1 	 Overview

This Land Use Plan provides the use and bulk requirements for the entire Plan Area. The entire 
Talmage Avenue corridor has unmet potential for improvement, not just in terms of its image 
but also in terms of the goods and services it can offer to existing residential neighbors.

The Land Use Plan recognizes that the corridor need not have a uniform scale or look, and that 
the sites located in the Eastern half of Area 2 are the most desirable sites for more intensive 
redevelopment, because they are located closer to the train station – the core of downtown 
Bound Brook – and to other amenities in Area 1, and because they are generally larger-sized lots 
that can more easily be assembled to create redevelopment sites for larger projects.

However, that is not to say that there are no opportunities to improve the Western half of the 
Talmage Avenue corridor, just that redevelopment in that area is likely to face more challenges.

Building heights within the Eastern half of Area 2 should complement development elsewhere 
in the downtown area. Building height is measured from the average elevation of the finished 
grade of the building to the top of the roof surface for mansard and flat roofs, or to the vertical 
mid-point between the base of the roof and the ridgeline for peaked roofs. Parapet walls, 
balcony railings, and decorative cornices are not included for the purposes of determining 
building height, provided such elements do not exceed four feet in height. Rooftop structures 
such as stair towers, elevator towers, water tanks, antennae, HVAC equipment, and other roof 
appurtenances are also not included for the purposes of determining building height provided 
these devices are set back from the building facade by a distance equal to their height or are 
concealed by a parapet wall.

In the event of any conflict or inconsistency between the provisions of this Amended 
Redevelopment Plan and the provisions of the Borough’s Land Development Regulations, the 
regulations in this Plan shall govern, unless otherwise specifically noted.

Existing uses that are non-conforming with the zoning provisions found in this Amended 
Redevelopment Plan will remain nonconforming. Any modification or expansion of these prior 
non-conforming uses is prohibited and any new uses, redevelopment or rehabilitation of such 
properties shall be subject to the provisions of this Plan.

LAND USE PLAN4.0
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4.2 	 Amended Redevelopment Plan For Sub-Area 2.1 – Land Use Plan

4.2.1 	 Objectives

The Redevelopment Plan for Sub-area 2.1 has the following objectives:

a.	 Implement the relevant recommendations of the Bound Brook Downtown 
Urban Design Plan.

b.	 Reinforce the character and enhance the image of the western gateway into 
the downtown, including the image of the area closer to the railroad right-
of-way, and generally enhance the image of the Talmage Avenue corridor 
and West Main Street, with interesting architecture and carefully curated 
streetscaping.

c.	 Encourage creative architectural design and development that creates a fresh 
look, promotes economic revitalization and is consistent with the design 
goals and objectives for the Downtown, as well as respectful of the residential 
neighborhood to the North.

d.	 Provide ample sidewalks that encourage pedestrian circulation and public 
interaction and provide space for active outdoor uses by businesses (cafes, 
displays, etc) and the public.

e.	 Provide high-quality pedestrian access to downtown amenities, services and 
transit.

f.	 Maintain a continuous or near continuous street wall.

g.	 Encourage active ground floor uses, such as retail and services, in order 
to serve the needs of the surrounding neighborhoods, promote economic 
development, create a lively street atmosphere, improve the pedestrian 
experience and encourage further residential growth.

h.	 Prevent surface parking lots directly abutting streets, which have negative 
visual impacts, detract from a pedestrian-friendly environment, reduce 
overall market value of properties, and are inconsistent with the goals and 
objectives of the Downtown Urban Design Plan.

i.	 Pursue a parking strategy focused on encouraging shared-use parking 
agreements among private property owners and between the Borough and 
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private property owners to create a strategically located parking supply. 
This requires efficient parking standards and a range of options for fulfilling 
parking requirements. 

j.	 A minimum of fifty percent (50%) of new vehicular parking – except 
tandem parking – must be made available for use by the general public, 
for a fee, which fee shall not exceed fees for use of municipal parking lots 
in accordance with Chapter 7, specifically 7-40.1 of the Revised General 
Ordinances of the Borough, between 7AM and 7PM, and may not be 
restricted to building tenants. Building owners may make more than fifty 
percent (50%) of said parking available to the general public. At least 10% of 
parking spaces must be equipped with charging stations for electric or hybrid 
vehicles.

4.2.2 	 Permitted Uses

In Sub-area 2.1 only those principal, accessory and conditional uses authorized in 
the underlying Business-Residential (B-R) zoning district are permitted – see 21.10.15 
Figures 2 and 3 – with some adjustments: nightclubs, professional and medical 
offices, clubs, lodges and fraternal organizations, houses of worship and educational 
facilities are permitted on ground floors. Ground floor retail uses are not required on 
West Main Street West of the intersection with Columbus Place.

4.2.3 	 Prohibited Uses

Any uses not explicitly permitted in 4.2.2 above are prohibited.

4.2.4 	 Permitted Building Types

In Sub-area 2.1, only those building types authorized in the B-R district (see sections 
21-10.15.E and 21-10.15.H of the Borough’s Land Use Regulations) shall be permitted. 
All building types may include parking in the building, provided a minimum of 
fifty percent (50%) of such parking is open to the general public between 7AM and 
7PM, for a fee, which fee shall not exceed fees for use of municipal parking lots in 
accordance with Chapter 7, specifically 7-40.1 of the Revised General Ordinances of 
the Borough, and not restricted to the use of tenants, and provided it is not visible 
from the public right-of-way and it is separated from Main Street and Columbus 
Place by liner uses such as retail or services. Ground floor liner uses are not required 
on West Main Street West of the intersection with Columbus Place.
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4.2.5 	 Prohibited Building Types

Any building types not explicitly permitted in 4.2.4 above are prohibited.

4.2.6 	 Bulk Standards

Any project in Sub-area 2.1 shall comply with the relevant bulk standards adopted 
for the underlying (B-R) zoning district. However, projects in Sub-area 2.1 are not 
subject to certain requirements of Section 21-10.15.E – Main Street District Place 
Character Standards – of the Borough’s Land Use Regulations:

a.	 Exemption from the requirements of Section 21-10.15.E.5 (b) and (c): 
Maximum building height is set at six (6) stories or 70 feet. Building step 
backs are not required for properties fronting West Main Street, given Main 
Street’s East/West orientation, the width of the Main Street right-of-way, and 
the resulting ratios of building height to street width. A minimum step back 
of ten (10) feet is required for properties fronting on Columbus Place. For 
parcels located on the North side of Columbus Place, maximum building 
height is set at three (3) stories, and a building step back may be required in 
the rear of the building. Since all lots on the North side of Columbus Place 
and West Main Street abut the R-4 zone, they shall observe a minimum 
rear yard setback, and possibly a step back in the rear of the building, such 
that the proposed structure does not deprive any inhabited residential 
structure of reasonable light and air or cast undue shadows on the lot itself. 
The redeveloper shall present shadow studies to substantiate that these 
provisions are satisfied.

b.	 Exemption from the requirements of Section 21-10.15.E.7 (b): The minimum 
front yard building setback from the West Main Street curb line, East of 
Columbus Place, is twenty (20) feet. The minimum front yard setback from 
the Columbus Place curb line is fifteen (15) feet; and the minimum front yard 
setback from the West Main Street curb line (West of Columbus Place) is ten 
(10) feet. The minimum front yard setback for buildings fronting on Drake 
Street and Church Street is also ten (10) feet. Greater front yard setbacks are 
permissible, and encouraged, for buildings with ground floor restaurants 
or cafes, where outdoor dining is desired, as well as buildings with ground 
floor activities that would benefit from outdoor displays. The front yard for 
corner lots shall be defined as the side where the front door to the building is 
located. Through lots – lots with frontage on two parallel streets – shall treat 
both sides as front yards.
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c.	 Exemption from the requirements of Section 21-10.15.E.8 (b): Side yard 
setbacks are permitted, even if they do not abut a residential zone, when 
justifiable in light of the existing conditions on the neighboring property. 
There is no minimum side yard setback. Side yards, if accessible to either the 
general public or the tenants, shall be treated as usable open space and shall 
be appropriately landscaped and provided with pedestrian-scale lighting.  

d.	 Exemption from the requirements of Section 21-10.15.E.9 (a): Parcels 
abutting a railroad right-of-way shall have a five-foot minimum rear yard 
setback. Buildings abutting the railroad right-of-way shall have triple-
glazed windows facing the tracks, or windows equipped with other sound 
deadening devices. Lots that abut the R-4 zone shall observe a minimum rear 
yard setback such that the proposed structure does not deprive any inhabited 
residential structure of reasonable light and air, or casts undue shadows on 
the lot itself. The redeveloper shall present shadow studies to substantiate 
that this provision is satisfied.

The Land Use Board may grant exceptions from the standards referenced in this 
section when an applicant provides compelling evidence of special circumstances 
or presents a better design solution, consistent with the intent of the adopted 
Downtown Urban Design Plan and Land Use Element of the Borough’s Master Plan.
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4.3 	 Amended Redevelopment Plan For Sub-Area 2.2 – Land Use Plan

4.3.1 	 Objectives

The Redevelopment Plan for Sub-area 2.2 has the following objectives:

a.	 Enhance the image of the Talmage Avenue corridor, with interesting 
architecture and carefully curated streetscaping.

b.	 Encourage creative architectural design and development that creates a 
fresh look, promotes economic revitalization and is respectful of the adjacent 
residential neighborhood to the North of Talmage Avenue.

c.	 Provide ample sidewalks that encourage pedestrian circulation and public 
interaction and provide space for active outdoor uses by businesses (cafes, 
displays, etc) and the public.

d.	 Provide high-quality pedestrian access to downtown amenities, services and 
transit.

e.	 Maintain a continuous or near continuous street wall.

f.	 Encourage active ground floor uses, such as retail and services, in order 
to serve the needs of the adjacent neighborhood, promote economic 
development, create a lively street atmosphere, improve the pedestrian 
experience and encourage further residential growth.

g.	 Avoid surface parking lots directly abutting streets, which have negative 
visual impacts, detract from a pedestrian-friendly environment, and reduce 
overall market value of properties.

h.	 Pursue a parking strategy focused on encouraging shared-use parking 
agreements among private property owners and between the Borough and 
private property owners to create a strategically located parking supply. 
This requires efficient parking standards and a range of options for fulfilling 
parking requirements.

20

SUB-AREA 2.2 | LAND USE PLAN



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

4.3.2 	 Permitted Uses

In Sub-area 2.2 only those principal, accessory and conditional uses authorized in the 
Business-Residential (B-R) zoning district are permitted – see 21.10.15 Figures 2 and 
3, with some adjustments: residential, nightclubs (only on parcels on the South side 
of Talmage Avenue), professional and medical offices, clubs, lodges and fraternal 
organizations, houses of worship, medical / dental laboratories and educational 
facilities are permitted on ground floors.

4.3.3 	 Prohibited Uses

Any uses not explicitly permitted in 4.3.2 above are prohibited.

4.3.4 	 Permitted Building Types

In Sub-area 2.2, only those building types authorized in the B-R district (see Sections 
21-10.15.E and 21-10.15.H of the Borough’s Land Development Regulations) shall 
be permitted, with the addition of apartment buildings, live/work, townhouses, 
commercial office buildings and “maker spaces”. All building types may include 
ground floor parking in the building, provided it is not visible from the public right-
of-way and it is separated from Talmage Avenue by liner uses such as retail, services 
or other active uses.

4.3.5 	 Prohibited Building Types

Any building types not explicitly permitted in 4.3.4 above are prohibited.

4.3.6 	 Bulk Standards

Any project in Sub-area 2.2 shall comply with the relevant bulk standards adopted 
for the (B-R) zoning district. However, projects in Sub-area 2.2 are not subject to 
certain requirements of Section 21-10.15.E – Main Street District Place Character 
Standards – of the Borough’s Land Use Regulations:

e.	 Exemption from the requirements of Section 21-10.15.E.5 (b) and (c): For 
parcels located on the South side of Talmage, the maximum building height 
is four (4) stories, with a minimum twenty (20) foot front step back, at level 
three. For parcels located on the North side of Talmage Avenue, maximum 
building height is set at three (3) stories, and a building step back may be 
required in the rear of the building. Through parcels, with frontage on 
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parallel streets, may go to four (4) stories. Since all lots on the North side 
of Talmage Avenue abut the R-4 zone, they shall observe a minimum rear 
yard setback, and possibly a step back in the rear of the building, such 
that the proposed structure does not deprive any inhabited residential 
structure of reasonable light and air or cast undue shadows on the lot itself. 
The redeveloper shall present shadow studies to substantiate that these 
provisions are satisfied.

f.	 Exemption from the requirements of Section 21-10.15.E.7 (b): The minimum 
front yard setback from the Talmage Avenue curb line is fifteen (15) feet. 
Greater front yard setbacks are permissible, and encouraged, for buildings 
with ground floor restaurants or cafes, where outdoor dining is desired, 
as well as buildings with ground floor activities that would benefit from 
outdoor displays. The minimum front yard set back for lots facing side streets 
is ten (10) feet from the curb line. The front yard for corner lots shall be 
defined as the side where the front door to the building is located. Through 
lots – lots with frontage on two parallel streets – shall treat both sides as front 
yards.

g.	 Exemption from the requirements of Section 21-10.15.E.8 (b): Side yard 
setbacks are permitted, and may be required, even if they do not abut a 
residential zone, when justifiable in light of the existing conditions on the 
neighboring property. There is no minimum side yard setback. Side yards, 
if accessible to either the general public or the tenants, shall be treated as 
usable open space and shall be appropriately landscaped and provided with 
pedestrian-scale lighting.

h.	 Exemption from the requirements of Section 21-10.15.E.9 (a): Parcels abutting 
a railroad right-of-way shall have a five-foot minimum rear yard setback. 
Buildings abutting the railroad right-of-way shall have triple-glazed windows 
facing the tracks, or windows equipped with other sound deadening devices. 

The Land Use Board may grant exceptions from the standards referenced in this 
section when an applicant provides compelling evidence of special circumstances or 
presents a better design solution, consistent with the intent of the adopted Land Use 
Element of the Master Plan.
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4.4 	 Amended Redevelopment Plan For Sub-Area 2.3 – Land Use Plan

4.4.1 	 Objectives

The Redevelopment Plan for Sub-area 2.3 has the following objectives:

a.	 Reinforce the character and enhance the image of the western gateway into 
the downtown, including the image of the area closer to the railroad right-of-
way.

b.	 Encourage creative architectural design and development that creates a fresh 
look, promotes economic revitalization and is consistent with the design 
goals and objectives for the Downtown.

c.	 Provide ample sidewalks that encourage pedestrian circulation and public 
interaction and provide space for active outdoor uses by businesses (cafes, 
displays, etc) and the public.

d.	 Provide high-quality pedestrian access to the downtown, to surrounding 
neighborhoods and to a future riverfront greenway / park on the South side 
of the railroad tracks and levees.

e.	 Create a trail head / visitor center for the future riverfront greenway.

f.	 Maintain a continuous or near continuous street wall, especially on the South 
side of Talmage Avenue.

g.	 Encourage active ground floor uses, such as retail and services, in order to 
promote economic development, create a lively street atmosphere, improve 
the pedestrian experience and encourage further residential growth.

h.	 Avoid surface parking lots directly abutting streets, which have negative 
visual impacts, detract from a pedestrian-friendly environment, reduce 
overall market value of properties, and are inconsistent with the goals and 
objectives of the Borough’s Master Plan.

i.	 Pursue a parking strategy focused on encouraging shared-use parking 
agreements among private property owners and between the Borough and 
private property owners to create a strategically located parking supply. 
This requires efficient parking standards and a range of options for fulfilling 
parking requirements.
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SUB-
AREA 4.4.2 	 Permitted Uses

In Sub-area 2.3, only those principal, accessory and conditional uses authorized in 
the B-R district are permitted – see 21.10.15 Figures 2 and 3 – with some adjustments: 
residential, nightclubs (only on parcels on the South side of Talmage Avenue), 
professional and medical offices, clubs, lodges and fraternal organizations, houses 
of worship, medical / dental laboratories and educational facilities are permitted on 
ground floors. Ground floor retail and services are encouraged, but not required.

4.4.3 	 Prohibited Uses

Any uses not explicitly permitted in 4.4.2 above are prohibited. In particular, the 
following specific uses, which would disrupt the pedestrian-friendly sidewalk and 
appearance, are prohibited:

1.	 Drive-through businesses or portions thereof, such as drive-through bank 
ATMs and drive-through restaurants.

2.	 Motor vehicle -related uses, including but not limited to auto body shops, gas 
stations and car wash facilities.

3.	 Self-storage or public storage facilities;

4.	 Industrial or warehouse uses, but not including small scale industrial 
kitchens, wineries, micro-breweries, artisan studios and other “maker” 
spaces;

5.	 Any uses that are incidental or related to the uses mentioned above.

4.4.4 	 Permitted Building Types

In Sub-area 2.3, only those building types authorized in the B-R district (Section 
21-10.15.E and 21-10.15.H of the Borough’s Land Development Regulations) shall 
be permitted, with some adjustments: residential, nightclubs (limited to parcels on 
the South side of Talmage Avenue), professional and medical offices, clubs, lodges 
and fraternal organizations, houses of worship, medical / dental laboratories and 
educational facilities are permitted on ground floors. All building types may include 
ground floor parking in the building, provided it is not visible from the public right-
of-way and is separated from Talmage Avenue by liner uses such as retail or services.
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4.4.5 	 Prohibited Building Types

Any building types not explicitly permitted in 4.4.4 above are prohibited.

4.4.6 	 Bulk Standards

Redevelopment projects in Sub-area 2.3 shall comply with the relevant bulk 
standards adopted for the (B-R) district. However, projects in Sub-area 2.3 are not 
subject to certain requirements of Section 21-10.15.E – Main Street District Place 
Character Standards – of the Borough’s Land Use Regulations:

i.	 Exemption from the requirements of Section 21-10.15.E.5 (b) and (c): 
Maximum building height is set at three (3) stories. Building step backs are 
not required, given Talmage Avenue’s East/West orientation. Since all lots 
on the North side of Talmage Avenue abut the R-4 zone, they shall observe 
a minimum rear yard setback, and possibly a step back in the rear of the 
building, such that the proposed structure(s) do not deprive any inhabited 
residential structure of reasonable light and air or cast undue shadows on the 
lot itself. The redeveloper shall present shadow studies to substantiate that 
these provisions are satisfied. Lots on the South side of Talmage Avenue are 
exempt from these requirements.

j.	 Exemption from the requirements of Section 21-10.15.E.7 (b): The minimum 
front yard setback from the Talmage Avenue curb line is fifteen (15) feet. 
Greater front yard setbacks are permissible, and encouraged, for buildings 
with ground floor restaurants or cafes, where outdoor dining is desired, 
as well as buildings with ground floor activities that would benefit from 
outdoor displays. The minimum front yard setback for lots facing side streets 
is ten (10) feet from the curb line. The front yard for corner lots shall be 
defined as the side where the front door to the building is located. Through 
lots – lots with frontage on two parallel streets – shall treat both sides as front 
yards.

k.	 Exemption from the requirements of Section 21-10.15.E.8 (b): Side yard 
setbacks are permitted, and may be required, even if the parcel in question 
does not abut a residential zone, when justifiable in light of the existing 
conditions on the neighboring property. There is no minimum side yard 
setback. Side yards, if accessible to either the general public or the tenants, 
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shall be treated as usable open space and shall be appropriately landscaped 
and provided with pedestrian-scale lighting.

l.	 Exemption from the requirements of Section 21-10.15.E.9 (a): Parcels abutting 
a railroad right-of-way shall have a five-foot minimum rear yard setback. 
Buildings abutting the railroad right-of-way shall have triple-glazed windows 
facing the tracks, or windows equipped with other sound deadening devices. 

The Land Use Board may grant exceptions from the standards referenced in this 
section when an applicant provides compelling evidence of special circumstances or 
presents a better design solution, consistent with the intent of the adopted Land Use 
Plan Element of the Master Plan.
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5.1 	 Building Standards

Unless otherwise specified in this document, these standards and guidelines shall apply to 
all projects in Redevelopment Area 2. Additional standards and guidelines, found in the 
underlying zoning district or elsewhere in the Land Development Regulations, may also apply.

These design standards and guidelines seek to create a walkable, pedestrian, bicycle and transit-
friendly environment with high quality and interesting building design and public, semi-public 
and private open spaces that enhance and complement the surrounding neighborhood.

The intent of these building design standards and guidelines is to ensure well-designed, high-
quality buildings that, whether conforming to traditional design models or exhibiting iconic 
features and contemporary design expressions, nevertheless fit well into the surrounding 
context of buildings and open spaces.

5.1.1 	 Building Orientation

The intent of this section is to help ensure that the new development is visually and functionally 
integrated with its immediate surroundings, in terms of buildings, public streets, public and 
private open space and overall neighborhood context.

The following general guidelines shall be followed throughout the Plan Area:

•	 Buildings shall define the edges of, and face onto, public streets, public parks and 
private open spaces, thus enclosing these spaces and providing “eyes on the street” for 
safety.

•	 The front of a building shall not directly face the NJ Transit railroad tracks.

•	 In no case shall the rear facade of a building directly face the front facade of another 
building.

•	 The main entrances and front facades of all buildings shall face W. Main Street, Talmage 
Avenue or Drake Street.

•	 The main entrances to all residential units shall face a public street, courtyard, or 
publicly-accessible walkway. This applies to individual entrances to residential units, 
such as stacked flats as well as to shared entrances to apartment building units.

DESIGN STANDARDS AND GUIDELINES5.0
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5.1.2 	 Building Transparency

The intent of this section is to encourage building design that will foster an attractive 
relationship with the public realm and to screen unattractive parking lots and loading areas 
from the public view.

	 Residential Entrances – All ground floor residential uses shall be elevated at least 30 
inches above grade, in order to create a sense of privacy and separation from the street. 
This may be waived if the ground floor units need to be barrier-free for handicapped 
accessibility. Front stoops or porches are encouraged for the first-level housing units 
in order to create a transition from the public street to the private home.  Stoops and 
porches shall be at least 6 feet wide and 4 feet deep.

	 Retail Entrances – All retail storefronts shall have plate-glass windows and doors that 
occupy at least 70% of the retail storefront facade area.

5.1.3 	 Building Massing and Articulation

The intent of this section is to encourage high quality building design that is pedestrian-scale 
and attractive.

Building Length – The maximum length of a mixed-use, commercial/retail or multi-
family development along any side shall be 200 feet.

Building Façade Modulation – In buildings over 2 stories in height, building facades 
longer than 40 linear feet must be vertically divided into bays that reflect the building’s 
vertical structure. The vertical separation into bays does not require a building facade 
off-set and can be accomplished through the use of pilasters, change of surface building 
material, vertical planting treatment (espaliers) or other vertical design expressions. 
Vertical separations (as defined above) greater than 40 linear feet may be acceptable if 
the applicant can convincingly demonstrate to the Land use board that this expanded 
rhythm is structurally based and that there are strong design considerations to justify it. 

Vertical Differentiation – Building facades adjacent to a public street shall provide for 
a differentiated building mass consisting of a base, middle and top. The base shall be 
emphasized with substantial materials such as brick and stone that provide a visual 
grounding to the building’s base. Retail storefronts shall be defined with overhangs, 
light shelves or straight awnings. The middle of the building shall be distinguished 
from the base and the top by belt courses or cornices or changes in material, masonry, or 
fenestration patterns. The top of a building shall be emphasized with a parapet wall and/
or balustrade, deep cornice or a gabled roof. 
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Corner Elements - Sub-Area 2.1 – Corner elements may be used at the corner of 
Columbus Place and Talmage Avenue/West Main Street in order to emphasize the 
corner with a prominent architectural feature or public space. Examples of architectural 
treatments include a tower, corner bays, corner entrances, and storefronts with 
wraparound windows. Open space features could include a corner landscaped plaza or 
park with seating and trees.

Corner Elements - Sub-area 2.3 – This area serves as a visual gateway into Bound Brook 
from the West and should be emphasized with architectural features such as a tower 
element or corner entrance. In areas where the lot width is insufficient for a building, a 
landscaped plaza or park with trees and benches may be provided.

Cornices – Cornices are required to emphasize a building elevation’s horizontal 
expression. At each step-back in the building’s elevation a decorative cornice is 
required. Decorative cornices may be combined with building parapets. Cornices may 
be dispensed with if the applicant can convincingly demonstrate to the Land use board 
that this horizontal design element is not integral to the building façade design and is 
therefore not necessary and that there are strong design considerations to justify it.

Glazing – The percentage of void areas (windows and other openings) in a primary 
building façade shall be no less than 40% at ground floor level and no less than 30% 
in upper levels. Lower percentages of glazing are permitted if the applicant can 
convincingly demonstrate to the Land Use Board that the reduced percentage of 
building façade dedicated to glazing is appropriate to the building type and design 
intention, that the overall effect is not visually overwhelming and that there are strong 
design or other considerations to justify it. Windows on the ground floor shall have 
clear and non-reflective glass. Windows on upper-level floors may be lightly-tinted but 
shall be non-reflective. Stained, translucent, or decorative glass may be used for transom 
windows.

Blank Walls – Blank walls (walls without openings or glazing) that extend for 50+ linear 
feet are not permitted. Exceptions are permitted, at the discretion of the Land Use Board 
for green walls (with live vegetation), walls with permanent or temporary decorative 
wall art (mosaics, frescos, other two- or three-dimensional artistic expressions and retail 
displays), decorative patterns or large format panels displaying graphics.

Parking Structures – The elevations of a parking structure facing a public street, 
public space or public right-of-way shall be designed to complement the design of 
the building’s elevation. Openings in the façade for ventilation shall be covered with 
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decorative metal grilles or other decorative treatments. Climbing vegetation or other 
similar treatments are encouraged to soften parking structure facades.

Building Entrances – Primary building entrances shall be easily identifiable with 
prominent architectural features and shall not occur simply as voids between buildings 
or undistinguished openings in the building facade.

Rooftop Appurtenances – HVAC, elevator shafts and other mechanical rooftop 
appurtenances shall either be designed to complement the buildings architecture or 
shielded from view from the street and surrounding buildings. If screening is used, 
it shall be consistent with the architectural design and materials of the building, or 
achieved through appropriate landscape treatments.

Utility Boxes – Ground mounted electrical or other utility boxes are not permitted in 
the front yard area unless they are incorporated into the design of the building. Ground 
mounted utility boxes shall be thoroughly screened from view wherever they are 
located.

Building Attachments – Awnings, building overhangs, canopies, projected windows, 
French balconies, wall-mounted signs and roof overhangs may encroach up to a 
maximum of 2 feet on the minimum front yard setback as well as the public right-of-
way.

5.1.4 	 Materials

The preferred primary materials are treated wood, stone, masonry and brick as well as glass 
block, cast stone, cast iron, steel and other types of metal. No more than four primary materials 
shall be used on a building’s facades. Accent materials may be used but not on more than 25 
percent of the facade. Materials and details on facades that are adjacent to each other and visible 
from a public street shall have the same kind of architectural detailing. All materials shall 
be extended around all visible corners, extrusions and sides of buildings in order to avoid a 
“pasted on” appearance.

5.1.5 	 Fences

Fences along the front and side yards shall not exceed 42 inches in height or six feet along 
rear property lines. Materials recommended for fences are wood, wrought iron, architectural 
steel, architectural screens or other attractive and durable materials. Chain link fences, razor or 
barbed wire and other high security, detention-facility type of devices are strictly prohibited.
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5.2 	 Bicycle and Vehicular Parking Standards

Vehicular parking in 
Redevelopment Area 2 shall 
comply with the vehicular 
parking standards adopted 
by the Borough for the 
Business-Residential (B-R) 
district, found at Section 
21-10.15J. of the Borough’s 
Land Development 
Regulations. A minimum of 
five (5%) percent of parking 
spaces shall be equipped 
with charging stations 
for electric or hybrid 
vehicles. Tandem parking 
is permitted for parking 
spaces assigned to a single 
residential unit.

The vehicular parking requirements for the B-R district are deliberately less stringent than 
those found in New Jersey’s outdated Residential Site Improvement Standards (RSIS) due to 
the area’s proximity to the train station, the availability of public and on-street parking, and 
opportunities for shared parking adjacent to a mixed-use downtown area.

Developers of residential projects in Redevelopment Area 2 wishing to reduce their vehicular 
parking requirements as per the RSIS shall request a “de minimus” exception from the Bound 
Brook Planning Board.

Vehicular parking requirements may be further reduced, with appropriate justification, and at 
the discretion of the Planning Board.

Any project in Redevelopment Area 2 shall also comply with the bicycle parking standards in 
Table 2.
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Table 2:  Bicycle Parking Standards1

Use Minimum Parking Requirement
Residential 1 per dwelling unit
Live-work 1 per live-work unit
Retail 20% of vehicular parking
Personal Services 20% of vehicular parking
Hotel / Inn 10% of vehicular parking
Conference Center 10% of vehicular parking
Restaurant / Bar / Entertainment 20% of vehicular parking
Civic / Governmental Uses 20% of vehicular parking

5.3 	 Storage and Mechanical Areas

Mechanicals, Utilities and Telecommunications Equipment - All machinery and mechanical 
controls for the same and telecommunication equipment shall be placed at least 20 feet away 
from the public right-of-way or masked by building elements in a manner consistent with the 
building design. These include but are not limited to transformers, junction boxes, lift stations, 
electrical meters, antennas, satellite dishes, etc. Large expanses of ventilation equipment are not 
permitted along facades facing streets or public open spaces.

Solid Waste and Recycling - Each building shall be designed to provide adequate storage of 
solid waste disposal, including recycled materials, within building or parking facilities. Each 
mixed-use building shall have at least one trash and recycling pickup location. In addition, 
all exterior trash and recycling containers shall be enclosed and located in a manner so as to 
obscure them from view of parking lots, streets, and adjacent buildings by means of a fence, 
wall, planting or combination thereof.

1 The Land Use Board shall favorably entertain reductions to the bicycle parking requirements if the applicant can convincingly 
demonstrate that suitable bicycle parking for tenants and visitors is otherwise available. The intention is to avoid ad-hoc bicycle 
parking attached to street trees, light poles, utility poles and other permanent streetscape fixtures for lack of appropriate bicycle 
parking accommodations.
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5.4 	 Green Features

Stormwater Regulations - All development shall comply with the Borough’s stormwater 
regulations and provide features to reduce stormwater runoff rates by detaining stormwater 
on-site and allowing for groundwater infiltration. Recommended features include roof gardens, 
rooftop detention, porous pavements, green sidewalks, planting strips, rain gardens, bio-swales, 
rain barrels, underground chambers, infiltration strips within street sections, and use of parks 
and other grassy areas for stormwater detention.

Tree Preservation - Wherever possible existing trees shall be preserved, particularly the largest 
and oldest ones, by incorporating them into the site plan.

Green Building Features - New development or “gut-rehab” are encouraged to follow “green 
building” best practices that comply with the intent of the LEED system sponsored by the US 
Green Building Council (USGBC). Actual commissioning is not required.

Street Trees – Shade tree plantings shall be compatible with those found on Main Street. Ideally, 
shade trees should be a minimum of 3 inches in caliper and 10 feet high at the time of planting, 
and planted no more than 30 feet on center along the front of any development. This standard 
shall be adjusted as needed to reflect conditions where existing utility poles and overhead wires 
occupy the sidewalk area next to the curb. Street trees shall be planted in appropriately sized 
tree wells, with appropriate watering and feeding techniques. The area around the tree can be 
planted with groundcover, covered with a decorative metal grate, or paved with granite blocks. 
Street tree species and minimum sizes shall be recommended by a certified landscape architect 
or local arborist and conform to Section 24-9.15(d) of the Borough’s Land Use Regulations.

Maintenance Guarantee – All street trees and landscaping shall have a two-year maintenance 
guarantee.

Ground Cover – Non-paved ground areas shall be landscaped with shade trees, flowering 
trees, evergreen and deciduous shrubs, perennials and bulbs. Only plant materials with proven 
resistance to the urban environment and to local soil and weather conditions shall be utilized. 
Suitable plant lists are found in Section 21-9.15 of the Borough’s Land Use Regulations and are 
also available through the New Jersey Division of Parks and Forestry – Community Forestry 
Council and the New Jersey Nursery and Landscape Association.

Street Lights – Contemporary lighting fixtures are encouraged in Redevelopment Area 2. 
The PSEG “Bound Brook” post and lighting fixtures used on Main Street need not be used. 
Street lighting shall be shielded to minimize night sky and prevent direct glare into adjacent 
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residential windows. Sconces and other wall-mounted lights on building walls may be placed 
to reinforce street lights or, as an alternative to street lights, if it can be demonstrated that the 
overall lighting environment will be equivalent to what would be achieved through street lights.

Sidewalks – Sidewalks shall be provided to facilitate pedestrian circulation. Sidewalks in the 
public right-of-way shall have a minimum, unobstructed width of ten (10) feet, unless the 
applicant or the Land Use Board determine that they should be wider, based on projections 
of anticipated pedestrian traffic. Other sidewalks shall be provided as needed to connect 
pedestrian origins and destinations and shall have a minimum, unobstructed width of six 
(6) feet, depending upon anticipated pedestrian volumes. The sidewalk system shall be 
designed to provide access to public and private open space and other destinations and ensure 
uninterrupted connectivity with pedestrian and bicycle trails. 

Pervious Pavement – The use of pavers and other forms of low-maintenance pervious pavement 
is strongly encouraged throughout.

Public Realm Obstructions – Trash receptacles, mailboxes, bicycle parking, vending racks, 
newspaper boxes and other obstructions to the public realm shall be placed in locations where 
they are least intrusive, most convenient to their users and least disruptive of pedestrian 
circulation. Benches shall be placed at the edge of the sidewalk. Planter boxes are permitted in 
the public right-of-way along the base of buildings.

Exceptions – The Land Use Board may grant exceptions to the standards defined in this section 
whenever an applicant provides compelling evidence of special circumstances or presents a 
better solution, consistent with the adopted Bound Brook Downtown Urban Design Plan.

5.5 	 Signage

All signage shall comply with the regulations Section 21-10.15 of the Borough’s Land 
Development Ordinances, with the following exceptions:

a)	 Projecting signs – affixed to the building façade at a 90-degree angle, and no larger than 
3 feet wide (horizontal dimension) by 8 feet long (vertical dimension) – are permitted. 
These signs can be banner signs, printed on fabric and permanently or temporarily hung 
in place, or signs printed against a rigid metal, wood or acrylic background. Innovative, 
sculptural and three-dimensional signs are encouraged, provided they complement the 
building’s design expression.

b)	 Wall-mounted signs – permanent wall-mounted signs, mounted no more than 6 inches 
from the wall surface, are permitted, not to exceed 3 feet in height (vertical dimension) 
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by 8 feet in width (horizontal dimension). Temporary wall-mounted signs of the 
same dimensions are permitted for a period not to exceed one year for residential and 
commercial uses. Civic uses may exhibit these signs on a permanent basis.

c)	 Graphic signs – wall-mounted graphic signs, consisting of letters, numbers or symbols, 
are permitted. One graphic sign is permitted for every 150 linear feet of building façade. 
Graphic signs shall be proportional to the height and dimensions of the building, and 
shall fit within an 8-foot by 16-foot rectangle. 

d)	 Object signs – Object signs, whether projecting or wall-mounted, are permitted, subject 
to the same dimensional limits. 

e)	 Construction signs – the entire façade of existing buildings undergoing gut 
rehabilitation, or of new buildings under construction, can be covered with a temporary 
sign of printed fabric, including signs that advertise products or services, subject to Land 
Use Board review and approval. These temporary construction signs shall be removed 
once the building has been issued a Certificate of Occupancy.

f)	 Branding signs – large format façade-mounted signs that are part of a branding 
campaign for new buildings under construction or undergoing gut rehabilitation are 
permitted, subject to Land Use Board review and approval. These temporary branding 
signs shall be removed no later than one (1) year after the building has been issued a 
Certificate of Occupancy.

g)	 Blank wall wraps – blank walls may be temporarily or permanently wrapped in 
architectural fabric displaying artwork or commercial signage, subject to Land Use 
Board review and approval.

5.6 	 Utilities and Infrastructure

All public utilities shall be provided in accordance with the Borough of Bound Brook 
Subdivision and Site Plan Review regulations. Wherever feasible, all utilities shall be installed 
underground.
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6.1 	 Properties Subject to Acquisition and Not Subject to Acquisition

Certain properties intended in this Redevelopment Plan to be redeveloped are subject to 
acquisition by the Borough of Bound Brook as part of the redevelopment efforts. This includes 
all properties listed below in Table 3. In addition, acquisition of temporary and permanent 
easements, businesses and less than fee interests within and outside Redevelopment Area 
2 for remediation, access and infrastructure to support redevelopment projects may also be 
necessary. The Borough of Bound Brook encourages designated redevelopers to acquire such 
property interests through arm’s length transactions between a willing seller and buyer.

Table 3 — Properties That May be Acquired for Redevelopment

Block Lots
1 38, 38.01, 39, 39.01, 40, 41, 42
3 1, 1.01, 2, 3, 3.01, 4, 5, 6
5 0, 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 21, 22, 23, 24, 25, 26, 26.A, 27, 17, 18, 18.01, 19, 20
6 1, 2, 3, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25
7 27, 28, 29
15 1, 22

Properties that will not be acquired by the Borough as part of redevelopment efforts include 
all properties identified in Table 4. It is the intention of the plan to encourage and support 
rehabilitation and/or infill development by the present or future owners of such properties, not 
by a separate party designated as redeveloper.

REDEVELOPMENT ACTIONS6.0
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Table 4 — Properties Not to be Acquired for Redevelopment

Block Lots
4 1, 1.01, 2, 2.01, 3, 4, 5, 6, 8, 8.01, 8.02, 9, 10, 11, 12, 13, 14, 15, 16, 16.01, 17
5 12, 13, 14, 15, 16
15 14, 15, 16, 17, 18, 19, 20, 21
16 7.01, 8, 9, 9.01
17 7, 8, 9, 10
18 14, 15, 16, 17
19 13, 14, 15, 15.01, 16, 17, 18, 19
20 13, 14, 15, 16, 17, 18
21 16, 17, 17.01, 18, 19, 20
23 3.01, 34, 35, 36, 37, 38, 39, 40, 41

6.2 	 New Construction

Construction of new structures and other improvements will take place as proposed in 
accordance with the Land Use Plan in Section 4. The redeveloper must adhere to the overall 
parameters for redevelopment as set forth in Sections 3, 4 and 5 of this Redevelopment Plan and 
is encouraged to otherwise refine the design concepts presented herein in developing unique 
and high-quality project proposals.

6.3 	 Other Actions

In addition to the demolition, new construction and acquisition described above, several other 
actions may be taken by the governing body to further the goals of this plan. These actions may 
include, but shall not be limited to: (1) provisions for public infrastructure necessary to service 
new development, (2) environmental remediation, and (3) vacation of public utility easements 
and other easements and rights-of-way as may be necessary for redevelopment.

6.4 	 Relocations

Implementation of this Redevelopment Plan will necessitate the displacement and relocation 
of both residents and businesses within Redevelopment Area 2. With respect to the displaced 
businesses, at the time of property acquisition, a Workable Relocation Assistance Plan (WRAP) 
will be prepared and submitted to the New Jersey Department of Community Affairs (NJDCA) 
for approval.
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With respect to the displacement and relocation of the residents, in addition to the preparation 
and submission of a WRAP to the NJDCA, the following will be undertaken:

(1)	 Fifty percent (50%) of the demolished residential units shall be replaced within 
Redevelopment Area 2, and shall include a mix of unit sizes to accommodate the 
displacees, not just age-restricted, studio and one-bedroom units.

(2)	 The replacement units shall contain a bedroom mix equivalent to the housing being 
demolished, and equivalent in cost and tenure.

(3)	 Priority of occupancy in the replacement units shall be given to displaced residents.

(4)	 In the relocation or replacement of housing, affordable housing units shall be 
geographically distributed, and no concentration in the Bound Brook Apartments or 
within a 3-block radius of the Apartments shall be permitted.

(5)	 While the Redevelopment Plan for Area 2 has already been modified so as to lessen the 
need for and impact of condemnation on the protected population in Bound Brook, the 
actual use of condemnation, going forward, in implementing this Redevelopment Plan, 
shall also be carefully considered, and shall not be indiscriminate.

6.5 	 Phasing

The implementation of this 
Amended Redevelopment 
Plan is not required to be 
undertaken in a specific 
sequence.
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CONSISTENCY REVIEW7.0

7.1 	 Relationship to Local Planning Objectives

The 2019 Land Use Plan element of the Borough’s Master Plan depicts Redevelopment Area 2 as 
a Mixed-Use 6 (MU-6) designation, which is described as follows:

“The MU-6 designation applies to the Talmage Avenue corridor. It includes 111 parcels 
totaling 18.3 acres.

The area subject to this land use designation is regulated by the Redevelopment Plans 
for Sub-Areas 2.3, 2.4, 2.5 and 2.6. These sub-areas have distinct land use/occupancy 
characteristics and therefore require a different development strategy.

The underlying zoning district is currently the NB/R (Neighborhood Business / 
Residential).

New development on the north side of Talmage Avenue should be compatible with 
the nature and scale of surrounding, established neighborhood. New development 
on the south side of Talmage is constrained by relatively shallow lots abutting the 
railroad right-of-way and possible soil contamination from the tracks, but otherwise 
unconstrained by immediate residential neighbors.

The MU-6 land use designation seeks to transform this corridor from a derelict, stagnant 
and underutilized area to a thriving, stable and revived asset to the community and to 
the Borough as a whole.

The intent of the MU-6 land use designation is to encourage targeted new development 
and rehabilitation to improve the quality of life for current and future residents and 
business owners, as well as to enhance the corridor’s currently gritty image. Specifically, 
this designation seeks to:

•	 Provide for viable, short-term (re)development opportunities as well as longer-
term projects.

•	 Provide for a mix of residential, community-oriented commercial, civic, 
recreational and community activities.
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•	 Significantly enhance the image and quality of architecture, the streetscape and 
the public realm along the Talmage Avenue corridor.

•	 Facilitate green infrastructure interventions to soften the corridor’s gritty image.

•	 Improve the opportunities for walking and bicycling as alternatives to driving.

•	 Facilitate bicycle and pedestrian access to the South side of the railroad tracks 
and to the river.

•	 Provide functional, high-quality public and private open space, where 
appropriate.

•	 Create a new, visually striking gateway into town from the West.

•	 Functionally link new development with the neighborhoods to the North, the 
preserved lands to the South and the downtown, to the East.

•	 Encourage and facilitate the environmental cleanup, remediation and 
replacement of contaminated buildings and lots.

The MU-6 designation anticipates a mix of residential, retail and services.

The anticipated building types are townhouses and small apartment buildings, with or 
without ground floor commercial.

The appropriate building height is three stories.

New structures in this land use designation should be sensitive to surrounding land 
uses, where such exist, and should be subject to bulk standards such that they do not 
encroach on appropriate standards of light and air affecting other properties”. (pages 
26-27)

The 2019 Master Plan Reexamination Report describes Redevelopment Area 2 in exactly the 
same language, but goes on to add that “the underlying Neighborhood Business / Residential 
(NB-R) zoning should be replaced by a new MU-6 zoning.” (pages 13 – 14)

The same document also calls for amending the Redevelopment Plan for Area 2 in a number of 
ways, which this Amended Redevelopment Plan is now effectuating.

As such, this Amended Redevelopment Plan for Area 2 is entirely consistent with the intent and 
purpose of the Borough’s Master Plan.
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7.2 	 Relationship to Master Plans of Adjacent Municipalities

Bound Brook shares borders with two municipalities: Bridgewater Township to the north and 
west; and Middlesex Borough to the east. South Bound Brook, its neighbor to the south, is on 
the other side of the Raritan River and therefore too far removed to be considered in this section. 
Redevelopment Area 2 is also too far from the boundary with Middlesex Borough to have any 
substantive effect on that town. Finally Bridgewater is on the other side of the Middle Brook, 
and therefore insulated from any direct impacts that may result from the implementation of this 
Amended Redevelopment Plan.

7.3 	 Relationship to the Somerset County Master Plan and Strategic Plan

The amended Redevelopment Plan for Area 2 is highly consistent with the intent of the 
Somerset County planning documents, which call for the revitalization of older traditional 
communities, strengthening of downtowns, redevelopment of under-utilized or obsolete 
properties, preservation and enhancement of historically-significant properties, landscapes and 
structures, as well as landscape restoration and enhanced public access to riverfronts.

7.4 	 Relationship to the 2001 New Jersey State Development and Redevelopment Plan (SDRP)

The amended Redevelopment Plan for Area 1 is entirely consistent with the 2001 SDRP’s 
policies for the Metropolitan Planning Area (PA 1) – which includes Bound Brook – as well 
its policies for Centers, which call for redevelopment of under-utilized sites serviced by 
infrastructure, and for compact, mixed-use development within walking distance of transit 
facilities and downtowns. Bound Brook is a designated Center under the SDRP, as well 
as a designated Transit Village under the state’s Transit Village program. The amended 
Redevelopment Plan is also consistent with the relevant SDRP statewide policies, such as those 
policies governing urban revitalization, protection of environmental and natural resources and 
community design.



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

8.1 	 Definitions

Except for those words or terms defined in this Section (above), words that appear in 
the Amended Redevelopment Plan for Area 2 shall be defined in accordance with the 
definitions that appear in the Borough’s Land Use Regulations (Chapter XXI), in the section 
on “definitions” (21-2), in the definitions section attached to the B-R District (21-10.15.K) or 
elsewhere in Chapter XXI.

If there is no applicable definition in Chapter XXI of the Borough Code, those words or terms 
shall be defined in accordance with the definition found in the New Jersey Municipal Land Use 
Law (N.J.S. 40-55D et seq) or in the New Jersey Local Redevelopment and Housing Law (N.J.S. 
40A:12A et seq). If there is no applicable definition in the two statutes mentioned above, those 
words or terms shall be defined in accordance with the definition found in The Latest Illustrated 
Book of Development Definitions, by Harvey Moskowitz and Carl Lindbloom, published by 
the Center for Urban Policy Research at Rutgers University, 2004 or subsequent edition; in 
A Planners Dictionary, edited by Michael Davidson and Fay Dolnick, American Planning 
Association – Planning Advisory Service Report 521/522, April 2004 or subsequent edition; or as 
defined in an equally authoritative published or on-line source acceptable to the Planning Board 
or the Governing Body of the Borough of Bound Brook.

8.2 	 Easements

No construction permit shall be issued allowing a building or other permanent structure 
to be constructed over a public or private easement within the area subject to the Amended 
Redevelopment Plan for Area 2 without prior written notice to the Borough of Bound Brook 
and a certification that the easement has either been vacated or that the developer has secured 
permission to build over the easement and the deed has been amended accordingly.

8.3 	 Site Plan and Subdivision Review

Prior to commencement of construction, site plans for the construction of improvements within 
the Amended Redevelopment Area, prepared in accordance with the requirements of the 
Municipal Land Use Law (N.J.S.A. 40:550-1 et seq.), shall be submitted by the applicants for 
review and approval by the Bound Brook Planning Board.

GENERAL PROVISIONS8.0
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Any subdivision of lots and parcels of land within the Amended Redevelopment Area shall be 
in accordance with the requirements of this Amended Redevelopment Plan and the subdivision 
ordinance of the Borough of Bound Brook. No construction or alteration to existing or proposed 
construction shall take place until a site plan reflecting such additional or revised construction 
has been submitted to and approved by the Planning Board.

8.4 	 Approvals by Other Agencies

The redeveloper shall be required to provide the Borough with copies of all permit applications 
made to federal, state and county agencies upon filing such applications.

8.5 	 Adverse Influences

No use or reuse shall be permitted which, when conducted under proper and adequate 
conditions and safeguards, will produce corrosive, toxic or noxious fumes, glare, 
electromagnetic disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or 
vibration, or other objectionable features so as to be detrimental to the public health, safety or 
general welfare.

8.6 	 Non-Discrimination Provisions

No covenant, lease, conveyance or other instrument shall be affected or executed by the 
Borough Council or by a developer or any of his successors or assignees, whereby land within 
the Amended Redevelopment Area is restricted by the Borough Council, or the developer, upon 
the basis of race, creed, color, or national origin in the sale, lease, use or occupancy thereof. 
Appropriate covenants, running with the land forever, will prohibit such restrictions and shall 
be included in the disposition instruments. There shall be no restrictions of occupancy or use 
of any part of the Amended Redevelopment Area on the basis of race, creed, color or national 
origin.

8.7 	 Duration of the Plan

The provisions of this Plan specifying the redevelopment of the Amended Redevelopment 
Area and the requirements and restrictions with respect thereto shall be in effect for a period 
of twenty-five (25) years from the date of approval of this amended redevelopment plan by the 
Borough Council.

8.8	 Deviation Requests

The Bound Brook Land Use Board may grant reasonable deviations from the regulations 
contained in this amended Redevelopment Plan for Area 2 where – by reason of exceptional 
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narrowness, shallowness or shape of a specific piece of property, or by reason of exceptional 
topographic conditions or physical features uniquely affecting a specific property, or where 
other extraordinary and unique conditions exist – the strict application of any area, yard, bulk, 
design or other objective or regulation adopted pursuant to this amended Redevelopment Plan 
for Area 2 would result in peculiar practical difficulties to, or exceptional and undue hardship 
upon the developer of such property.

The Bound Brook Land Use Board may also grant such relief in an application relating to a 
specific piece of property where the purposes and objectives of this amended Redevelopment 
Plan for Area 2 and of the Land Use Plan Element of the Master Plan as well as the Downtown 
Urban Design Plan, where applicable, would be advanced by a deviation from the strict 
requirements of this Amended Redevelopment Plan and it can be demonstrated that the public 
and private benefits of the deviation would outweigh any detriments, that it would serve a 
public purpose and that it would lead to a better outcome.

Any deviation from the uses or building types permitted under this amended Redevelopment 
Plan for Area 2, or any other deviation requiring a “d” variance under the New Jersey Municipal 
Land Use Law (N.J.S. 40-55D-70d) shall require an amendment to this Plan by Borough Council, 
and only upon a substantive finding that such an amendment would be consistent with and in 
furtherance of the goals and objectives of this amended Redevelopment Plan for Area 2, of the 
Land Use Plan Element of the Master Plan Downtown Urban Design Plan, where applicable.

No relief may be granted under the terms of this section unless such deviation or relief can be 
granted without substantial detriment to the public good and without substantial impairment 
of the intent and purpose of this amended Redevelopment Plan for Area 2, of the Land Use Plan 
Element of the Master Plan and of the Downtown Urban Design Plan, where applicable.

An application for a deviation from the requirements of this amended Redevelopment Plan 
for Area 2 shall provide public notice of such application in accord with the public noticing 
requirements set forth in N.J.S 40:55D-12(a) and (b).

8.9 	 Escrows

The redeveloper shall be responsible for keeping sufficient funds in the escrow account to cover 
any and all reasonable costs billed to the account by the professional consultants retained by the 
Borough to review the proposed redevelopment project, including subdivision and site plan-
related submissions, architectural design, landscape design, signage, and other submissions and 
advise the Borough on any and all aspects of the redevelopment process.
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8.10 	 Infrastructure

The redeveloper, at the 
redeveloper’s cost and 
expense, (unless otherwise 
provided for by a public or 
private utility) shall provide 
all necessary engineering 
studies for, and construct 
or install all on- and off-site 
municipal infrastructure 
improvements and capacity 
enhancements or upgrades 
required in connection with 
the provision of pedestrian, 
bicycle and vehicular access, 
including adequate access 
for emergency service 
vehicles; sanitary sewer; and 
stormwater sewer service, as 
well as all other applicable 
utilities to the project, in 
addition to all required tie-
in or connection fees.

The redeveloper shall 
also be responsible 
for providing, at the 
redeveloper’s cost and 
expense, all sidewalks, 
curbs, streetscape and 
public open space 
improvements (street trees, 
planting beds, ground cover 
and other landscaping), 
including benches, trash 
and recycling receptacles 
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and street lighting; stormwater management facilities; bicycle parking facilities; and on- and 
off-site vehicular, bicycle and pedestrian traffic controls and right-of-way improvements for the 
project, (including pedestrian and bicycle paths and trails, if called for in the Plan), or required 
as a result of the impacts of the project; and any improvements to water, sewer, electric and gas 
utility infrastructure, to the extent not directly addressed by the utility companies.

8.11 	 Affordable Housing Component

For every four (4) new units of residential construction, one (1) new affordable housing unit, 
consistent with the Fair Housing Act of New Jersey and the rules of the Council on Affordable 
Housing (NJAC 5:96 et seq. and 5:97 et seq.), shall be provided in Sub-Areas 2.2 and 2.3.

The Borough may, at its discretion, accept a monetary contribution – equivalent to the cost 
of the project’s affordable housing obligation – to the Borough’s Affordable Housing Trust 
Fund, to be used by the Borough for the planning, land acquisition, financing, subsidizing, 
construction and/or rehabilitation of affordable housing units off-site, in lieu of satisfying the 
project’s affordable housing obligation on-site.

Any legally-enforceable development fees required by Borough Ordinance shall apply to all 
non-residential development in Area 2.

8.12 	 Redeveloper Designation

Prior to submitting any request for site plan, subdivision or building permit approval, the 
prospective redeveloper shall request that the Borough designate them as a “designated 
redeveloper” for the property or properties in question, shall enter into a legally-binding 
redevelopment agreement with the Borough spelling out each party’s obligations and 
expectations, and shall establish an escrow account with the Borough with sufficient funding 
to underwrite any and all expenses the Borough may incur with the proposed redevelopment 
project.
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OTHER PROVISIONS9.0

In accordance with the provisions of New Jersey’s Local Redevelopment and Housing Law 
(N.J.S. 40A:12A-1 et seq), this amended Redevelopment Plan articulates a clear rationale – based 
on local objectives – justifying the Plan’s provisions with respect to appropriate land uses, 
building scale, building massing, building heights, population density, impervious coverage, 
public and private open space, streetscapes, improved access to transit and enhanced vehicular 
circulation, infrastructure and public utilities, access to recreation, community facilities and 
open space, and other public improvements and amenities. The Plan lays out various strategies 
that require implementation in order for the Plan’s objectives to be carried out.

The Amended Redevelopment Plan is substantially consistent with the Master Plan for the 
Borough of Bound Brook. The Plan also complies with the goals and objectives of the New 
Jersey State Development and Redevelopment Plan.

All privately owned lots within the Amended Redevelopment Area except those identified in 
Sub-Areas 2.2 and 2.3 are subject to acquisition by the Borough of Bound Brook as part of the 
redevelopment effort.

This amended Redevelopment Plan shall supersede all provisions of the Borough of Bound 
Brook’s Land Use Regulations (Chapter XXI of the Bound Brook Municipal Code) as they apply 
to the area addressed in this Plan, except where otherwise specifically mentioned within the 
text of this Plan. In all situations where zoning issues are not specifically addressed herein, the 
Bound Brook Land Development Regulations shall remain in full effect. Adoption by Borough 
Council of this amended Redevelopment Plan shall be considered an amendment to the 
Borough’s Zoning Map.

If any section, paragraph, division, subdivision, clause or provision of this amended 
Redevelopment Plan shall be adjudged by the courts to be invalid, such adjudication shall only 
apply to the section, paragraph, division, subdivision, clause or provision so judged, and the 
remainder of this amended Redevelopment Plan shall be deemed valid and effective.



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

PROCEDURES FOR AMENDING  
THIS REDEVELOPMENT PLAN

10.0

The Redevelopment Plan for Area 2 may be amended from time to time for good reason and in 
compliance with the requirements of the law.

Anyone may request an amendment. The request shall be directed, in writing, to Borough 
Council and shall be accompanied by a non-refundable check for $5,000, unless the request 
is issued from an agency of the Borough or Borough Council makes a determination that the 
requested amendment is “de minimus”, in which case no fee shall be required.

The letter request shall describe, in detail, the changes being requested and the reasons for such 
changes.

Borough Council, at its sole discretion, may require the party requesting the amendments to 
prepare a study of the impact of such amendments, prepared by a Professional Planner licensed 
in the State of New Jersey.

In addition, Borough Council, at its sole 
discretion, may require the party requesting 
the amendment to establish an escrow account 
with the municipality and deposit funds in 
said escrow account sufficient to allow the 
municipality to retain a Professional Planner, 
licensed in the State of New Jersey, and any 
other experts in other fields deemed necessary 
to assist the municipality in reviewing the 
proposed amendment and evaluate its 
anticipated impacts in order to confirm 
that the intent of the Redevelopment Plan 
is not compromised and that the proposed 
amendment advances the public good. 
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Figure 1:  Pre- and Post-2009 Area 2 Boundary, with 2015 Zoning

A1



Amended Redevelopment Plan for Redevelopment Area 2 | May 2021
Sub-Areas 2.1, 2.2 and 2.3
Borough of Bound Brook, New Jersey

Figure 2: Block and Lots within Amended Redevelopment Area 2 Map
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Figure 3: Aerial Map Showing Context of Amended Redevelopment Area 2
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Figure 4: Sub-Areas within Amended Redevelopment Area 2 Map
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