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Overview
The City of Long Branch is committed to coordinating public and private efforts to organize and build cohesive neighborhoods in the 
context of the revitalization of its historic public oceanfront. Since September 2008, the City charged the planning team to review this 
sector of the redevelopment plan, with the intention to accomplish the City's redevelopment goals without the use of the tool of eminent 
domain in the Beachfront South sector.  The City also tasked the planning team to develop a consensus amongst the stakeholders in 
the Beachfront South sector to accomplish these goals.

Over approximately the past 12 months, several community meetings and focus group sessions have been held with the stakeholders 
of the Beachfront South Sector of  Long Branch's Oceanfront. (The Beachfront South Sector is bounded by Morris Avenue, Ocean 
Boulevard, North Bath Avenue and Ocean Avenue.)

The process has involved: i.  An assessment of stakeholder goals, preferences, and concerns; ii.  Review and clarification of existing 
and previous zoning and development standards; iii. Relating city-wide goals to neighborhood goals; and iv. Illustration of 
(hypothetical) development options for stakeholders in the district.

This draft document, presented at a Stakeholders Planning Workshop on August 19, 2009, is a distillation and "report back" to the 
community of what was learnt from these year long interactions. It is not a plan or legal document, but rather a collection of draft 
illustrations and data to support a process of ongoing stakeholder discussions regarding the improvement and stewardship of the area.

Summary of Findings
The Beachfront South Sector has unique physical characteristics and constraints.  Unusual configurations-- long and narrow 
subdivided parcels with difficult access and adjacency-- have constrained the improvement of the area for over half a century.  In fact, 
most new constructions in the sector since the 1970's have required variances which have caused restrictive impacts on the potential 
use and value of neighboring lots.  

One outcome of the stakeholder discussions has been the appreciation of how interconnected the parcels are to each other physically 
and in ensuring a quality of life for each other.  Another outcome has been to provide a forum for neighboring property owners to 
explore cooperation in the improvement, development and stewardship of the sector.

Four major themes have emerged from discussions as "stakeholder goals and potential action":

1.  Redevelopment and Maximization of Property Values

-All stakeholders are interested in the improvement and enhancement of the property values in the Beachfront south sector.  

-As of mid 2009, a large majority of stakeholders ( 25 of 31) are interested in selling, redeveloping, or partnering with others to 
redevelop their properties. Also, 2 property owners are "Undecided".  

-The August 19th workshop discussed the tradeoffs and potentials of development of each parcel separately, or as a combination of
parcels together.
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2.  Freedom of Implementation

-All property owners wish to have the City eliminate the tool of "eminent domain" from the sector, to give each stakeholder the freedom 
to explore redevelopment options on their own.  

- Most stakeholders would like to preserve the higher development potential permitted by the redevelopment design guidelines.

-Some stakeholders are interested in preserving the higher standards (context-sensitive and variance-proof), that are required of new 
developments by the redevelopment design guidelines.  

-Based upon Stakeholder requests, the City has created a list of property owners who wish to be contacted by their neighbors and 
other interested developers. 

-A period of two months (August 19, 2009-October 20, 2009) has been agreed upon to give property owners the opportunity to explore 
partnerships.  They are requested to report back their interest at the next Stakeholder Workshop scheduled for October 21, 2009.

3.  Good Neighborliness

-Some property owners (7 of 31) want no change to their properties.  Of these, one property has recently been redeveloped.   Also, of 
these, 2 properties (existing Senior Housing) plan to remain as is, but contemplate improvements to landscape, parking, and 
amenities.  (Two other parcels have provided no information as to their preference.  Note that in those multi-owner properties where 
stakeholders preferences vary, all preferences have been recorded.) 

-Some stakeholders who want to remain in existing buildings or rebuild or renovate existing structures, asked for clarifications for
grandfathered structures and uses.  The City has provided such clarifications based upon existing city norms.  

-Enhancing environmental quality, landscape, access, service areas, and public space are the concern of most stakeholders.  The City 
has encouraged stakeholders, including those not interested in redeveloping their properties, to engage their neighbors to explore 
possible shared improvements.

4.  Incentives for New Investment

-Many stakeholders are interested in the City providing tax and other incentives to help finance new developments in keeping with the 
redevelopment design guidelines.  The City has historically  reviewed such requests in a case-by-case manner, based upon the merits 
of each redevelopment proposal. 

The next Stakeholder Planning Workshop for the Beachfront South Sector, is scheduled for October 21, 2009, at 6:30pm, at 
City Hall.  All are encouraged to attend.  

Thank you for your interest and involvement in making Long Branch a better place for all.



City of Long Branch, NJ

Chapter 1 

Public Waterfront

Page 4 of 40 

Stakeholder Workshop August 19, 2009



City of Long Branch, NJ

Existing Condition

Page 5 of 40Draft for Discussion

Beachfront South 
Development Possibilities 
and Scenarios

"This document was prepared for the express and sole purpose of facilitating discussions with existing property owners in 
the Beachfront South sector of the City of Long Branch concerning potential development opportunities and limitations. 
This document is for discussion purposes only and is not intended to and does not constitute any formal statement, 
action or policy, or recommendation of any statement, action of policy, by the City of Long Branch. This working 
document does not constitute an offer and shall have no legally binding effect upon the City in any manner with respect 
to the Beachfront South sector of Redevelopment Area."

Stakeholder Workshop August 19, 2009



City of Long Branch, NJ

1900’s

1930’s

1950’s

Page 6 of 40 Draft for Discussion

Beachfront South 
Development Possibilities 
and Scenarios

"This document was prepared for the express and sole purpose of facilitating discussions with existing property owners in 
the Beachfront South sector of the City of Long Branch concerning potential development opportunities and limitations. 
This document is for discussion purposes only and is not intended to and does not constitute any formal statement, 
action or policy, or recommendation of any statement, action of policy, by the City of Long Branch. This working 
document does not constitute an offer and shall have no legally binding effect upon the City in any manner with respect 
to the Beachfront South sector of Redevelopment Area."

Stakeholder Workshop August 19, 2009



City of Long Branch, NJ

Current Open Space: Connections and Uses
Marathon Route

Page 7 of 40 Draft for Discussion

Beachfront South 
Development Possibilities 
and Scenarios

"This document was prepared for the express and sole purpose of facilitating discussions with existing property owners in 
the Beachfront South sector of the City of Long Branch concerning potential development opportunities and limitations. 
This document is for discussion purposes only and is not intended to and does not constitute any formal statement, 
action or policy, or recommendation of any statement, action of policy, by the City of Long Branch. This working 
document does not constitute an offer and shall have no legally binding effect upon the City in any manner with respect 
to the Beachfront South sector of Redevelopment Area."

Stakeholder Workshop August 19, 2009



City of Long Branch, NJ

Public Open Space Plan
Potential Bike Paths

South Loop - Ocean Ave – Atlantic – Branchport – Pearl – Bath – S. Bath
North Loop - Laird – Garfield – 3rd – Westwood – Cedar – Van Court – Park – Elberon – S. Lake – N. Lake –Greens –
Cedar – 2nd – West End – Ocean – Brighton – Ocean Ave
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Neighborhood Connections to Water

North / South Lake – West End Ave – Matilda – Bath (North & South) Pavilion – Morris – Laird – Cooper – Sea View – Avenel – Atlantic
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Existing Conditions

Sector Objectives

New residential development in this sector is to 
continue and reinforce the existing mid-rise residential 
pattern of 4-8 story structures that maximize views of 
the Atlantic Ocean. The neighborhood is to achieve a 
pedestrian-friendly environment unified by landscaping, 
neighborhood amenities, buffered parking, coordinated 
vehicular and pedestrian access for each block, and 
landscaped pedestrian easements to the boardwalk 
and beaches.
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Stakeholder Concerns

1. Eminent Domain

2.   Use

3.   Open Space
- Landscape – Hedges and Buffers
- Ocean Views

4.   Buffers
- Setbacks between Commercial and Residential Use
- Setbacks between Buildings of different heights

5. Tax Incentives

6.   Other 
- Green Technologies
- Grand fathering of existing buildings
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Review of Guidelines 
Constraints

Physical Criteria Determining Build out

Land Area

Use

Setbacks (Shadows and Views)

Environmental Quality

Pervious Coverage 

Landscape and Buffers

Access and Parking
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Factors Affecting Building Envelope: 
a) Lot Setbacks
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Factors Affecting Building Envelope: 
b) Height of Existing Neighboring Building
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Factors Affecting Building Envelope: 
c) View Corridor, Shadows, Bulk
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Existing Density Per Lot
(DU per Acre)

City of Long Branch, NJ

Hypothetical Scenario 1: Existing Lots Developed Independently
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Existing DU/AC
City of Long Branch, NJ

Hypothetical Scenario 1: Existing Lots Developed Independently

Methodology:
Density of a lot in Beachfront South 
Redevelopment Zone with residential use, is 
expressed in DU/AC (Dwelling Unit per Acre), 
which is arrived at by calculating ratio between 
existing number of units to lot area (in acres) 

Page 29 of 40 Draft for Discussion

Beachfront South 
Development Possibilities 
and Scenarios

"This document was prepared for the express and sole purpose of facilitating discussions with existing property owners in 
the Beachfront South sector of the City of Long Branch concerning potential development opportunities and limitations. 
This document is for discussion purposes only and is not intended to and does not constitute any formal statement, 
action or policy, or recommendation of any statement, action of policy, by the City of Long Branch. This working 
document does not constitute an offer and shall have no legally binding effect upon the City in any manner with respect 
to the Beachfront South sector of Redevelopment Area."

Stakeholder Workshop August 19, 2009



City of Long Branch, NJ

Maximum Possible Units Per Lot
(Based upon Site Area)

Hypothetical Scenario 1: Existing Lots Developed Independently
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Existing Parcels: Pervious Area

Hypothetical Scenario 1: Existing Lots Developed Independently
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Combined Parcels

Hypothetical Scenario 2: Combined Parcel Development
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Possible Building Envelope 
(Setback Requirements with Increased Height)

City of Long Branch, NJ

Hypothetical Scenario 2: Combined Parcel Development
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Pervious Area

Hypothetical Scenario 2: Combined Parcel Development
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Combined Parcels

Hypothetical Scenario 3: Combined Parcel Development
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Possible Building Envelope 
(Setback Requirements with Increased Height)

Hypothetical Scenario 3: Combined Parcel Development
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Pervious Area

Hypothetical Scenario 3: Combined Parcel Development
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Comparing Hypothetical Development Scenarios
City of Long Branch, NJ

Block 216

New Units          120 units

Existing Units     158 units

Block 218

New Units 68 units

Existing Units     109 units

Total Units     455 units

Addn Units     188 units

Pervious Coverage 380,817 sf.

Methodology:
Build-out number calculations based on site 
acreage which includes constraints of site 
setbacks, minimum pervious requirements 
and setback from adjacent buildings. But 
excludes constraints of bulk requirements 
and shadow impacts on boardwalk.

Block 216

New Units          219 units

Existing Units     152 units

Block 218

New Units           108 units

Existing Units     108 units

Total Units     587 units

Addn Units     327 units

Pervious Coverage 284,843 sf.

Block 216

New Units           247 units

Existing Units     151 units

Block 218

New Units           108 units

Existing Units     108 units

Total Units     614 units

Addn Units     355 units

Pervious Coverage 249,767 sf.
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Clarifications
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Next Steps

1. Consensus on Stakeholder Goals

2.   Explore Partnerships between Stakeholders

3.   Relate Public/Private Improvements and Investments
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