SOUTHWEST GATEWAY
STUDY

Borough of Metuchen
Middlesex County
New Jersey

H!NlZ/NtLESSEN ASSOCIAT:S P.C.

Hannng — Jroan DSC“ — TOVvIrchment — L3NASCaDe ArCITecTl

22 Noerth Ma Coreat Dommmatar N L MRsSS




SOQUTHWEST GATEWAY STUDY

Borough of Metuchen
Middlesex County

New Jersey

Prepared for:

Borough cof Metuchen

Prepared by:
-Hintz/Nelessen Associates, P.C.
32 North Main Street
Pennington, New Jersey 08534

Southwest Gateway Study Subcommittee:
Jack Belowich, Chairman
Nancy Ackerman
Donald Xahn

Sam Owen



— A

The Southwest Gateway area of Metuchen has long been overlooked. The
.existing strip commercial development along Route 27 in this area is not
characteristic of most of Metuchen. It may not be readily apparent to one
who traverses the area along Route 27, but there are significant tracts of
vacant and underutilized land in the Southwest Gateway area. The current
cycle of growth in the region has finally brought development interest %o
the Southwest Gateway area and the Borough is taking advantage of a unique
opportunity by expeditiously planning for present and future development.
By directing and guiding growth that fits into an overall master plan for
the area, the Borough can enact a planning policy that will reshape the
Southwest Gateway area over the next decade or two. The Southwest Gateway
area 1s delineated in relationship to the rest of the Borough on a street
map (refer to page 2).

STUDY AREA

For the purposes of this study, the Southwest Gateway area is defined
as all lands in the Borough of Metuchen lying within the triangular area
bounded by the Penn Central Main Line to the north, the Penn Central
Bonhamtown Branch eastern spur to the east, and Interstate Route 287 to
the southwest. This afea, herinafter known as the "study area, is
situated on six blocks of land comprising approximately 51.68 acres of
land. The boundaries of the study area are delineated on the map entitled

"Study Area'" (refer to page 3).

Southwest Gateway Study 11/16/87
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EXISTING LAND USE

The study area contains a variety of land wuses, ranglng from
‘residential to industrial, which are indicated on the map entitled
"Existing Land Use" (refer to page 5). For the purpose of categorizing
and analyzing existing land use, public rights~of-way and rail

transportation rights-of-way have been excluded.

An analysis of existing land use by area occupied, indicates that

business, commercial, and industrial uses are predominant, comprising
32.89 acres or 63.7% of the study area. Amoung these uses,
warehouse/light manufacturing occupies the largest area - 11.11 acres or
21.5% of the study area. The uses in this category generally involve
short-term storage and distribution of goods manufactured at another
location. Some of these uses also engage in light manufacturing and
assembly operations. The basic nature of these uses requires deliveries

and/or shipping with tractor trailers and other trucks.

Intensive commercial uses, characterized by outdocor uses and/or
storage of large heavy items, such as intensive automotive repairs and
heavy equipment storage vyards, occupy 9.26 acres or 18% of the study
area. Commercial wuses, consisting primarily of automotive sales and
service operations, occupy 7.46 acres or 14.5% of the study area.
Customers of these businesses use private automobiles, almost exclusively,
to make single destination trips to these locations. Various office uses
occupy 5.06 acres or 9.8% of the study area.

Residential wuses comprise 10.72 acres or 20.8% of the existing land

uses in the study area. The dominant residential use is multi-family,
occupying 7.09 acres or 13.8% of the study area. There are two
multi-family developments; Metuchen Gardens consists of 64 condominium

apartments and Essex Mews 1s a mix of 18 townhouses and 27 condominium
apartments. The remaining residential uses consist of 21 single family
detached homes and one two family residence. There are a total of 131

residential units within the study area, most of which are owner occupied.

Southwest Gateway Study 11/16/87
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vacant land occupies 8.07 acres (15.7%) of the study area. The most
significant parcel of vacant land is the 4.75 acre tract located at the
southwest corner of the Middlesex avenue/Bridge Street intersection.
Diagonally across Middlesex Avenue to the south, from the above tract,
=its another vacant parcel of 1.43 acres. The last parcel of vacant land
is a 1.89 acre tract situated between the rear of the Boro Motors storage
vard and High Street. Presently, all three tracts of vacant land in the
study area are partially used for some type of non-permitted outdoor

storage by surrounding commercial uses or illegal dumping.

PHYSICAL CHARACTERISTICS

Some of the physical characteristics of the study area are apparent
on the aerial photograph entitled "Aerial View" (refer to page 7). The
study area 1is separated from the rest of the Borough by physical barriers
formed by various branches of the Penn Central rail lines. Route 287,
which divides the study area from Edison Township, completes the physical
enclosure of the study area on all sides, with the exception of four
opsnings for roadway access.

An analysis of existing land use for the study area indicates that
there is a wide variety of land uses, forming a mixed pattern of land use
for the overall area. The study area can be analyzed in terms of three
general land use/physical development forms: "strip commercial" corridor,
warehouse/light industrial, and mixed density residential.

The land uses that front along Route 27 form a strip commercial
corridor through the study area. Commercial and heavy commercial uses
front on both sides of Middlesex Avenue and continue onto the south side
of Essex Avenue establishing a commercial strip along this portion of
Route 27, markedly dissimilar from most of the land uses along the
remainder of this roadway in the Borough.

Southwest Gateway Study 11/16/87
page 6



GE/1 /G J0 5% DRYjAL) ‘dupy JUSWEBBISY XV} URLYINIGKW JO ydnoiog (@5sn05 deyy 9s¥g

oor 00z 00t 0§ $2 0

9in)D6jIydsy ededeEpUEY
#j9ABUY  [EJUBWIUCHAUT

ubiseq veq ; Buuusid

te1eQ

JBUOIE[ARY

Of Aq peavded

L00t:,1 181238

»gOC-£28 {(10Z)
Qcei-1€¢L {808)

‘9)g ‘SOIBIV0SSY USSSO|ON /ZIUILY

PESBD Asmier mep 'voiBuluued 108IS LIS YIXON ZE

R
LNVHNOG

1

MO

-
a
©
&

uoneliodsuel] jiey

BuunjoeNUBK 1YBIT/9SN0OYSIBAA

[BIOIBWIWOYD BAISUBIUY
_m_okuEEoo

9010

[enjuapisay Ajie4-1nN
fenuapisaid A Om
[eijuspisay Ajiwe4 aibuig

ueoBA

4SMN ANV'T ONILSIXd

N /
>
o
[
2. ©
A <
Y
Fal
1
1\\\

_ I
m

)\\
o
o
z
N 7

\

N

\

1

diKS MmO 4

rwvannoa
J o

B S ose _;E I ——— b /_
w ...EEE:EEEE:E:EEEE:EE:E..EEEEEEEEE:E:EEE: ;.«mw M MMS e - w |
T >mmmMﬁ \sz ::::::.:::.M
ALNNOO X3S3ITAdIN :
NIHONL3INW 4O HONOHO4d AQNLS AVMILYD LSIMHLNOS



The Route 27 strip commercial uses are primarily automotive sales and
service operations. Customers generally make single destination trips in
private automobiles to reach these establishments. In character, these
uses are similar to many found further south on Route 27 in Edison
Township, and represent a continuation of <this strip commercial
development pattern into the Borough.

Perhaps the character of this portion of the study area can best be
described with two words - motor vehicles. Businesses located in this
area sell motor vehicles, lease motor vehicles, repair, service, and even
clean motor vehicles. In addition, portions of vacant tracts fronting on
Middlesex Avenue are used primarly for outdoor storage of motor vehicles.

The southwestern portion of the study area, generally abutting Route
287, ~constitutes primarily a warehouse/light industrial area with some
office and intensive commercial uses. The warehouse uses in this area
generally engage in short-term storage and distribution of goods
manufactured at another location. Some of these uses also engage in light
manufacturing and/or assembly operations. The Dbasic nature of
warehouse/light industrial operations requires deliveries and/or
distribution with tractor trailers and other trucks.

One of the most noticeable physical characteristics of both the strip
commercial corridor and the warehouse/light industrial area is outdoor
storage. New automobiles, trucks, and boats, lumber and other building
materials, heavy construction vehicles, construction site <trailers,
tractor trailers, délivery trucks, and abandoned vehicles and other dumped
materials can be found ocutdoors throughout the study area. Some outdoor
storage, especially that on vacant parcels, appears to be in violation of
existing Borough codes.

Both the strip commercial corridor and warehouse/light industrial
area abut and bound the edge of a compact mixed density residential area
located 1in the northeast portion of the study area. The primary

residential use is high density multi~family housing contained in two

Southwest Gateway Study 11/16/87
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abutting developments. The westernmost edge oI this contiguous
residential area 1s a row of medium density single family.homes Cr.
Prospect Street that form a definable boundary for existing residential
development.

Although Prospect Street is part of the strip commercial corridor at
its northernmost end and the warehouse/light industrial area at its
southernmost end, the central portion of the street is characteristic of a
residential neighborhood. High Street to the east, provides linkage
between the Prospect Street residential area and a larger residential

neighborhood with community facilities.

EXISTING ZONING

The study area is currently comprised of three zoning districts: R-¢
Residential, B=3 Business, and I Industrial. The delineation of the
existing zoning districts is indicated on the "Zoning Map" (refer to paqe
10).

The Middlesex Avenue = Essex Avenue corridor is zoned B-3 Business
District, permitting a wide assortment of often incompatible land use:
ranging from single family residences to any type of general business
use. Machine shops, gasoline stations, drive=-in restaurants, and shoppinc
centers are Jjust some of the conditional uses permitted in the districsz.
A careful analysis of the B-3 Business District indicates that the zone ir
designed to permit wvirtually any type of business use, as well as :
cunulation of wuses permitted in most of the districts below it in the
zoning heirarchy.

The R-4 Residential District basically encompases most of the

existing residential development along Prospect Street and a small secticn

Southwest Gateway Study 1l/16/87
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cf High Street. The permitted uses in this district permit a variety

(L

residential land uses fronm one and two-family etached dwellings o
ownhouses and garden apartments.

The remainder of the study area 1s =zoned as an I Industris
District. This district basically encompases most of High Street and al|
land located to the south of it. The uses permitted in the zone incluc
light industrial, manufacturing, assembly, and storage cperations, as wel!
as any business use permitted in a Business District. As with the B-
Business District, the I Industrial District 1is a cumulative zone.
amassing most of the uses in lower zones in addition to the uses that ti

specific zone is designed to permit.

EXISTING TRAFFIC CONDITIONS

In order to access existing traffic conditions in the study area, ti
Metuchen Police Department conducted a survey of vehicular trips.
intersection turning movements, and motor vehicle accidents in conjunctic
with this study. A copy of the traffic survey is included in the Appendi:
cof this report. For the purposes of this study, a general analysis «
existing traffic conditions for the whole study area was performed, bu.
only significant findings are summarized in this report.

Middlesex Avenue - Essex Avenue (Route 27) traverses the study are
on an east-west axis and is the principal traffic artery for the movemer -
cf 15,000 to 20,000 vehicles into, out of, and through the study arc
daily. Route 27 is a four lane roadway from the Borough line to the west
to the intersection with Bridge Street to the east, at which point t!
roadway Dbecomes two lanes through the rest of the study area to the east.
It is important to note that while the number of lanes changes at Bridge

Southwest Gateway Study 11/16/8"
page 11l



street, there 1is significantly more traffic per lane moving in both
directions 1in the two lane section of Route 27 to the east. The nost
ritical traffic lane movement 1n the study area 1s the single lane o2
Essex Avenue moving eastbound during the afternoon peak traffic hours
(912.5 vehicles/hour between 4:00 and 6:00 P.M.).

Bridge Street 1is the secondary traffic artery in the study area,
carrying +traffic in from and out to the north where it intersects New
Durham Road. The sheer volume of traffic on Bridge Street in botkh
directions would seem to support the placing of a traffic light at the New
Durham Road intersection.

An analysis of intersection turning movements indicates that the
Bridge Street/Middlesex Avenue Iintersection 1s by far the most heavily
travelled intersection in the study area. Vehicles make an average of 88:Z
turning movements (all directions) at this intersection per peak traffic
hour. The most significant turning movements are left turns onto Bridge
Street northbound from Middlesex Avenue eastbound and right turns ontc
Middlesex Avenue westbound from Bridge Street southbound. The existinc
width of Bridge Street at this intersection is thirty six feet, which is
slightly undersized to accomodate three lanes of traffic in its current
configuration.

The Prospect Street/Middlesex -Avenue intersection is second highest
in turning movement volume. The most significant single turninc
movemgnt/period is left <turns westbound onto Middlesex Avenue fror
Prospect Street northbound during the noon hour (12:00 P.M.=-1:00 P.M.).
This may represent 1lunch hour traffic from the businesses located on the
southern side of High Street.

Perhaps the most significant £finding regarding this intersectior
involves vehicular accidents. Although the Prospect Street/Middlese>
Avenue intersection carries approximately one ninth the traffic of the
Bridge Street/Middlesex Avenue intersection, the accident rate at the
Prospect Street intersection is twice that of the Bridge Street

Southwest Gatéway Study 11/16/87
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ntersecticn. This 1indicates that while the Prospect Street/Middles
Avenue iIntersection can be classified as secondary in terms of volume, .
is much more dangerous than the more heavily wutilized Bridge Stre-.
intersection. The absence of a traffic light at Prospect Street, as we
as its relative location on a downgrade on Middlesex Avenue, and at a ber.
in the road with limited visibility, are all contributing factors %o t

higher accident rate at this intersection.

INFRASTRUCTURE

Existing water service, sanitary sewer service, and storm sewe
service for the study area was analyzed with the assisstance of *
Borough Engineer. It is not anticipated that infrastructure service wi.
present any serious constraints on future development in the study area.

The Middlesex County Water Company provides water service to tI
study area. There is no current or projected future limitation in wate
service capacity in the Borough.

Sanitary sewer service is provided through a system of intercocnnecte
eight inch (8") 1lines located primarily on High and Prospect Streets a1
Middlesx and Essex Avenues, as indicated on the map entitled "Sanita:r
Sewers" (refer to page 14). The 1,050 foot length of sanitary sewer 1i:
which crosses an .easement on two private parcels (Block 130.01/Lots 44
48) Dbetween Middlesex Avenue and Prospect Street, may require relocati:
if significant future development is to occur on either of those lots.

Storm sewer service is provided by two separate systems. There is
State Highway storm sewer that runs along the south side of Route 27, bt

I

no detailed information was available regarding its location, level c

service, or future capacity. The municipal storm sewer system
indicated on map entitled "Storm Sewers" (refer to page 15). It is
Southwest Gateway Study 11/16/8
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apparent that the current municipal system 1s somewhat limited in the

bounds of 1its service to the study area. In addition to this limitation

4~

“he existance of several unimproved lengths in the municipal system will
require the system +to be expanded and/or on=-site storm water run-off
detention facilities to be created in the event of significant future

development in the study area.

ENVIRONMENTAL CONDITIONS

A review of the 1983 Metuchen Environmental Resources Inventory
indicates that there are no serious development constraints in the study
area with regard +to natural features of the land (geology, soils,
topography, drainage, vegetation, and widlife). An in-field survey of the
study area revealed a wet soil condition in the vicinity of the
westernmost portion of the High Street right-of-way where it abuts the
Route 287 right-of-way. The High Street right-of-way is unimproved at
this location and the wet soil condition is indicated by standing suface
level water and the growth of wetlands associated vegetation. The exac*
condition of this area should be determined in the event any future
development occurs at this location.

OTHER GATEWAYS IN METUCHEN

It is worth noting that as one enters the Borough of Metuchen alonc
several existing major roadways, there is a noticeable,definable change ir

o

the landscape. The predominant images one sees entering the Borough

Southwest Gateway Study 11/16/87
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limits along Middlesex Avenue from the north, Main Street freom the sou=s

Woodbridge and Amboy Avenues from the east, and New Durham Road from the
west, are tree lined streets bounded by well-maintained traditionall -
styled residences, punctuated by an occassional apartment house, church,
professional office, or business. Many residents of the Borough recogniz~
that this change in image contributes significantly to the special qualit
of life in Metuchen.

By far, the roadway leading into Metuchen with a visual quality mos
unlike +the above 1listed gateways, 1s Middlesex Avenue from the south,
through the study area. This area exemplifies +the antithesis ¢
Metuchen's other gateways = no shade trees lining the streets, in fact,
minimal landscaping whatsoever, strip commercial development, highwz
signage, outdoor storage, and inordinant amounts of asphalt, chain lins

and barb wire fences, weeds, dumping, and non-maintenance.

GOALS AND OBJECTIVES

An initial meeting was held with a subcommittee of the Planning Boarc
during the data gathering stage of the study to discuss backgrour
information and formulate goals and objectives for the study. At =hic
meeting, and at subsequent ones over the following months, parameters wer
drafted for three - alternative plans that would achieve the goals anc
objectives set for the study area.

The following are the set of goals and objectives formulated for +--
study area:
1) Improve the visual quality/image of the Route 27 corridor.
2) Develop a set of specific land uses for each residential,
business, and industrial zone that will promote appropriate
future development.

Southwest Gateway Study 11/18/87
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3) Revise existing zoning district boundaries to reflect
existing land use patterns and provide direction fo
development.

4) Limit future residential development to the area defined b
existing residential land uses.

5) Promote planned development opportunities for wvacant and
underutilized land in accordance with an overall urban
design plan.

6) Improve existing traffic conditions on Route 27 and at the

Middlesex Avenue/Bridge Street intersection.

DEVELOPMENT PLANS

Three development plans were formulated for the study area based c
the goals and objectives. The development plans are not "alternatives" tc¢
one another, but collectively i1llustrate a three tiered, long-ranc
strategy for improving and developing the study area. The three plar
were designed toc be implemented in tandem and were structured such th:
Development Plan "A'" 1is incorporated into Development Plan "B", ar
Development Plans "A" and "B" are both incorporated into Development Pl:
nen,

Development Plan "A"

Development Plan "A" 1is not really a "development" plan, but a ple
for wupgrading and improving the existing streetscape along the Route :
corridor in the study area. The emphasis of this plan is in making th:

portion of Route 27 a visual and symbolic "gateway" into Metuchen, as

‘Southwest Gateway Study 11/1e6/87%
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coposed to the study areas's current image, which is more akin to beir
the Borough's "rear entrance". In attempting to upgrade this area to th:
visual standard of Metuchen's other gateways, and to the community's hic”
quality traditional character in general, the Southwest Gateway area, 1ik.
~he Central Business District, can become a place that the community

truly proud of. Development Plan "A" (refer to plan on page 20) 1nvolve

implementation of the following improvements:

1) Planting of shade trees along Middlesex and Essex Avenues
where they are currently non-existant. This would be a
major first step in continuing Metuchen's consistant
streetscape character in one of the few areas of the
Borough where it is noticably absent.

2) Planting of other buffer landscaping to create a more
aesthetically pleasing streetscape along Metuchen's most
heavily travelled roadway.

3) Construction of sidewalks where they are currently
non-existant or have been altered, covered, or removed.

4) Traffic improvement at the Middlesex Avenue/Bridge Street
intersection. Acquisition of additicnal right=-of-way
area along the westerly portion of Bridge Street closest
to Middlesex Avenue to permit the widening of Bridge
Street to better accomodate two full turning lanes onto
Middlesex Avenue with greater stacking capacity and
turning movement maneuverability.

5) Encourage study area businesses and property owners to
improve the corridor's image by upgrading building
facades, signs, landscaping, lighting, and general

property maintenance.

Southwest Gateway Study 11/16/8.
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6) ZInforcement cf existing sign, outdcor storage, site
plan and other zoning, building, and health code

violations.

~1

Enactment of a commercial and industrial property
maintenance code requiring minimum standards for

property upkeep.

The improvements outlined for Development Plan "A" are illustrated in
a set of "before and after pictures" (refer to pages 22 and 23). The
first sketch illustrates the existing conditions on Essex Avenue looking
east. Lack of shade trees and sidewalks, highway scaled signage, over
sized curb cuts and excessive paving, and minimal landscaping are some of
the negative visual elements in the existing streetscape.

The second sketch 1is the identical view as the first sketch after
proposed streetscape improvements have been implemented. Shade trees have
been planted to define the street edge, sidewalks have been replaced,
signage has been scaled down and lowered, curb cuts have been reduced ir
width, paving minimized and landscaping maximized. A proposed planting of
evergreens along the Penn Central Railroad embankment on the north side of
Route 27 is also propesed in order to achieve an ever present "green edge"
along an area that presently appears to be neglected.

In addition to implementing the above recommended improvements,
Development Plan "A" includes recommended zoning changes for the entire
study area. This involves a revision of the existing district boundaries
and the development of a set of specific land uses for each zone that more
accurately reflect exisitng land use patterns and promote appropriate
future development for residential, commercial, and industrial distric:.
The recommended zoning changes are indicated on the map entitled "Proposec
Land Use/Zoning" (refer to page 24).
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It 1s proposed that the R-4 Residential District be expanded t-
encompass additional residential uses adjacent to the existing <zor:
boundaries. The first area for proposed expansion of the R-4 boundary :is
the southeast corner of High and Prospect Streets. Three single famil
residences located there are currently zoned I Industrial District. It
appears that there 1is little chance of further industrial development c
these substantially undersized lots that have always been used aé
residences and will wmore than likely continue to be used as residences
Rezoning these three lots will afford the residents some additionaf
protection from surrounding business and industrial uses under existin
Borough ordinances. ‘

It 1s also recommended that the R-4 Residential District be expande~
to the north to encompass the recently completed "Essex Mews" development.:
This parcel is currently zoned B=-3 Business District, in whic*
multi-family residential uses, such as this one, are permitted conditiona .
uses. It seems logical at this juncture, since residential development
has Dbeen completed here, that this parcel be attached to the R-
Residential District.

Addressing the existing B-3 Business District is probably the mos
crucial zeoning issue confronting the study area. As stated earlier in th;
report, the B-3 zone permits a wide assortment of often incompatible lan
uses. The strip commercial corridor along Route 27 in the study area is
partially a product of this zoning. Perhaps the Borough is lucky tha
some of the least  desirable uses permitted in this zone have not bee..
developed +to date. It 1is recommended that the existing B-3 Business
District be eliminated completely in the study area and replaced with tw
other, more appropriately tailored business/commercial zones.

The proposed B-4 Business District is designated for the strip o
motor vehicle service related businesses on the south side of Essex
Avenue. This B-4 zone would be a new designation with no relationship t

the existing B-4 Business District. Proposed permitted principle uses
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would include: business and professional offices; and banks and other
financial institutions. Proposed permitted conditional wuses woul<s
include: drive-in banks; automobile washing establishments: automobile
. repalr establishments; and townhouses.

The second proposed new business zone is the G-1 Gateway Development
District. The intention of this zone 1s to direct future business
development away from strip commercial uses and toward a series o<
business and industrial uses that often require larger tract areas thar
are commenly found on developable tracts in the Borough. " Proposed
permitted principal uses would include: business and professional offices;
banks and other financial institutions; motels and hotels; new car
dealerships; retail home improvement center; retail furniture store;
health club; and day care center. Proposed permitted conditional uses
would include: drive-in banks; and light industrial uses. The Plannec
Commercial Development (PCD) options proposed for the G-1 Gateway

Development District are discussed in the section below on Development
Plans "B" and "c¢",.

Development Plans "B" and "c"

Development Plans "B" and "c" incorporate all of the improvements outlined

in Development Plan "A'", Dbut expand upon the previous plan by providing
for planned development options in the proposed G-1 Gateway Development
District. Essentially, the planned development options allow the density

to 1increase, but larger +tract areas with more comprehensive mnaster
development plans and traffic improvements are required in return. These
zoning options are referred to as Planned Commercial Development I (PCC
I), illustrated in Development Plan "B", and Planned Commercial
Development II (PCD II), illustrated in Development Plan "C'".

Southwest Gateway Study 11/16/87
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The formulation of the PCD options was based on the planning polic
direction set by the goals and objectives for the study. The abundance c.

vacant and underutilized land in the proposed G-1 Gateway Developmen-

District clearly offers development and redevelopment opportunities i

guided with proper planning. The planned development options are a too.
to control and direct growth in order to achieve higher qualit

development.

The underlying planning cencepts for the PCD options are outlined &
follows:

1) Land Use - Permit a range of non-retail commercial uses

that are compatible in a planned development
context.

2) Density - Allow increased density as an incentive for
assembling larger, more comprehensive tracts and
providing transportation improvements.

3) Traffic - Limit vehicular access on existing street system by
system by requiring new internalized streets for
planned development that will also serve as a safer
alternate route for existing traffic.

4) Design - Require coordinated plan with integrated design for

A entire planned development tract.

The +able on the following page summarizes the proposed difference:

between +the requirements of the G-1 Gateway Development District and th
pcD I and II options.

Southwest Gateway Study 11/16/87
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Zoning ' G=1 PCD I PCDIT

Minimum Tract Area 2 acres 5 acres 10 acres
Develcopment Density

(with direct access

to Middlesex Avenue) 0.2 FAR 0.3 FAR 0.4 FAR

(without direct access

to Middlesex Avenue) 0.1 FAR n/a n/a
Traffic/Transportation

Improvements n/a required required

The scenario illustrated in Development Plan "B" (refer to page 2y

involves the following improvements and developments:

1) Planned Commercial Development of nine office buildings on
12.75 acres of land straddling both sides of Middlesex
Avenue creating a symbolic "gateway" as the entry to
Metuchen. Buildings would vary in size, massing, and height
but be unified through the use of compatible architectural
styles, building materiais, landscaping, lighting, and other
design elements.

2) Part of the development tract on the south side of Middlesex
Avenue would include the westernmost 350 feet of the High
Street right-of-way. The Borough would vacate and sell this
unimproved right-of-way parcel of approximately one-half
acre.

3) A proposed private roadway extending south of Middlesex
Avenue from the Bridge Street intersection would provide this

portion of the development tract with direct access to and

Southwest Gateway Study 1l/16/8.
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from Route 27. This roadway would be alligned with Bridge
Street's axis at the Middlesex Avenue intersection for
traffic control purposes and terminate in a cul-de-sac which
would be aligned with High Street. Another private roadway
connecting High Street with the cul-de-sac would be one-way
traffic only, in a westerly direction toward the cul-de-sac,
thus preventing any traffic from the development tract to
exit onto High or Prospect Streets.

The improvements outlined for Development Plan "B" are illustrated in
another set of '"before and after pictures" (refer to pages 31 and 32).
The first sketch illustrates the existing conditions on Middlesex Avenue
looking east from the Route 287 exit ramp. The second sketch illustrates
the same view after proposed development of office buildings on both sides
of Middlesex Avenue, along with street lamps, shade trees, and other
landscaping. The developments and improvements illustrated help to define
the street edge, thus creating a visual, spatial, and symbolic "gateway"
into Metuchen.

Development Plan "g©

The scenario illustrated in Development Plan "C" (refer to page 33)

involves the following improvements and developments:

1) Planned Commercial Development of three office buildings and
one mixed-use parking deck on a 14.2 acres of land on the
south side of Middlesex Avenue only. The proposed mixed-use
parking deck would consist of two levels of parking and a
cafeteria, health club, and day care center located on a

portion of the first level. Office buildings would vary in
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Middlesex Avenue looking east from Route 287
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size, massing, and height, but be unified with one another
and the parking deck through the use of compatible
architectural styles, building materials, landscaping,
lighting, and other design elements.

2) Part of the development tract would include the westernmost
350 feet of the High Street right-of-way. The Borough would
vacate and sell this unimproved right-of-way parcel of
approximately one=-half acre.

3) A proposed private roadway extending south of Middlesex
Avenue from the Bridge Street intersection would provide this
portion of the development tract with direct access to and
from Route 27. This roadway would be alligned with Bridge
Street's axis at the Middlesex Avenue intersection for
traffic control purposes and terminate in a cul-de-sac which
would be alligned with High Street. Another private roadway
connecting High Street with the cul-de-sac would be one-way
traffic only, in a westerly direction toward the cul-de-sac,
thus preventing any traffic from the development tract to
exit onto High or Prospect Streets.

FISCAL IMPACT ANALYSIS

A preliminary fiscal impact analysis was performed to evaluate the
direct local public costs and revenues associated with the Developnen:
Plans. Development Plan "A" generally involves improvements and upgradinc
of private property which would result in a general elevation of propert,

values resulting in an increase in local revenues in the study area. Some
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ty

+s, such as shade tree planting and sidewalk replacement wmay

(n

s
incurred by the Borough, 1f such a public iImprovement program 2
undertaken, but it is anticipated that much of Develcpment Plan "A" can
implemented by the private sector with little or no costs to the Borocugh. |
Development Plans "B" and "C" have been evaluated in terms of curren-,

revenues versus projected revenues in the table below:

Current Current Projected Projected Projected Projected
Dev. Assessed Revenues Assessed Revenues Costs Net Rev.
Plan Value ($) ($/VYear) Value ($) ($/Year) (S$/Year) (S$/VYear)
npn 1,618,000 42,877 9,823,055 260,312 27,439 232,873
nen 2,088,100 55,335 15,147,113 401,399 40,425 360,974

Note: Properties included in analysis are those proposed for development
in each respective plan only. Current accessed value and current
revenues are based on 1987 tax data for the development tracts in
each plan. All revenue calculations are based on gross local
purpose taxes (municipal and school taxes only). Projected costs
are based on expenditures for sanitary sewer service and police

protection conly.
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APPENDIX

Southwest Gateway Study Area
Traffic and Accident Survey

Prepared by:
Metuchen Police Department



TRAFFIC SURVEY Prepared by
Capt. Frederick Z. Hall

March 4, 1987

Location -~ Intersection of Essex 4venue and Prospect Street

(1) (2) (3) (4)
7 8 AM 28 14 17 23
8 S AM 87 22 20 25
12 1l PM A4, 19 47 4
5 4 PM 23 14 19 2al
4 & PM 20 24 51 59

(1)...Travel East on Essex and make right turn to travel
South on Prospect Street.

(2)...Travel West on Essex and make left turn to travel
South on Prospect Street. -
(3)...Travel North on Prospect and make right turn to travel

East on Essex Avenue.
(4)...Travel North on Prospect dnd make left turn to travel
West on LEssex Avenue.

Location - Intersection of Middlesex Avenue and Bridge Street

(1) (2) (3) (&)

8 AN | 365 22 395 2

- 9 AN 336 29 425 : 2
- 1PM 258 22 226 42
~ 4 BN 338 14 370 65
- 6 PN 759 45 706 282

(1)...Travel East on Middlesex Avenue and make left turn to
travel North on Bridge Street, '
(2)...Travel West on Middlesex Avenue and make a right turn
to travel North on Bridge Street.

(3)...Travel South on Bridge Street and make a rignt turn
to travel West on Middlesex Avenue.

(4)...Travel South on Bridge Street and make a left turn
to trawel-East on Middlesex Avenue.

Location - Intersection of Middlesex Avenue and Private Road next

to Boro Motors.

(1) (2) (3) (&)
8 AM & 6 3 2
9 AM 6 4 7 1
1 PM 11 L 10 8
L PM 5 2 4 4
& Ph 5 3 S} 4

(1)...Travel East on Middlesex and make right turn into
Private Road to travel South.

(2)...Travel West on Middlesex and make left turn into
Private Road to travel South.

(3)...Travel North on Private Road and make a right turn

to trav Last _op Middlesex.
(4)...Travel %&3, on Pvt. Rd. and turn left on Middlesex



Prepared by
TRATPTIC SURVEY ‘ Capt. Frederick E. hall
Varch 4, 1987

Essex Avenue Zastbound Westbound
Wwest of Kentnor S5T. 7 - 8 AM 535 626

8 - 9 AM 519 576

12- 1 PM 609 532

3 - 4 PM 782 cu8

4 - 6 PM 1825 1200
Middlesex Avenue Eastbound Westbound
at Boro Line West 7 - 8 AM 1028 812

8 - 9 AM 1083 1394

12- 1 PM 797 785

3 -« 4 PM 847 899

4 - 6 PM 2117 2059
From Rt 287 Ramp Tastbound Westbound
Last on Rt 27 7 - 8 AM 428

8 - 9 AM 402

12- 1 PM 174

3 - 4 PM 200

4L - 6 PM 493
Private Road Northbound Southbounc
Next to Boro Motors 7 - 8 AM 5 8

8 - 9 AM 2 7

12- 1 PM v, . 8

3 = 4 PM S 8

4 - 6 PM 5 1
Bridge Street Northbound Southbour
lloerth of Rt 27 7 - 8 AM 387 Lun

8 - 9 AM 265 497

12- 1 PM 280 _ 268

%~ 4 PM 352 . 435

4 - 6 PM 804 og8
High Street Eastbound Yestboun
East of Prospect St. 7 - 8 AM 3

8 - 9 AM 16 70

12- 1 PM 33 ou

3 - 4 PM 18 18

4 - 6 PM 106 38
Prospect Street Northbound Southbou
North of High Street 7 - 8 AM 14 45

8 - 9 AM 28 88

12- 1 PM 51 24

3 = 4 PM 23 28

4 - & om 125 73



LOCATION

Lssex Avenue
west of Kentnor

EIssex Avenue
at Prospect St.

Middlesex Ave.
at Bridge OSt.

Yiddlesex Ave.
at Private Road
next to Boro
motors

Mmiddlesex Ave.
East of Rt 287

Private Road
South of Rt 279

Ramp from Rt 287
to travel East
on Rt 27

High Street
Zast of rrospect

Prospect Street
North of High St.

Bridge Street
ilorth of Rt 27

TRAFI'IC SURVEY

7 - 8 AN
TEFW
2=17

CLM
2=25

TIA
L

DGB
2=-24

JHS
2-20

JHS ~
2-20

JHS
2-20

RAM
5=2

RAM
A=z

TJA
2

TFwWw - PTL. T. WHITE

DGB - PTL. D. BJORNSEN
cuT - PTL. G. TOLLEY

SRW - PTL. S. WILCZYNSKI
CLM - PTL. C. MOORE

TJA - PTL. T. AYOTTE

SFM - PTL. S. MACMATH
JIIS - PTL. J. SEABASTY

8-9 AM
DGB
2-18

TJA
2-26

JFC
2=26

TJA
2=-27

GHT
2=-11

GHT
2-11

GHT
2-11
JFC
2=11

JEC
2=-11

JFC
2=26

12 - 1 PN

DGB
2-18

SRW
2=20

JFC
2-26

JFC
2-18

GHT
2-11

GHT
2=-11

GHT
2-11
JFC
2=-11

JFC
2=-11

JFC
2-26

5 - 4 PM
GHT
2-11

TJIA
2-26

JFC
2-26

JFC
3.2

GHT
2-10

GHT
2-10

GHT
2-10
JFC
2-11

JFC
2=kl

JEC
2=26

SRW
2-11

SFM
2=17

5B
2=17

RAM
2-17

SRW
2=10

SRW
2=10

SRW
2-10
DGB
2=-10

DGB
2-10

SB
2=-17

ey

gfaln Frederzﬁk Eﬁ;&f

JFC - PTL. J. CURRY

- PTL. S. BOZINTA

RAM - PTL. R. MOORE



pad
St

S0

T

Sjuaptode-q

DLOLYdA OMY-|

SquaptiLide-g

FLO1YyaA 234y3-|

ol o

AL21YdA OM-|
9[21YyaA duo-|
D[O1Y3A BUO-|
910LYyaA OM]-p

DL2LYdA OMI-g
3121YydA 3uo-|
DLOLYBA OM]-7

AW ®34yl-|

AW 33443~
3121YaA Buo-¢

JLoLyan omil-7]

TAastwoy o aed auo-|

d®D 0OMY-G

squaptooe-g

3LoLYaA OM]-7

TOS LW R AW-|
310LY3A OM]-7?

SjuapLode-g

TOSLW R AW-|
ILO1YaAn oMy-7

TOStw oy AW-|

3[JLYaAn OM1-7

Sjuaptode-q

310LYyan omi-|

10LUYaA oMI-|

ISLW B AK-2
2121yan omy-g|

"UYsA 884yl ueyyl adou-|
[ILY3A BaJUYY-|

dLoLyan oMI-p|

ISLu g Ap- |

d|2LYyaA OM]-7

Sjuaptaoe-

SjuaplLade-q
3[OLY3A OMY-|
Tostwo g AR- |
3[2LY3aA OMI-¢
3[21YyaA OM}-¢
3[JLYan oMY~}

8]21Y3A-0M]-7

TOSLW R AW-2
d[JOLYaA oMY~}

3[ILYyaAr oM]-g

(73S Joujuay 03 35 323dsouq)

(L82

"3y

"1S ybty

03 "3S 329dsouay)

"35 ybiy

(703 by odueug 03 35 yb1LH)

(*3S ybtiy o3

"1S 31039dsouy

"31S ybiH ® 15 3293dsouy

"9AY X8SS3)
*31S 129dsouy

("1S Joujuay 03 *13% 103dsouqg)

“3AY X3SS3

"9AY 303dsoud § "8Ay x35573

(Le43ua) uuayd 03

"3AY X3S557]

“3AY xmmmﬁﬁﬁwzv

"1S abptug

"1S 8bpiag ® *8AY Xx3sa|ppLy

(/82 "3¥ 03 M -315 8bprug)

"3AY X3S3|PPLY

9861

6861

9861

b86 1L

V861

140438 IN3QIJDJ3Y 3ITDIHIA HOLOW
INIWIYYdI0 321704 NIHINLIW

UuotLloasdajuj



