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Disclaimer 

 

The preparation of this study has been financed in part through funds from the U.S. 
Department of Transportation, Federal Highway Administration, under the Federal 
Highway Act of 1956, as amended.  This document is disseminated under the 
sponsorship of the Department of Transportation in the interest of information 
exchange.  The contents do not necessarily reflect the official views or policies of the 
Federal Transit Administration, the Federal Highway Administration, of the State of 
New Jersey.  This study does not constitute a standard, specification or regulation.   
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 The Somerset County Planning Board conducted the
Transit Oriented Development Opportunities in Somerset
County Study to advance the County’s Smart Growth
planning initiatives through policies that enhance and
encourage transit use and pedestrian and bicycle activity
by reducing dependency on single occupant automobiles.
One of the most effective methods of enhancing
alternative transportation choices is through Transit
Oriented Development (TOD).   
 

TOD is defined as higher density mixed-use development
located within ½ mile of transit facilities and routes.  Such
development allows sites to realize maximum benefits
because of their proximity to public transit.  Some of the
benefits of TOD include: 

• Accommodates growth while preserving natural 

resource lands  

• Accommodates growth while reducing traffic 

congestion 

• Enhances accessibility to non-drivers (elderly, 

disabled, youth, low income residents) 

• Improves the local economy 

• Promotes air quality 

• Reduces infrastructure costs associated with sprawl 

he TOD Study is intended to be a working document and

uide for municipalities to effectively implement TOD

lanning at the local level by identifying three sites in the

ounty that have excellent potential for TOD

mplementation.  These key sites, or “pilot sites” will

rovide a model to encourage and facilitate TOD in the

est of County.    

he overall TOD study process was guided by the

mplementation Team (I-Team), a steering committee

omprised of various public and semi-public agencies,

ncluding the Somerset County Planning Board, New

ersey Transit, NJDOT,  the North Jersey Transportation

lanning Authority (NJTPA), the New Jersey Office of

Smart Growth, the Regional Partnership, and others.  The

I-Team provided feedback on the key issues and goals of

the TOD study, the criteria and process used to identify

potential station study areas and pilot TOD sites,

consensus on study area and site selection, public and
municipal outreach, review of design concepts, and review

f the full planning document.   

n addition to meeting with the I-Team throughout the

rocess, the consultant team also consulted with
epresentatives from municipalities, key stakeholders in

 TO
he development community, and the general public.   

The identification of three pilot sites from the vast

network of transit areas in Somerset County required a

thorough planning process that included substantial public

and stakeholder participation, transit system analysis,

physical site analysis and an understanding of market

conditions.   

 

Working with the I-Team, municipalities, the development

ommunity, and the public, three pilot sites were selected.

he selection process began with analysis of transit areas

ithin the entire Somerset County transit network, then

ocused on five study areas within ½ mile of a transit

top, and finally identified three specific sites within the

ive study areas.  Selection of the five study areas and

ubsequently the three pilot sites was based on the

ollowing criteria: 

riteria 1.  Land Availability 

riteria 2.  Environmental Suitability 

riteria 3.  Institutional Support 

riteria 4.  Market Potential 

riteria 5.  Transit Service 

he following five study areas were selected because they
ere determined to have best met the five criteria:  

• North Branch Station (relocated) 

• Somerville Station 

• Bound Brook Station 

• Proposed Belle Meade Station 

• Route 22-28 Bus Corridor 

• Route 27 Bus Corridor 

ithin the five study areas, the following three sites were
elected as pilot TOD sites:  

ound Brook Station Area – Downtown Bound Brook Borough 

This site was selected because of its proximity to Bound
Brook Station and the proposed Raritan River Greenway,
status as a designated Transit Village, recent
redevelopment activity such as the Brooks Theater, other
redevelopment opportunity sites, interest from the
development community in response to a recent
redevelopment RFP, redevelopment activity in neighboring
South Bound Brook, underutilized sites such as the NJ
Transit commuter parking lot, overall strong market
potential for TOD development, and municipal support for
TOD. 
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Somerville Station Area – Former Somerville
Landfill, Somerville Borough: 
The former Somerville Landfill site was selected as a
large, publicly owned parcel with significant
redevelopment potential. The landfill site has a history of
redevelopment planning and conceptual plans that have
not been implemented for various reasons.  This TOD
study presents an opportunity to revisit the site with fresh
ideas generated by the Borough and the Somerville
community for a plan that will encourage transit use and
complement the existing downtown. Its ideal location near
the Somerville Station, proximity to downtown and the
Raritan River, and high growth market make it a primary
candidate for TOD implementation. 
 

Relocated North Branch Station  Area – Route
22/28 Industrial Area, Branchburg Township: 
The opportunity to relocate the underutilized North Branch
Station to the industrial area south of Route 22 is
supported by Branchburg Township’s recent award of a
County grant to explore TOD opportunities and a mixed
use center in the Township.  The extent of large
underutilized parcels, the presence of major employers,
proximity to the Raritan Valley Community College, the
strong real estate market, and the need for an identifiable
town center provide significant potential for TOD
implementation.  
 
After careful analysis, discussions with the I-Team, input
from the selected municipalities, and a community design
charrette, the following key TOD planning
recommendations were made for each of the pilot sites: 
 

Bound Brook Borough: 
• Strengthen downtown as a mixed-use Transit Village 

• Reinforce the role of the station in the downtown 

• Take advantage of the waterfront 
 
The overall concept for Downtown Bound Brook is to
create a vibrant historic downtown that serves the
residents and visitors with places to live, work and play,
while ensuring an economically viable mix of uses
integrated with existing assets of the area. The concept
includes a strategic expansion of the core of Bound
Brook’s downtown area both to the north and south,
concentrating key services and amenities near the station,
and providing a framework for a new ‘front door’ onto the
Raritan River. 

 

Somerville Landfill: 
• Maintain environmental integrity 

• Promote mixed-use development 

• Create strong connections to surrounding 

neighborhoods  

• Provide access from Route 206 
 
The Somerville landfill development will emerge as the
new front door to Somerville bringing new uses and
amenities to downtown and surrounding communities. Its
successful development will extend and reinforce the
urban, pedestrian-oriented character of downtown,
enveloping the rail station within a dense and vibrant
transit village.  The concept plan for Somerville is
envisioned to respect and enhance open space on-site,
reserving at least 40 acres for storm-water management,
passive open space and trails, recreation facilities, and
small parks and plazas.  
 

North Branch Station: 
• Concentrate mixed-use near the new station 

• Integrate natural/environmental conditions into 

development approach 

• Integrate Raritan Valley Community College with the 

station area 

• Develop new neighborhoods to support TOD 

• Reinforce research and development market niche 

• Create strong connections to surrounding areas 

• Strengthen the Route 22 Corridor 
 
A new North Branch rail station is the catalyst for
transforming 325 acres of underutilized land into a
vibrant, mixed-use and sustainable transit village. The
overall development approach reinforces the markets and
assets that are already present in the area by building
strong physical and programmatic connections and
allocating space to a range of uses and densities.  NJ
Transit, local industries, Township officials and State
agencies must all work in concert to bring the vitality and
diversity of uses to the site.  

 
Common Initiatives 

Somerset County has a deep involvement in this TOD
Initiative. Apart from the specific station area
recommendations, the following common initiatives and
guidelines for TOD development are recommended for
future transit-oriented development in Somerset County.  
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ensity and Mix of Uses 

• For a TOD to optimize critical mass for transit 

ridership, walkable distances, and support for 

retail and other non-residential uses, densities of 

20 units per acre or higher are recommended. 

• Recommended Mix of Uses 
- Small scale service retail, restaurants,

entertainment facilities 

- Civic uses 

- Public activity centers 

- Office 

- Recreation 

- Residential 

• Recommended Mix of Housing Types 
- Apartments 

- Townhouses / Twins 

- Single family detached on small lots 

- Senior housing 

Parking 

• Parking is a critical issue in all three station areas. 

In each case, there are two key questions that 

need to be resolved: how much parking is 

required, and how it may be managed among 

different uses. 

• Parking Capacity - there are several indications 

that less parking needs to be provided in station 

areas, compared to other parts of the three 

municipalities, and that there is a substantial 

market for housing with less than traditional 

amounts of dedicated parking. If there are 

concerns that the parking supply may be 

inadequate, one useful option is to create 

landscape reserves. 

• Parking Management - the way in which parking is 

managed is just as important as the quantity of 

supply. There are two key principles that may be 

usefully applied in the station areas: 
- Share parking between multiple uses 

- Price parking to maintain availability 

ccess from Major Roadways 
n a TOD site borders a major arterial, access to and
 denser, more urban development becomes a
enge.  There are two alternative approaches for
ng with this issue, and the choice will depend on the

unity’s vision of the long-term character of the

ts: b

 Executive 
Arterial as a means to carry a large volume of 

high-speed traffic - access will either be from a 

side street, or a parallel roadway buffered from 

the main arterial. While the adjacent uses may still

be visible from the main arterial, it is 

recommended that the main entrance not front on 

to it. 

Arterial as a gateway to the community – where 

the arterial marks the transition to a more urban 

area, a multi-way boulevard that allows the 

arterial to carry through traffic, while enabling 

development to address the street with good 

access by vehicle, foot or bicycle, is desirable.  

ess of which option is pursued, intersections must
fully designed to give cues to motorists that they
ing the arterial and entering a more urban area,
lower speeds are appropriate and where they can
to encounter pedestrians and cyclists. For this
jug-handles are to be avoided in favor of left-turn
 with tighter turn radii, which force motorists to
ateway treatments and reduced lane widths also
appropriate cues.  

ormance Measures 

ance measures allow a community to identify
success based on tangible evidence.  In the case
, performance measures generally relate to the
ness of the transportation system, including
r, transit, and pedestrian circulation, and the
ic and social impacts of associated development.   

ortation Measures 

ortation performance is generally measured in
of “Level of Service” and “Trip Generation” and
s specific measures for automobile, transit,
rian, and bicycle mobility. 

utomobile Level of Service - automobile LOS 

stimates the average seconds of delay a motor 

ehicle will experience. Most local jurisdictions use 

 letter scale from A (less than 10 seconds of 

elay) to F (more than 80 seconds of delay), but 

thers add additional letters (G, H) to denote 

rther delay. 

icycle Level of Service - the Bicycle Compatibility 

ndex (BCI), developed for the Federal Highway 

dministration is the best established measure of 
icycle level of service.  The BCI requires the 

Summary               iii 
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 iv 
ollowing inputs, many of which will need to be 

stimated at the pre-development stage: 
- Geometric and roadside data 

- Traffic operations data 

- Parking data 

edestrian Level of Service - the Pedestrian Level of

ervice methodology uses a formula to take into 

ccount various relevant characteristics and 

xpresses results on a scale of A through F. It 

equires the following inputs: 
- Presence and width of sidewalk 

- Lateral separation of pedestrians and motor
vehicles 

- Widths of outside lane and any shoulder or bike
lane 

- Presence of on-street parking 

- Presence and width of buffers between
sidewalk and travel lane (e.g. trees) 

- Motor vehicle volume and speed 

- Motor vehicle traffic volume 

- Number of through traffic lanes 

- Average motor vehicle speed 

ransit Level of Service - Several good indices for 

ssessing transit service have been developed. 

hey take into account factors such as service 

requency and span, loadings, reliability and travel 

peed.  However, none of the proposed concept 

lans will significantly alter transit service. Rather, 

hey will add riders to existing service, and help 

evelop the market for longer-term frequency, and 

ther enhancements. 

ehicle Trip Generation - A successful TOD will 

enerate significantly fewer vehicle trips per unit of 

evelopment compared to standard Institute of 

ransportation Engineers’ trip generation rates. 

rip generation rates are affected by several factors

nherent to the development itself, including: 

ensity, mix of uses, the density of the street grid, 

idewalk and bicycle lane completeness, transit 

ervice, and Transportation Demand Management 

easures such as parking charges.  

mic and Social Measures 
conomic and social performance of a TOD can be
d through increased private investment, increased
venue, increased property values, and community
tion. 
rivate Investment – Using Certificate of 
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ccupancy records, the amount of new or 

ubstantially rehabilitated retail/office space and 

ousing units can be a benchmark for measuring 

rivate investment.  The value of this investment 

an be gathered from the building permit 

pplication.   

ax Revenues - The increase in tax ratables on new

nd rehabilitated properties can be tabulated from 

ax rolls and the change in assessed values.  

roperty Values - Nationwide studies show that 

roperties within a ¼-mile from a transit station 

enerally have higher values compared to similar 

roperties located more than ¾ of a mile from the 

tation. Retail and office buildings experience lower 

acancy rates and increased rental rates. A portion 

f the premium is due to the comparative density, 

ut a portion is also due to the desirability of these 

reas and the amenity value of transit.  Tax 

ssessment data can be used to measure change in

roperty values related to TOD development. 

ommunity Perception – Household and 

ommercial surveys can be used to gauge changes 

n residents’ and business owners’ attitudes about 

he TOD projects. Improvements in shopping, 

estaurants, entertainment, walkability, and transit 

ccess should garner positive responses from the 

ommunity if the TOD is successful. 

the plans are still conceptual in nature, it is
ure to calculate the actual impacts with these
es. However, they will be extremely useful when
ng individual development proposals. They will
he degree to which the proposed projects improve
ns for pedestrians, cyclists, transit riders,
ts, business owners, and the community as a

e three pilot TOD communities of Bound Brook,
ille, and North Branch leading the way, Somerset
 is now poised to become a model community for
sing the benefits of sustainable growth through
oriented development.  Each pilot community has
stablished a conceptual design framework upon
to create viable development and redevelopment
nities based on individual community goals and
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 Pa
ACKGROUND AND PURPOSE OF STUDY 
003, the Somerset County Planning Board completed
update to the County Circulation Plan, entitled
erset County Transportation Profile and Background
rt:  Transportation Choices.”  The Transportation
ces plan includes new transportation goals, guiding
iples, and implementation strategies to address
ges in the transportation planning environment since
last County Circulation Plan was adopted in 1994.
ng the key issues identified in the update was the
 to advance the County’s Smart Growth planning
tives through policies that enhance the critical
ge between land use and transportation planning by
uraging persons to utilize travel modes other than the
e occupant automobile.  One of the most effective
ods of enhancing alternative transportation choices is
gh Transit Oriented Development (TOD).   

 is defined as higher density mixed-use development
ed within half a mile of transit facilities and routes.
 development allows sites to realize maximum
fits because of their proximity to public transit.  TOD
e of the Smart Growth planning concepts highlighted
e State Development and Redevelopment Plan, by the
 Smart Growth Office and the State Planning

mission.  The Somerset County Planning Board is
rtaking the Transit Oriented Development (TOD)
rtunities in Somerset County Study to advance

rt Growth planning at the municipal level by
ncing the existing linkage between high-density areas
 mixed uses and a transit, bicycle and pedestrian
dly transportation network.   

TOD Study is intended to be a working document and
e for municipalities to effectively implement TOD
ning at the local level, focusing on design, regulatory,
y, and financial strategies to facilitate implementation
pecific sites.  As such, the primary purpose of the
y is to narrow the focus and identify a few key sites
merset County that have the most potential for being
loped or redeveloped as a successful TOD.  These key
, or “pilot sites” will provide a model to encourage
facilitate TOD in the rest of County.   

erset County is fortunate to have an extensive transit
ork (see Figure 1) and consequently a multitude of
ible sites. Narrowing the choices for potential pilot
, therefore, required a selection process based on
ria carefully developed to yield sites with the most
hood for implementation as a successful TOD.  This
ess and associated criteria are explained in depth in
Part I - Introduction 
II. 

rt I – Introduction        1 
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HE TOD CONCEPT 

sit-oriented development (TOD) is compact, mixed

development within an easy walk of a transit station.

edestrian-oriented design encourages residents and

ers to drive their cars less and ride mass transit

. These “transit villages” are usually moderate to

 density, matching the existing scale of development,

can be new construction or redevelopment. Mixed

 include residential, commercial, and office, or some

ination. 

 that are transit supportive include those that cater to

enience goods and service needs of residents,

loyees, and transit stop users. These can include food

ets, restaurants, salons, dry cleaners, newsstands,

stores, hardware stores, and other retail uses. Uses

entertain, such as movie or professional theatres,

 that create activity on the street, such as sidewalk

, and uses that attract day and night activity are all

it supportive. 

stem of TODs along a rail corridor can produce

iple categories of benefits, including transportation,

onmental, economic, and quality of life.  

t makes a TOD successful depends on a variety of

acteristics. Simply locating development next to a

it stop does not necessarily qualify as TOD.  TOD is

lopment designed to create connections between

unities and transit in a way that encourages transit

walking and bicycling instead of creating dependence

e automobile.  A well designed TOD will display the
            TOD Opportunities in Somerset County 

stud

 

 

wing physical characteristics: 
Mix of uses 

Compact, higher densities than typical development 

A transit stop or station serves as a center of activity 

Easily accessible via all modes of transportation 

Pedestrian and bicycle friendly 

Provides a center and public place of activity in the 

community 

lity design is not the only element necessary for

cessful TOD.  If the market for TOD is not in place or if

transit infrastructure is not adequate, success for

elopment is limited.   

eneral, the success of TOD in a particular community

depend on the following elements being in place: 

Supportive real estate market 

Quality transit system design  

Community partnerships  

Planning for growing smart  

Right mix of incentives  

 also needs to be judged on its success in achieving

sportation goals and helping the County move

ards a less automobile-dependent pattern of

elopment. TODs vary enormously in their reliance on

sit; some might be best considered simply “transit

cent” if their parking ratio, roadway capacity and auto

ge are similar to any other development. From this

spective, the most successful TODs have increased

sit ridership and lowered automobile dependency

ugh a range of decisions, including parking, highway

astructure and the assumptions used in detailed traffic

ies. 
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HE BENEFITS OF TOD 

 success of course also depends on the benefits it

s to a particular community. Each community has

rent goals and objectives for transportation and land

planning. Whether promoting reinvestment in older

s or reducing traffic congestion in rapidly growing

rbs, TOD in general provides the following benefits: 

ccommodates growth while preserving natural 

esource lands;  

ccommodates growth while reducing traffic 

ongestion; 

nhances accessibility to non-drivers (elderly, 

isabled, youth, low income residents); 

proves the local economy; 

proves air quality; 

educes infrastructure costs associated with sprawl; 

creases tax ratables for the municipality; 

creases in real estate value of surrounding 

ommunity; 

ncourages more socialization and community 

teraction; 

nhances pedestrian and bicycle circulation around 

tation area; and 

rovides civic focal point. 

EW JERSEY TOD POLICY 

pared to most of the country, New Jersey is

ioned at the forefront of the national TOD agenda.

 the State’s extensive transit network, major

loyment centers and historic towns, New Jersey is

d to be a national TOD leader. Somerset County in

cular has significant potential to expand opportunities

TOD. The County’s central location in the State,

imity to major employment and education centers
 

uch as Trenton, Princeton, New Brunswick, Newark, and

anhattan, the high growth real estate market and

xtensive transit network, all make it ideal for promoting

nd expanding TOD opportunities.  

The New Jersey Department of Transportation (NJDOT)

and New Jersey (NJ) Transit have recognized the potential

for advancing smart growth initiatives through TOD by

establishing the Transit Village Initiative. The Transit

Village Initiative is a multi-agency Smart Growth

partnership that promotes redevelopment and

revitalization of communities around transit facilities.

Being designated a Transit Village provides a municipality

with the following benefits:  

• State of New Jersey commitment to the municipality’s 

vision for redevelopment; 

• Coordination among the State agencies that make up 

the Transit Village task force;  

• Priority funding from some State agencies;  

• Technical assistance from some State agencies; and 

• Eligibility for grants from the annual $1 million in 

NJDOT’s Transit Village funding. 

everal communities in New Jersey have been designated

s Transit Villages, including Bound Brook Borough in

omerset County.   

n addition to the Transit Village Initiative, NJ Transit has

ponsored a statewide Transit-Friendly Planning

ssistance Program. The goal of this program is to provide

ligible transit-oriented communities with specialized

lanning, design and marketing services with the intent of

creating station area vision plans for designated study

areas within walking distance of transit facilities. These

“vision plans” have served as a model for new transit-

oriented development adjacent to the transit facilities and

also jump started development efforts in several

downtowns, resulting in reinvestment in the surrounding
neighborhoods. 
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4 
OD AND REGIONAL CENTERS 

Regional Center of Somerset County consists of

an and Somerville Boroughs and part of Bridgewater

ship. The Regional Center Vision Plan Initiative was

leted in November 1999. Cosponsored by the

onal Center Partnership of Somerset County, the

onal Plan Association and the Lincoln Institute of Land

y, the plan was designed to connect and complete a

er that serves the region; one that will be vibrant,

y accessible (via public transit), pedestrian-friendly

diverse, economically and culturally. 

e the center is to provide a regionally hub for

unding communities, the TOD Initiative will help

e the connections, transit and greenway, through the

n linking the sub-centers, and providing

lementary facilities and uses for residents and

rs. 

RANSIT ORIENTED DEVELOPMENT IN 
SOMERSET COUNTY 

portant role of the County Planning Board is “Smart

th Advocacy” which means promoting well-planned

well managed growth in a way that enhances the

unities in the County without requiring higher taxes,

ounding our traffic congestion problems, consuming

ble open space and farmland or polluting our

onment.  New Jersey Future points out that Smart

th is about “where” and “how” places grow. 

re” is about encouraging development in places that

take advantage of the public investments already

e, such as public water and sewer systems, highway

ovements and transit availability and public facilities

services centrally located within walking distance of

 users, while at the same time not creating adverse

cts to the environment.   

“how” is about looking at the capacity of

structure and the natural environment to

mmodate development and making sure that new

lopment is respectful of community character and

adding new homes, offices or businesses in the

unity also begins to expand choices, housing

ty, places to walk, or use public transit, proximity to

 shopping and services needs and more choices to
t neighbors in common places. 

            TOD Opportunities in Somerset County 
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they are discussed in detail in Part II. 
 

The County has been advancing its smart growth efforts

to reduce traffic congestion, and promoting center based

development and redevelopment projects.  By locating

development and redevelopment projects near out

existing transit facilities, the County hopes to improve

mobility options for our residents while assisting

communities with their revitalization activities. 

 

At the municipal level, the County initiated planning

grants that have been awarded through the County

Economic Development Incentive Program (EDIP).

Planning grants have been awarded to municipalities to

conduct planning studies leading to the construction of

streetscape improvements within downtown areas and

main streets.  Many of the improvements involve

pedestrian and bicycle connections and facilities projects

such as sidewalks, crosswalks, pedestrian crossing

signals, signage, which improve the overall connectivity

between residential neighborhoods, transit facilities and

downtowns.   

 

In Somerville Borough, the County worked with the

Borough to replace sidewalk, crosswalks, traffic signals

and signage connecting the downtown with existing bus

and rail facilities.  The County has also awarded a grant to

Somerville Borough to undertake a landfill closure plan

that will advance development plans for the landfill site for

a mixed-use TOD site linked to the train station, the

existing main street, nearby residential neighborhoods

and bus service. 

 

The County continues to partner with Bound Brook

Borough in advancing redevelopment plans for its

downtown.  The County recently completed construction

of a new rotary and pedestrian and bicycle improvements

within the downtown area.  In 2003 Bound Brook Borough

was identified as a Transit Village and the Borough has

been working with the statewide Transit Village task force

to advance planning work for developing a downtown

transit village plan. 

 

The County recently awarded a planning grant to

Branchburg Township to advance planning work involving

the relocation of the North Branch station and

development of a new mixed-use transit oriented

development located along the Raritan Valley line and

Route 22.  In Montgomery Township, the County awarded

a planning grant to advance work on a potential Transfer
Development Rights (TDR) site located adjacent to Route

 

06 and the West Trenton rail line.  NJ Transit is currently

inishing an EIS for the reactivating passenger service on

he West Trenton line.  Montgomery Township continues

o advance planning work on developing the TDR site into

 mixed-use transit oriented development node.

ontgomery Township also has been awarded State

unding to advance TOD planning for this site and has

ncluded TOD language changes within its latest master

plan and zoning ordinance updates. 

 

The County also has been working with Hillsborough

Township to update their master plan and circulation

element to include the proposed Hillsborough bypass and

location of a new train station within the proposed town

center.  The train station location planning will include

pedestrian, road and bicycle connections to the town

center station location and adjacent neighborhoods.

Development of mixed use station area plans for a Belle

Mead and Hillsborough train stations will be explored in an

up coming County planning study. 
 
G. THE PLANNING PROCESS 

The identification of three pilot sites from the vast

network of transit areas in Somerset County required a

thorough planning process that included substantial public

and stakeholder participation, transit system analysis,

physical site analysis and an understanding of market

conditions.  The overall planning process is divided into

the following subsections: 

• Public Participation Process 

• Site Selection Process 

The study area and site selection processes are integral to

the overall planning process.  Because these elements

require in depth explanation and graphic representation,
Part I – Introduction        5 
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6 
UBLIC PARTICIPATION PROCESS  

overall TOD study process was guided by the

ementation Team (I-Team), a steering committee

rised of the following program partners: 

merset County Planning Board 

w Jersey Transit 

w Jersey Department of Transportation (NJDOT) 

rth Jersey Transportation Planning Authority (NJTPA) 

w Jersey Office of Smart Growth 

w Jersey Future 

merville Borough Planning Board 

dewise 

gional Planning Partnership 

merset County Business Partnership  

merset County Engineering Division 

nicipal Land Use Center at the College of New Jersey 

consultant team met with the I-Team on a semi-

thly basis to elicit feedback on the key issues and

 of the TOD study, the criteria and process used to

tify potential station study areas and pilot TOD sites,

ensus on study area and site selection, public and

icipal outreach, review of design concepts, and review

e full planning document.   

ddition to meeting with the I-Team throughout the

ess, the consultant team also consulted with

sentatives from municipalities, the development

unity, and the general public.   

der to gain community support for TOD in Somerset

ty, municipal officials were notified of the purpose

scope of the project and invited to participate.  At the

ct kick-off, each municipality received a

tionnaire, or Potential Pilot Site Identification

mation Form (see Appendix C), asking them to

tify potential TOD sites, offer details about the sites’

onmental context and ownership, and provide

tional information regarding plans, programs, or

lations that might support or deter TOD development

eir communities.  Responses to the questionnaire

 reviewed with the I-Team to initiate the study area
tion process.   

            TOD Opportunities in Somerset County 
The consultant team also met with municipal officials and

representatives from Bound Brook and Somerville

Boroughs, each of which have applied for Transit Village

designation, and local developers who have had

experience with TOD’s, Transit Villages, or similar types of

higher density mixed use development in New Jersey to

discuss issues related to marketability, political

acceptance, and potential for TOD implementation.  The

results of these interviews are summarized in the

Appendix and discussed further in the Study Area

Selection Process on the following pages. 

 

Input from the general public was also a critical factor in

the TOD planning process.  Two public meetings were held

at key moments in the process to inform County residents

and stakeholders about the TOD study, to elicit feedback

on potential study areas and pilot sites, and to engage the

public in generating ideas for TOD conceptual designs.  A

public kickoff meeting was held in April, 2004 to inform

the public and elicit feedback on the TOD planning

process.  In addition, a community design charrette was

held in July, 2004 after the pilot sites were selected to

involve the communities in generating ideas for TOD
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ITE SELECTION BACKGROUND 
nsit Network 
erset County’s extensive transit network, including

uter rail and bus service, historic boroughs with

velopment potential around rail stations, and

rtunities for new development in the less developed

ships provide ample opportunity to expand Transit

e designation in the County.  Although a community

 not require Transit Village designation to create a

essful TOD, designation does provide significant

nical and financial assistance to advance the TOD

ept. 

ral historic towns in the County, including Raritan,

erville, Bound Brook, South Bound Brook, Peapack,

stone, Far Hills, and Bernardsville originally developed

nd rail stations and have retained most of the

structure and development patterns consistent with

TOD concept.  However, changes in the modern

scape, including disinvestment in older communities

adapted land use patterns that favor the automobile

 diminished the connections between existing

lopment and pedestrian and transit facilities in many

ese communities.  The Transit Village Initiative and

OD Study can provide the impetus for reinvestment

hese areas by creating a plan for reestablishing

ections to transit, identifying specific sites for

lopment or redevelopment, prioritizing capital

tments, and identifying implementation mechanisms

chieving TOD. 

TOD Study is not limited to application in existing

towns.  Several suburban townships with direct

ss to rail stations, bus service, or, in the case of

orough and Montgomery Townships, potentially new

service along the proposed reestablishment of the

 Trenton Line, have substantial land availability to

te new transit centers.   

e 21 communities that comprise Somerset County,

ommunities encompass stations or stops along the

ary transit routes of the Raritan Valley Rail Line, the

stone Branch of the Morris and Essex Rail Line, the

e 27 bus line, and the Routes 206, 27, and 22-28 bus

.  An additional three communities encompass the

osed reestablishment of the West Trenton Rail Line.

otal, there are 12 existing rail station areas, four

osed rail station areas, and approximately 52 miles of

route from which to choose three pilot TOD sites.

ons and transit route areas within the 18 “transit”

unities were included in the planning process to

tify TOD opportunities in Somerset County. 
Part II – Site Selection Process
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Transit Use 

Transit oriented development in Somerset County has to

be seen in the context of a highly auto-dependent setting.

Both rail and bus transit services are focused on trips to

Newark and Manhattan. Rail service terminates in Newark,

where transfers are available to New York Penn Station

and PATH. The highest frequency bus service is destined

for the Port Authority terminal in Manhattan. However,

these markets represent a small proportion of all trips in

the County. Less than 4% of work trips are destined for

Manhattan, and the vast majority of trips (63-70%) are

within the County. Less than 3% of trips in Somerset

County are made by transit.  

 

This means that TOD cannot be seen as a “magic bullet”

for solving traffic congestion in Central New Jersey.

Rather, it should be seen as a strategy for ensuring that

population and employment growth minimizes the

generation of new traffic, and helps to “raise the bar” for

use of transit, walking and cycling. Moreover, TOD gives

residents and employees additional choices in how they

get around, and helps to generate the ridership to make

transit service enhancements feasible. 

 

Sidewalk availability and condition are essential factors in

encouraging transit use, and the sidewalk network along

County and State highways is incomplete at best. Current

Somerset County policy is not to build or maintain

sidewalks along County roads.  However, the County

engineer is willing to review each project on a case-by-

case basis and construct sidewalks as long as the

municipality is willing to pay for installation and

maintenance. The County has planning grants for

streetscape improvements, including installation and

improvement of sidewalks, and will replace old sidewalks

as part of a County road reconstruction project. 
 
West Trenton Passenger Restoration 
Project 

Commuter rail service operated on the West Trenton Line

in Somerset and Mercer Counties until 1982. The line

skirts the northern edge of the historic New York to

Philadelphia transportation corridor originally defined by

the Raritan and Delaware Canal on the northern side and

south to the Camden and Amboy Railroad. The

prospective commuter shed for the line includes the

villages of West Trenton, Pennington and Hopewell in New

Jersey as well as sections of Bucks and Montgomery

Counties in Pennsylvania. This commuter shed has
 8            TOD Opportunities in Somerset County 
xperienced significant residential and office development.

s a result, traffic congestion has become far more

ervasive on area roadways. The restoration of passenger

service on the West Trenton Line has been proposed as a

tool for mitigating local congestion, as well as boosting rail

ridership. 

 

Commuter service on the West Trenton Line is proposed

to operate onto NJ Transit’s Raritan Valley Line west of

Bridgewater Station. Twenty-one miles of rail line are

proposed between Bridgewater and West Trenton with the

addition of four new stations between these two stops.

Preliminary operations planning has indicated that the

proposed line plan should be able to operate 14 trains

daily, in addition to projected growth in the current freight

operations. 

 

NJ Transit has been awarded a contract for the conceptual

design and Environmental Assessment of the West

Trenton Line. If determined feasible by this study, the

project will then be eligible for public funding. 

 
Electrification & One-Seat Ride to  
New York City 

At present, rail service on the Raritan Valley line

terminates in Newark, where passengers must transfer to

reach New York City. This is a significant deterrent for

passengers and could affect the attractiveness of station

area housing. Many passengers traveling from station

area communities prefer to take NJ Transit’s bus services,

which offer a one-seat ride to New York. 

 

The lack of electrification along the Raritan Valley Line

between Newark and High Bridge stations is one of two

main barriers to establishing one-seat service from

Somerset County to New York Penn Station (NYP). The

diesel engines serving the County cannot operate on the

electrified tracks between Newark and NYP. Thus,

passengers passing through Newark must change trains to

reach their destination. The second barrier to one-seat

service is trans-Hudson tunnel capacity at NYP. The

present set of tunnels can accommodate a maximum of

20 trans-Hudson trains per hour. These tunnels are

already at capacity, requiring expansion for additional

one-seat service into NYP. The “Access to the Region’s

Core” plan, sponsored by the Federal Transit

Administration (FTA) and NJ Transit (NJT) in partnership

with the Port Authority of New York and New Jersey

(PANYNJ), addresses both of these barriers. Its primary

objective is to expand trans-Hudson tunnel capacity by up
to 100 percent.  



 
 

If the plan is approved, the use of dual-mode engines

along non-electrified rail segments is proposed to address

the electrification barrier. This is an economical alternative

to expanding the electric infrastructure out from Newark.

These dual-mode engines would be converted between

diesel and electric at Newark, allowing through

passengers to maintain their seats. 
 
Raritan River Greenway 

In 1994, the Somerset County Park Commission and

County Planning Board realized that the County was

poised at the beginning of a new era. With the enactment

of the County’s dedicated open space trust fund, the

County began to plan  accordingly.  

 

These plans were formalized in the 1994 “Somerset

County Parks Recreation, and Open Space Master Plan”.

One of the Master Plan initiatives is the protection of

greenways along rivers. The Raritan River is one of the

main rivers in Somerset County; the greenway extends

from the confluence of the North Branch and South

Branch of the Raritan River to the confluence of Millstone

River and the Raritan River, for approximately eight miles.

 

The purpose of the Raritan River Greenway is to create a

series of nodes and linked trails along the river corridor,

with the nodes providing parking and access to trails, as

well as providing information about the Raritan River

system, its history, culture and ecology. The trails will

provide pedestrian and bicycle paths connecting

neighborhoods, towns and the rest of the open space and
park system of Somerset County. 

 

B. STUDY AREA SELECTION PROCESS 

The study area selection process started at the County

wide scale, narrowed to areas and then to specific sites.

The team conducted a scan of the entire County with the

purpose of identifying transit areas within which TOD

might be feasible.  These were defined as areas within ½

mile of a transit station or bus corridor.  The most

promising areas were selected for further analysis with

the goal of identifying specific sites in which pilot TOD

projects might be carried out.  The three most promising

of these were selected for further analysis.  The more

detailed analysis and plans for these three are presented

in the body of this report.  The initial study areas are

listed below. 

Gladstone Branch 
• Basking Ridge Station, Bernards Township 

• Peapack Station, Peapack-Gladstone Borough 

• Far Hills Station, Far Hills Borough 

• Gladstone Station, Peapack-Gladstone Borough 

• Bernardsville Station, Bernardsville Borough 

• Lyons Station, Bernards Township 

Raritan Valley Line 
• North Branch Station, Branchburg Township 

• Raritan Station, Raritan Borough 

• Somerville Station, Somerville Borough 

• Bridgewater Station, Bridgewater Township 

• Bound Brook Station, Bound Brook Borough (includes 

portion of South Bound Brook Borough in the study 

area) 

Proposed West Trenton Line 
• Bell Meade, Montgomery Township 

• Amwell Road, Hillsborough Township 

Bus Corridors 
• Route 22/28: Green Brook Township, Franklin 

Township, Bridgewater Township, Branchburg 

Township, Bound Brook Borough, Watchung Borough, 

Warren Township, South Bound Brook Borough, 

Somerville Borough, Raritan Borough, North Plainfield 

Borough 

• Route 206: Hillsborough Township, Montgomery 

Township 

• Easton Avenue:  South Bound Brook and Franklin 

DASH 
• Route 27: Franklin Township 

Part II – Site Selection Process       9 
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 10 
 

itial study area selection involved choosing five

areas based on specified criteria within which three

 sites were chosen as pilot TOD sites.  The

tant team worked with the I-Team to establish the

ng set of Initial TOD Area Selection Criteria: 

ria 1.   Land Availability 
tal acreage of vacant parcels within ½ mile of a 

nsit hub or major bus corridor. Vacant parcels are 

developed properties that do not include parks, 

meteries, working farms, or natural heritage 

ority sites. 

tal acreage of under-utilized parcels within ½ mile 

a transit hub or major bus corridor. Under-utilized 

rcels include properties with vacant buildings or 

ildings that are assessed at a significantly lower 

lue than the value of their location would suggest. 

mber of designated brownfield sites.   

ria 2.  Environmental Suitability 
tal acreage of vacant land within ½ mile of a transit 

b or major bus corridor that does not contain 

rface water, floodplain, wetlands, threatened or 

dangered species, or contaminated sites. 

tal acreage of under-utilized land within ½ mile of a 

nsit hub or major bus corridor that does not 

ntain surface water, floodplain, wetlands, 

eatened or endangered species, or contaminated 

es. 

ria 3.  Institutional Support 
cation of a transit station or major bus corridor 

thin a municipality that supports TOD based on the 

tential Area Identification Information Form and 

nicipal interviews. 

cation of a transit station or major bus corridor 

thin Planning Areas One and Two and/or Designated

nters. 

cation of a transit station or major bus corridor 

thin a zoning district or municipal planning area 

t supports TOD development patterns. 

ria 4.  Market Potential 
sessed the market potential for residential, office, 
d retail development based on socioeconomic data. 

           TOD Opportunities in Somerset County 
Assessed the market potential based on interviews 

with knowledgeable real estate interests and review of

other studies and planning documents.  Station areas 

are identified as having a strong, moderate, or weak 

market potential. 

teria 5.  Transit Service 
Transit stations/stops with high ridership based on 

2003 average weekday passenger boarding by station 

and bus stop. 

Transit routes with frequent service based on number 

of trips per day. 

Transit stations/stops in good condition based on the 

physical condition of the station and platform 

structure and sidewalk and shelter conditions at bus 

stops. 

Availability of commuter parking based on the number

of parking spaces at transit station.   

Location on a route with plans for service expansion 

or new service. 

Presence of multi-modal service. 

verall map of potential study areas is depicted on

e 2. Each potential study area was analyzed

rding to the aforementioned criteria.  The results of

nalysis for each study area are displayed in Table 1
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i

- Selection Criteria Matrix”.   

 

The consultant team worked with the I-Team to review

the study area criteria analysis in more detail, eventually

selecting the five TOD study areas within which three pilot

TOD sites would be identified subsequently.  It should be

noted that an early decision was made that the Route 206

bus corridor would not be analyzed further because of low

ridership numbers.  Therefore, Routes 22-28 and 27 are

the only bus routes discussed for TOD study area

potential. Figures 3a to 3m depict each transit area and
nclude commentary as to why the location was or was not

 12            TOD Opportunities in Somerset County 
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Bou
selected as an initial TOD study area. 

 

Of the criteria established to determine the highest

potential for TOD implementation, the I-Team felt that

institutional support was the most important from a policy

perspective.  To create a successful TOD, there must be a

commitment at the local level to accept growth and

encourage mixed uses and higher density.  From a

physical standpoint, it made the most sense to place

importance on the availability of land, particularly land

that has potential for brownfield redevelopment to be

consistent with the State’s smart growth goals.  To

summarize, the following five study areas were selected

because they were determined to have best met the five

criteria, particularly for receiving significant municipal

support and having land available for development or

redevelopment as a successful TOD: 

• North Branch Station (relocated) 

• Somerville Station 

• Bound Brook Station 

• Proposed Belle Meade Station 
 Pa

• Route 22-28 Bus Corridor Dow
This 

Broo

statu

rede

rede

deve

rede

Sout

Tran
Route 27 Bus Corridor 

 
OD PILOT SITE SELECTION PROCESS 

next step for the I-Team was to review the properties

tified as having development potential with the five

y areas and select up to three sites to serve as “pilot

” for TOD implementation in Somerset County.  The

erties were analyzed using more refined criteria,

ding the presence of specific brownfield or infill

rtunity sites, large parcels unencumbered by multiple

rship and environmental constraints, marketability

assets, recent development or redevelopment plans,

imity and accessibility to transit stations and stops,

municipal support for particular sites.  After thorough

eration with the I-Team, the following pilot TOD sites

 selected: 

Bound Brook Station Area (Figure 4); 

Somerville Station Area (Figure 5); and 

North Branch Station Area (Figure 6). 

nd Brook Station Area –  
ntown Bound Brook Borough 
site was selected because of its proximity to Bound

k Station and the proposed Raritan River Greenway,

s as a designated Transit Village, recent

velopment activity such as the Brook Theatre, other

velopment opportunity sites, interest from the

lopment community in response to a recent

velopment RFP, redevelopment activity in neighboring

h Bound Brook, under-utilized sites such as the NJ
rt II – Site Selection Process       19 

sit commuter parking lot, and overall strong market



e

 

potential for TOD development. 

 
Somerville Station Area –  
Former Somerville Landfill, Somerville Borough 
The former Somerville Landfill site was selected as a

large, publicly owned parcel with significant

redevelopment potential. The landfill site has a history of

redevelopment planning and conceptual plans that have

not been implemented for various reasons.  This TOD

study presents an opportunity to revisit the site with fresh

ideas generated by the Borough and the Somerville

community for a plan that will encourage transit use and

complement the existing downtown. Its ideal location near

the Somerville Station, proximity to downtown and the

Raritan River, and high growth market make it an
 20            TOD Opportunities in Somerset County 
xcellent candidate for TOD implementation. 

Relocated North Branch Station –  
Route 22/28 Industrial Area, Branchburg 
Township 
Realization of the potential for TOD in Branchburg

Township will necessitate relocation of the train station

due to site constraints and limited opportunities for

growing ridership at its current location. The opportunity

to relocate the under-utilized North Branch Station to the

industrial area south of Route 22 is supported by

Branchburg Township’s recent award of a County grant to

explore TOD opportunities and a mixed use center in the

Township.  The number of large under-utilized parcels,

presence of major employers, proximity to the Raritan

Valley Community College, strong real estate market, and

need for an identifiable town center provide significant



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 potential for TOD implementation.  

  
 
 
 

 
 

Each of the aforementioned sites provides significant

potential for TOD, however, these sites may contain

obstacles to development that need to be addressed in

further detail.  The following section describes both the

opportunities and constraints to TOD on each site and also

 

 recommends specific design concepts and strategies for
p 

 
 
 
 
 

 

achieving implementation. 

 
D. TRANSPORTATION PROBLEM STATEMENTS 

A significant part of the TOD implementation process will

include capital investments to improve and enhance the

existing transportation and transit networks in the three

study areas.  Early identification of the necessary

transportation improvement projects associated with TOD

lans will jump start the implementation process.

Transportation projects in New Jersey are initiated by

submitting a Transportation Problem Statement to

NJDOT’s Bureau of  Capital Program Development. The

purpose of the Transportation Problem Statement is to

identify needs which may be suitable to be addressed by

capital improvement projects implemented by NJDOT.  A

full set of Transportation Problem Statements for

transportation projects identified through the TOD

planning process for each TOD study area is provided in

Appendix A. 
Part II – Site Selection Process       21 
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OUND BROOK STATION AREA 

ite Context 
d Brook is a picturesque, historic town that already

its many of the qualities of transit oriented

lopment, including mixed uses, a variety of

ential housing types, civic facilities, and a pedestrian

dly grided street pattern.  Downtown Bound Brook

the train station are also situated along the Raritan

r, a  natural asset with significant recreation potential.

d Brook is fortunate to have a central location in

erset County that has seen explosive growth and high

es for its residents. Prosperity is not shared by all,

ver. The challenge for Bound Brook is to tap into the

nal market and extract economic benefits for the

unity. Restoring a diverse tax base through a

dinated planning process will create the  momentum

ed to make Bound Brook a regional destination. 

Borough has been identified and selected to

cipate in the NJ Transit Villages Project allowing it to

sify its economic base, create a more vibrant and

essful downtown area and encourage transit-oriented

tment and development, making it a desirable

ion in which to live, work, play and invest. 

lustrated in Figure 4, the Bound Brook study area is

ed in the eastern portion of Bound Brook Borough,

tly surrounding the station and located just north of

aritan River.  

ite Analysis 
ting Land Use 
lustrated in Figure 7, the predominant land uses in

town Bound Brook are commercial, including retail

office uses, and residential. Most of the buildings are

 to four-stories, mixed-use, with retail space on the

floor and office or residential above. Recreation and a

ber of institutional uses can also be found in the

town area. Public spaces in downtown have recently

 improved with streetscape and street furniture to

gthen the appearance of Main Street and adjacent

streets. Just a few blocks north and west of

town are Bound Brook’s residential neighborhoods,

h include single and multi-family housing, along with

 institutional uses. Industrial and storage facilities

ocated south of downtown, along the NJ Transit and

ht rail lines that run between downtown Bound Brook
the Raritan River. 

           TOD Opportunities in Somerset County 



The center of Bound Brook is noted as a historic district in

Somerset County. A study conducted by Clarke and

Caton, in 1985, documents historic assets within Bound

Brook downtown area. Some of the more prominent

structures include the Pillar of Fire, Bound Brook Hotel,

the Voorhees Building, St. Joseph’s Church, the Palace

Theatre, and Brook Theatre. 

 

An historic stone bridge lies just east of the downtown

area, currently buried near the rail lines and Raritan River.

Originally marking the boundary line between Somerset

and Middlesex Counties, this arched stone bridge was

constructed over the old channel of Bound Brook

sometime prior to the Revolutionary War period. Built as

part of the York Road, a main highway across New Jersey

in the 18th Century, it is believed to be the oldest

unaltered stone bridge in New Jersey.  The Bound Brook

Community Development Association has produced a

report to address the potential of unearthing and
preserving the bridge, perhaps as a heritage area. 
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Environmental Factors 
As indicated on Figure 8, Downtown Bound Brook lies

entirely within the floodplain of the Raritan River.  The

Borough has a history of flooding, the last major flood,

brought by Hurricane Floyd in September 1999,

submerged most of downtown and surrounding

neighborhoods. However, a new levee project, to be

completed in 2007, will help reduce the potential of

flooding in the downtown.   

 

Other environmental features in the study area include

some natural wetlands located in parkland in the

northeast part of the study area. The location of wetlands

within parkland is likely to have a limited impact on
development opportunities to the south in the downtown. 

 



 

 

Recreation and Open Space 
The Borough of Bound Brook is well served with parks and

open space.  Several active and passive recreation areas

are located throughout the Borough, including Billian Park,

Tea Street Park, Battlefield and Rock Machine Parks,

Middlebrook Park, Green Brook Park, Codington Park, and

Lamont Park.  In addition, the Green Acres preserved

lands south of Route 22 near Kathleen Court provide

accessible open space to Borough residents.   

 

Billian Park provides a significant recreation facility for the

TOD study area. However, while the lower part of the park

along Main Street is connected to the downtown via

sidewalks, there are substantial sections of the park at the

fringes that  feel disconnected from the rest of the

Borough.  The study area also lacks a centrally located

civic space for public gathering. 

Bound Brook has been unable to capitalize on its most

significant natural asset, the Raritan River, for recreation

purposes. Between South Bound Brook and Bound Brook,

the river offers a serene environment for bike rides, bird

watching and canoeing. Direct access to the river from

downtown Bound Brook, however, is restricted by the rail

lines. Access is limited to Queens Bridge which has limited

capacity for automobile traffic and was not designed to
adequately accommodate pedestrians. 
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Existing Circulation 
Bound Brook benefits from a traditional neighborhood

street grid of small walkable blocks linking downtown with

surrounding neighborhoods. In general, the existing

circulation pattern, as illustrated in Figure 9, works

extremely well for all modes. The key issues are as

follows: 

 
Vehicle Circulation 

he existing road network consists of major roads and

ocal streets, forming a grid pattern, feeding Route 28 to

he north and I-287 to the west. Main Street along the

outhern edge of Bound Brook connects the downtown to

he neighboring boroughs, and across the river to South

ound Brook via the rotary and bridge. 

Public Transit 
Bound Brook lies along NJ Transit’s Raritan Valley rail line

and is a designated Transit Village. The train frequency is

hourly for most of the day. Existing bus routes 65/66 and

114 connect Bound Brook to the surrounding
neighborhoods along Route 28.  

 

 26            TOD Opportunities in Somerset County 
ASH, Somerset County’s public transit shuttle, operates

wo routes in this area. One of these serves Bound Brook,

nd functions primarily as an employer shuttle linking

avidson Avenue employees with Bound Brook Station.  It

uns along Queen’s Bridge to South Bound Brook. The

econd DASH line runs between New Brunswick and

avidson. Both shuttles run on weekdays only. 

ound Brook has one of the highest ridership stations on

he Raritan Valley Line, with more than 600 daily

oardings. NJ Transit feels that parking expansion will

ncrease ridership further. Compared to the private

utomobile, however, transit captures only a small share

f riders, which in turn influences service frequencies,

articularly for bus service. The challenge is to increase

idership, which will in turn increase the frequency of

service, in order for downtown Bound Brook to thrive as a

center, and as a transit oriented development.  Further

details regarding Bound Brook’s transit service are



Parking and Kiss-and-Ride 
There is ample curb space for passenger pick-up and kiss-

and-ride (drop-off area), directly outside the station in the

plaza. This is also available space for taxis and bus

layovers as needed.  

 

There is a plentiful supply of parking in the station area,

with a mixture of municipal and private surface lots, and

curb parking on both sides of most streets. While most

street parking is metered, the charge is only 10 cents per

hour, indicating that there is little shortage. However,

much of the off-street supply is housed in private lots,

which are reserved for the customers of specific
businesses. 
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Pedestrian and Bicycle Access 
There has been substantial investment in streetscape

improvements on East Main Street, around the station,

although those west of Mountain Avenue have yet to be

completed. On most of the remaining streets north of the

station, there is good access for pedestrians, with wide

sidewalks on both sides, curb parking, street trees, retail,

and amenities such as benches.  

 

Pedestrian access to the station from the south is more

limited. Pedestrians and cyclists traveling from South

Bound Brook can only access the station via the Main

Street entrance. There is no direct access to the

eastbound rail platform at present, forcing pedestrians

and cyclists to take a circuitous route. Meanwhile, the

pedestrian tunnel that provides access to the eastbound

platform is uninviting and not ADA accessible. Queens

Bridge poses an additional barrier, although a planned

bridge improvement project will provide increased side

path width and railings to accommodate cyclists safely. 

 

The Raritan River has the potential to be a major local

amenity, but access is constrained at present. Although

an informal path parallels the north bank, the only way to

get to it is from South Main Street. The south bank,

however, offers an important recreational walking and

biking amenity, the multi-use D and R Canal path. 

 

Even with limited on-street facilities for cyclists, the

number of parked bicycles indicates strong demand for

bicycle travel, particularly on Main Street as workers

commute from Bound Brook to industrial areas of

Middlesex. However, at present there is limited provision

for bicycle travel on the roadway, and bicycle parking

mainly consists of free-standing racks, which are not the

most secure option. 
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3. Recent Redevelopment Activity 

After Hurricane Floyd, a number of redevelopment studies

were conducted by various organizations to help

economically and physically revive downtown Bound

Brook. The most significant of these include:  

• “The Redevelopment Plan”, commissioned by the 

Planning Board of Bound Brook, published in February 

2000, and; 

• A report published by the Urban Land Institute (ULI) in 

March 2000, following the flooding caused by Hurricane 

Floyd. The Borough of Bound Brook and Somerset 

County, with some State funding, commissioned a ULI 

Advisory Panel to provide analysis and 

recommendations to revitalize downtown Bound Brook. 

 

Following these studies, a number of initiatives are

currently underway in the Borough to revitalize the

downtown, bring economic diversity to the area, and

create a lively and successful transit village near the

Bound Brook NJ Transit Station.  Recent Borough planning

initiatives include: 

• Several streetscape projects along East Main Street; 

• Improvements to Eastbound Train platform; 

• Improvements to Hamilton Street; 

• RFP for Bolmer Building including residential use - 

preferred developer has been selected by the Council; 

• RFP for train station - developer interviews and 

recommendations in process; and 

• Department of Public Works Building and Bolmer 

Building vacated so DPW will no longer be located in the

heart of the TOD area. 

 

These studies helped analyze and establish redevelopment

issues and focus the conceptual design: 

 

South Bound Brook 
South Bound Brook is separated from Bound Brook by the

Raritan River, which is viewed as a barrier. South Bound

brook is currently involved in evaluating certain areas and

the revitalization and establishment of new uses including

aquatic-based activities. South Bound Brook is revitalizing

its northern waterfront area with new development,

facade improvements, a greening project and connecting

the open space system to the Raritan River. Most of the

new developments are located close to the river corridor,
 

trengthening the link between South Bound Brook and

ound Brook’s TOD opportunities. 

Raritan River Greenway 
The Raritan River Greenway, a County Planning and Park

Commission initiative, is an ongoing project of NJDEP’s

Green Acres Program to protect areas of natural diversity

and historic resources along the river, preserve and

maintain them as recreation and open space, and create

an extensive open space system throughout the County

and State. The Greenway project is already in place along

the southern bank of the river, in South Bound Brook, in

the form of the Delaware and Raritan Canal State Park. 

  
Redevelopment RFP 
In June of 2004, the Bound Brook Redevelopment

Advisory Committee (RAC) issued a Request for Proposals

(RFP) on behalf of the Borough of Bound Brook. The RFP

seeks to encourage the redevelopment of portions of

Downtown Bound Brook through a combination of new

development projects that reflect the community’s

existing scale and character. In late 2004, the RAC

recommended a preferred developer for the NJ Transit

commuter lot site, located south of Main Street between

Johnson and Hamilton Streets. The plan proposes the

following development program: 

• Mixed-use development: 126 residential units, 35,000 

square feet of retail; 

• Public Square; 

• Community Plaza; and 

• A parking structure: 361 commuter spaces, 171 

residential spaces. 

 

The RAC also recommended a preferred developer for the

Bolmer site. The plan includes 70 units of residential

development and associated parking. 

 

Levee Control Project 
A levee project has been under construction to the

eastern boundary along the Green Brook. In the

meantime, the Borough has declared a pre-levee

development restriction requiring the current elevation for

construction of habitable space to be at least one foot

above the base flood elevation. With respect to most sites

within the downtown, the flood height elevation ranges

from 7 feet to 9 feet above the existing grades. 
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Brook Theatre 
The Brook Theatre in downtown Bound Brook is a

dilapidated historic structure that has been slated for

restoration. Since flooding caused by Hurricane Floyd in

September, 1999, the main auditorium has been closed to

the public. The Brook Arts Center, Inc. purchased the

building in 2003 with funding provided by the New Jersey

Economic Development Administration (NJ EDA), which is

providing $2.4 million  for renovations set to begin in

2004. The theatre will reopen late in 2005 with 475 seats,

and will be re-seated to approximately 1,000 seats in the

next few years. The renovated Brook Arts Center has the

potential to become a destination activity and contribute

significantly to the success of the Bound Brook TOD. 

 

Rotary Improvements 
Using a grant from the NJ EDA, a road reconstruction

project was completed by Somerset County. The purpose

was to provide easy access to downtown Bound Brook,

unlike the old indirect route  onto Main Street, via a more

convenient roundabout. East Street was realigned to meet

the roundabout and therefore create a direct north-south

route from the river crossing to Route 28. 

 

This direct route to downtown created better access and

improved the redevelopment potential of downtown sites

for new and more appropriate uses. The project has been

developed consistent with the Borough’s streetscape

improvements to establish a strong “gateway” into Bound

Brook, while having a positive effect on the local and

regional communities. The rotary improvement is now

complete and is functioning smoothly. 

 

Also included in the rotary project are streetscape

improvements to South Main Street linking downtown

South Bound Brook with downtown Bound Brook, and new

pedestrian facilities along all roadways within the project

area providing access to Billian Park and the D and R
Canal Park. 
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development are underway. 

 

4. Key Challenges of TOD 

The key challenges to redevelopment of downtown historic

Bound Brook include: 

• Integrating all current and future plans into the concept 

design plan 

• Identifying key sites for redevelopment as catalytic 

projects 

• Reducing automobile dependence in the downtown area 

and its neighborhoods, and increasing transit ridership 

• Linking all existing and proposed open spaces via 

pedestrian paths and bikeways 

• Diversifying the economic base while place-making in a 

flood-prone area 

 
5. Recommendations 

The diverse attributes Bound Brook possesses provide a

strong foundation from which to create a unique and

sustainable transit village. As documented above, a

number of important redevelopment projects are currently

underway and many infrastructure issues, especially with

regard to flooding, are being addressed. With a strong

market interest, a sustainable mix of uses and committed

municipal leadership, now is an opportune time to

strategically and creatively guide Bound Brook’s future.  

 

The TOD concept plan was based upon three objectives

developed through the consultant’s discussions with the

key stakeholders and local and regional leadership. They

represent the critical guiding principles around which a

comprehensive strategy for the downtown may be

conceived: 

• Strengthen downtown as a mixed-use transit village; 

• Reinforce the role of the station within downtown; and 

• Take advantage of the waterfront. 

 

Strengthen Downtown as a Mixed-Use  
Transit Village 
Downtown Bound Brook contains a number of different

uses in close proximity to the rail station. These include a

few restaurants, specialty shops, convenience stores and

small offices. To fully capitalize on proximity to the rail

station and draw more residents and commuters to

downtown, a greater diversity of uses is necessary. The

key to accomplishing this objective is, rather than

investing in wholesale redevelopment, to strategically
 

edevelop vacant sites to accommodate a mix of uses that

ill reinforce existing uses. The Borough’s Request for

Proposals (RFP) for redevelopment of downtown sites is a

major step toward accomplishing this task. The Borough’s

Redevelopment Advisory Committee (RAC) is leading the

selection and negotiations with potential developers, the

result of which may bring new retail and housing to

Downtown over the next few years. Continued

involvement of the public will ensure greater community

support and success. 

 

To fully meet the State’s objectives for becoming a transit

village, an emphasis must be placed on intensifying

activity close to the station. A key component of this is a

dense residential neighborhood. Increased residential use

will encourage dense development around the station and

help provide a more diverse economic base. A variety of

housing types may be considered to accommodate a

range of income levels and family types. The proposal

approaches this objective by suggesting 3 to 4 story

buildings along East Main Street with retail on the first

level and housing above. Strategic sites have been

identified in addition to those to be considered for

redevelopment over the long-term period due to their

current use or proximity to the station. The total potential

redevelopment includes over 80,000 square feet of retail

and over 390 housing units along East Main Street. Of

these, the Bolmer Building and NJ Transit commuter lot
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Further actions to meet this objective include the

following: 

 

Undertake an Infill and Rehabilitation Initiative 
Downtown is currently linearly organized along Main

Street’s east-west corridor. While higher density uses are

better suited for Main Street, the area to the north

between Main and High Streets, is a potential location for

additional small offices and other supporting businesses.

To increase building density of downtown around the rail

station, it is recommended that the Borough undertake an

infill and rehabilitation initiative to maximize the use of

this area and expand downtown to the north between East

Main, High, John and South Main Streets. Current zoning

allows for a mix of uses in the downtown and the Borough

has already recommended, as part of the Redevelopment

Plan, a Transit Overlay District, which includes

accommodation for mixed-uses, shared parking,

streetscaping, and design guidelines to help implement

the TOD study and the Transit Village Initiative. Some

incentives for encouraging infill and rehabilitation efforts

in the downtown may include property tax abatements for

new or rehabilitated housing and housing density

bonuses. The Borough is currently studying eliminating

the limit on the number of units permitted in the

downtown if Redevelopment Committee approval is

received for facade improvements. 
 
Create a Civic Plaza within Downtown 
While adding new uses and providing more housing closer

to the station and within downtown will bring benefits, a

Transit Village must also reflect the shared values and

civic identity of the local population. The Bound Brook

Transit Village must reflect its heritage in terms of history

and cultural assets while providing the people living here

now a place to live, work, and play. It is important to

create a civic space(s) for the community, an area that

can be the ‘heart’ of Bound Brook. This proposal

reinforces the recommendation for the creation of a

downtown plaza from the Urban Land Institute (ULI)

study. Downtown plazas are extremely important

amenities providing a shared, public space for festivals

and outdoor markets as well as a day-to-day centerpiece

for the community. The existing parking lot across from

the rail station is an ideal location for a small plaza.

Strategically located, the plaza will be highly visible and
central to many activities along Main Street. 
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Reinforce the Brook Arts Center 
Plans for renovation of the Brook Theatre into an arts

center, will provide a key asset for redevelopment of

downtown Bound Brook.  

 

The Somerset County Cultural Arts Center has established

New Jersey’s first arts incubator program of which the

Brook Arts Center is the first action. The arts incubator

will offer emerging performers and artists performance

space, as well as clerical, business, financial, and technical

assistance. The plan for the theater and its surroundings

should take advantage of this non-profit venture to attract

businesses to the downtown. 

 

To connect the theater with the neighborhood and

downtown, one recommendation that the Borough has

already explored is to extend East 2nd Street through the

convenience store’s current parking lot behind the theater
between Hamilton Street and East Street. This would



p

markets, restaurant openings etc.) 

 

allow more street frontage for other activities and

supporting uses. Any loss in parking from the store lot will

be at least partially replaced with on-street and perhaps

back-in angled parking.  

 

A second option is to create a pedestrian-only connection

in this location. This would be an important part of a

pedestrian network around downtown as well as

encourage small retail uses to locate along this path,

keeping it a safe and active area. 

 

For this proposal to move forward, ability to work with the

existing topography and use of or circumventing the

adjacent cemetery must be further evaluated. Two key

issues also will need to be addressed: ownership and

funding.  The Borough will need to begin discussions with

the owners of convenience store, cemetery, and owners of

the two houses that may need to be demolished if the

road circumvents the cemetery about right-of-way

acquisition for a road extension.  Acquiring the right-of-

way and road construction would entail a significant

capital expenditure. The Borough could apply for funding

through the Local Scoping/Local Lead Program, a

competitive program that gives the NJTPA county and city

subregions the opportunity to apply for federal funding to

advance locally significant projects. Staff from both the

NJTPA and NJDOT provide technical assistance and

guidance for projects funded by these two programs. The

Local Scoping program provides federal funds to

subregions to advance proposed projects through

preliminary engineering and federal environmental

reviews. The Local Lead program provides funding to

advance projects through final design, right-of-way

acquisition, and construction. 

 

Another funding approach may include coordinating with

the Brook Arts Center to apply for economic development

funding from previous donors US EDA and the New Jersey

Economic Development Authority to provide funds for the

road improvement to further the success of the Brook Arts

Center.  This will need to be a long term approach since

the donors have recently provided substantial funding for

the theater renovation. 

 
Link Community Nodes 
The Borough was recently awarded a $200,000 grant from

Somerset County to continue streetscape improvements

along Hamilton Street, linking the library to Main Street.
There is an opportunity to support and strengthen this

 

lan through analysis of the potential for linking other

community nodes in the Borough, including the library, a

new civic plaza, the municipal building and the train

station. The ULI study recommended moving the

municipal building from its current location on Hamilton

Street north of High Street, south to the TOD transit

center, which would strengthen the civic center concept

near the station. 

 

Develop a Downtown Marketing Strategy 
Downtown areas in cities and town centers across the

country are recognizing the value in marketing and

branding. South Bound Brook has already hired a

marketing firm to create a branding approach for their

redevelopment efforts. Downtown Bound Brook and the

rail station need a consistent message to reinforce the

positive steps private and public leaders have taken in

visioning a new future for the area. Any marketing

strategy should seek to coordinate with South Bound

Brook given that revitalization efforts in both locations are

mutually reinforcing.  

 

Bound Brook and South Bound Brook could coordinate on

a website marketing strategy that promotes the

redevelopment efforts and the attractiveness of their

downtowns. The website could help in promoting existing

and attracting new businesses, attracting residents and

visitors, and promoting social activities.   

• Information provided  on the website should include: 

• Promotion of positive aspects of the towns (transit, 

schools, cost of living, walkability, neighborhoods, 

parks) 

• New redevelopment projects 

• Available properties for redevelopment or development, 

including incentive policies (façade improvements, etc.) 

• Homes for sale and apartments/commercial properties 

for lease 

• Entertainment events (Brook Arts Center, etc.) 

• Free advertising for local businesses 

• Promotion social events (picnics, parades, festivals, 
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spillover onto residential streets. 
Reinforce the Role of the Station within the 
Downtown 
The rail station is a unique and valuable public service

that increases the attractiveness of Bound Brook for

residents and businesses. The station itself is set back

from East Main Street and is surrounded by parking and

under-utilized land. The Developer’s RFP already targets

many of these sites for new development and so the

Borough must ensure that active uses that reinforce this

potential are placed within view of the station to optimize

the station’s use.  

 
Parking 

Bound Brook’s existing uses, future development and the

rail station will all generate considerable demand for

parking. At the same time, parking needs to be carefully

managed and provided in appropriate amounts, if Bound

Brook is to capitalize on its potential as a transit village,

and if the market for transit ridership is to be expanded.

The downtown is set to make a difficult transition from a

suburban-type center where front-door parking is

unlimited and free or extremely cheap, to an environment

where motorists may have to pay higher charges, and

“Park Once” and walk several blocks to their final

destination. 

 

Parking is a common theme in all the station areas, and is

discussed in detail in Appendix D. However, Bound Brook’s

parking situation warrants special study. It is

recommended that the Borough undertake a parking

management study that includes the following: 

• Shared Parking. Downtown Bound Brook has an ample 

parking supply, but ownership is fragmented with many 

private and reserved lots. Shared parking will allow 

more efficient use of this supply, allowing the same 

availability to be achieved with a larger number of 

users. An organization such as the Borough or 

Merchants’ Association is well placed to negotiate 

shared use agreements, and work to open up private 

lots for public use. Potentially, the same organization 

may take a lead role in managing downtown’s parking, 

including setting meter rates, allocating revenue and 

managing new garages. The new parking structure 

serving New Jersey Transit provides a particular 

opportunity, and should be open for all users at an 

appropriate rate. In particular, it can help satisfy 
residential demand and parking peaks caused by 
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vening Brook Arts Theatre events. 

arking Charges and Permits. Meter rates are currently 

et at a nominal 10 cents per hour, and with the 

xception of New Jersey Transit commuter parking, 

ost off-street facilities are free. Changes to pricing 

trategies offer the best potential to manage demand to

nsure that visitors perceive parking to be ample and 

vailable. Meter rates and other charges should be set 

o ensure 85% occupancy, with hours of enforcement 

xtended if necessary. Free short-term parking may be 

rovided off-street for shoppers and other visitors, but 

mployees should be charged an appropriate rate to 

nsure that parking is available for other users. In 

ractice, it may be beneficial to divert employees to 

ore peripheral lots, through either pricing, time limits 

r direct regulation. In the medium term, residential 

ermit parking may become desirable to manage any 
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1. 
arking Information. Good information will be key to 

ake charges and shared-use arrangements work well. 

ood signage can ensure motorists are aware of all 

heir options, helping them to find lots that are hidden 

ehind buildings, for example. Parking and 

ransportation information should be integrated into 

ny marketing website or other promotional materials. 

tain Drop-Off Areas 
 existing drop-off area at the main station entry is well

ced and designed to meet its function. It is

ommended that new development and other public

rovements seek to retain a similar amount of flexible

b space that can be used for auto pick-up and drop-off,

 layovers, and taxis. Any surplus curb space can be

d for short-term metered parking.  

eate Strong Pedestrian and Bicycle
nnections 
 streetscape improvements along East Main Street

e improved the quality and character of existing

estrian connections to the station. The proposal

phasizes that these improvements be extended east of

 station past South Main Street to encompass the

evelopment sites along East Main Street. Additionally,

order to improve the safety of pedestrian crossings at

ersections, “bulb-outs” may be considered along East

in Street as a traffic calming measure to perceptually

row the cart way and slow traffic speeds, as well as

uce the distance for pedestrians to cross the street.

 intersections of East Main and Hamilton Streets and

t Main and John Streets are preferred locations for

se bulb-outs. This was considered and rejected in 2001

ause the County engineer was concerned about

ning radii. A partial or modified bulb-out may be a

ution. 

t Main Street does not have sufficient right-of-way to

mit striping for bicycle lanes. However, it is a direct,

atively low-traffic route that provides a good

ironment for most cyclists. For recreational cyclists

 others wishing more protection from traffic, the

ritan River Greenway will provide an alternative. 

ure on-street bicycle racks are recommended to be

vided along East Main Street and at the station. In

trast to the existing free standing racks, it is strongly
ommended that the new racks be permanently affixed

 

o the street
1
. Bicycle lockers are also to be provided at

the station for commuters, who will leave their bicycles for

more extended periods and require greater security.

Similar lockers can be found at Somerville Station. 

 

Direct access to the platforms from South Main Street, via

a new set of stairs and possibly a ramp, will be

particularly valuable for pedestrians and cyclists traveling

from South Bound Brook, reducing the need for them to

take a circuitous route via East Main Street. If stairs are

used, a bike channel is desirable down the staircase, since

this will also serve as the primary bicycle access from

South Bound Brook. It has been noted that NJ Transit has

raised contamination issues, which will need to be

resolved as part of a more detailed engineering

assessment. 

 

Upgrade Pedestrian Tunnel 
he existing pedestrian tunnel connecting the north and

outh station platforms is a dark and deteriorated

assageway. Although the municipality frequently repaints

nd cleans the tunnel, it remains an unattractive

edestrian connection that appears unsafe.  

roposed development south of the station provides the

pportunity to create an upgraded, attractive and ADA

ccessible facility that serves the station and provides a

ink between downtown, the waterfront parcels, and the

iver. If the ramp begins north of the platforms, it may be

ossible to avoid the use of stairs by taking advantage of

the elevation of the tracks thorough Bound Brook. The

new tunnel will need to be wide enough to allow for ample
natural light and ventilation. The cost of this would be

See, for example, the guidelines from the Association of Bicycle 
and Pedestrian Professionals, at 
http://www.bicyclinginfo.org/pdf/bikepark.pdf. 
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unlikely to be justified by the needs of the station alone,

but should be considered an integral element of any plans

to open up the waterfront for development, and

consolidate the freight rail tracks. It is recommended that

options to improve pedestrian linkages be considered in

detail as part of the freight consolidation study. The

feasibility for upgrading the pedestrian tunnel is included

as a Problem Statement in Appendix A. 
 
Create Public Open Spaces Adjacent to the
Station 

n concert with new development, ample and attractive

pace needs to be reserved around the station for

passenger pick-up and drop-off, as well as a civic space.

This space may include new paving, landscaping, street

furnishings, lighting, signage and public art. A bus shelter
will also be needed to provide protection for waiting
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assengers. 

Take Advantage of the Raritan Riverfront 
Although the Raritan River is visible from the rail station,

Bound Brook’s downtown has long turned its back on the

waterfront as an amenity. South of the station there are

no active or public uses that draw people to the water.

Much of this is due to the presence of active freight rail

lines and the current ownership of specific parcels. With

the development of the Raritan Greenway, the Army

Corps of Engineers’ Levee Control Project and a renewed

emphasis on revitalizing the waterfront in South Bound

Brook, it is time for Bound Brook to begin planning for a

long-term strategy to transform the waterfront into an

attractive and accessible amenity for downtown and the

surrounding neighborhoods. 

 

It is recommended that the freight rail lines, which are

currently wide apart with “dead space” in between, be

consolidated to provide space for new development linked

to the station and the riverfront. Relocating one freight

rail line north, in order to be parallel to an existing line

adjacent to downtown, will create a larger land area that

will have direct access to the river. By moving the freight

lines and the existing warehouse storage facility, a larger

land area is created for use in waterfront open space and

development. Some links to the station and downtown

may be accomplished through grade crossings, which will

formalize the existing paths across the tracks. Vehicle

access will be via South Main Street. 

 

Moving the lines, however, will be an extremely expensive

proposition, which will require a significant amount of

development, possibly housing and related uses, in order

to pay for acquisition and moving costs. A future County

planning study, in coordination with NJDOT, will explore

potential and associated costs. This study also should

consider alternative options for an additional freight

passing track, which is planned for the ‘dead space’

between the lines. While moving this facility to the east

may involve additional impacts on Middlesex Borough it

may be appropriate to reserve as much land as possible

for development within walking distance of stations, and

move freight facilities to areas with less TOD potential. A

feasibility study for moving the rail lines is included as a

Problem Statement in Appendix A of the report. 

 

New development should allocate space for a number of
strategically located pedestrian connections to and across
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the river to the Raritan River Greenway. The riverfront,

especially nearer the rail station, is envisioned as future

open space to provide a strong recreational amenity for

those in both Bound Brook and South Bound Brook.  

 

Bound Brook Industrial Park, currently an isolated site

formerly occupied by industries, is located west of

downtown between the rail lines along the riverfront and

has only one at-grade automobile crossing connecting it to

Main Street. The current owner is interested in

redeveloping the area into office space. This will require

the construction of new  crossings that need to be

provided to ensure the land use conversion is viable. In

addition, a number of other public improvements are

recommended: 

 
Improve Queen’s Bridge 

Queen’s Bridge, replaced in the 1980’s, connects Bound

Brook with South Bound Brook. It has limited capacity for

automobile traffic and was not originally designed to

accommodate pedestrian or bicycle travel. The ULI

Advisory Panel and some officials have recommended

constructing a new bridge that will provide a stronger and

more attractive connection between the two

municipalities. The Borough has attempted to implement

this project in the past and found it fiscally prohibitive.

The County is currently planning a study for bridge

enhancements, which may include either a new bridge or

major reconstruction of the existing bridge. Whichever

option is selected, the improved bridge should be

designed as a strong gateway for each downtown with

accommodation for pedestrians and easy access to the

Raritan Greenway on either side of the river.  

 

Undertake an Archeological Study of the 
Historic Stone Bridge 

 survey of historic structures in Bound Brook identified

n old stone bridge buried in the ground south of the

reight rail tracks and east of South Main Street near the

iverfront. The Army Corps of Engineers recognizes the

istoric value of the structure, but has made no

ecommendations regarding its future. The stone bridge

ay be excavated and restored and treated as an

menity. However, the level of restoration has yet to be

etermined as the condition of the bridge is  unknown. It

s recommended that the Borough pursue an archeological

urvey of the structure, potentially through a local

nstitute such as Rutgers University, or other experts in

he field. The results of the study should determine its

ignificance, level of deterioration and possibility of

restoration. If the bridge can be restored, it would be an

ideal location for a cultural attraction and heritage park
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its relationship to the riverfront.  

 
5. Concept Plan 

Figure 10 presents the overall concept plan for the Bound

Brook Station Area. The concept plan creates a vibrant

historic downtown that serves residents and visitors with

places to live, work and play, while ensuring an

economically viable mix of uses integrated with existing

assets of the area. 

 

Bound Brook will be a vibrant transit village. An increase

in density and mix of uses in downtown, improved public

space and carefully managed resources, such as parking

for both residents and commuters, will help change the

image of the downtown. As a mixed-use downtown served

by transit, Bound Brook will play a unique role in the

region, combining the historic legacy of many of its

buildings with new mixed-use development that will bring

a greater vitality to existing businesses and community.

The concept includes a strategic expansion of the core of

Bound Brook’s downtown area both to the north and

south, concentrating key services and amenities near the

station, and providing a framework for a new ‘front door’

onto the Raritan River.  

 
Proposed Land Use 
A number of sites have been identified as appropriate for

redevelopment. Each of them is targeted for a mix of

uses. Surrounding the station, land uses are to be mixed,

including commercial and retail services on ground floors

with housing above, to encourage a more ’24-hour’

environment. There is the potential for low- and mid-rise

structures to accommodate this mix of uses. Surrounding

the station area, east of South Main Street and along the

waterfront, housing will be the dominant land use, along

with some small office spaces and retail stores oriented to

major intersections. A flood control closure gate is to be

located on the north side of the NJ Transit railroad bridge

behind the firehouse and Bolmer Building. In any

proposed first floor residential development located

between the bridge and the river the first floor elevation

should not show any residential living space, but only

parking since this is in the flood hazard area where the

railroad tracks are located. Upon flooding, the floodgate

would close under the railroad bridge and the area would

have limited access from emergency vehicles. An

emergency response plan will have to be developed to

address this issue. 

  
Off-street parking is provided for most development sites.
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Residents, employees, and visitors would also be able to

use on-street parking, existing municipal lots, and the

new deck on the existing NJ Transit surface lot. The new

deck will be reserved for commuters and new residents,

but will be made available for other users in the evenings

and on weekends when commuter demand is low.  It is

expected that shared use of the deck will be managed by

the developer of the NJ Transit surface lot site. 

 

North of East Main Street to High Street, the municipality

shall undertake an infill and rehabilitation plan. The

primary land uses in this area are to include small

professional offices and multi-family housing with

institutional uses where appropriate. Specifically, the

following uses are to be permitted within the

redevelopment area: 

• Residential – condominiums, apartment rentals and 

elderly housing; 

• Office – small professional offices; 

• Retail – a mix of active services, including restaurants, 

cafes, book stores, specialty stores; and 

• Institutional – municipal offices and other functions. 

 

Proposed Open Space 
Bound Brook’s Transit Village will emphasize a strong

connection with existing open spaces and landscapes. The

flood control project will greatly alleviate present concerns

about the Raritan River. Attention also will be given to

improving stormwater run-off management while

transforming the downtown’s appearance to be ‘greener’.

Bound Brook’s open space network will have three main

components: 

 
Parks & Greenways 
Billian Park, located at the eastern edge of Bound Brook,

and vacant property located at the northwest corner of

East Main Street and East High Street currently provide

retention areas for heavy storms. These and other sites

adjacent to the river will be maintained to ensure a

sustainable storm-water management system for the

area. Given the high visibility of the site at East Main and

East High Streets, it is recommended to either develop a

portion of the site to complete the streetscape, or,

alternatively, invest in edge plantings to transform the

area into a gateway to Downtown Bound Brook.  

 

It is recommended that the Borough prepare a parks and
recreation master plan for the study area to find the most

 

easible and accessible locations for new parkland.

ignificant components of the plan should include the

otential for a riverfront greenway park that extends

long the river throughout Bound Brook, connected to the

aritan River Greenway and new development and the

ost appropriate location for a central plaza. 

Central Plaza 
The TOD Concept Plan recommends transforming the

existing parking lot at East Main and Hamilton Streets into

a central plaza for the downtown. The plaza will act as a

focal space that can be used for public gatherings and as

a focal point of the downtown.  

 

The parking lot site is ideal for a plaza because of its

central location, but other design options may be

considered as part of a parks and recreation master plan,

including as an alternate use for the bank renovation on

Site F.  

 
Connections 
The streetscape improvements already completed on a

portion of East Main Street will be extended to include all

streets within the redevelopment area. Attractive

connections are proposed between downtown and the

river providing multiple opportunities for commuters and

residents to have access to a regional open space system.

In concert with these public improvements, areas around

the station will need to be upgraded to more attractive

open spaces and plazas to serve the new uses. 

 

Proposed Circulation 
Streets 
Downtown Bound Brook benefits from a cohesive street

grid that serves all modes well. The only recommended

changes to the street pattern are the extension of Second

Street to East Main Street to complete the grid and
creation of a wayfinding signage program to facilitate
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downtown circulation. 

 

The development sites are all on the existing street grid,

and do not require any modifications to vehicle circulation,

with the exception of the Waterfront parcel, which can be

served via South Main Street. 

 

Transit 
The major destinations from Bound Brook – Somerville

and Newark/New York – are already served by both bus

and rail service, while the DASH shuttle serves the

Davidson employment sites. With the exception of

commuters to the Newark/New York metropolitan area,

however, the market for transit is small at present, partly

due to relatively low densities, good freeway access, and

ample, free or inexpensive parking.  

 

As development occurs, the market for transit can be

expected to grow, particularly if parking is managed to

promote ridership, and there will be opportunities to

increase service frequencies on key routes.  

 

Parking 

There are three key issues related to parking in downtown

Bound Brook, all of which are discussed in more detail in

Appendix A: 

• Management of common parking supply. As infill 

development occurs and the Brook Arts Theatre 

reopens, there will be increased pressure on parking 

resources. This means that increasing the efficiency of 

the existing supply will become critical – for example, 

through opening up private facilities for shared use, 

directing motorists to available parking (e.g. the NJ 

Transit deck for evening and weekend store or theater 

use), or a new deck in the grocery parking lot. These 

strategies should be included in a Parking Management 

Plan. 

• Establishing policies to maintain availability. Pricing and 

time limits are two effective ways to ensure that some 

parking is always available. 

• Consider the amount of parking needed for new 

development. Many parcels are constrained and have 

difficulty in accommodating large amounts of on-site 

parking. Rather than jeopardizing the quality of the 

design or reducing the developable area, parking can 

be provided off-site or on-street, shared with other 
uses. Considering the lack of available land for surface tha

fun
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arking, additional parking decks may be needed to 

ccommodate new development, particularly 

esidential. A parking management plan should include 

n assessment of the amount of parking needed to 

ccommodate new development at build-out, taking 

nto account the potential increase in transit use. 

destrian and Bicycle 
mentioned in Section 5 above, proposed pedestrian

 bicycle improvements include creating strong

nections through extended streetscape improvements

ng East Main Street, “bulb-outs” along East Main

eet, direct access to the platforms from South Main

eet via a new set of stairs and possibly a ramp,  and

rading the  pedestrian tunnel. 

eys 
ys in Bound Brook are currently considered public

hts-of-way and are maintained by the Borough. This

atment should continue, as the alleys are an important

et. Primarily, they allow access for loading, parking

 service uses such as garbage, allowing the integrity of

 main street frontage to be protected. In some cases,

y also have a wider circulation role. They may provide

alternative, direct route for pedestrians, and allow

ess to in-law units and similar structures that do not

nt onto the main street.  

the longer term, Bound Brook’s alleys may even be

e to support wider functions. In several communities,

 example, they have found a niche as pedestrian space

t supports outdoor cafes, small stores and similar
ctions. 



 

 
Summary of Transit and Access Improvements 

Table 3 summarizes the transit and access improvements 
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recommended for the Bound Brook TOD station area.  

 
6. Implementation 

The concept plan presents good ideas for the development

of Bound Brook Transit Village. The next step will be to

develop a detailed master plan. Due to the discontinuity of

sites for redevelopment and improvements, it is important

to develop a strategic phasing of the plan, with continuous

community involvement. 

 
Land Use Policy / Zoning 
The current zoning in the study area is commercial and 

residential, which already provides for a mix of uses that 

support the TOD concept.  The Borough has also 

recommended a Transit Overlay District as part of the 

Redevelopment Plan, which promotes mixed uses, 

provides reduced parking with a shared parking 

agreement, streetscaping, and design guidelines to 

facilitate the development process while encouraging 

quality design.  The Transit Overlay District will be a 

significant improvement for creating opportunities for and 

encouraging TOD development in the downtown by 

facilitating the development approval process.  Some 

additional elements to include in the zoning ordinance 

and/or other municipal policies to further encourage TOD 

developers include: 

• Density bonuses to encourage residential above first 

floor retail, conformance with design guidelines, and 

use of façade improvements (Borough is considering 

this strategy with the RAC) 

• Contextual design standards that relate setbacks, bulk, 

and building heights to adjacent uses rather than a 

static dimensional requirement 

• Strong sign controls coupled with the façade 

improvements program, include funding for sign 

replacement 

• Fast track permitting and review process for properties 

located within the Transit Village Overlay 

• Property Tax Abatement for new or development or 

redevelopment located within the Transit Village 

Overlay 

• A wayfinding and signage plan to help visitors, 

shoppers, and residents navigate the town, find 
parking, and find points of interest (library, municipal 
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uilding, train station, restaurants, etc.) 

blic Participation 
lic participation has played, and will play, a major role

this project. This is especially true as the nature of the

ues here require a visioning process to occur. It is vital

 the success of new development projects that the

munity of Bound Brook helps to direct these projects

ards a broader vision for the township within its

ional setting. The concept proposed here may act as a

ndation to formulate objectives for the township’s

ure.  

is also recommended that municipal and local

anizations, such as the Merchant’s Association, play a

ong role in guiding the concepts and recommendations

ward. Bound Brook has become more and more diverse

io-economically. Emphasis should be placed on

ebrating this diversity to become a central theme for

 development and public improvements, as

ommended in the ULI Study. The Borough Planner has

iated efforts to embrace cultural diversity by seeking

ding for teachers to provide adult education in English

a second language.  Other opportunities to engage

erent cultural groups are to locate areas for festivals

 gathering spaces in a parks and recreation master

order for transit-oriented development to be successful

Bound Brook, careful land management is necessary to

ure that the best mix of uses is incorporated into the

n. While land use is important, density of buildings is

ally vital to ensure that a deliberate approach is taken

ards building and accommodating new uses and new

uctures in the development areas recommended.  

y buildings and areas that may be recommended to be

demned need a thorough review process. In deciding

se values and qualities for a renewed downtown, the

al and municipal bodies need to have a dialogue with

 community, throughout the entire process of

evelopment, to ensure that the needs of a range of

keholders are heard.  



f

 

community-wide ethnic festivities. 
 
Environmental Sensitivity 
Bound Brook has a long history of flooding. A levee has

been proposed to help control flooding in most of

downtown and, once completed, may allow for other uses

to be incorporated within. With the entire downtown

within the floodplain of Raritan River, it is important to

understand the workings of the river, its history and how

the levee will function. Prior to most new building

construction, it is pertinent to ensure that the levee

project and any drainage systems are in place. 

 

Public awareness and education is therefore important for

the community to know about the existing environmental

conditions of their town center and neighborhoods. 

 

A key component of transit-oriented development is to

strategically develop densely near the station while

allowing surrounding areas to be developed as or retained

as open space. As part of this TOD project, it is

recommended that the public be involved with the

implementation of the open space plan. Due to the lack of

parks and open space in Bound Brook, it is important for

the community to participate with the local, municipal and

State agencies involved in creating the open space

network that will benefit the residents.  
 
Multiple Ownership 
The phasing plan will guide the development through

implementation. It is recommended that once a more

detailed phasing plan is prepared, parcel acquisition is

also conducted in phases. The parcels vary contextually:

those that are part of the Developer RFP process, parcels

nearer the waterfront, and the other downtown parcels

that have been recommended in the concept plan. 

 

While the concept plan described in this report presents

the approach for Bound Brook to become a vibrant center,

it is the partnership of property owners with local leaders

that will help to move the concept into a detailed

development plan. In developing an idea, for example the

block on which the Brook Arts Center is located, it is this
partnership that will be able to achieve the goals set out

 

or the success of the concept. 

Public-Private Partnership 
Hence, it may be concluded that this partnership is crucial

to the redevelopment of Downtown Bound Brook. It is

strongly recommended that the municipality coordinate

with officials across the river in South Bound Brook to

implement the Raritan River open space plan.

Coordination with Somerset County, NJ Transit and

Middlesex County also is advised in the hope that the best

uses will locate in downtown, while bringing more

commuters and thus increasing ridership. Parcel

acquisition may also be accomplished through

coordination. Development on the waterfront parcels,

involving consolidation of the freight rail tracks, and

improving pedestrian access to the Raritan River will also

require considerable participation from CSX. 

Many of the strategies recommended in this plan have

already been attempted by the Borough, but have not

been implemented due to obstacles encountered with

conflicting agency policies, ownership issues and funding

limitations. These obstacles have been described

throughout the various recommendations presented in the

report, along with potential solutions for breaking through

road blocks. The following Table 4 summarizes the

obstacles and potential solutions and Table 5 summarizes

 

Transit Village Designation 
Bound Brook has already achieved Transit Village

designation in October 2003.  The Task Force will be

monitoring redevelopment plans and can assist with

overcoming barriers to implementation.  If

recommendations made in this report are pursued by the

community, it will be very important to take advantage of

funding opportunities reserved for Transit Villages. With

all of the current planning efforts and future plans

recommended in this report, it is very important for the

Borough to regularly interact with the Transit Village Task

Force.  Many strategies recommended in this report

include coordination between the Borough and the

County.  This cooperative effort should include regular

meetings with the Transit Village Task Force and the

County to implement the steps involved in the TOD plan. 

 

Implementation Obstacles 
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a

 the overall implementation steps for the Bound Brook Station Area. 

  
 
 
 
 

Whenever the Borough reaches a road block concerning a planning initiative they are investigating,

they should involve the County Planning Board early in the planning process. The Borough is

encouraged to reach out to the County to work as a facilitator and bring the necessary government

gencies and other stakeholders together to brainstorm ideas and develop action steps to overcome
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ite Context 

erville and Raritan Boroughs and parts of Bridgewater

ship are designated as the Somerset County

onal Center by the New Jersey State Planning

mission as part of New Jersey State Development and

velopment Plans. Downtown Somerville is designated

e of three core areas within the Regional Center, and

landfill has been identified as an important

lopment site. This designation provides expedited

ovals and priority status from State agencies for

cts within the Regional Center.  

landfill itself is located in the southwest of the

ugh. Triangular in shape, it is bounded by the NJ

sit Raritan Valley rail line on the north, US Route 206

he southwest and roughly by South Bridge Street on

ast. The site is the largest redevelopment site in the

erset County Regional Center. The Landfill

velopment Area was established in February 1998

amended in 1999. The redevelopment area is

rised of 20 properties totaling 115 acres, of which

orough owns 58 acres.  

ite Analysis 

ting Land Use 
e 11 documents the existing land uses in the

erville landfill and surrounding areas. Somerville

ugh purchased the landfill site in the 1940’s; prior to

the land was primarily used for agricultural purposes.

Borough used the site as a sanitary landfill until it was

d by NJ DEP in the 1980’s. The northwest part of the

(containing wetlands) is also owned by the Borough

is adjacent to the Washington Place neighborhood;

area was not part of the landfill operation. The former

ington NJ Transit Line lies along property owned by

 the Borough and NJ Transit. This rail line was

ved and the land is currently vacant. 

rest of the site has six other property owners

ding:  

chards Fuel Oil Company, a fuel oil delivery service.; 

S Holding Company owns some vacant property 

eviously used as a landfill; 

ivate owners of a parcel that was also used as landfill 

ea suspected to have been contaminated by 

bestos; 
rah Jane’s Restaurant along Route 206 
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southeast parts of the site. 

 

4

he New York Diner 

.C. Liquidation Trust owns the sixth parcel. 

re are some existing small businesses still operating

ng the periphery of the site including a fuel oil delivery

vice, restaurants, and the NJ Transit parking lot. Within

 site, there are two distinct landfill mounds separated

a small creek or drainage swale that crosses to the

thern point of the site. 

vironmental Factors 

ironmental conditions within the study area are

strated on Figure 12. The landfill site, located just

th of the Raritan River, is partially located in the Flood

zard Zone. 

sting wetlands are also present in the northwest

tion of the site.  The wetlands make up approximately

acres and extend along a drainage swale to the

theast corner of the site. The wetlands are categorized

‘ordinary wetlands’ by the New Jersey Department of

ironmental Protection (NJ DEP), and are regulated, but
 necessarily protected. State regulations do require

 6            TOD Opportunities in Somerset County 
hat when disturbing over one acre of wetlands, there be

wo acres provided elsewhere in the development. It is

mportant to note that the wetlands are beneficial to the

ommunity as they help clean the groundwater, regulate

tormwater, and provide  habitat for the local flora and

auna. 

 

The fact that the site was operated as a sanitary landfill as

recently as 1984 is a significant environmental issue.

According to a study conducted by Malcolm Pirnie, NJ DEP

documented an oil spill on the site in 1980.  There was no

documentation of remediation of the spill.  The Pirnie

study also indicates lead contamination in the ground

water and recommends further investigation of

contamination levels. 

 

The vegetation cover on the landfill mounds ranges from

sparse weed growth on the west mound to heavy weed

growth on the east mound. Trees and dense brush are

present along the full length of the central portion of the

drainage swale separating the two landfill mounds, as well

as along the site perimeter along the north, northwest and
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Recreation and Open Space 
Route 206 separates the site from the Raritan River

Greenway, creating a significant barrier between the river,

the landfill site, and downtown Somerville.  The site is

also separated from an existing driving range by Route

206. Consequently, there currently is a lack of open space

and recreation opportunities accessible from downtown

Somerville. 

 

Existing Circulation 
Figure 13 depicts the existing circulation network for the

Somerville Station Area, including roads, transit, and

pedestrian activity. 
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existing parking. existing parking. 

 

Roads Roads 
Surrounding development has adequate roadways to

serve the community.  These are arranged in a grid

pattern to the north, east and northwest of the site. There

is no direct road access onto the landfill site.  However,

some of the properties surrounding the site could provide

opportunities to connect through the site from major

access roads, including Veteran’s Memorial Drive, South

Bridge Street, and Route 206. 

Surrounding development has adequate roadways to

serve the community.  These are arranged in a grid

pattern to the north, east and northwest of the site. There

is no direct road access onto the landfill site.  However,

some of the properties surrounding the site could provide

opportunities to connect through the site from major

access roads, including Veteran’s Memorial Drive, South

Bridge Street, and Route 206. 

  

Public Transit Public Transit 
Existing mass transit includes bus routes 65/66, 114 and

the Express 117 along Main Street; Wheels Route 884

connecting Clinton’s NJ Transit Park-and-ride facility to

the Lebanon and Somerville train stations; and the SCOOT

which also operates through the downtown area.  The

Somerville station is located along NJ Transit’s Raritan

Valley line, running approximately hourly for most of the

day and picking up most of its passengers during peak

hours.  Further information about Somerville’s transit

Existing mass transit includes bus routes 65/66, 114 and

the Express 117 along Main Street; Wheels Route 884

connecting Clinton’s NJ Transit Park-and-ride facility to

the Lebanon and Somerville train stations; and the SCOOT

which also operates through the downtown area.  The

Somerville station is located along NJ Transit’s Raritan

Valley line, running approximately hourly for most of the

day and picking up most of its passengers during peak

hours.  Further information about Somerville’s transit
operations are summarized in Tables 6a to 6c. 

  

 

operations are summarized in Tables 6a to 6c. 

 

Parking is currently provided along most streets, as well

as in the large surface lot that is currently part of the

Landmark Mall. The NJ Transit Station has a large surface

lot. There are two parking garages: one across Veteran’s

Memorial Drive from the station and one that is not well-

connected to the train station via walkways. It is not

clearly visible from the station. Thus, there is ample

existing parking within downtown for the existing uses,

and there is potential with the introduction of new uses to

provide additional parking while improving the access to

Parking is currently provided along most streets, as well

as in the large surface lot that is currently part of the

Landmark Mall. The NJ Transit Station has a large surface

lot. There are two parking garages: one across Veteran’s

Memorial Drive from the station and one that is not well-

connected to the train station via walkways. It is not

clearly visible from the station. Thus, there is ample

existing parking within downtown for the existing uses,

and there is potential with the introduction of new uses to

provide additional parking while improving the access to

Parking Parking 
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Pedestrian and Bikeways 
Downtown Somerville has a very good sidewalk network,

although its condition starts to deteriorate to the south of

downtown.  Sidewalks along Veterans Memorial Drive, for

example, are narrow and have no links to the river or to

the landfill site. There is a multi-use unpaved path on the

north side of US 206 which is underutilized and the

pedestrian tunnel under the tracks at the station is

unpleasant and not ADA accessible. 

 

 
3. Redevelopment Activity 

Within downtown Somerville, several redevelopment and

improvement projects have been initiated or have recently

been approved.  These are described below. 

 
West Main Street Redevelopment 
In February 2004, the Borough’s Planning Commission

adopted the West Main Street Redevelopment Plan (see

References Section) that includes two properties to be

developed as mixed-use and downtown’s “western

anchor”. One of the two sites is the Landmark Mall, which

recently received approval from the Borough Planning

Board for 136,000 square feet of retail, 73,000 square

feet of office space, and 265 luxury apartment units.  
 
Eastern Central Business District 
The Somerville Borough Council designated the eastern

portion of the Borough’s CBD an area in need of

redevelopment. The redevelopment plan is intended to

help diversify the tax base of downtown Somerville while

integrating the existing and future uses in the downtown

area by improving the existing development pattern and

streetscape. A proposal for the redevelopment was

prepared by the Somerville Planning Board, along with a

consultant group, in May 2004
2
. 
 

 

2. Borough of Somerville Planning Board, et al. Redevelopment Plan – 
Eastern Central Business District. Borough of Somerville, May 2004. 
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 vibrant historic downtown, Somerville requires few

ovements to attract new development. However, the

enges that do exist are primarily related to the landfill

 including: 

entifying the contaminants on site; 

mediating the site adequately to accommodate new 

es; 

eserving the wetlands and some floodplain areas for 
en space; 
r

 

 

 P
roviding the right mix of uses and site development 

hasing to complement those that exist in downtown 

omerville, as well as those planned for the new 

edevelopment projects; 

fficiently providing circulation through an irregular-

haped site that lies between a downtown area and a 

ajor state route; and 

ntegrating the site with the downtown and the Eastside

esidential neighborhood. 
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52 
ecommendations 

104-acre landfill site represents a significant

omic and environmental opportunity for Somerville. It

e last large redevelopment site in Somerville and

sents approximately 7 percent of the Borough’s total

 area. Redeveloping the site should entail a

inable, committed approach based on publicly

rsed objectives. The following recommendations are

d on objectives established by local officials and

sentatives and the I-Team. 

ironmental Integrity 
 of the landfill site contains wetlands and lies within

aritan River 100-year floodplain. The wetlands in the

western portion of the site provide necessary

water management ‘services’ and should be

ned. The recommendations for development,

fore, include accommodating new uses without

rbing existing wetlands and utilizing “green

structure” approaches to  enhances these resources.  

critical importance will be the results of an

onmental and water and soils study of the landfill site

ntly underway. The study will identify the level of

amination on site and the cost of remediation. This

impact not only the final development plan, but also

rchitectural approach for different portions of the site

nding upon the types of uses that can be located on

irst floor. 

areas within the floodplain also need to be addressed,

cularly those adjacent to the wetlands that extend

rds Route 206. Landscape treatments including

ral bio-swales as well as specific engineered designs
 to be considered in this area to address the impact

            TOD Opportunities in Somerset County 
f potential flooding.  

ithin this fabric of preserved land, the plan illustrates

pportunities for new recreation space and trails

hroughout the landfill site. These will be critical assets to

erve not only the new residents, businesses, and workers

hat will eventually occupy the site, but also the

urrounding communities that have expressed a strong

eed for attractive and accessible open space. Recreation

ields require flat, dry land in close proximity to a

ecreation center. A recreation center is proposed based

pon a framework of streets and blocks as a first phase in

eveloping the landfill site. Trails are also envisioned to

onnect to existing and new streets within the landfill site,

xtending north and south into downtown, Route 206, and

o the Raritan River Greenway.  

The system will traverse the wetlands through the

proposed construction of elevated trails to enable

pedestrian and bicycle access from neighborhoods to the

north and west.  

 

Respecting the environmental constraints and providing

amenities for the new development and Somerville

Borough results in approximately 40 acres of open space

on the landfill site. 

 

Mixed-use Development 
The landfill’s proximity to both downtown Somerville,

Route 206 and diverse neighborhoods provides a strong

opportunity to connect them socially, environmentally,

and economically.  Dense development with a diverse mix

of uses is needed to optimize the opportunity the rail

station provides. Along with supporting services and

amenities, it will increase ridership, creating a unique and

walkable environment for residents, merchants and

commuters.  

 

Future development of the landfill will strike a balance in

providing retail and commercial services to the area while

complementing, not competing with, the existing Main

Street retail district. The concept plan recommends

focusing retail and commercial uses in the station area,

defined predominantly by a ten-minute walking circle, and

along Route 206 in a dense street grid. All commercial

uses will be integrated within mixed-use buildings

preventing low density strip commercial uses that are

dependent on automobile use. Higher density

development in the station area, ranging from four to

seven story buildings, will contain ground floor retail with
housing and office space above.  
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Further actions to meet this objective include the 

following: 

Negotiate Shared Parking Agreements 
To build a dense, urban transit village while

accommodating the park-and-ride passengers that use

the rail will require a comprehensive parking strategy for

the area. Many under-utilized parking facilities, such as

Post Office Plaza, are close to the station and may be used

by park-and-ride commuters. It is strongly recommended

that the municipality, NJ Transit and/or another agency

negotiate shared parking arrangements as they will

greatly reduce the amount of new parking that will be

necessary. Shared parking is a common theme between

all the station areas, and is discussed in detail in Appendix

A. 

 

Create a “Station Park” adjacent to the Rail 
Station 

he concept plan proposes a new open space to serve as

 central gathering place for the station area and

urrounding neighborhoods. The park will have views to

he station from buildings and streets in the landfill site

nd will be surrounded by active retail and entertainment.

ick-up and drop-off for the station, bus shelters, bicycle

acks, decorative paving, landscaping, lighting and

ignage will all be an integral part of the park, its access

nd its amenities. Depending on the level of necessary

xcavation of the existing NJ Transit parking lot, there

ay be opportunities for including parking below the

quare.  

Enhance the Visibility from Downtown and 
Route 206 

Somerville Station is currently not located on the busy

Main Street corridor, but two blocks beyond downtown

and has limited visibility from the surrounding areas. The

concept plan proposes a landmark building or structure to

be part of the new development to enhance the visibility

of not only the station but also the development on the

landfill site from Main Street and Route 206. The structure

may be a tower element, a mixed-use building or a free

standing public art element. The intent is to create a

distinctive and visible image of Somerville for residents,

businesses, commuters and visitors. 

 

Entertainment venues as well as a new civic building will

be located within this area. Retail and commercial uses

along Route 206 will be designed to exhibit the urban

character that presently exists in Somerville, containing

housing and offices above. A hotel and conference center

will also be located along Route 206 within the proposed
 urban street grid.  
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these approaches can be mitigated. 
 

The exact mix and phasing of retail and office space may

be determined by a comprehensive market study as part

of the next major task of site planning. The concept plan

creates a framework for development opportunities, the

most appropriate being determined by economic research,

local objectives, public participation and private

investment. 

 

A diverse mix of housing is proposed throughout the site

to attract new residents that see the economic, social,

and environmental benefits of a walkable downtown

environment served by transit. Because of the site’s

downtown location, the proposal recommends a variation

in housing densities and types with the overall objective of

promoting concentrated high density development that

financially supports environmental remediation,

infrastructure investment and a pedestrian-oriented

network of streets and services. The housing types include

attached homes, apartment buildings, condominiums,

live-work units and elderly housing. 

 

Create Strong Connections to Surrounding 
Neighborhoods  
The layout of the landfill site development is contingent

upon its ability to effectively link to the surrounding

context. The concept plan is to design a circulation system

that connects with surrounding streets while creating an

internal grid pattern of major and minor streets to serve

the new development. Specific street connections are

discussed under the Proposed Circulation section of the

Concept Plan. 
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Create a Boulevard or Local Access way on 
the north side of Route 206 

One important question relates to the character of US 206

as the design of the adjacent development will depend on

how the community sees the role of this arterial. If its

function is purely to speed traffic past the site, then a

more substantial buffer between US 206 and the parallel

street with fewer access points serving the development is

desirable. If, however, the arterial is to serve as a

gateway to Somerville and mark the transition to a more

urban area, particularly if more urban redevelopment is

sought in the long-term for the strip commercial uses to

the west (around Washington Mutual), then a multi-way

boulevard or similar design should be considered. This

would involve the construction of a local, two-way access

way to the north of US 206, separated from the through-

traffic lanes by a planted median. Table 7 on the following

page provides some examples of the contrasting

approaches. 

 

Regardless of the precise design of the facility, it is critical

to engage NJDOT early and often in this design process.  

The locally preferred option may well include a vision of

Route 206 as a slower-speed street that provides a

transition to the more urban fabric of Somerville. This

might conflict with NJDOT’s concerns with regional traffic

flow. Early discussions may help to identify ways in which



T

 
  
Introduce Traffic Calming 

raffic calming measures, along with the provision of

multiple access points, will protect adjacent

neighborhoods from spill-over and thru-traffic. These

include physical measures, such as sidewalk bulb-outs at

intersections, while turn restrictions (right in, right out)

can be equally effective. 

 
Improve South Bridge Street 
Redevelopment of the light industrial uses on South

Bridge Street will help to improve pedestrian conditions.

Streetscape improvements such as widening sidewalks,

corner bulb-outs and trees will further improve the

pedestrian environment and connections throughout the

downtown area and into the landfill site. It is strongly

recommended that Somerville consider a comprehensive

approach to improving South Bridge Street between Route

206 and downtown. The street’s current character is

comprised of narrow sidewalks, few pedestrian amenities

and a mix of properties that may be considered for

redevelopment with uses more supportive of a pedestrian-

oriented environment. Lighting, signage and traffic

calming at key intersections are an ideal first phase to

begin a long-term transformation of the corridor that

addresses the existing conditions noted above.

Intersection improvements may also be warranted based
on the final landfill development plan. 

 

 
Redesign of Veterans’ Memorial Drive 

Veterans’ Memorial Drive is a major barrier between the

station and new development to the south, and between

the station and the Main Street retail corridor. Four lanes

of traffic may be more than necessary given the present

volumes. A traffic study will determine the feasibility of

reducing it to the suggested 2 lanes of traffic, with wider

ADA compliant sidewalks, 10-hour metered parking on

both sides, bulb-outs at crosswalks, and bike lanes. This

area should incorporate the same attention to streetscape

and facade detail as Main Street. An improved crosswalk

at the station entrance should also be provided to

strengthen links to downtown. The redesign of Veterans

Memorial Drive is included as a Problem Statement in the

Appendices. 

 
Shuttle Service 

The future Raritan-Somerville-Bridgewater shuttle is

planned to skirt along the site, entering Somerville along

Somerset Street. Its diversion via US 206 through the

development site via the Orlando Drive intersection will

add to travel times, and is not recommended initially.

However, this connection is likely to be more efficient and

convenient once a critical mass of community-serving

uses is built adjacent to the station. It is recommended

that major streets through the site be designed to
accommodate transit vehicles. 
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Provide access from Route 206 
Route 206 is a major thoroughfare traversed by over

24,000 vehicles per day. Thus, the ultimate success of the

landfill site development will depend upon access to the

site from both northbound and southbound traffic on

Route 206. Access points from Route 206 must be

carefully designed as the character of this frontage will

represent not only the new development but Somerville as

a whole. Landscaping, lighting and public art must be

considered as integrated components to tying into Route

206. More detail on specific connections to US 206 is

provided in the “Proposed Circulation” section below. Any

proposed access from Route 206 will need to be

coordinated with NJDOT. 
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6. Concept Plan 

Figure 15 presents the overall concept plan for the

Somerville Station Area. The Somerville landfill

development will emerge as the new front door to

Somerville bringing new uses and amenities to downtown

and surrounding communities. Its successful development

will extend and reinforce the urban, pedestrian-oriented

character of downtown, enveloping the rail station within

a dense and vibrant transit village. Where currently the

landfill obstructs local connections, the new transit village

will provide a network of automobile, transit, pedestrian

and bicycle links that will facilitate easy access to

downtown, the rail station, local neighborhoods and to the

green corridor along the Raritan River. New residents

living in a denser, more urban fabric will build a demand

for new retail services, entertainment and other

amenities, all within close proximity to the rail station.

The concept plan for Somerville is envisioned to respect

and enhance open space on-site, reserving at least 40

acres for storm-water management, passive open space

and trails, recreation facilities, and small parks and

plazas.  

 

Proposed Land Use 
The land use concept includes a mixture of uses. The

heaviest concentration of retail and commercial space is

recommended in two areas: along US 206 and within the

core station area. A variety of housing is proposed

throughout the site including units above commercial

spaces, attached townhouses, live-work spaces or stacked

flats, apartments, and elderly and condominium

developments. The uses are nested within a network of

open spaces throughout the site. Consideration should

also be given to encouraging “green building” design

based on LEED criteria
3
. 

rom a workshop held with stakeholders as a part of this

rocess, a wide range of potential uses was suggested

hat is consistent with mixed-use development. Of critical

oncern at the workshop was the desire to allow dense

evelopment, progressively decreasing with distance from

he station, to avoid automobile-oriented, single-use

evelopment.  

he following list includes preferred land uses for the

andfill site identified by workshop participants: 

• Offices 
• Municipal court 

3. LEED: Leadership in Energy and Environmental Design Registered 
Project Checklist:  https://www.usgbc.org/Docs/LEEDdocs/LEED-
NC_checklist-v2.1.xls 
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ommunity serving retail 

estaurants 

ntertainment  

pen Space 

ecreation center 

ix of residential types and densities 

ive/work Housing 

lderly Housing 

otel and conference center 

ditional uses recommended by the 2004 New Jersey

yor’s Institute on Community Design (MICD) include a

 emergency services facility on Veterans Memorial

ve and promotion of commercial development along

nklin Street to complement the landfill redevelopment. 

en Space 
 integrated open space network offers a setting within

ich to develop the mixed-use concept plan, and provide

en spaces for passive and active recreation, within the

tion area and the rest of the site.  

aining wetlands and utilizing green infrastructure

ign elements will allow for a stormwater management

roach that will support new development. The open

ce concept is derived from the existing wetlands,

eams and drainage pattern currently on site, and takes

antage of proximity to the Raritan River. The open

ce network also buffers development from heavy

ffic, while providing adequate green space for

reation. 

ple space also has been proposed for new parks and

zas, providing numerous locations for outdoor activities

 gatherings. The concept plan emphasizes working

h the environmental constraints, and translating them

ng ‘green’ approaches, while investing in public

rovements that utilize appropriate landscaping and

-friendly materials.  

rks & Wetlands 
ge open spaces are located in the northwest and

theast portion of the landfill site where existing

tlands are located. A large portion of these open spaces

l be used for stormwater retention. Adjacent to these

as and along proposed streets, the concept plan

strates opportunities for recreation space and practice
ds.  
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Small plazas and parks are  integrated within the

development. The main plaza, or “Station Park”, is located

at the entryway to the rail station and is surrounded by

retail and office uses. Smaller neighborhood parks are

recommended within the central portion of the

development to provide amenities for new housing while

retaining the smaller wetlands network throughout the

floodplain area. The exact location and design of these

parks will be determined after further environmental and

cost assessment.  

 

Greenways  
 trail system is proposed to take full advantage of the

roposed development and open space network.

edestrian and bicycle trails are proposed along all streets

nd within green spaces creating a network that links the

ail station, downtown, surrounding communities and the

aritan River Greenway. In addition, the 2004 New Jersey

ICD recommends a Davenport Civic Green Corridor

along Davenport Street to create a visual link between

Peters Brook, Somerville Middle School, the downtown

mall redevelopment site, and the landfill site via the

Davenport Street tunnel extension. 

 

Proposed Circulation 
Streets and Boulevards 
Major connections to the surrounding grid are illustrated

on Figure 15 and described as follows:  

• South Bridge Street. Distributing traffic to and from 

South Bridge Street is and important part of the plan. 

Both Second Street and Holly Glen Road may be 

extended into the landfill site across South Bridge 

Street. They will link the neighborhood street and block 

pattern into the landfill area, while at the same time 

being designed to discourage through traffic into the 

Southside Park neighborhood. 

• Davenport Street Underpass. Davenport Street is 

planned to be extended as part of the Landmark Mall 

redevelopment. The intention is to continue the street 

via a rail under-crossing into the landfill site to provide 

a north-south link. The tracks are already elevated, 

allowing a grade-separated crossing to avoid steep 

roadway gradients. The Davenport Street underpass is 

included as a Problem Statement in the Appendix B. 

• Orlando Drive and Route 206 Intersection. The existing 
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intersection is signalized with a jug-handle for ref

fun

and
orthbound traffic to turn left onto Orlando Drive. There

re two options for providing access to the site:  1) left 

urn pockets may be provided for both northbound and 

outhbound traffic in order to slow vehicles turning into 

he site, reduce the amount of land required, and 

ransition to a more urban environment (provided there 

s sufficient capacity to accommodate all turning 

ovements); 2) access to the site for southbound 

raffic may be provided through a reverse jug-handle 

outh of Orlando Drive.  

etween Orlando Drive and South Bridge Street. A new 

ignalized intersection between Orlando Drive and 

outh Bridge Street is important for two reasons: (1) to

rovide additional access for southbound traffic on US 

06, while alerting motorists that they are entering a 

ore urban area; and (2) to provide access for 

edestrians and cyclists to the Raritan Greenway. The 

oncept illustrates a potential location for this 

ntersection in the hope that it will become a main 

ateway to Somerville. 

ncerns have been raised about the feasibility  of

pleting this new signalized intersection. A second

ion is to build an urban type flyover bridge for

thbound traffic to enter the site from US 206 in that

e location, and to allow pedestrians and cyclists to

ess the Raritan River Greenway.  

s option is not the preferred recommendation for

sons of cost, aesthetics, and land consumption. In

ition, the flyover will not give drivers physical cues

t they are entering an urban area where slower speeds

 appropriate. If a signalized intersection is not deemed

sible, a pedestrian and bicycle-only bridge is

ferable, leaving southbound vehicles to enter via

ando Drive. However, if it is pursued, the bridge must

lect the best in contemporary design to serve its

ction as a gateway marker. Public art, lighting, signage
 attractive materials should be integrated in its design.



and is discussed in detail in Appendix A. 
 

Between these connections outside the site, the design

overlays a grid network of streets including alleys for rear

parking access. This grid will need to be adjusted based

upon further information regarding the condition of the

soils on site. The concept illustrates areas where

designated wetlands intersect with the grid and require

specific design attention in terms of landscaping and

storm-water management. 

 

Public Transit 
Main Street will continue to be the main bus transit spine

of Somerville, with services running north to Bridgewater

Commons and east to Bound Brook, Plainfield and

Newark/New York. Provided good pedestrian connections

are made via South Bridge Street, Davenport Street and

at the station itself, these will be easily accessible from

the development site. A limited number of routes will

continue to serve the station directly, as at present. It is

undesirable for all routes to detour to serve the station,

due to the impact on travel times. 

 

In the long-term, additional service may be provided via

the planned Raritan-Somerville-Bridgewater shuttle. While

most local bus service is designed around regional

commuting patterns, the community shuttle will provide

service designed to meet demand for local transit trips.

The route is currently proposed to skirt the site, entering

Somerville along Somerset Street. Diversion via US 206

and entering the development site via the Orlando Drive

intersection will add to travel times, and is not

recommended initially. However, this is likely to make

sense once a critical mass of community-serving uses is

built adjacent to the station. Key streets, particularly the

continuation of Orlando Drive to Second Street, should be

designed to accommodate transit vehicles. 

 

Parking 
NJ Transit currently has more than 400 park-and-ride

spaces in a surface lot on the development site. This can

be reconfigured as follows: 

• A shared-use structure on Veterans Memorial Drive, 

backing on to the rail right-of-way; 

• Negotiated shared-use agreements at the two parking 

decks north of the tracks. NJ Transit may seek to lease 

excess space from the facility owner; and 

• The addition of eight-hour meters on Veterans Memorial
Drive as part of the roadway redesign. 

 

 

It may be appropriate to re-examine the parking at other

stations, such as Bridgewater, where there is less

potential for transit-oriented development. At present,

permit parkers at Somerville drive from a wide geographic

area, including Raritan Borough, Hillsborough Township,

Skillman Montgomery Township, Bridgewater Township,

Metuchen Middlesex County, Bernardsville Borough, and

Branchburg Township, as well as Somerville. This

indicates that there is great potential to move the parking

supply between various stations. 

 

Parking is a common theme among all three station areas
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 Pedestrian and Bicycle Access 
 
 
Two specific projects will increase access to the site fo

 

r

pedestrians and bicyclists: 

 
 
 
 
 
 
 

• Washington Place link. There is an existing informal 

pathway to the station along the rail right-of-way from 

Washington Place, providing direct access from the 

neighborhoods to the north. This may be formalized 

into a pedestrian-bicycle path, and should be 

considered part of a broader link to the station from 

Somerset Street.  

 
 
 
 
 
 
 
 

• Raritan River Greenway link. A new US 206 signalized 

intersection is the best opportunity to link the planned 

Greenway to both the landfill site and downtown. 

Appropriate provision for cyclists will also need to be 

made within the development site; as part of the 

Davenport Street extension/underpass; at a new US 

206 signalized intersection; and within the development

site itself. At the rail underpass, it may be appropriate 

to separate the bicycle lane and sidewalk from the 

traffic lanes, reducing the grade for non-motorized 

users. 

 

It is recommended that bicycle links be considered as part

of broader planning efforts, with particular attention to

links between the regional centers of Raritan, Somerville

and Bridgewater Commons. Most likely, Somerset Street

will provide the best link for experienced cyclists, with

recreational or novice riders preferring the Greenway.  

 

The station has good bicycle parking facilities already,

including lockers, and it is important to ensure that these

are retained following development of the parking and

drop-off area. 

 

The concept proposes a grid network of streets that

includes residential alleys. It may be necessary to adjust

the grid following a recommended soils analysis. Where

the conceptual street grid lies over wetlands, precautions

also need to be taken in terms of drainage of roads,

landscaping and stormwater run-off. More importantly, if

the wetlands disturbance area exceeds one acre, a

mitigation strategy should provide compensation by
doubling the wetlands area elsewhere on site.  
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Proposed Transit and Access Improvements  
Table 8 summarizes the transit and access improvements

recommended for the Somerville TOD station area. 
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strategy develop a detailed and strategic phasing plan. 
 
7. Concept Phasing 

Securing a NJDEP landfill closure permit is the first step in

the master planning process for the landfill site.  The  next

step should include a market assessment to identify cost

and market limitations that will determine a feasible

phasing approach and identify key early action projects.

Discussions must begin on all aspects of the development

beginning with collaborative catalytic projects such as

potential shared parking arrangements with NJ Transit.

The framework outlined in the concept plan is a grid

pattern that is flexible enough to implement the overall

vision ideas, and is strong enough to guide short and

long-term actions. 

 

The station area provides an ideal location for short-term

development activity focused on transforming the existing

surface parking lot into a larger mixed-use district. It will

be necessary to secure and finance potential

infrastructure and public improvements in the form of

street network and connections. This is particularly

important with regard to South Bridge Street and

Veteran’s Memorial Drive, not only to provide for future

development, but to attract new businesses. It is also

recommended that streetscape design and redevelopment

options be explored as soon as possible to facilitate

stronger connections between downtown and the site.

Major infrastructure investments should be considered in

the Borough’s Tax Increment Financing Plan. 

 

 
8. Implementation 

Many challenges lie ahead in moving this concept forward;

environmental contamination, soil conditions and the

commitment of local, regional and State agencies must be

understood up front. Further, a true public process is

required to further refine the desired potential

development program and density, and identify other

public improvements required to minimize impacts on

surrounding neighborhoods. 

 
Land Use Policy / Zoning 
The Somerville landfill site is currently zoned B-6

Shopping Center, which is not consistent with the goals of

the TOD plan.  The current zoning encourages large scale,

automobile oriented uses rather than the tighter, walkable

development concept envisioned for the site. 
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The Borough may want to consider changing the zoning to

B-1 or B-2 (downtown zoning) and, rather than create a

new zoning district, apply a TOD overlay zone to not only

the landfill site, but the downtown area as well.  The TOD

overlay zone should include the following: 

• Allow mixture of uses, including higher density 

residential 

• Allow higher building heights of 4 to 6 stories 

• Provide incentives for shared parking 

• Required sidewalks and other pedestrian connections to 

the transit station 

• Apply contextual design standards to maintain 

community building character 

 

Zoning for mixed use and design standards to

accommodate TOD can be an effective tool for achieving

desired development patterns and types of uses.  The

Borough may also consider strengthening the

implementation of development goals through new

Transfer of Development Rights legislation (TDR).  TDR’s

can be used to transfer higher density residential

development from single family and historic

neighborhoods to the Landfill and other redevelopment

areas to minimize potential community opposition to new

housing.  The Borough should begin by undertaking a

build-out analysis to determine the demand and capacity

for new development in the Borough. 

 
Public Participation 
Public participation has played a major role in this project.

It is vital for the success of new development on the

landfill site that the community helps in its direction. To

successfully implement the concept plan and develop it

further into a detailed master plan, community agreement

on the vision, goals and objectives, and physical

development plan must be carried out.  

 

A decision on optimal building and land use densities

needs to be reached, concurrent with conduct of a market

analysis to assess the nature of the local economy and

predict future growth in housing, retail and industry.

Working with private developers and other interested

stakeholders at this stage will help shape an investment



o

 

 
Environmental Sensitivity 
The Somerville landfill covers a large part of the site.

Therefore it is recommended that immediate

environmental action be taken to prepare the site for new

development. Although most of the site is covered by

landfill, a large portion of the remaining land is wetlands.  

 

The implementation of the final plan for the Somerville

landfill heavily depends on the environmental treatment of

the site. It is recommended that a detailed site analysis,

including a soils study and water quality study, be carried

out to identify the extent of remediation necessary to

accommodate the proposed uses. Similar due diligence

should be conducted for the NJ Transit portion of the site. 

 

A large portion of the site is also within the floodplain of

Raritan River. Although this segment of the river does not

flood as much as others, it is important to take into

account the possibility of flooding when locating uses. 

 

A drainage swale that runs through the site, although

probably created due to the landfills, is now a part of the

site ecosystem. It is recommended that it be protected

and enhanced by integrating it into the open space plan. 

 

Environmental conditions are most often not in the

forefront of discussions on development. In the case of

Somerville’s landfill site, it is imperative to acknowledge

the site conditions, treat them effectively with techniques

that are cost-efficient, and encourage the public to get

involved in the process through education and awareness

efforts.  

 

Multiple Ownership 
While the concept plan described in this report shows the

approach necessary for Somerville to become a vibrant

complement to the activity along Main Street, it is the

partnership of property owners with local leaders that will

help to move the concept into a detailed development

plan. It is this partnership that will be able to achieve the

goals set out for the success of the businesses and

amenities located in this zone. 

 

The Borough may consider purchase of some small

parcels, if necessary, to create a more integrated and
 

comprehensive land use pattern than may be achieved by
nly private action. 

Public-Private Partnership 
Collaboration with the NJ DEP (Department of

Environmental Protection) is important to ensure that all

wetlands regulations are followed, to include buffers

where needed, to carefully introduce new wetlands if

compromising parts of existing wetlands, and to foster

best management practices.  

 

It is strongly recommended that the municipality

coordinate with the officials across the river to implement

the Raritan River open space plan and link it to the open

space system on site, while coordinating with NJ Transit

and Somerset County to attract more commuters and thus

increasing ridership.  

 
Community Support  
There is a need to build community support in Somerville

for this project. Although it appears to be remote from

Main Street, the site is large and will play an important

role in bringing businesses to Downtown Somerville. It is

strongly recommended that community groups and

leaders, along with those of neighboring areas, play a role
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 in shaping the development.  
  
 
 Transit Village Designation 
 
 
 

 
 
 
 
 
 
 

 
 

Somerville was not a approved for Transit Village

designation in the last round of applications.  However, it

has most of the necessary features desired in a Transit

Village.  As this report points out, the case for reuse o
 

 

 

f

the landfill is comprised of many exciting options.  If

Somerville accepts the idea of housing and commercial

expansion on the vacant land near the train station,

another application for TV designation would appear to

have a greater chance of success. The access to more

funding opportunities and expertise offered within the

Transit Village Initiative would significantly aid Somerville

in pursuing its redevelopment goals. 
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C. NORTH BRANCH STATION AREA 
1. Site Context 
Branchburg Township is a suburban community with a variety

of uses, including residential, large corporate campuses, and

strip retail development.  Branchburg is also the home of

Raritan Valley Community College, a 250 acre campus with

nearly 5,000 full and part-time students.  

 

The potential new location for the North Branch Station and

proposed development area for the TOD study lies within the

northwestern portion of Branchburg Township, just south of

the US 22 and Old Route 28 intersection, between County Line

Road and Readington Road. The site is a growing center for

innovative technology and biotechnology businesses, but lacks

associated uses to support these activities or amenities for the

employees. Almost invisible while driving, the site holds great

potential for a vibrant successful transit-oriented

development.  

 

However, relocation of the existing North Branch station is a

substantial investment and will be challenged by limited public

and transit agency funds.  A new station at this location could

only occur through public/private partnership funding between

the Township, NJ Transit, state and federal sources, and

private developers.  Station relocation would also be

dependent on an Environmental Assessment to determine

whether a station at this location is feasible.  Feasibility would

involve an evaluation of environmental, operational, cultural

and historical concerns, traffic and social impacts on the

surrounding community, and a demand forecast to determine

the need for the new station.  This process will also require

ongoing community outreach to build consensus around a new

station. Further details on implementing the station relocation

are discussed in subsequent sections and a Problem

Statement detailing the costs and benefits associated with

station relocation is provided in the Appendix A. 

 
2. Site Analysis 

Existing Land Use 
Figure 16 illustrates the existing land use pattern within the

North Branch Station Area.  The study area contains much

vacant or underutilized land. The primary active uses on the

site include the Midland School, Clariant Corporation, a

shooting range, and small businesses located along Route 22.

The land use pattern mostly consists of office/commercial and

light industrial.  Most of the buildings within the study area

and its surroundings are large pharmaceutical and research

office structures, similar to many suburban corporate

campuses, as well as some manufacturing-oriented uses in

buildings. 

 

Part III – Station Area 
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Environmental Factors 
The North Branch TOD area is located north of the Raritan

River. The large area has a drainage path, running north-

south on the east side of the site between Route 22 and

the rail line. With the stream corridor of Chambers Brook

just south of the site, a number of small wetland areas

exist near the periphery of the site. Along the drainage

path are clusters of large healthy trees. The land slopes

gently down from Route 22 towards the rail line and

Chambers Brook. A small wooded area lies on the other

side of the brook along the southeast edge of the site,

separating it from an existing residential neighborhood.

Apart from the wooded area and the tree corridor, only

shrubs and brush exist in the open space on site. Some

wetlands areas exist on the periphery of the site. 

 

Recreation and Open Space 
While large portions of the site could be developed as part

of the TOD plan, a significant area may be retained as

open space, including the drainage corridor and the

wooded area across the rail line on the southeast portion

of the site. 
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Existing Circulation 

Figure 17 illustrates the existing transportation network 

surrounding the North Branch Station Area.  Elements of 

the circulation network are described below. 
 
Roads 
Bounded by Route 22 to the north, the NJ Transit rail line

to the south and access points from Industrial Parkway

and Meister Avenue from the east and west, the site

currently does not have a connected road network.  Both

Industrial Parkway and Meister Avenue, the primary roads

providing access to the site’s industrial businesses, do not

connect within the site. The only access to the site from

US 22 is a dirt road that ends near the rail line on the east
side of the site. No other roads exist on site. 
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Public Transit  
t the existing North Branch Station, rail headways are

ong and most services on the Raritan Valley Line

erminate at Raritan Station. Only four trips per day run

rom North Branch to Newark, one of which provides

everse commute service. Bus service is also infrequent.

he Wheels 884 runs along Route 22 and Route 28,

roviding approximately hourly service, and travel times

re long due to several deviations from the main highway.

bout half of all trips deviate to serve major employers in

he adjacent Branchburg Industrial Park.   Further details

egarding existing transit service at North Branch Station
re presented in the Tables 10a to 10d. 
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Parking  
The businesses on the site occupy large parcels of land,

most of which is dedicated to employee parking.  Other

uses on the site, particularly the Midland School, are also

adequately served with parking. 

 

Pedestrian and Bikeways 
Pedestrian and bike paths do not exist on the site.

However, the North Branch Raritan River Greenway

currently being implemented will provide a basis for a

connection to the greenway and throughout the site. 
 



3. R

Whil

Tran

focus

unde

 

Rari
Rarit

rapid

gran

comp

stud

partn

alon

 

The 

the 

stud

 

Rou
The 

diver

of p

Coun

Plan”

land

mixe

with

Sust

is loc

 

Amo

plan

redu

land

high

initia

impl

integ

strat

succ

22 C

 

Res
The 

area

simil

Bran

deve

supp

into 

 

edevelopment Activity 

e North Branch is considering participating in the

sit Village Initiative, other projects that create more

ed development around the station area are

rway: 

tan Valley Community College 
an Valley Community College (RVCC) is growing

ly and expanding. It has been awarded a $1.8 million

t from the U.S. Department of Education to support a

rehensive program aimed at assisting at-risk

ents in achieving academic success. The College is

ering with Kean University, which is also located

g the Raritan Valley Rail Line. 

expansions include programs and services throughout

community and municipality targeted to broaden the

ent base and community activities. 

te 22 Sustainable Corridor Plan 
long-term goal of the corridor plan is to transform a

se suburban area into a center with a greater sense

lace and a capacity for sustained growth. Somerset

ty developed the “Route 22 Sustainable Corridor

 to change the corridor into a safe, comfortable,

scaped highway that connects employment and

d-use centers and provides multi-modal options

out drastically impeding the traffic capacity within the

ainable Corridor Regional Center. The Regional Center

ated just east of the study area. 

ng the many elements of development in this area,

 focus is on addressing and improving transit, trip

ction, pedestrian linkages, open space and

scaping, bicycle compatibility, land use strategies,

way improvements and traffic calming. These

tives fully support the Transit Villages program to be

emented at the North Branch station.  The

ration of these elements, along with planning

egies for the development site, will determine the

ess of the North Branch TOD and the adjacent Route

orridor. 

earch & Development 
various research and development facilities in this

, along with other light industries, have spurred

ar projects in vacant sites in the vicinity. The North

ch station area has much to offer in terms of

lopable land. Existing access and infrastructure will

ort more  development that will transform this area
 
a research and development center. 

Part III – North Branch Station Area Development     69 



4.

Wit

Nor

cen

cha

• T

u

• T

• D

i

• P

a

d

• 

• 

• 

• 

complimentary land uses and shuttle connectivity. 
 

 70 
 Key Challenges of TOD 

h the relocation of the station, the underdeveloped

th Branch site has great potential to become a

ter for Branchburg Township. Some of the major

llenges to develop the North Branch site include: 

he outcome of an environmental assessment

ndertaken by NJ Transit; 

he ability to receive funding for a new station; 

eveloping residential neighborhoods that may be

ncompatible with existing industrial uses; 

arcelization – efficiently managing the land to

ccommodate best uses while attaining optimal
ensity and allowing for adequate open space; 

           TOD Opportunities in Somerset County 
Concentrating development nearer the station to

avoid sporadic development or sprawl on site; 

Integrating existing infrastructure in the

surroundings into the site and its uses and

amenities; 

Developing and integrating activities along Route

22; and 

Establishing greater coordination with the College on
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ecommendations 

North Branch transit village is predicated on the

ion to move the station from its current location

 Station Road. The lack of space surrounding the

on makes it impossible to provide adequate park-and-

facilities, drop-off and pick-up zones, or the

rtunity to develop supporting uses and amenities.  

proposed location for the new North Branch Station

on the south side of Route 22 between County Line

 and Readington Road. This location provides strong

lopment potential with approximately 325 acres of

nt and/or underutilized land. The recommended

lopment strategy is derived from a detailed analysis

e site context, as well as the unique opportunity of

ing a denser mixed-use transit village in the core of a

ominantly industrial and residential district. Specific

 elements required  to justify the cost of moving the

on include: 

concentrated development of “mixed-use” – although

e predominate land uses surrounding the area are

dustrial and office facilities, development around the

ation will reflect State-wide goals for transit villages

at include living, working and play facilities; and 

velopment densities will be high enough to justify

oving the station.  The concept proposes to create a

destrian oriented transit village as recommended by

e Transit Village Initiative. 

to the large area of the site, the Township will need

evelop a strategy to implement transit-oriented

iples and provide pedestrian-friendly elements to

ct future development. Proposed development,

ver, will likely have impacts on the surrounding

unity and the public must be engaged to create an

rsed long-term strategy that maximizes the benefits

is opportunity for the entire community.  

following recommendations represent the primary

ctives agreed upon with local representatives, County

 and the I-Team: 

ncentrate mixed-use near the new station; 

tegrate natural/environmental conditions; 

tegrate Raritan Valley Community College into plan; 

eate new neighborhoods to support TOD; 

velop R&D market niche; 

eate strong connections with surrounding areas;  
rengthen the Route 22 corridor. 

 

Concentrate Mixed-Use near the New Station 
The new North Branch TOD will be a compact, densely

developed environment that provides a mix of retail,

institutional, office and residential uses. Initial

recommendations envision new development of three to

six stories to ensure adequate density to capture land

values, offset the cost of acquisition and site preparation,

and, most importantly, create a walkable, pedestrian-

oriented environment around the core station area. The

dense development areas are organized on both north and

south sides of the rail tracks between Meister and

Industrial Boulevards and include almost 70 acres of land.

The concept plan illustrates a mix of uses located within

the development area. The development area is divided

into zones that differ not only in distance from the station,

but also in land uses, density and development guidelines.
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area of approximately 20 acres that stretches south from
Neighborhood retail uses may be located closest to the

station serving both new residents and commuters, as

well as existing residents and employees in surrounding

areas. In the core station area, it is recommended that a

mix of small offices and residential be located above retail

to create a more active and 24-hour environment,

predominantly in 3 to 4 story mixed use buildings. Special

consideration should be given to provide adequate

housing for the elderly around the station given the

current and forecasted increase in residents over the age

of 65, and the need for housing to allow them to age in

place. 

 

New institutional uses are proposed as important

elements in the North Branch transit village, due to the

proximity to the Raritan Valley Community College, and

the potential for incubator and research facilities in this

industrial area. They include a new branch library and

potential Raritan Valley Community College facilities. A

new library will capitalize on the rail station and the

adjacent Midland School, providing new and existing

residents with a new service.  

 

The Community College itself has recently been expanding

its facilities due to large government grants for education.

Located a short distance north of development site, the

College may play a strong role in creating a unique center

and bringing a different and more diverse population to

the station area. Supporting services like a shuttle route

between the College and the rail station will promote a

greater linkage between the two and provide opportunities

for students to commute by public transit. 

 

There may be an opportunity for an office development

near the station provided there is a market demand to

locate near a train station. While this may bring

employees close to public transit, it is important to ensure

that the architecture and development program be

carefully considered to reinforce the activity proposed

around the station.  

 

As a centerpiece for the transit village, two small plazas

on either side of the rail tracks are proposed in the

concept plan. These plazas maintain views toward the

station and provide green public space for residents,

workers and commuters. The main plaza on the north will

be located at the end of the north-south street that

connects to Route 22 from the station.  The street will
incorporate traffic calming measures while providing a
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ront door for potential college facilities, retail and

ousing. 

ue to cost and the current frequency of train service,

oth sides of this dense, mixed-use transit village across

he rail tracks are to be connected by one at-grade

rossing, a common feature for stations along this portion

f the NJ Transit line.  

Integrate Natural/Environmental Conditions 
into Development Approach 
Much of the site consists of vacant, flat land. There are

environmental conditions that need to be viewed as an

asset within the overall development approach: existing

wetlands, watershed, wooded areas, steep slopes as well

as areas that may be contaminated by existing or former

uses. 

 

The site contains a number of designated wetlands and

areas with steep slopes. A floodplain borders a creek at

the southern edge of the site. The areas where these

environmental conditions are prevalent are also some of

the most attractive in terms of native landscape and

scenery. It is possible to preserve these environmental

features and make them an integral characteristic of the

overall development. A buffer of at least 100 feet around

all of environmental features is proposed, enabling the

protection of these spaces as well as providing passive

and usable open space along these buffers. It is also

recommended that, where possible, public access be

maintained to these areas allowing them to be used

frequently and enjoyed by existing and new residents. The

largest area recommended for preservation is the wooded



are short enough to promote ridership.  
the creek to the residential neighborhood beyond the

woods. This is a spectacular natural area; the concept

ensures that the only changes to this area will include a

walking trail to connect to the station. 

 
Integrate Raritan Valley Community College 
with the Station Area 
Nearby Raritan Valley Community College is a valuable

resource for the station area.  The College  has continued

to expand its student base and academic programs,

offering an excellent opportunity to contribute to the new

development with a unique mix of services and programs. 

 

One of the main access roads to the College is the Easton

Turnpike (Old Route 28) which intersects with Route 22

north of the proposed development site. There are

currently a number of small retail uses along this main

road that serve college students and local residents. It is

essential that a main north-south boulevard be created as

the primary access to the development site directly

connecting Easton Turnpike and Route 22 to the new

station area. The boulevard should narrow as it reaches

the transit village core and the circulation system

diversifies into roads, bicycle paths and pedestrian

pathways closer to the station area. Branchburg Township

and the County should also consider an overall design and

access management plan for Easton Turnpike to integrate

the TOD site, the College, and North Branch Village. 

 

Beyond providing a strong linkage between new

investment and an existing institutional asset, the north-

south boulevard will also create a strong gateway at its

intersection with Route 22. The current intersection is only

partially signalized for westbound traffic and left turns.

Full signalization may be required if the new road into the

development site meets Easton Turnpike at a regular four-

way intersection. A traffic consultant will be needed to

thoroughly study the necessary changes to the existing

intersection and estimate associated costs.  

 

Coordinating with the college is recommended to

determine the best pattern in which potential facilities

may be integrated within the transit village. These

facilities may include academic and educational spaces,

research areas, offices and/or other supporting uses that
will contribute to a vibrant station area.  

 

 

To capitalize on these recommendations it may be

necessary for Branchburg Township, the community

college and other partners to pursue the possibility of

creating a dedicated shuttle service for the college. The

service may run along the north-south boulevard and onto

Easton Turnpike directly linking the rail station with the

college. Alternatively, the Wheels 884 shuttle may be re-

routed to accomplish similar tasks provided the headways
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Develop New Neighborhoods to Support TOD 
The transit core will provide an economically strong and

attractive environment in Branchburg Township that will

capitalize on potential investment in the new rail station.

However, the area must not be isolated from major roads

or adjoining developments. Careful consideration should

also be given to potential conflicts between existing and

proposed residential neighborhoods and existing industrial

uses.  

 

It is recommended that development occur both north and

south of the transit core, each zone to have distinct

characteristics that will attract diverse users. The zones

will provide additional residents with supporting uses and

will encourage greater use of the rail station in the future.

The layout of these zones should maximize a pedestrian-

oriented environment where residents can walk to the

station and surrounding services. Approximately 95 acres

of land is currently identified for these neighborhoods. 

 

Of critical importance for these zones are their

development densities. The traditional pattern of

residential construction in Branchburg is single family

detached homes on large lots. To replicate this pattern on

the development site will be highly inefficient,

squandering an excellent opportunity to reinforce the rail

station, minimizing land utilization and creating a strain

on natural resources. The zones, therefore, should be

developed at higher densities with a mix of attached

homes, stacked flats, live-work units and potentially semi-

detached units on small lots. Opportunities for

condominium and apartment buildings may also be

explored at important intersections and closer to the

transit village core. These types of housing units can

result in densities significantly higher than traditional

development in Branchburg, creating a unique product

that creates a strong bustling integrated center of activity.

Two to four story development is proposed, with a mix of

unit types varying from block to block; however, it is

important to test these recommendations against a

comprehensive market study. A market study completed

in concert with physical planning will help to determine

the types of units, price points and sizes appropriate for

the development, as well as associated community
impacts.  
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To support a higher density of housing, the concept

illustrates a grid pattern of streets with alleyways to

accommodate parking requirements. This block system

has great flexibility in terms of the type of housing that

can be developed.  

 

Reinforce Research and Development Market 
Niche 
Growth of the research market niche within Branchburg

has been consistent and focused near the development

site. Large companies such as AGFA and Clariant have

facilities along Meister Avenue east of the site. Taking a

mixed-use approach to the overall development, some

area on site may be allocated for expansion of this sector

of the economy. Recognizing that larger industrial,

research and development, and manufacturing uses are

not compatible with a dense residential and retail core due

to environmental concerns, traffic congestion and the

scale of facilities, the concept plan illustrates preferred

locations for research facilities that are buffered from the

transit village core and surrounding neighborhoods. Using

the existing environmental features of the site as a guide

and buffering system, the western and eastern ends of

the site north of the rail tracks are proposed to

accommodate these uses.  



 

The 103 acre western development site, or West Zone, is

the largest area available for new facilities. It covers most

of the area between the rail tracks and Route 22. Meister

Avenue and Route 22 will provide the main access routes

to these development parcels. A new, non-signalized,

access road to Route 22 should be provided for traffic so it

does not congest the Core Station Area. The existing

wetland and steep slopes form an eastern boundary to the

West Zone.  

 

The East Zone consists of 37 acres of developable land

and lies directly across from the Clariant facility. It is

envisioned as two large development parcels, one

accessed from Meister Avenue and the other from Route

22. To ensure this area does not negatively impact

neighborhoods proposed to the west, a natural buffer is to

be created between the uses. The natural buffer is a new

open space that resembles and connects to other wooded

areas within the site and surrounding it, and may also

serve as a storm-water retention area for both industrial

uses and neighborhoods. The buffer is envisioned as a

passive parkland, with pedestrian and bicycle trails

proposed to link to the larger system of trails through the

area.  

 

In addition to allocating space and the necessary

infrastructure to accommodate more growth in the

research and development sector, Branchburg Township

and its residents must determine to develop a strong

vision for the site; decisions may include neighborhood

character and building typologies, mix of land uses and

densities of development for the different zones. 

 

It is strongly recommended that the Township of

Branchburg develop design guidelines for new and

existing industrial development within the site to avoid

encroachment and disparity of character and appearance

between development zones. The design guidelines may

include recommendations for site design and specific

standards for landscaping, signage, and lighting at the

street frontage of properties. For existing facilities,

Branchburg may wish to pursue streetscape

improvements and work with property owners to make

cost effective but valuable improvements to their street

frontages based upon the guideline’s objectives and

approach. A similar approach should be used for the entire
Easton Turnpike corridor. 
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Create Strong Connections to Surrounding 
Areas 
The site is currently isolated from surrounding streets.

There are no access points from Route 22 and the two

major roads, Meister Avenue and Industrial Parkway, dead

end from the east and west of the site. As these roads

connect to feeder roads to Route 22, connecting them

through the site is a critical first step in improving

connections to the surrounding area. Connections to

Route 22 also need to be provided, as discussed in the

Proposed Circulation section of the Concept Plan. 

 

Between these major connections, a grid network of

streets ensures that the entire development is accessible

and that traffic is distributed among many streets

efficiently.  

 

Strengthen Route 22 Corridor 
Route 22 is currently under-utilized with numerous vacant

properties and little recent investment. The majority of

new investment along Route 22 has occurred primarily to

the east of the site or bordering westbound traffic only.

The development approach must have a strong and

attractive presence along Route 22 as it is the main road

adjacent to the site. This includes adequate access and

strong gateways. 

 

To further support the development of the site, it is

recommended to extend the proposed ‘boulevard’

treatment that is proposed along Route 22 to the east,

through the construction of a local access road. This will

ensure that new development is visible from the highway,

while segregating through traffic from local access traffic,

and avoiding strip commercial types of development. The

Route 22 boulevard will extend across the north of the

entire development site, providing access to new research

and development uses as well as to the mixed-use project

at the intersection with Old Route 28. 

 

The Route 22 Sustainable Corridor Plan (2001) details

lans to redefine Route 22 from a high-speed arterial into

 boulevard or parkway design within the Sustainable

orridor Regional Center. This plan incorporates a

ultiuse trail along both sides of the road, and space for a

uture transit lane. The study area for the plan was limited

o east of the Raritan River, and did not extend to the

resent study area. However, the concept may be easily

xtended east, to incorporate a reduced speed limit and a

ocal roadway for access for new development to the

outh. This is likely possible within the existing right of
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way. 
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study will advance only after additional Township review. 

 

oncept Plan 

overall concept plan for the North Branch Station Area

esented in Figure 19. A new North Branch rail station

e catalyst for transforming 325 acres of under-utilized

 into a vibrant, mixed-use and sustainable transit

e. The overall development approach reinforces the

ets and assets that are already present in the area

uilding strong physical and programmatic connections

allocating space to a range of uses and densities. A

e transit village core is proposed surrounding the new

on. It will be the base of services and activities for the

development and surrounding communities.

nding from this core are new neighborhoods and an

 space network that will provide a unique array of

ational opportunities currently missing in the area as

as buffer housing from nearby industrial uses and

ic. Approximately 115 acres of open space is proposed

part of the plan. 

te-public partnerships will drive the implementation

success of the effort. NJ Transit, local industries,

ship officials and state agencies must all work in

ert to bring the vitality and diversity of uses to the

 The Raritan Valley Community College represents a

erful opportunity to bring college students, faculty

 potentially, new research and development facilities

e transit village.  

osed Land Use 
h Branch’s transit-oriented development is proposed

 mix of uses including residential, retail, office,

ercial, institutional, and industrial. It is the

nization of these uses on the site that allows great

ility while achieving a livable environment. 

site is divided into zones, packaging the parcels into

ageable areas to phase development: 

rth TOD Zone is located on the north side of the

ation. This area, currently part of the nursery, is to be

veloped with institutional uses near the station, with

en space, commercial/retail further north, and

sidential to the west. The institutional land use may

clude a library, learning centers, incubator space, or

mmunity and/or faith-based institutional activities.  

uth TOD Zone  will have more neighborhood retail

d services, some institutional as well as a small park
ea, surrounded by residential. 

 P
orth Zone is further along the north-south axis from

he station, close to Route 22. This area is

redominantly residential with a proposed

oncentration of commercial activity at the intersection

f this axis with Route 22, creating a node of activity.  

outh Zone extends south and east of the South TOD

one and is all residential. 

est Zone lies along the western edge of the site and

orth of the rail line. This zone will accommodate office

nd light industrial spaces. 

ast Zone is a much smaller area east of the North

one, and is similar in land use to the West Zone. 

 land use pattern takes advantage of natural features

 the wetlands and steep slopes to concentrate uses

r the station while providing substantial landscape

fers between this part of the development and the light

ustrial areas in the east and west of the site. This

inates potential problems from land use

ompatibilities. 

h density residential development is recognized as an

ential element of TOD success.  At this time, however,

 Township has reservations about the proposed

idential component, but recognizes that the County

ds to complete the study without committing the

nship to any specific levels of residential development.

 study allows the Township to investigate different

elopment scenarios, including some with a residential

ponent. Any additional work after completion of this
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Proposed Open Space 
An important component of the land use concept is the

open space network proposed for North Branch. It acts

as a buffer between the zones described above, works

as part of the stormwater management system, and

provides large and connected open spaces from Route

22 to the creek south of the site. Pedestrian paths and

bikeways are proposed throughout the site to connect

from the train station to the proposed residential areas

and to the parks and open space network. 

 
Public Parks 
Small public parks are proposed in the station area as

civic spaces and to serve as transition areas between

other uses. It is recommended that they be located

near active areas to provide public space for recreation

and relaxation where they will be visible and well used.

 
Wetlands and Connections 
Existing wetlands are located east and west of the site,

as well as through the site, all running north-south

between Route 22 and the creek. They should be

retained for their importance in the ecosystem of the

site. In addition to serving as part of the stormwater

management system, they act as buffers between land

uses and development districts. The wetlands and

buffer zones also provide continuous open spaces and

parklands for passive and active recreation for the new

population of North Branch.  

 

As seen in the Concept Plan, the wetlands and steep

slopes connect on the west side of the site from Route

22 across the rail tracks and south to the preserved

creek greenway. On the east side, the open space

network extends from Route 22 along the steep slopes

and buffer areas towards the rail tracks. Pedestrian

and bike connections across the rail tracks are

recommended to extend a continuous network to the

creek along this corridor.  
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Proposed Circulation 

Streets 
East-west circulation is provided by linking Meister Avenue

and Industrial Parkway. To the north, access to Route 22

is proposed as follows: 

• Extending Easton Turnpike into the site, creating a

four-way signalized intersection. (The existing 3-way

intersection is signalized only for westbound traffic and

left-turn movements; additional signals will need to be

installed). This will be the main gateway to the site,

and as such requires particularly careful landscaping,

signage and lighting to create a memorable entrance.  

• An unsignalized entrance between County Line Road

and Easton Turnpike where industrial uses are

proposed. If possible, left turn pockets should be

provided in the median, allowing access from both

eastbound and westbound traffic. 

 

Between these major connections, the concept plan

illustrates a grid network of streets, ensuring that the

entire development is accessible and that traffic is

distributed among many streets.  

 

Transit 
Both bus and rail transit at North Branch will have three

main functions: 

• Providing access to jobs for residents of existing and

new development. This will be primarily attractive to

residents commuting to Newark and New York City, but

will also provide an option for commuters to Somerville

and other destinations. Rail service will be the primary

mode for this group.  

• Providing access to jobs for employees. The Wheels

shuttle already serves many of the industrial uses, with

some riders transferring at Somerville station. A

relocated rail station, with good street connections, will

provide additional commute options, although the

current schedule provides only one reverse commute

trip per day. The majority of the existing light industrial

uses are within 0.5 miles of the station, meaning that

the emphasis may be placed on improving pedestrian

and bicycle access. In the longer-term, however,

shuttle service might be considered, particularly if

reverse commute headways are improved.  

• Serving non-commute trips. Connections to

Bridgewater Mall and Somerville are of primary
importance here, via Wheels from rail stations. 
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transit and other neighboring uses. 

 

For the rail station to truly function as a centerpiece of a

mixed-use transit village, the frequency of service must

be improved to serve the new population and provide a

competitive alternative to driving. Since most service

terminates at Raritan, rail headways are currently very

long and in the morning there is only one train that

provides reverse commute service. Shorter headways –

including reverse commute – will be essential if the new

development is to function as a true transit village. These

will be enabled by NJ Transit’s planned Whitehouse siding

project to increase morning to High Bridge. 

 

West of Raritan, the line is single track. In order to

preserve future operational flexibility, right-of-way for an

additional track may be reserved in the station as

development moves forward.  

 
Shuttles 
Besides rail service, local bus and shuttle service may be

improved to better serve existing communities and the

new development. The Wheels 884 shuttle provides some

limited service to the light industrial uses, partly because

of the additional travel time caused by the lack of a

complete street network. Once the proposed street grid is

complete and a critical mass of land uses (particularly

college facilities) has opened, most or all Wheels 884 trips

may be routed through the site, since this can be

accomplished with minimal travel time impacts for

through passengers. The shuttle may enter via the

continuation of Old Route 28, exiting via Meister Avenue

or Industrial Parkway and rejoining Route 22 at County

Line Road. Additional short-line trips between the new

development and Somerville, via Raritan Valley College

and Bridgewater Commons, may be justified depending on

ridership. 

 

Initially, at least hourly frequencies should be provided

between North Branch and Somerville, particularly if rail

service enhancements have not yet been implemented.

Existing travel time ranges from 25 to 50 minutes,

depending on time of day and the exact route, and at

least two vehicles will be needed to provide half-hourly

service. Opportunities should be taken to streamline the

route so that a more attractive service is provided not just

through enhanced frequencies, but also through shorter

travel times. 

 

In the long term, Route 22 is the logical core transit spine,

and so it is important to create as many north-south
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street connections to it as possible and ensure that
evelopment addresses not just the rail station to the

outh but the Route 22 corridor to the north. 

Parking 

North Branch is always likely to have relatively limited

park-and-ride demand. Stations to the west are a more

logical intercept for motorists along Route 22, while

Raritan or Somerville will tend to intercept trips from

Route 202, particularly given limited headways west of

Raritan.  

 

This means that the station catchment area is localized,

and limited parking and roadway capacity are needed.

Instead, the emphasis should be on providing good

pedestrian and bicycle connections to the station. While

parking can be replaced at the station, it does not need to

be immediately adjacent, and can be shared between



 

This also means that transit trips generated from new

development will be critical in justifying the relocation of

the station, as increased ridership will be drawn from a

limited catchment area. 

 

Parking is a common theme among all the station areas,

and is discussed in more detail in Appendix A. 

 
Pedestrian and Bicycle Facilities 
A critical component in creating strong connections to the

surrounding area is the provision of pedestrian and bicycle

trails through the site. Apart from providing adequate

facilities for these recreational activities along local and

major streets, it is recommended that opportunities for

additional trails be explored within the existing natural

features of the site to provide a recreational resource for

residents and employees. This includes a multi-use path

and bridge over the creek to provide pedestrian and

bicycle access to the station, school and commercial

development from the residential neighborhoods to the

south. The proposed trail network includes links to local

industrial uses, particularly AGFA and Clariant, to provide

more direct access to the station and retail facilities. 

 

In addition to new trails, existing roadways may be

renovated to accommodate wider sidewalks and bicycle

lanes. Meister Avenue and Industrial Parkway are key

streets to implement this improvement project as they

were originally designed to carry automobile traffic only

and have no pedestrian-friendly amenities. Sidewalks

along these streets will make it easier for employees in

the industrial uses to commute by train. It will also allow

them to walk to restaurants and shops in the new TOD

Zone. 

 

With sufficient right-of-way, bike lanes will be beneficial in

addition to sidewalks on Industrial Parkway and Meister

Avenue. They will be important in narrowing effective lane

widths, in turn reducing speeds and reducing the potential

for cut-through traffic seeking to avoid congestion at the

County Line Road intersection.  

 

Also, if college facilities are provided at the station, bike

lanes or a path along Route 28 and its extension will

provide an invaluable link. 

 

Pedestrian and bicycle facilities also need to be provided

to the north to create a strong link between the station

and Raritan Valley College. Good pedestrian connections

to both sides of US 22 will also provide access to transit
services that run along this corridor. 
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To the south, the paths will also need to connect to the

planned “Riverwalk” bikeway and trail system. This 13-

mile facility would run along the river between North

Branch and Neshanic Station. 

 

Retrofitting Industrial and Meister Avenues with sidewalks,

bike lanes, a multi-use path and creek crossing is included

as a Problem Statement in Appendix B. 

 

Traffic Study 
Once development plans are more concrete, a traffic

study will need to consider the detailed impacts of new
vehicle trips and connecting Meister Avenue and Industrial
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arkway. The following intersections will need to be

nalyzed in detail: Meister Avenue and County Line Road;

ndustrial Avenue and County Line Road; County Line

oad and Route 22; Readington Road and Route 22; and

aston Turnpike and Route 22. 

Proposed Transit and Access Improvements 
Table 11 summarizes the proposed transit and access

improvements recommended for the North Branch TOD

station area. 
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oncept Phasing 
first step in the concept phasing is to prepare a

unity impact analysis and fiscal testing of this

osal and any other conceptual design scenarios for

North Branch TOD. The development of a publicly

rsed master plan is the immediate next step and

t include a market analysis, as well as environmental

ssment. Cost and market limitations will help to

e the development in the East and West Zones.   

 connections and public improvements to existing

structure are necessary prior to any major

lopment carried out on site, due to existing lack of

ss. It is recommended that a strategic site with

ntial for a catalyst project be chosen to spur further

lopment and attract additional investment. 

mplementation 

d Use Policy / Zoning 
North Branch study area is located entirely within the

ndustrial (3 acre) zoning district, which is consistent

 the existing land uses and character of the site, but

rally inconsistent with the proposed TOD concept.

ugh the concept includes areas that may be allocated

ight industrial or research and development use, the

all intention is to encourage a mix of uses, including

ential.   

potential incompatibilities between land uses are

ed in the concept by locating these uses such that

 are buffers, visual and physical, between them. 

Township has already begun to study the potential for

ting mixed use zoning on the study site; this work

complemented by the onset of this study.   

e it is somewhat premature to recommend land

lations for the site based on a very general land use

ept, the Township could begin to explore the idea of a

 overlay zone with similar standards as those

ribed for Somerville.  The overlay zone would protect

existing  industrial zoning status for current

owners, while opening up new possibilities for more

etable residential and mixed use development.    

Township should also explore the use of Transferable

lopment Rights legislation to implement the TOD
. 

 

Public Participation 
Continued public participation will play a significant role in

this project. It is vital for the success of new development

that the community helps guide and feel vested in its

direction. To successfully develop the concept plan into a

detailed master plan, the articulation of a public vision,

goals and objectives is critical.  

 

A decision on optimal building and land use densities

needs to be reached in concert with market analysis.

Working with private developers and other interested

stakeholders can assist in development of an investment

strategy. 

 
Environmental Sensitivity 
Although the North Branch site has few environmentally

sensitive features, the existing wetlands, natural slopes

and vegetation must not be ignored. Careful planning and

development of a detailed master plan should be sensitive

to the existing natural features and help preserve and

enhance them. It is suggested that the Township

coordinate with State and private officials to implement an

integrated open space plan within which the development

will occur. 

 

Multiple Ownership 
At present, the site ownership lies with multiple property

owners. An integrated development is difficult to achieve

in this situation. Therefore, property acquisition or

agreements are recommended for key sites that will help

to establish the TOD center. Subsequently, it is suggested

that the Township work with property owners, along with

interested developers, to establish a set of guidelines

within which to make improvements to their properties or

to start new development.  

 
Public-Private Partnership 
Due to limited public and transit agency funds, relocation

of the North Branch station could only occur through

public/private partnership funding.  A public/private

partnership would enable Branchburg Township, Somerset

County, and the Transit Village Task Force to partner with

NJ Transit to move the station by facilitating development

around the station and leveraging the private sector’s

desire to develop TOD projects.  Private developers,

businesses and investors can provide an important source

of revenue for enhanced transportation services. Effective

public-private partnership planning requires careful
promotion of the project benefits to the private sector.
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Support can take the form of capital contributions,

matching capital grants, cost sharing, or joint

development of transit facilities. In addition, the private

sector can provide management and marketing support to

public transit operations.  

Support can take the form of capital contributions,

matching capital grants, cost sharing, or joint

development of transit facilities. In addition, the private

sector can provide management and marketing support to

public transit operations.  

  

Branchburg Township will also need to coordinate with NJ

Transit to prepare an environmental assessment to

determine that a station at this location is feasible.

Feasibility will involve an evaluation of environmental,

operational, cultural, traffic, and social impacts on the

surrounding community, and a demand forecast to

determine the need for the station.  This forecast should

incorporate increased ridership associated with proposed

TOD development.  

Branchburg Township will also need to coordinate with NJ

Transit to prepare an environmental assessment to

determine that a station at this location is feasible.

Feasibility will involve an evaluation of environmental,

operational, cultural, traffic, and social impacts on the

surrounding community, and a demand forecast to

determine the need for the station.  This forecast should

incorporate increased ridership associated with proposed

TOD development.  

  

Collaboration with the NJ DEP (Department of

Environmental Protection) is important to ensure that all

wetlands regulations are followed, including buffers where

needed, and to carefully introduce new wetlands when

consuming parts of existing wetlands.  

Collaboration with the NJ DEP (Department of

Environmental Protection) is important to ensure that all

wetlands regulations are followed, including buffers where

needed, and to carefully introduce new wetlands when

consuming parts of existing wetlands.  

  

Coordination with NJ DEP will also be necessary to

implement the Raritan River open space plan and extend

it to the creek south of the site, linking it to the open

space system on site. Coordination with Raritan Valley

Community College and Ridewise will be required

regarding proposed shuttle service. 

Coordination with NJ DEP will also be necessary to

implement the Raritan River open space plan and extend

it to the creek south of the site, linking it to the open

space system on site. Coordination with Raritan Valley

Community College and Ridewise will be required

regarding proposed shuttle service. 

  
Community Support Community Support 
There is a need to build community and business support

in Branchburg Township to build consensus for moving the

station to the new location. Although it appears to be

remote, the new location is central to a potentially large

employment center. The site is expansive and will play an

important role in bringing a greater variety of businesses

to Branchburg Township. It is strongly recommended that

community groups and leaders, along with those of

neighboring areas, play a role throughout the duration of

the development.  

There is a need to build community and business support

in Branchburg Township to build consensus for moving the

station to the new location. Although it appears to be

remote, the new location is central to a potentially large

employment center. The site is expansive and will play an

important role in bringing a greater variety of businesses

to Branchburg Township. It is strongly recommended that

community groups and leaders, along with those of

neighboring areas, play a role throughout the duration of

the development.  
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Transit Village Designation Transit Village Designation 
In Branchburg Township, the proposed new North Branch

Station would be the first “new town” transit-oriented

development project in New Jersey.  This is an

unparalleled opportunity to incorporate the design

features of compact, mixed-use development with

walkability and pedestrian access into an auto-dominated,

dispersed built environment.  If the community decides to

pursue such a vision and adopt a redevelopment plan

along the lines suggested in this report, achieving the

Transit Village designation would strengthen its case with

NJ Transit for moving the current station to a new site. In

order to strengthen the case for relocating the station,

high quality mixed-use development will need to take

place since vehicular access is limited and the proposed

TOD site would not be suitable for a regional park and ride

location. 

  

As discussed previously, Transit Village Designation brings

the benefits of more funding opportunities and access to

expertise and assistance at the State level. 

As discussed previously, Transit Village Designation brings

the benefits of more funding opportunities and access to

expertise and assistance at the State level. 

  

The overall implementation steps for the North Branch

Station Area are summarized in Table 12. 

In Branchburg Township, the proposed new North Branch

Station would be the first “new town” transit-oriented

development project in New Jersey.  This is an

unparalleled opportunity to incorporate the design

features of compact, mixed-use development with

walkability and pedestrian access into an auto-dominated,

dispersed built environment.  If the community decides to

pursue such a vision and adopt a redevelopment plan

along the lines suggested in this report, achieving the

Transit Village designation would strengthen its case with

NJ Transit for moving the current station to a new site. In

order to strengthen the case for relocating the station,

high quality mixed-use development will need to take

place since vehicular access is limited and the proposed

TOD site would not be suitable for a regional park and ride

location. 

The overall implementation steps for the North Branch

Station Area are summarized in Table 12. 



 Part III – North Branch Station Area Development     85 



u
p
a
a
C
t
 
N
n
t

 
 
CONCLUSIONS / NEXT STEPS 

 
 
 
 
 
 
 

Somerset County is in an advantageous position to make
se of the various New Jersey smart growth policies and
rograms that support Transit Oriented Development, in
ddition to the Transit Village Initiative.  The TOD study
nd the Transit Village Initiative can provide all Somerset
ounty communities with the tools and programs needed
o implement TOD planning. 
 
 

 
 
 
 
 
 

J Department of Transportation (NJDOT) and NJ Transit
eed to collaborate to make this TOD project, and those
o follow, efficient and successful. There is also a need fo

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 

r
these agencies, along with Somerset County, to secure
funding for implementing the initiative, including design
work for local projects that propose to improve some of
the station areas. 
 
Another important step is to have cooperation among the
municipalities and County to pursue bus TOD along
Routes 27 and 28 corridors. This will help achieve a more
sustainable region in terms of transit, traffic, pollution and
consumption, while promoting Smart Growth as defined
by NJ State Planning Board. 
 
With the three pilot TOD communities of Bound Brook,
Somerville, and North Branch leading the way, Somerset
County is now poised to become a model community for
showcasing the benefits of sustainable growth through
transit oriented development.  Each pilot community has
now established a conceptual design framework upon
which to create viable development and redevelopment
opportunities based on individual community goals and
objectives.  The next logical step is to take the conceptual
plans to the public and build consensus for how the
refinement of the TOD concept should occur while seeking
 
 
to leverage private sector investment. 
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APPENDIX A 
MPLEMENTATION AND FUNDING 

 
Somerset County has a deep involvement in this TOD
Initiative. Apart from the specific station area
recommendations, some overarching guidelines for TOD
development in the County need to be established for
success, and for the project to act as a model for future
transit-oriented development.  
 
The following are common issues relevant to  all three
TOD sites. They include density and mix of uses, parking,
access from major roadways, and performance measures. 
 

1. Density and Mix of Uses 

While there is no formula for the right mix of uses and
density required in a TOD, there are some general
guidelines that can be followed to maximize the likelihood
for TOD success.  
 
In general a good mix of uses may include smaller scale
service retail, civic uses and/or public activity centers,
offices, restaurants, entertainment facilities such as
theaters, and even recreation use.  However, one thing
that is essential for TOD success is residential
development at densities higher than traditional suburban
subdivisions. Station area development should also
include a mix of housing types to accommodate a variety
of consumer needs, including apartment buildings,

townhouses, twins, single family detached units on small
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ots, and senior housing.  Senior, or age-restricted
ousing, including assisted living units, congregate care
acilities, and active adult communities, is an ideal
lement of TOD, providing increased mobility options for

the elderly.    

Determining the optimum parking capacity involves
complex trade-offs, as shown in Table 13. On the one
hand, parking provides access for park-and-ride rail users,
and eases development financing and marketing.  

 
The precise density required depends on the individual
vision and goals of a community.  In general, however, for
a TOD to achieve critical mass for transit ridership,
walkable distances, and support for retail and other non-
residential uses, it is important to have a relatively dense
residential base.  

 
2. Parking 

Parking is an important issue in all three station areas for
both passenger use and to support development. In each
case, there are two key questions that need to be
answered: how much parking is required, and how it may
be managed and shared among different uses. 

 
Parking Capacity 



Carmel, CA; Cleveland, OH; and Iowa City, IA. 
On the other hand, ample parking can exacerbate traffic
impacts, take land from primary uses, and make the
development less transit-oriented. Reduced parking ratios
signal that many residents, employees and visitors will be
riding transit; if parking is provided in standard ratios, by
definition it is not transit-oriented. 
 

Table 14 provides data for vehicle availability per

household for each station area. These figures indicate a

substantial market for housing near TOD areas, with less

demands for traditional dedicated parking and more

dependence on mass transit and interconnected

sidewalks/trails: 

• In Transit Villages across the State, there are 36%

more households with no vehicles, compared to the

surrounding municipality. In addition, 27% more

workers use transit to get to work.  

• Some park-and-ride commuters who live close to the

station, but still drive and park, for example, at North

Branch, 17% live within 1/2 mile, but only 6%

walk/bike to the station due to the lack of sidewalks.

There is considerable scope to free up parking spaces

for other users by improving pedestrian conditions. 

• Bound Brook and Somerville station areas in particular

have many households with no vehicle. More than 20%

of rental households have no vehicle, together with 6%

of owner-occupiers. However, transit mode shares are

still low – only 3-5% of station area residents take
transit to work in the two municipalities. 

 

 

In addition, it may not be necessary to replace all of the
NJ Transit commuter parking, for several reasons: 

• Stations on the Raritan Valley line are relatively closely

spaced, and many drivers can easily reach two or more

stations. It may be desirable to concentrate commuter

parking at stations that have less potential for transit-

oriented development, and which have good highway

access, such as Bridgewater. 

• Some of the parking can be provided through shared-

use agreements (see below). 

• It may be more cost-effective to invest in alternative

access strategies to increase ridership, such as feeder

transit, pedestrian and bicycle improvements.

Particularly if structured parking is used, the capital

cost alone can reach $30,000 or more per net new

space (i.e., once the number of existing surface spaces

is subtracted). 

• The transit-oriented development proposals will

generate a significant amount of ridership, which may

produce a net increase in ridership even without full

parking replacement. 

• If there are concerns that the parking supply may be

inadequate, one useful option is to create landscape

reserves. These can be converted to parking at a later

date if required. This approach has been successfully

used in cities throughout Oregon, and others such as
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Parking Management 
The way in which parking is managed is just as important
as the quantity of supply. There are two key principles
that may be usefully applied in the station areas: 
 

Share Parking Between Multiple Uses 
Shared parking allows for the most efficient use of parking
supply by serving different land uses that have different
times of peak demand. For example, a park-and-ride lot
or office use with demand peaks during the day can share
parking with restaurants, where demand is greatest
during the evenings, and/or residential uses, where
demand peaks are in the evenings, nights and on
weekends. Shared parking also allows the supply to be
used more efficiently, since peaks in demand are
smoothed out by the larger number of users.  Spreading
high utilization throughout the day can improve cash flow
for operators as well. 
 
Shared parking works with any number of different types
of parking – on-street (ideal), public off-street (simple),
and private parking (where success depends on physical
access, design, and the willingness of the owners). There
are several considerations that need to be addressed to
promote shared parking in the three station areas: 

• Design parking so that it can be shared. This means

that there may be pedestrian entrances directly on to

the street, and vehicle and pedestrian access may be

designed so that there are no security issues with

multiple users.  

• Maximize the amount of on-street parking. This is the

easiest type of parking to share, since there are no

access or ownership restrictions. 

• Identify an organization to manage the common

parking supply. This might be the municipality, a

Business Improvement District, a dedicated Parking

District, or other organization. As well as managing new

public garages, it will seek to lease surplus parking

from private owners at designated times of day,

assuming operational and liability responsibilities.  

 

Price Parking to Maintain Availability 
While parking is often provided at no charge to the user, it
is never free. As well as the capital costs of construction
and operational expenses such as security and
maintenance, the opportunity cost of the land needs to be

taken into account. Parking prices can be used to recover
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at least some of these costs, and also achieve a range of
local goals. For example: 

• By increasing prices when facilities reach 90-95%

capacity, availability can be maintained. This strategy

may also be useful for NJ Transit commuter parking,

using prices as a signal to direct commuters to stations

with under-utilized facilities. 

• Prices can discriminate between different users. For

example, free or low-cost short-term parking can

attract shoppers, while charges for all-day parking

mean that employees and rail commuters will be

encouraged to walk or bike.  

• Higher prices can be charged for premium spaces, such

as reserved, non-shared spaces or those closer to a

destination. Many residents prefer dedicated, reserved

spaces – these can be offered, but at a higher price to

encourage the sharing of parking. 
 

“The right price for curb parking is the lowest price 
that keeps a few spaces available to allow convenient
access. If no curb spaces are available, reducing 
their price cannot attract more customers, just as 
reducing the price of anything else in short supply 
cannot increase its sales. A below-market price for 
curb parking simply leads to cruising and congestion. 
The goal of pricing is to produce a few vacant spaces 
so that drivers can find places to park near their 
destinations. Having a few parking spaces vacant is 
like having inventory in a store, and everyone 
understands that customers avoid stores that never 
have what they want in stock. The city should reduce 
the price of curb parking if there are too many 
vacancies (the inventory is excessive), and increase 

it if there are too few (the shelves are bare).“ 4 

 
Underpricing curb parking cannot increase the number of
cars parked at the curb because it cannot increase the
number of spaces available. What underpricing can do,
however, and what it does do, is create a parking
shortage that keeps potential customers away. 
 

4. Kolozsvari, Douglas and Shoup, Donald (2003), “Turning Small     
Change into Big Changes,” Access, Fall 2003, pp 2-7. 



3. A

Two 
have
bord
deali
comm
stree

T

a

 
If th
of h
betw
eithe
buffe
may
reco
 
If, h
comm
then
form
Rout
park
imm
plan
appr
Park
the 
deve
vehic
 
Rega
shou
that 
urba
wher
cycli
favo
force
lane 
 

4. A

The 

The 

need

wide

grow

high

 

ccess from Major Roadways 

of the station areas – Somerville and North Branch –
 particular access challenges, since major arterials
er the sites. There are two alternative approaches for
ng with this issue, and the choice will depend on the

unity’s vision of the long-term character of the
ts. 

ey are seen solely as a means to carry a large volume
igh-speed traffic, then a greater buffer is necessary
een the development and the arterial. Access will
r be from a side street, or a parallel roadway
red from the main arterial. While the adjacent uses

 still be visible from the main arterial, it is
mmended that the main entrance not front on to it. 

owever, the arterials are seen as a gateway to the
unity, marking the transition to a more urban area,

 a different approach is desirable. This can take the
 of a multi-way boulevard, as recommended for
e 22 east of the Raritan River. An access road, with
ing on one or both sides, will be constructed
ediately adjacent to the arterial, separated by a
ted median. The best regional examples of this
oach are perhaps Eastern Parkway and Ocean
way in Brooklyn, NY. The multi-way boulevard allows
arterial to carry through traffic, while enabling
lopment to address the street with good access by
le, foot or bicycle.  

rdless of which option is pursued, intersections
ld  be carefully designed to give cues to motorists
they are leaving the arterial and entering a more

n area, where slower speeds are appropriate and
e they can expect to encounter pedestrians and
sts. For this reason, jug-handles are to be avoided in
r of left-turn pockets with tighter turn radii, which
 motorists to slow. Gateway treatments and reduced
widths also provide appropriate cues. 

ccess Standards 

widths of other streets will depend on their function. 

need to easily accommodate transit and truck traffic 

s to be balanced against the detrimental impact of 

 streets on pedestrian comfort and safety. There is a 

ing body of literature that associates wider lanes with

er speeds and crash rates.   
 

he following should be considered when determining 

ppropriate widths: 

• The County Traffic Road and Bridge Handbook, which

should be used for County roads. 

• The AASHTO “Policy on Geometric Design of Highways

and Streets” recommends that lanes on local urban

streets should be 9’10” to 10’10” wide.   

• The NJDOT publication, “Flexible Design of Main

Streets,” recommends 11”” wide lanes, or 14” for

shared lanes, although these are for State highways

with higher traffic volumes and more truck traffic. 

• Bicycle Accommodations. Communities with an ideal

grid system can accommodate on-street bicycle lanes

with no need to design separate off-street paths. On-

street bicycle lanes should be provided on busy streets

– generally those that have traffic volumes of 2,000 or

more vehicles per day. A minimum bike lane width of 5

feet is required, provided that any adjacent parking

lane is at least 8 feet wide. On-street bike lanes should

be designed to connect with the Raritan River

Greenway and other regional bike path systems. 

• Emergency Vehicle Access.  For emergency vehicles,

the most important element of street design is the

accessibility afforded by a well-connected network of

streets. The street pattern should provide at least two

routes to any street within the community, reducing the

risk that an emergency vehicle will find its access

blocked. A street pattern composed of a single

entry/exit spine with all destinations located on dead-

end branches of the spine presents difficult challenges

for emergency vehicle access. 

 
 
5. Performance Measures 

Performance measures allow a community to identify how
successful a project is based on tangible evidence.  In the
case of TOD, performance measures generally relate to
the effectiveness of the transportation system, including
vehicular, transit, and pedestrian circulation, and the
economic and social impacts of associated development.   
 

Transportation Measures 

Transportation performance is generally measured in
terms of “Level of Service” and “Trip Generation” and
includes specific measures for automobile, transit,
pedestrian, and bicycle mobility. 
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a busy, vital, urban commercial street.  
 

Since the post-War era, most cities have adopted
Automobile Level of Service (LOS) as their primary
transportation system performance measures. Auto LOS is
highly useful since it is easy to measure, and it can
effectively estimate auto congestion, a factor of great
concern to most municipalities and citizens. At
intersections, Auto LOS estimates the average seconds of
delay a motor vehicle will experience. Most local
jurisdictions use a letter scale from A (less than 10
seconds of delay) to F (more than 80 seconds of delay),
but others add additional letters (G, H) to denote further
delay. 
 
Similar measures are available for street segments in
between intersections, using both a letter scale as well as
a numerical volume-to-capacity (v/c) ratio. V/C ratios
take the total number of vehicles on a given stretch of
roadway and divide by the capacity of that road to handle
cars. A v/c ratio of 0.80 or lower represents free-flow
conditions, while a ratio of 1.20 represents very congested
conditions. 
 
While useful for estimating the effects of congestion on
motorists, Auto LOS and v/c ratios do not offer the full
picture of a transportation network in places such as
Somerset County. First, by focusing on spot locations,
they say nothing about the ability of the overall
transportation network to carry traffic. For example, they
do not allow planners to estimate actual average travel
time – the factor that motorists care most about – among
various destinations.  
 
Secondly, and more importantly, these measures estimate
delay only to vehicles, not people. A bus with 50
passengers on board is counted the same as an
automobile with one passenger. In order to improve Auto
LOS at a given intersection, for example, traffic engineers
can remove bike lanes or transit priorities in order to give
more accommodation for cars. The result may be that the
intersection can handle more vehicles but fewer people.
While this result may present short-term benefits for
those who drive, it will contradict the County’s goals for
transit-oriented development. In the long-term,
moreover, as population and employment grow, managing
the transportation system with an exclusive focus on auto
congestion paradoxically results in more auto congestion
than an approach that considers all modes. 
 
Instead, a wider set of transportation performance
measures is recommended for use in the three station
areas, and possibly in the wider County. These are

calculated as described below. 
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Bicycle Level of Service 
Recent research has resulted in two emerging national
standards for bicycle level of service: 

• Bicycle Compatibility Index, developed for the Federal

Highway Administration  

• Bicycle Level of Service, developed for the Florida

Department of Transportation  
 
Both are similar, in that they employ a formula to take
into account various roadway design features and traffic
characteristics, and express results on a scale of A
through F. Grade “A” represents the best conditions for
bicycles. The Bicycle Compatibility Index (BCI) is the best
established of the two measures, and is recommended for
use here to assess quality of service on key bicycle routes.
The BCI requires the following inputs, many of which will
need to be estimated at the pre-development stage: 

 
Geometric and roadside data 

• Number of through lanes 

• Curb lane width 

• Bicycle lane or paved shoulder presence and width 

• Area character (residential or non-residential) 

Traffic operations data 
• Posted speed limit 

• 85th percentile speed of motor vehicles 

• Average Annual Daily Traffic volume 

• Percentage of traffic constituted by trucks 

• Percentage of vehicles turning right into driveways or

minor intersections 

Parking data 
• Presence of on-street parking 

• On-street parking occupancy 

• Parking time limit 
 

Pedestrian Level of Service 
As with bicycles, there are numerous, interwoven factors 
affecting the quality of the pedestrian environment. The 
Pedestrian Level of Service measure described in the 
Highway Capacity Manual primarily focuses on the 
capacity of sidewalks and other facilities; in other words, 
an empty, hostile suburban sidewalk can score better than
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responses from the community if the TOD is successful. 
Fortunately, a number of cities, such as Fort Collins, CO,
have developed their own measures for pedestrian
quality. The Fort Collins methodology takes into account
five criteria: directness of routes; continuity of routes;
street crossings; visual interest; and amenity and
security. 
 
Another useful standard results from Florida Department
of Transportation Research.  Similar to the Bicycle
Compatibility Index, the Pedestrian Level of Service
methodology uses a formula to take into account various
relevant characteristics, and expresses results on a scale
of A through F. It requires the following inputs: 

• Sidewalks 

• Presence and width of sidewalk 

• Lateral separation of pedestrians and motor vehicles 

• Widths of outside lane and any shoulder or bike lane 

• Presence of on-street parking 

• Presence and width of buffers between sidewalk and

travel lane (e.g. trees) 

• Motor vehicle volume and speed 

• Motor vehicle traffic volume 

• Number of through traffic lanes 

• Average motor vehicle speed 

 
Transit Level of Service 
Several good indices for assessing transit service have
been developed. They take into account factors such as
service frequency and span, loadings, reliability and travel
speed.  However, none of the proposed concept plans will
significantly alter transit service. Rather, they will add
riders to existing service, and help develop the market for
longer-term frequency, and other enhancements. 

 
Automobile Level of Service 
It will still be important to calculate expected impacts of
additional traffic at key intersections, several of which are
already congested. However, the traffic studies will need
to adjust trip generation rates to reflect the fact that
many trips will be made on transit, bicycle and foot (see
below). 
 

Vehicle Trip Generation 
One of the most fundamental measures of the
performance of a TOD in generating transit riders, and
minimizing automobile usage, is vehicle trip generation. A
 

successful TOD will generate significantly fewer vehicle
rips per unit of development compared to standard
nstitute of Transportation Engineers’ trip generation
ates. Trip generation rates are affected by several factors
nherent to the development itself, including: density, mix
f uses, density of the street grid, sidewalk and bicycle
ane completeness, transit service, and Transportation
emand Management measures such as parking charges. 

ince the plans are still conceptual in nature, it is
remature to calculate the actual impacts on these
easures. However, these indicators will be extremely
seful when assessing individual development proposals.

They will show the degree to which the proposed projects
improve conditions for pedestrians, cyclists and transit
riders, or are oriented to the automobile. 
 

Economic and Social Measures 
The economic and social performance of a TOD can be

gauged through increased private investment, increased

tax revenue, increased property values, and community

perception. 

• Private Investment – Using Certificate of Occupancy

records, the amount of new or substantially

rehabilitated retail/office space and housing units can

be a benchmark for measuring private investment.  The

value of this investment can be gathered from the

building permit application.   

• Tax Revenues - The increase in tax ratables on new and

rehabilitated properties can be tabulated from tax rolls

and the change in assessed values.  

• Property Values - Nationwide studies show that

property values within a ¼-mile from a transit station

are generally than similar properties located more than

¾ of a mile from the station. Retail and office buildings

experience lower vacancy rates and increased rental

rates. A portion of the premium is due to the

comparative density, but a portion is also due to the

desirability of these areas and the amenity value of

transit.  Tax assessment data can be used to measure

change in property values related to TOD development. 

• Community Perception – Household and commercial

surveys can be used to gauge changes in residents’ and

business owners’ attitudes about the TOD projects.

Improvements in shopping, restaurants, entertainment,

walkability, and transit access should garner positive
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6. Funding Opportunities 

Funding for TOD implementation can be obtained from 
various sources, including the New Jersey Department of 
Community Affairs (NJDCA), the New Jersey Office of 
Smart Growth and the Tri-State Transportation Campaign.
The following is a partial list of programs or agencies that 
provide funding to assist with TOD implementation: 

• NJTPA Support Task Grants 

• NJTPA Technical Studies Grant Program 

• NJDOT Discretionary Aid Program 

• NJDOT Local Planning Assistance 

• NJDOT Local Bicycle / Pedestrian Assistance 

• NJDOT Corridor and Regional Planning Studies 

• NJDOT Local Aid for Centers of Place 

• NJDOT Transit Village Initiative 

• NJDOT Transportation Enhancement Grant 

• NJDCA Smart Growth Grants 

• NJDCA Neighborhood Preservation Grant 

• Somerset County EDIP Program 

• Somerset County Municipal Planning Partnership Grants 

• Somerset County Community Development Block

Grants 

• USDOT Federal Transit Capital Investment Grants 

 
 
• Fannie Mae Smart Commute Mortgages 
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APPENDIX B 
TRANSPORTATION PROBLEM STATEMENTS 
 
A series of transportation projects have been proposed to

support the TOD development process in each of the three

study areas. Transportation projects in New Jersey are

initiated by submitting a Transportation Problem

Statement to NJDOT’s Bureau of Capital Program

Development. The purpose of the Transportation Problem

Statement is to identify needs which may be suitable to

be addressed by capital improvement projects

implemented by NJDOT.  The following projects have been

identified as having the highest priority for the proposed

TOD plans: 

 

Bound Brook Station Area 
• Pedestrian and Bicycle Improvements 

• Second Street Extension 

• Freigt Rail Track Consolidation 
 
Somerville Station Area 

• Davenport Street Extension 

• Redesign of Veterans Memorial Drive 

 
North Branch Station Area 
• Station Relocation 

• Pedestrian / Multi-Use Paths on Meister Ave. and

Industrial Parkway 

 

The full problem statement forms are provided on the

following pages. 
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Bound Brook Borough: Pedestrian and Bicycle Improvements
 
 

New Jersey Department of Transportation 
 

Transportation Problem Statement 
 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  Downtown Bound Brook, between Route 28 and the Raritan River 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Bound Brook 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
__x___ Safety problem 
 
___x__ Other (specify) Pedestrian and bicycle access problem 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 

DESCRIBE THE PROBLEM: 
 
This problem statement identifies strategies to improve pedestrian and bicycle access and amenities in downtown 
Bound Brook, particularly to the NJ Transit rail station and Raritan River. The improvements will help to create a more 
comfortable walking and biking environment; provide continued mobility in the face of parking and street network 
constraints; and allow for growth in NJ Transit ridership through access on foot, with less need for new parking.  

There has already been substantial investment in streetscape improvements on East Main Street, west of the station. 
On most of the remaining streets north of the station, there is good access for pedestrians with wide sidewalks on 
both sides, curb parking, street trees, retail and amenities such as benches. However, there are additional 
opportunities to enhance the pedestrian environment in other areas of downtown Bound Brook as follows: 
 

• Additional streetscape improvements: complete the streetscape improvements on East Main Street and 
extending them to South Main Street. 
 

• Crossings: improve crossing facilities on East Main Street through providing corner bulb-outs – particularly 
outside the station at East Main and Hamilton Streets. 
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• Raritan River access:  provide direct, safe connections between a potential riverside multi-use trail and the 
station, and providing a safe trail crossing at South Main Street 
 

• Station access from South Main Street: provide direct access to both platforms from South Main Street, via 
a new set of stairs and possibly a ramp. This will be particularly valuable for pedestrians and cyclists traveling 
from South Bound Brook. If stairs are used, a bike channel is desirable down the staircase, since this will also 
serve as the primary bicycle access from South Bound Brook. It should be noted that NJDOT has raised 
contamination issues, which will need to be resolved as part of a more detailed engineering assessment. 

 
 
If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 
 
Other comments (if any) by initiator: 
 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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Bound Brook Borough: Second Street Extension 
 

 
New Jersey Department of Transportation 

 
Transportation Problem Statement 

 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  Second Street, between Hamilton Street and East Street 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Bound Brook 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
___x__ Other (specify) Pedestrian access and local circulation problem 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 

DESCRIBE THE PROBLEM: 
 
Bound Brook Borough was awarded Transit Village designation in October 2003, and the redevelopment of downtown 
Bound Brook is integral to creating a vibrant transit village. A logical, comprehensive street grid is an essential part of 
these plans. Extension of Second Street would complete this downtown street grid, helping to improve connectivity 
and circulation for all modes.  
 
Extending Second Street will also facilitate the planned renovation of the Bound Brook Arts Theater. This theater was 
once the main attraction in Downtown. Its closure negatively impacted Bound Brook and the vibrancy of its downtown. 
With plans for its renovation into an arts center, the theater is poised to become a major local attraction once again.  
 
To rejuvenate the theater’s relationship with the neighborhood, it needs to be more visible and attractive. The 
recommendation to extend Second Street (through the grocery store’s current parking lot behind the theater between 
Hamilton and East Streets) will allow for more street frontage for other theater-related activities and supporting uses. 
Any loss in parking from the grocery store lot will be at least partially replaced with on-street, perhaps back-in angled 
parking. On-street parking brings the additional advantage of being shared between all users, including the Brooks 
Arts Theater and the grocery store. 
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If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. An extension of Second Street was also recommended in a 2000 study by the Urban Land Institute 
(ULI), which examined ways to revitalize downtown Bound Brook.  
 
Other comments (if any) by initiator: 
 
For this proposal to move forward, the existing topography and use of the adjacent cemetery must be further 
evaluated. 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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Bound Brook Borough: Freight Rail Track Consolidation 
 

 
New Jersey Department of Transportation 

 
Transportation Problem Statement 

 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:   
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Bound Brook 
 
 
 

 Appendix B – Transportation Problem Statements   105 



DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
_____ Other (specify) 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 
___x__ Other (Rail freight technical study) 
 

DESCRIBE THE PROBLEM: 
 
Although the Raritan River is visible from the rail station, Bound Brook’s downtown has long turned its back on the 
waterfront as an amenity. Much of this is due to the presence of active freight-rail lines, which are wide apart with 
“dead space” in between. Consolidation of the tracks would open underutilized land for development – 300 units of 
transit-oriented housing are possible on this site – and connect Bound Brook’s waterfront area to the planned Raritan 
River Greenway. A technical study is therefore recommended to investigate the costs and operational feasibility of 
consolidating the freight-rail tracks so that they run through the station. 
 
This technical study will explore the potential and associated costs, working with NJDOT. It would consider: 
 

• Costs of track relocation and/or consolidation. In turn, this will establish whether new housing on the opened-
up land will be able to fund these costs. 

• Physical and operational feasibility. 
• Future expansion plans, including alternative options for an additional freight-passing track which is planned 

for the “dead space” between the lines. While moving this facility to the east may involve additional impacts 
on Middlesex Borough, it may be appropriate to reserve as much land as possible for development within 
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walking distance of stations, and direct freight facilities to areas with less Transit-Oriented Development 
potential. 

 
 
If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 

 

Other comments (if any) by initiator: 
 
 
 
 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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Somerville Station Area: Davenport Street Extension 
 

 
New Jersey Department of Transportation 

 
Transportation Problem Statement 

 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  Davenport Street, south of West Main Street 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Somerville 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
___x__ Other (specify) Requirement for new grade-separated crossing 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 

DESCRIBE THE PROBLEM: 
 
The Somerville landfill and the Landmark mall sites both represent major opportunities for transit-oriented 
development One of the key constraints is access over the train tracks, which is currently limited to the existing 
crossings at Somerset St. and South Bridge St. 
 
A new grade-separated crossing at Davenport would provide the connectivity necessary to link the two sites, and tie 
future development on the landfill into downtown. This route would also become the main corridor for pedestrians and 
bicyclists between downtown, the new civic and residential uses planned for the landfill, and the Raritan River 
Greenway. 
 
The rail tracks are already elevated, allowing a grade-separated crossing to be constructed without steep roadway 
gradients. The gradient could further be reduced for pedestrians and bicyclists since the sidepaths require less 
clearance; they should be wide enough for shared use. To maintain good light and air for pedestrians and cyclists, it 
may be possible to remove excess right-of-way on either side of and between the rail tracks. 
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If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 
 
Other comments (if any) by initiator: 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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Somerville Station Area: Redesign of Veterans Memorial Drive 
 

 
New Jersey Department of Transportation 

 
Transportation Problem Statement 

 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  Veterans Memorial Drive, between Somerset Street and South Bridge Street 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Somerville 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
___x__ Operational problem 
 
___x__ Physical condition problem 
 
____x_ Safety problem 
 
_____ Other (specify) 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 

DESCRIBE THE PROBLEM: 
 
Veterans Memorial Drive is currently the main barrier between the transit-oriented development opportunity site on the 
Somerville landfill and downtown; and also between the rail station and downtown Somerville. In its present 
configuration, it already presents a constraint on rail ridership, and will prevent the landfill site from realizing its full 
TOD potential.  
 
Currently, the road has four travel lanes (more at intersections), narrow sidewalks that fail to meet ADA standards, 
and some parking on one side. The main crossing from the station towards downtown consists of an unsignalized 
crosswalk, which is offset from the main pedestrian desire line, which has a guardrail to prevent jaywalking. There is 
no provision for bicyclists.  
 
Preliminary observations suggest that four travel lanes are more than are required to accommodate existing and 
future traffic volumes. This creates an opportunity to redesign the street to give greater space to other modes. The 
following improvements are provisionally recommended: 
 

• Reduce Veterans Memorial Drive to two travel lanes 
• Widen sidewalks to at least 5 feet effective width on both sides, and ensure that they are ADA-compliant 
• Install bulb-outs and median refuges at crosswalks, particularly outside the entrance to the station where the 

crosswalk should be moved to the pedestrian desire line 
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• Stripe bike lanes. Other improvements could include an upgraded crosswalk at the train station entrance, 
which would strengthen links to downtown.  

• Add parking on both sides of the street. Initially, eight-hour parking meters are likely to be the most 
appropriate, since they can partially replace NJ Transit commuter parking lost as part of the landfill 
redevelopment, and reduce the need for expensive structured parking. As development progresses, time 
limits may need to be adjusted to cater to shoppers and other short-term users. 

 
A traffic study is required to consider the feasibility of these improvements in detail, in particular taking account of 
plans for Davenport Street extension and the mall redevelopment. 
 
If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 

 
Other comments (if any) by initiator: 
 
 
 
 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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North Branch Station: Station Relocation 
 
 

New Jersey Department of Transportation 
 

Transportation Problem Statement 
 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  North Branch station 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Branchburg 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
_____ Other (specify) 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 
____x_ Other (Need to relocate rail station) 
 

DESCRIBE THE PROBLEM: 
 
The current North Branch station location along Aspen Hill Road is extremely constrained by a steep cutting, and 
there is minimal potential for ridership growth. There is no space around the station to increase parking, add drop-off 
and pick-up zones, or, most importantly, accommodate future transit oriented development.  This will become 
particularly significant following completion of the planned Whitehouse siding project which will allow increased 
frequencies on this segment of the line.  
 
The Somerset County Planning Board’s Transit-Oriented Development Study has identified a site south of Route 22 
between County Line Road and Readington Road as the optimal site to relocate the North Branch station and develop 
a transit village. The new location was chosen due to the surrounding development potential, which includes 
approximately 325 acres of vacant and/or underutilized land. The new station will also be better located to integrate 
with the existing Wheels 884 shuttle service, and future transit enhancements.  
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If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 
 
Other comments (if any) by initiator: 
 
 
 
 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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Attachment 1
 

 
 
Information required on Transportation Problem Statements 
 

• Concise statement of need 
• Proposed concept and/or scope of work of a capital improvement project to address the identified need 

where appropriate 
• Statement of the extent to which the proposed capital improvement project or removal of the identified 

deficiency would advance the Department’s objectives as identified in the Capital Investment Strategy. 
• Current traffic counts and accident rates, with respect to the following program categories: Bridge 

Rehabilitation and Replacement, Highway Rehabilitation and Reconstruction, Safety Intersection 
Improvements. 

• Identification of individuals or groups who may be sponsoring or supporting the proposed project. 
• Summary of identified environmental issues within the probable footprint of the proposed project, 

especially including the identification of any historic or potentially historic properties, historic or potentially 
historic structures, historic districts, and wetlands. 

• To assure proper quality control, all Transportation Problem Statements must be signed by a division 
director. 
 

NOTE:  In the case of a Transportation Problem Statement originating from outside the Department, the 
Bureau of Capital Program Development may request the Department unit which transmitted the problem 
statement, and/or any other appropriate unit within the Department, to complete the necessary 
information. 
 
The Bureau of Capital Program Development may return a Transportation Problem Statement to the 
initiator with a request to complete missing or inadequate items of information. 
 
The Bureau of Capital Program Development may request the Division of Design Services to undertake 
an environmental screening to identify pertinent environmental issues involving Transportation Problem 
Statements, as appropriate. 
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North Branch Station: Pedestrian / Multi-Use Paths on Meister Ave. and 
Industrial Parkway 

 
New Jersey Department of Transportation 

 
Transportation Problem Statement 

 
PLEASE SEND THIS COMPLETED FORM TO MARK STOUT, CAPITAL PROGRAMMING & 
FUNDS MANAGEMENT 
The following information is to be completed by the Division of Capital Programming & Funds Management 
 
DB Number:   
 
Legislative District:   
 
Congressional District:   
 
CIS Text and CIS No.:   
 
Program Category:   
 
Information contained on this form has been verified by ______________________________ 
 
LOCATION  (To be completed by initiator) 
 
Route (if applicable):  
 
 
Mileposts (if applicable):    
 
 
Structure number (if applicable):  
 
 
Limits:  Meister Avenue and Industrial Parkway, between Readington Road and County Line Road. 
 
 
 
 
County(s): Somerset 
 
 
Municipality(s):  Branchburg 
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DESCRIPTION OF PROBLEM (to be completed by initiator) 
 
NOTE:  Please attach related correspondence, map of the area, and other appropriate support material. 
 

Check those items that best describe the problem: 
 
Existing Highway
 
_____ Capacity problem 
 
_____ Operational problem 
 
_____ Physical condition problem 
 
___x__ Safety problem 
 
___x__ Other (specify) Pedestrian and bicycle access problem 
 
Existing Bridge
 
_____ Capacity problem 
 
_____ Physical condition problem 
 
_____ Safety problem 
 
Corridor/area Capacity Problem
 
_____ Need for corridor study 
 
_____ Possible highway on new alignment 
 
_____ Possible new transit line 
 
_____ Need for park and ride development 
 

DESCRIBE THE PROBLEM: 
 
The Somerset County Planning Board’s Transit-Oriented Development Study has identified the area south of Route 
22 between County Line Road and Readington Road as having significant potential for transit oriented development. 
However, there is almost no provision for pedestrians and cyclists on the existing street network.  
 
Retrofitting Meister Avenue and Industrial Parkway, and constructing new multiuse paths to the south, will bring 
several benefits: 
 

• Allow a relocated North Branch station to capture a greater share of commute trips to the industrial park, by 
enabling employees in the light industrial uses area to commute by train. This will be particularly important 
once the Whitehouse siding project increases rail frequencies and makes the service more useful for reverse 
commute trips 

• Reduce midday vehicle trips, through allowing employees to access the restaurants, shops and civic uses in 
the new transit village on foot or by bicycle 

• Enable access to the rail station and transit village from the residential neighborhoods to the south of the 
creek.  
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As traffic volumes are relatively low, there is more than sufficient right-of-way to add sidewalks and bicycle lanes, and 
possibly on-street parking. New streets planned for the transit village, including connecting the two “dead ends” of 
Meister Avenue and Industrial Parkway, will incorporate these facilities. The key recommended improvements include: 
  

• Sidewalks. Meister Avenue and Industrial Parkway should be retrofitted with sidewalks.  
• Bike lanes. With sufficient right-of-way, bike lanes will also be beneficial on Industrial Parkway and Meister 

Avenue. They will be important in narrowing effective lane widths, in turn reducing speeds and reducing the 
potential for cut-through traffic seeking to avoid congestion at the County Line Road intersection. Also, if 
college facilities are provided at the station, bike lanes or a path along Route 28 and its extension will provide 
an important link. 

• Multi-use paths and a southerly creek crossing. No roadway connection exists between the train station 
and neighborhoods to the south. A multi-use path and bridge over the creek could provide access, while 
avoiding any traffic impacts. This path would provide pedestrian and bicycle access to the station, school, and 
commercial development from the residential neighborhoods to the south. The multi-use path will also be 
important in connecting the transit village to the Raritan River Greenway, and the planned “Riverwalk” 
bikeway and trail system – a 13-mile facility which would run along the river between North Branch and 
Neshanic Station. 

 
If an outside group actively supports this problem, please identify: 
 
The recommendation described here sprung from a community planning process that informed the Somerset County 
Planning Board’s Transit-Oriented Development (TOD) study. The study was guided by the Implementation Team (I-
Team), comprised of: 
 

• County agencies - Somerset County Planning Board, Somerset County Engineering Division 
• State agencies – New Jersey Transit, New Jersey Department of Transportation, North Jersey 

Transportation Planning Authority, New Jersey Office of Smart Growth 
• Other organizations – New Jersey Future, Ridewise, Regional Planning Partnership, Business Partnership 

of Somerset County, Municipal Land Use Center at the College of New Jersey.  
 
The TOD Study Team also consulted with municipal representatives and local developers; and the plans incorporated 
input from three public workshops. The plan therefore has the support of a large range of city groups and 
stakeholders. 
 
Other comments (if any) by initiator: 
 
 
 
Initiator (Please print or type):  
 
Division:  
 
 
Date of Initiation:   
 
Signature _____________________________________________________________________ 
 
Concurrence by Division Director (Signature)_______________________________________ 
 
Date of Concurrence ___________________________________________________________ 
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APPENDIX C 
POTENTIAL PILOT SITE IDENTIFICATION INFORMATION FORM 
 

 
TRANSIT ORIENTED DEVELOPMENT OPPORTUNITIES 

IN SOMERSET COUNTY STUDY 
 

Potential Pilot Site Identification Information Form 
 

 
 

1. Please identify any vacant sites within the municipality that are located within ½ mile of a transit hub or major 
bus corridor by street address or intersection. If possible, please also attach a location map. A vacant site is a 
site that is completely undeveloped, but is not used for recreation, farming, or is permanently protected open 
space. 

 
 
 
 
 
 
 
 
 
 
 

 
2. Please identify any underutilized sites within the municipality that are located within ½ mile of a transit hub or 

major bus corridor by street address or intersection. If possible, please also attach a location map. 
Underutilized sites include sites with vacant buildings or buildings that are assessed at a significantly lower 
value than the value of their location would suggest. Underutilized sites may also include sites that are not 
developed to the capacity permitted by the zoning district. 

 
 
 
 
 
 
 
 

 
 

3. Please indicate the owner(s) of the above sites if known. 
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4. Are there any plans for the above sites? If so, please indicate below. 
 
 
 
 
 
 
 

 
 

5. Are their any known environmental constraints associated with the above sites, including open water, 
floodplain, wetlands, steep slopes, contaminated soil, etc.? If so, please indicate below. 

 
 
 
 

 
 

6. Please indicate if the municipality contains any Designated Centers or State Planning Areas One and/or Two. 
 
 
 
 

 
 

7. Does the municipal Comprehensive Plan include areas designated as Transit Oriented Development? 
 
 
 
 
 

 
8. Does the municipal zoning ordinance include areas zoned for Transit Oriented Development? 
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APPENDIX D 
PUBLIC MEETING SUMMARY 
 

 
 

SOMERSET COUNTY TOD STUDY 
SUMMARY POINTS FROM THE PUBLIC MEETING  

APRIL 29, 2004 
 
 

• The question was raised as to how the climate in New Jersey will impact the feasibility of TOD, that 
is, in colder weather, will people be willing to walk to and from transit stops?  In response, a 
comparison was made with the Netherlands, which has an extremely cold climate and high levels of 
transit use and farther walking distances to transit stops.  The key to promoting walkability is in the 
design of TOD.     

 
• TOD has to do as much with economic development as it does with transit. 

 
• Other economic factors that can be used to promote TOD include the impact of rising gasoline prices 

on the daily traffic commute.   
 

• Another criterion that should be incorporated into the TOD study is the extent to which a community 
embraces the pedestrian environment as evidenced through community sidewalk, pathway and trail 
plans. 

 
• There is a need to think regionally about TOD, the analysis has been too focused on political 

boundaries.  The study area for Bound Brook Station extends into both Bound Brook and South 
Bound Brook Boroughs.  The study areas for bus corridors also cross jurisdictional boundaries. 

•  
• The question was raised as to how Montgomery Township, which has a potential station at Bell 

Meade on the proposed West Trenton Line, fits into the market study when there is no existing 
ridership data.  In response, the consultant team explained that, although the Township has no 
existing transit stations, demographic trends indicate some the highest growth rates and income 
levels in the County, and therefore the market potential for future TOD is high. 

•  
• A developer in the audience asked how long the process takes to implement a TOD plan.  In 

response, the consultant and County recommended that developers need not wait for the planning 
process to end before getting a head start and talking to interested municipalities about TOD. 
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APPENDIX E 
DESIGN CHARRETTE SUMMARY 

 
 

Somerset County TOD 
Community Design Workshop Notes 

July 1, 2004 
 
 

Somerville 
 
Issues: 
 
• Examine wetlands 
 
• Consider stormwater 
 
• Geotechnical issues 
 
• 206 Improvements 
 
• Existing pedestrian path along 206 ROW 
 
• Orlando Drive gateway 
 
Land Use: 
 
• Office/ratable/professional offices 
 
• Municipal court/civic uses/community services 
 
• No big box – community serving retail - define size of retail tenants 
 
• Restaurants 
 
• Be sensitive to existing retail, new development should compliment the downtown 
 
• Need entertainment – possibly a theater, traditional theater walkable to downtown 
 
• So strip development 
 
• 206 possible for higher intensity ratables 
 
• Integrate recreation –active and passive – link to greenways and back to downtown 
 
• Recreation on southern part of the site 
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• Teen/adult recreation center/indoor recreation – base on regional center needs (Somerville, Raritan, 

Bridgewater) 
 
• Residential – mix of residential types in neighborhood fabric that are represented throughout the site 
 
• Live/work opportunities 
 
• Hotel/conference center – requires increase in entertainment/cultural activities in town 
 
Other: 
 
• Design the site like a town – minimize separation of uses 
 
• Architecture should be compatible, not out of character with existing 
 
• Focus on making this site recognizable as Somerville, even from 206 
 
• Make it walkable, comfortable for pedestrian activity, mainstreet feel 
 
• Look at wetlands as an asset 
 
• Take advantage of two most prominent assets – train station and river 
 
• Create a village green – does not have to be big – create a focal point surrounded by varied uses – not 

isolated 
 
• Minimize retail along 206 
 
• Green strip along 206 – activity should be focused internally, not externally 
 
• Redefine 206 – green gateway 
 
• Create multiple pedestrian connections to downtown and surrounding areas 
 
• There are plans to scale back Veterans Memorial to be more pedestrian friendly 
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Bound Brook 
 
• River front needs to be accessed 
 
• New age restricted development on Talmadge (90+ units) reinforces Transit Village concept 
 
• Specialty small stores – make downtown a food destination 
 
• Factory outlet destination 
 
• Use historic events to prmote downtown 
 
• Devlopers/tenatnts – market forces should determine uses 
 
• Use housing to drive redevelopment 
 
• Bound Brook Theater to be a huge draw 
 
• TDR from Highlands – impact fees assessment for infrastructure 
 
• The Borough has infrastructure problems – 100 year-old sewers, services at limit 
 
• Create incentives for property consolidation 
 
• Need amenities to support new residential –need mix of residential and commercial uses 
 
• Need to make the Borough more livable with open space and recreation – quality of life issues vs. the 

quick buck 
 
• Need neighborhood preservation programs 
 
• Increase retail and residential – retail on 1st floor, residential above 
 
• Need parking facility with walkways (remove tunnel) 
 
• Encourage visual interest – make it unique 
 
• Army Corps needs to finish levee 
 
• Mid-rise residential with amenities – take full advantage of the train station 
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• Put residential on south side of Main St. – play upon historic architecture 
 
• Have mix of different types of residential – high end residential 
 
• Plan needs balance with a marketing strategy (Somerville just hired a marketing expert) 
 
 
Branchburg 
 
• Reconsider town center name 
 
• Minimize Route 22 development 
 
• Main Street theme into station 
 
• Age-qualified/active adult housing 
 
• Biotech building/Community College 
 
• Transit Village hub 
 
• TDR 
 
• Specify housing type 
 
• Public/community uses 
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APPENDIX F 
MUNICIPAL INTERVIEW SUMMARIES 

 
 

Somerset County TOD 
Stakeholder Interview Summary 

March 9, 2004 
 
 
 
Group 1:  Municipal Officials 
Attendees: 
Bernard Navatto Jr., Borough of Somerville 
Frank Vuoso, Borough of Somerville 
Mayor Frank J. Ryan, Borough of Bound Brook 
Scarlett Doyle, Bound Brook Planner 
Jim Kyle, Branchburg Township Planner 
             
 
Bound Brook: 
 
• Bound Brook has received Transit Village designation.   
 
• Bound Brook’s redevelopment plan proposes approximately 25 units per acre and an affordable housing 

component.  Density and school impacts are not the largest concern for Bound Brook – largest concern 
is potential traffic impacts on Route 202. 

 
• The existing town center, located within ¼ mile of the train station, has a significant amount of 

underutilized space in the second stories of downtown buildings. 
 
• The Borough is currently working with a developer group and a Redevelopment Advisory Committee on 

the redevelopment plan.  They hope that the Advisory Committee can become a redevelopment agency 
that can implement the redevelopment plan. 

 
• A market analysis has been done for the Bound Brook redevelopment plan, however, it is no longer 

valid.  A new market study may hold up the process and there is a need to get started as soon as possible. 
 
• The Bound Brook plan is constrained by the levy and there are serious flooding issues. 
 
• Bound Brook has a SID that encompasses a portion of the downtown that was adopted in 1994.  The 

stores in the downtown are failing and opportunities associated with the SID has diminished. 
 
• Bound Brook has not yet signed on for a Transportation Improvement District (TID), which requires an 

assessment on developers to contribute to infrastructure improvements associated with new development.  
They are waiting for more facts before signing.  They feel that the formula for the TID is too 
complicated and should be revised.  In municipalities that have signed on for the TID, the developers 
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have been hit hard.  There are also disparities in the age of the infrastructure and therefore unequal costs 
to developers in some municipalities.  It was suggested that there be a built in credit in the TID formula 
for Transit Oriented Development. 

 
• Bound Brook’s overall goals for TOD are to improve the overall vitality of the downtown and stimulate 

daytime and nighttime activity by encouraging more office and residential development. 
 
Branchburg:  
 
• Branchburg has received a planning incentive grant to look at TOD at the potential North Branch station 

relocation site.  They are looking to get more funding from the Office of Smart Growth and are planning 
to apply for Transit Village designation. 

 
• There is significant frontage on Route 22 for industrial office and ample opportunity to connect into the 

adjacent higher density neighborhoods, increasing direct access to the proposed relocated North Branch 
Station.  The Township is looking for one large employer to serve as an anchor. 

 
• Biggest concerns about TOD in Branchburg are the traffic impacts on Route 22. 
 
• Branchburg’s overall goals are to create an identity and an established town center for the Township and 

to create more transit opportunities. 
 
 
Somerville:   
 
• The attitude toward TOD in the Borough has changed, it is becoming more acceptable, however 

potential impacts need to be analyzed. 
 
• Currently there are three designated redevelopment areas:   
 

• Landfill  
The original development plan for the landfill is no longer viable and will need to be reexamined.  
The Borough is now considering mixed use development at approximately 30 units/acre.  This site 
may be identified by municipal officials as a priority for the TOD project. 
 
An extensive market analysis is planned for the landfill site.  The proposed mix of uses has not been 
established yet.  The intent for the site is to design it so that it is seamless with the town, including a 
tunnel under the tracks.   

 
• West End Shopping Center Site 

The Borough is currently working with Edgewood properties on the 14 acre site.  The plan calls for 
maintaining 140,000 sq. ft. of existing commercial, plus 70,000 additional sq. ft. of office space, 265 
new residential units, and 2 parking structures.  The Borough is currently reassessing the parking 
needs for the site. 
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• East End Business District 

The Borough recently approved a new office building and the borough plans to build a 700-car 
parking deck in the area. 

 
• There is significant resistance to more residential development in Somerville.  The next biggest concern 

is traffic. 
 
• The Mayor of Somerville has stated a preference for owner occupied units over rental units. 
 
• Somerville has a Special Improvement District (SID) that encompasses the downtown and two 

redevelopment areas.  It was adopted in 1988 and is functioning well. Somerville also has a TID. 
 
• The overall goals for TOD in Somerville are to pick up the tax base by increasing ratables, promote 

better use of underutilized properties, and create a destination.  The redevelopment plans would propose 
a 25% increase in the existing housing stock, which conflicts with opposition from residents and the 
school board regarding increased housing. 
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APPENDIX G 
DEVELOPMENT COMMUNITY FOCUS GROUP SUMMARIES 
 
 
 
Group 2 :  Local Developers and Redevelopment Specialist 
Attendees: 
Steve Goldin, The Columbia Group 
John Maddocks, Somerset County Business Partnership 
Brian Silbert, Silbert Realty & Management Company 
             
 
Obstacles to TOD: 
 
• The biggest obstacle to TOD in Somerset County is lack of education on the part of local officials on the 

benefits of TOD.  Local governments tend to want to focus redevelopment on retail and elderly housing 
when the market calls for high density residential.   

 
• The local development group is aware the most towns in Somerset are concerned that TOD will promote 

growth in school age children and put pressure on the public school system.  Mr. Goldin discussed a 
recent survey of ten TOD’s in New Jersey, which concluded that there was only a 1.7% increase in 
school age children associated with TOD.  The opinion of the local development group is that families 
with young children are unlikely to locate near a train station. 

 
• Local towns are working too independently.  The local boroughs are supporting the County Plan rather 

than the Office of Smart Growth.  The County is also working too independently from the state and 
should ask for more analysis from the Office of Smart Growth. 

 
• Another obstacle for TOD and redevelopment in Somerset is the lack of local staff to manage the 

projects.  Somerville is hiring a project manager for their redevelopment plans and South Bound Brook 
has also hired a project manager. 

 
 
Market Potential: 
 
• When asked about the market for TOD in Somerset County, the response was that the market will be 

there, but not by choice.  The New Urbanist and TOD patterns are forced on developers by New Jersey 
Smart Growth regulations. 

 
• Demographics play an important role in successful TOD.  The primary indicators are income and the 

daytime population from within a minimum of a five-mile radius.  Other important indicators include 
proximity to major transit stops, existing density, and the timing of road and infrastructure 
improvements. 
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Potential TOD Sites: 
 
• Mr. Maddocks stated that the designated brownfields sites in the County are the best choices for the 

TOD project. 
 
• Mr. Silbert and Mr. Goldin feel that Raritan and Somerville have good potential for TOD success. 

Silbert is the developer of the Raritan Woolen Mills site, which is located just outside the ½ mile radius 
of the station.  The development caters to people who will use transit. 

 
Other Comments: 
 
• There is concern that the 15-month long TOD study will take too long and the development 

opportunities will pass the County by.  The general opinion is that TOD will happen on its own and a 
study is not necessary. 

 
• The developer group also feels that there is too much time spent on the site suitability selection process 

of the TOD study when the real issue is opposition from the towns.   
 
• The County Planning Board needs to take a leadership role in educating local officials on redevelopment.  

Some suggestions include online training courses or coordinating with Raritan Valley Community 
College to offer training courses. 

 
• It was recommended that local officials be given grants to take a course on market demand and transit 

villages that is given at Rutgers University. The course is currently required for redevelopment 
authorities but not for redevelopment agencies. When a community adopts a redevelopment plan, the 
redevelopment agency involved usually has no formal experience with the redevelopment process. 

 
• Local officials also need to be educated on the successes of TOD to understand the benefits. 
 
• It was recommended that criteria for choosing TOD sites should include public ownership and the 

identification of NJ Transit owned property that the boroughs could lease. 
 
• Mr. Maddocks brought up the issue of future sustainability of TOD.  The County needs to take a 

leadership role in studying the sustainability of TOD by analyzing the financial impacts on communities.  
There needs to be agreement between the County and communities on statistics for school age children, 
the infrastructure improvements required for TOD, and amendments to local redevelopment plans that 
will support and sustain TOD. 
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Group 3:  Transit Village Developers 
Attendees: 
Steve Ludlow, K. Hovnanian 
George A. DeMartino, K. Hovnanian 
Glenn Ward, The Matzel & Mumford Organization 
Ian R. Jones, Baker Residential 
Anthony L. Marchetta, LCOR, Inc. 
Joel Schwartz, Landmark Companies LLC 
George Kruse, Forest City Enterprises 
             
 
Existing or Planned TOD projects: 
 
• Matzel and Mumford is just finishing a very successful urban infill townhouse project in Morristown 

within walking distance to the train station.   
 
• Landmark has developed the Franklin Square project in Metuchen, an all residential infill project with 

condominiums and stacked flats at 18 units per acres.  Metuchen did not want mixed use because they 
did not want competition with the downtown.  The project was finished three years ago and has been 
very successful.  Landmark is also working on a mixed–use project in downtown Rahway, including 
residential with first floor retail at about 60 units per acre. 

 
• Forest City Enterprises is working on a project in the Bloomfield Transit Village, a 14 acre 

redevelopment project with 500 market-rate apartments and 200,000 square feet of retail.  The developer 
is currently moving ahead with condemnation. 

 
• LCOR has completed several TOD projects in New Jersey and New York, and is also working on 

projects in Jamaica, New York and Bethesda, Maryland.  LCOR completed the Gaslight Commons, a 
luxury residential complex with 200 rental units.  The project has been very successful.  Over half of the 
residents take transit to work. 

 
• LCOR also developed the Bank Street Commons project in White Plains, NY, a 500-unit luxury 

residential complex with some mixed use located adjacent to the Metro North rail station.  This project 
has also been very successful. 

 
• LCOR is currently working on a 500,000 square foot office complex, part of a redevelopment plan near 

Jamaica Station on the Long Island Railroad in Jamaica, NY.  Another TOD project is planned at the 
White Flint Metrorail station in Bethesda, MD.  This mixed use plan includes 1.2 million square feet of 
office space, 200,000 square feet of retail space, and 1,400 multi-family housing units. 

 
• Baker Residential completed the Lighthouse Bay project in the South Amboy, NJ Transit Village, a 

residential development of 79 single family and 115 townhouses next to the light rail station and the 
ferry to Manhattan.  The project has been a large contributor to the revitalization of South Amboy. 
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Factors for TOD Success: 
 
• Town support is vital to successful TOD.  Most towns say they want TOD and Smart Growth, but are 

not willing to accept the whole package, primarily the higher densities.  Town officials are also 
concerned about the perceived threat to the school system, however experience among the developer 
group has shown that TOD has attracted very few families with school age children. 

 
• Proximity to transit is an added bonus, not necessarily a factor in choosing a development location.  
 
• Parking is a big issue in mixed developments with a retail component.  Shared parking works well in 

TOD. 
 
 
Market Potential: 
 
• The developer group agreed that there is very strong market potential for TOD in Somerset County and 

they would work anywhere in the County.   
 
• Key sites for TOD in Somerset County are in Somerville and Raritan.  Developers are even willing to 

look at more suburban areas like Gladstone, despite probably local opposition to density. 
 
• Single family homes do not work in TOD, development has to fit the demographic.  The choices for 

single family homes are more desirable in the suburbs. 
 
• Local communities typically want too much retail with TOD.  The market won’t support more retail 

than residential.  Retail is usually an afterthought to the success of residential. 
 
 
Obstacles to TOD: 
 
• The state generally applies the same development regulations to urban areas as to greenfields.  
 
• There seems to be no coordination towards a common objective between the state, county, and local 

governments, creating delays that can kill projects. 
 
• The concept that developing in urban areas is less expensive because the infrastructure is already in 

place is a fallacy.  Urban infrastructure is older and it is more expensive to improve existing systems. 
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• Stormwater management is also more expensive and complex in urban areas, especially in Somerset 
where there are serious flooding issues.  The Delaware and Raritan Canal Commission has strict 
stormwater regulations because the canal is used as a drinking water source. 

 
• Site contamination and brownfields are not major issues, developers are not afraid of clean up costs.   
 
• Control over large tracts of land is key to attracting developers. Communities must be willing to use 

condemnation powers and get access to money to assemble properties.  Control over properties will 
bring developers in droves. 

 
Other Comments: 
 
• There is a need for more strategic regional planning, TOD cannot be developed at every station in the 

County. 
 
• The mayors from towns with successful TOD projects should make presentations to Somerset 

communities about the benefits of TOD.  In particular, they should discuss specific figures on increased 
investment and actual figures on the number of school age children associated with the developments. 
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