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INTRODUCTION  

The Route 1, Area 7 Redevelopment Plan presents an opportunity to redevelop the northern 

portion of the Route 1 Corridor and adjacent parcels along South Inman Avenue and the Conrail 

right-of-way in the Avenel section of Woodbridge Township. Today, Area 7 contains a mix of 

commercial, vehicle related and industrial uses. This Plan is a part of a comprehensive strategy 

to revitalize the entire Route 1 Corridor from the Township of Edison border to the City of 

Rahway border. The primary purpose of this redevelopment effort is to comprehensively replan 

the Route 1 area as a major regional commercial corridor.  This plan is being amended to make 

industrial uses permitted as part of an overlay district in the zone.   

 
In response to the physical and economic conditions along the Route 1 corridor, the Township 

adopted the άwƻǳǘŜ м wŜŘŜǾŜƭƻǇƳŜƴǘ {ǘǳŘȅέ ŀƴŘ ǘƘŜ ǎǳōǎŜǉǳŜƴǘ άwƻǳǘŜ hƴe Corridor 

wŜŘŜǾŜƭƻǇƳŜƴǘ tƭŀƴέ ƛƴ мфффΦ ¢ƘŜ ǇǊƻƧŜŎǘ ŀǊŜŀ ƻŦ ǘƘŜ мффф Ǉƭŀƴ ƎŜƴŜǊŀƭƭȅ ƛƴŎƭǳŘŜŘ ǘƘŜ 

properties within the first block extending on either side of the Route 1 highway. The Plan was 

intended to provide for a variety of uses that were designed to be compatible with adjacent 

residential development, and was implemented through a ƴŜǿ ȊƻƴƛƴƎ ŘƛǎǘǊƛŎǘΣ ǘƘŜ άw-1-R Route 

hƴŜ wŜŘŜǾŜƭƻǇƳŜƴǘ ½ƻƴŜέΣ ǘƘŀǘ ŘŜǎŎǊƛōŜǎ ǇŜǊƳƛǘǘŜŘ ŀƴŘ ŎƻƴŘƛǘƛƻƴŀl uses, associated bulk 

standards and design guidelines. 

 
The Township Council requested in November 2007 that the Planning Board reevaluate the 

Area in light of the recent Court decisions and the comprehensive revision to the Township 

Master Plan. As a result, the formal redevelopment process was reinstituted. The Township 

Council adopted a resolution in January 2008 reaffirming that Area 7 is an area in need of 

redevelopment. 

 
The redevelopment of the Route One Corridor has continued over the years with new 

redevelopment plans adopted along Route 1.  These areas include Route 1 Area 1, Route 1 

Area 2, Route 1 Area 7, Route 1 Area 15, Route 1 Area 16, Route 1 Area 17, Route 1 Area 18, 

Route 1 Area 19, and Route 1 Area 20.   
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This Plan supersedes the 1999 Route 1 Redevelopment Plan  as  it  relates  to  Area  7  to  

reflect  a  refined vision of the Area.  

 
STATUTORY REQUIREMENTS 

According to the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1, et seq.), the 

Redevelopment Plan shall include an outline for the planning, development, redevelopment or 

rehabilitation of the project area sufficient to indicate: 

 
1. Its relationship to definitive local objectives as to appropriate land uses, density of 

population and improved traffic and public transportation, public utilities, recreational 

and community facilities and other public improvements; 

2. Proposed land uses and building requirements in the project area; 

3. Adequate provision for the temporary and permanent relocation as necessary of 

residents in the project area including an estimate of the extent to which decent, safe 

and sanitary dwelling units affordable to displaced residents will be available to them in 

the existing local housing market; 

4. An identification of any property within the Redevelopment Area proposed to be acquired in 

accordance with the Redevelopment Plan; 

5. Any significant relationship of the Redevelopment Plan to: 

ω The Master Plans of contiguous municipalities; 

ω The Master Plan of the County in which the municipality is located; and 

ω ¢ƘŜ {ǘŀǘŜ 5ŜǾŜƭƻǇƳŜƴǘ ŀƴŘ wŜŘŜǾŜƭƻǇƳŜƴǘ tƭŀƴ ŀŘƻǇǘŜŘ ǇǳǊǎǳŀƴǘ ǘƻ ǘƘŜ ά{ǘŀǘŜ 

tƭŀƴƴƛƴƎ !Ŏǘέ t[ мфурΣ /офу (C52:18A-196 et al.). 

 

 

 

 

 

 

 

 

 



5   

 

 

 

PLANNING CONTEXT 

Route 1 Corridor ς ά!ǊŜŀ тέ wŜŘŜǾŜƭƻǇƳŜƴǘ !ǊŜŀ ŀƴŘ [ƻŎŀǘƛƻƴ 

The Township of Woodbridge is 24.2 square miles in size and is located in northeastern 

Middlesex County. The Township of Woodbridge is bordered by Clark Township, the City of 

Rahway, The City  of  Linden,  and  the  Borough of Carteret to the north; the Arthur Kill and the 

City of Perth Amboy to the east; the Raritan River to the south; and Edison Township to the 

west. 

 
The Route 1 Corridor ς ά!ǊŜŀ тέ Ŏƻƴǎƛǎǘǎ ƻŦ ŦƛǾŜ όрύ ǇŀǊŎŜƭǎ ƛƴ ǘƘŜ !ǾŜƴŜƭ ƴŜƛƎƘōƻǊƘƻƻŘ ƻŦ 

Woodbridge. The redevelopment area which is approximately 15.6 acres consists of parcels 

within blocks 771.01, 787 and 788, generally defined by the Conrail North Coast Line railroad 

right-of-way to the east; Route 1 to the north; the western boundary line of Block 787, Lot 

1.011 to the west; and the southern boundary line of Block 788, Lot 1 to the south. (See 

Location Maps) 

 
History and Growth of the Route 1 Corridor 

US Route 1 is a major north-south highway that serves the east coast of the United States. It 

runs over 2,000 miles from Key West in Florida all the way north up to the Canadian Border in 

Fort Kent, Maine. Route1 runs parallel to the New Jersey Turnpike and offers a toll-free 

alternative for many towns between Philadelphia and New York.  Route 1 also acts as a major 

arterial route for truck traffic traveling between major traffic generators in Middlesex, Essex 

and Union Counties, including Newark Airport, Port Elizabeth, and many other industrial and 

commercial centers. In addition to truck and commuter traffic, Route 1 also serves residential, 

retail and other uses in its immediate vicinity, including two super regional shopping malls. Due 

to the advantage of its location and connectivity, Route1 evolved over the years from a regional 

highway to a destination for shopping, office parks, industry, warehousing, and several other 

uses. 



6   

 
 

The Route1 corridor within the Township of Woodbridge was originally zoned for industrial uses 

ŀǎ ŦŀǊ ōŀŎƪ ŀǎ ǘƘŜ ŜŀǊƭȅ мфллΩǎΦ .ȅ ǘƘŜ мфплΩǎΣ ŀ ƭŀǊƎŜǊ ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ ŎƻǊǊƛŘƻǊ ǿƛǘƘƛƴ !ǾŜƴŜƭ ǿŀǎ 

zoned for industrial uses, with residential zoning introduced at several locations along the 

corridor. Development along  the  Route  1 corridor has been piece-meal and haphazard, and 

the Township Master Plans of 1970 and 1990 have offered recommendations such as 

consolidation of parking areas to improve circulation; re-zoning of portions of the corridor to 

accommodate regional business center development & office complexes; dedicated  

commercial  areas; designation of a large portion of the Route1 corridor for commercial uses; 

removal of the M-1 Light  Industrial designation at certain portions of the corridor; and re-

examination for redevelopment of portions of the corridor. In spite of these efforts, the areas 

along the Route1 corridor still suffer from conditions of blight, intrusion of non-residential uses 

into residentially zoned areas, numerous curb-cuts and driveway entrances from Route 1, 

prominent surface parking lots, and inconsistent signage. 
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PLAN GOALS 

The overall goal of this Redevelopment Plan is to address the exiting conditions that have 

negatively impacted the Route 1 Corridor and adjacent residential neighbors and to 

comprehensively upgrade the Area.  Additional goals include: 

¶ To stimulate economic investment in the Area. 

¶ To promote the effective use of all the Redevelopment Area property and to increase 

the property tax base. 

¶ To develop new economic generating activities that benefit the Township. 

¶ To redevelop land occupied by obsolete structures and uses. 

¶ To improve property values within the Area to increase local revenues. 

¶ To remediate potentially contaminated sites as part of the redevelopment process. 

¶ To maximize the leveraging of public and private funds to accomplish comprehensive 

redevelopment of the Area. 

¶ To coordinate streetscape improvements with the NJDOT Route 1 roadway improvements. 

¶ To minimize access points from Route 1 by coordinating on site circulation with adjacent properties. 

¶ To provide adequate parking. 

¶ To create circulation patterns that minimize commercial and industrial traffic on local 

residential streets to the extent feasible. 

¶ To protect adjacent residential neighborhoods from the impacts of incompatible uses. 

¶ To promote mass transit opportunities. 

¶ To improve the physical appearance of the Area. 

¶ To create a public park. 

¶ To provide for a possible relocation site for the adjacent trailer park that currently fronts on  

Route 1. 

¶ To promote industrial uses that consolidate properties in the districts.  
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RELATIONSHIP OF PLAN TO THE TOWNSHIP LAND DEVELOPMENT REGULATIONS 

The Redevelopment Area shall be redeveloped in accordance with the standards detailed in this 

Redevelopment Plan. The Plan supersedes the use and bulk provisions of the Township Land 

Use and Development Regulations (Chapter 150) for the Redevelopment Area unless 

specifically referenced. Other Township regulations affecting developments that are in conflict 

are superseded by this Plan; however, existing engineering standards, performance standards 

and definitions shall apply. 

 

In connection with site plan or subdivision applications, the Planning Board may grant 

deviations from the regulations contained within this Redevelopment Plan where by reason of 

exceptional narrowness, shallowness or shape of a specific piece of property or by reason of 

exceptional topographic conditions, pre-existing structures and physical features uniquely 

affecting a specific piece of property, the strict application of any area, yard, bulk   or design 

objective or regulation adopted pursuant to this Redevelopment Plan would result in peculiar 

and exceptional practical difficulties to, or exceptional or undue hardship upon, the developer 

or redeveloper of such property. The Planning Board may also grant a deviation from the 

regulations contained within this Redevelopment Plan related to a specific piece of property 

where the purposes of this Redevelopment Plan would be advanced by such deviation from the 

strict application of the requirements of this Plan and the benefits of granting the deviation 

would outweigh any detriments. 

 
The Planning Board may grant exceptions or waivers from design standards from the 

requirements for site plan or subdivision approval as may be reasonable and within the general 

purpose and intent of the provisions for site plan review and/or subdivision approval within the 

Plan, if the literal enforcement of one or more provisions of   the Plan is impracticable or would 

exact undue hardship because of peculiar conditions pertaining to this site.  No deviations may 

be granted under the terms of this section unless such deviations can be granted without 

resulting in substantial detriment to the public good and will not substantially impair the intent 

and purpose of the Redevelopment Plan. 
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No deviations may be granted which will result in permitting a use that is not a permitted use 

ǿƛǘƘƛƴ ǘƘƛǎ wŜŘŜǾŜƭƻǇƳŜƴǘ tƭŀƴΦ !ƴȅ ŘŜǾƛŀǘƛƻƴ ŦǊƻƳ ǎǘŀƴŘŀǊŘǎ ƻŦ ǘƘƛǎ tƭŀƴ ǘƘŀǘ ǊŜǎǳƭǘǎ ƛƴ ŀ άŘέ 

variance pursuant to N.J.S.A. 40:55D-70d shall be addressed as an amendment to the Plan 

rather than via variancŜ ǊŜƭƛŜŦ ǘƘǊƻǳƎƘ ǘƘŜ ¢ƻǿƴǎƘƛǇΩǎ ½ƻƴƛƴƎ .ƻŀǊŘ ƻŦ !ŘƧǳǎǘƳŜƴǘΦ !ƴ 

application requesting a deviation from the requirements of this Redevelopment Plan shall 

provide public notice of such application in accordance with the public notice requirement set 

forth in N.J.S.A. 40:55D- 12a.&b. All development must be approved by the Planning Board        

and shall be submitted through the normal site plan and subdivision procedures as identified by  

N.J.S.A.  40:55D, et seq. 

 
Final adoption of this Redevelopment Plan by the Township Council shall be considered an 

amendment to the Township of Woodbridge Land Use and Development Regulations Ordinance 

and Zoning Map.  Unless otherwise defined in the Plan, terms used in this Plan shall have the 

same meaning as defined in the ¢ƻǿƴǎƘƛǇΩǎ [ŀƴŘ ¦ǎŜ ŀƴŘ 5ŜǾŜƭƻǇƳŜƴǘ wŜƎǳƭŀǘƛƻƴǎ hǊŘƛƴŀƴŎŜΦ 
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DISTRICT STANDARDS 

It is the intent of this Plan to encourage the redevelopment of the Area with commercial uses 

that have frontage on Route 1 in order to enhance the vitality of Route 1 and to redevelop the 

existing industrially used properties to permit residential uses which will be compatible with the 

adjacent residential neighborhood. Further, the creation of a public park in the Area is also 

proposed. An Industrial Overlay is being added to the zone to permit industrial uses where 

appropriate.  

 
The following standards apply to the three individual Districts and one overlay district within the Area: 

¶ Commercial 

¶ Residential 

¶ Public Park 

¶ Industrial Overlay 

 
 

The district standards contain information pertaining to the purpose of the district; the 

permitted and accessory uses; bulk standards; and other district-specific standards. The general 

design standards apply to all zones. The evaluation of any proposal submitted under the 

Redevelopment Plan shall be based upon sections of this Redevelopment Plan entitled 

Relationship of Plan to the Township Land Development Regulations and District Standards. 

 
Commercial 

¶ Purpose: To consolidate and redevelop the Area for commercial uses that will increase 

tax ratables and physically upgrade the Area. 

 
Permitted Uses: 

¶ Retail sales and services 

¶ Self-storage facilities (not on ground floor adjacent to street) 

¶ Restaurants 

¶ Offices (excluding medical offices) 

¶ Financial institutions 
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¶ Health Clubs 
 

Accessory Uses: Uses which are customarily incidental to the principal use such as parking and signage. 

Bulk Standards: 

¶ Minimum lot size: 4.5 acres. 

¶ Minimum front yard setback:   60 feet, except the yard fronting on the Douglas Avenue 

right-of-way shall be   a minimum of 40 feet. 

¶ Minimum rear yard setback: 25 feet 

¶ Maximum building coverage: 35% 

¶ Maximum impervious lot coverage: 80% 

¶ Maximum building height: Four (4) stories and fifty (50) feet 
 

Parking Standards: 

¶ Hotels: 1 space per room 

¶ Restaurants or taverns: one (1) parking space for each three seats. 

¶ Retail sales and service: one (1) parking space for each two hundred (200) square feet of gross floor 
area. 

¶ Offices (not including medical and dental): one (1) parking space for each three hundred 

(300) square feet   of gross floor area. 

¶ Financial Institutions: One parking space for each 200 square feet of gross floor area 
 

Additional Standards: 

¶ No access shall be provided from the ramp. 

¶ A minimum10 foot landscaped buffer shall be required along all public rights-of-way. No 

parking shall     be permitted in the buffer. 

¶ A minimum of 10% of all parking areas shall be landscaped 
 

Residential 

Purpose: The purpose of the district is to provide for new housing to continue the residential 

character along South Inman Avenue and to protect the surrounding residential neighborhood. 

The parcel on the east side of Inman Avenue adjacent to the Conrail right-of-way may also 

serve as a relocation site for the existing trailer park that fronts on Route 1. 
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Permitted Uses: Townhouses, relocation site for the existing trailer park. 

 

Accessory Uses: Accessory uses: Recreational facilities associated with the residential uses, 

parking, signage, and other uses customarily incidental to the principal use. 

 
Townhouse Residential Bulk Standards: 

¶ Maximum density: 12 units per acre 

¶ Minimum unit width: 24 feet 

¶ Minimum front yard setback: 7 feet with rear loaded garage 

¶ Minimum front yard setback: 20 feet with front loaded garages 

¶ Maximum building height: 2-1/2 stories/35 feet 

¶ Maximum building coverage: 50% 

¶ Maximum impervious coverage: 75% 

¶ Minimum distance between buildings: ½ the height of the buildings 

¶ Maximum number of units in building: 8 units 
 

Public Park 

Permitted Uses: 

¶ Public Park 

¶ Active and passive recreation 

¶ Municipal uses 
 

Accessory Uses: Parking, signage and other uses customarily incidental to the principal use. 
 

Standards: 

¶ Minimum lot area: 2 acres 
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Industrial Overlay:  

Purpose:  To redevelop the Area by allowing light industrial uses and maintaining the character of the 
neighborhood where lots are utilized together or a large portion of the district is dedicated to a single use.  

Permitted Uses:  Industrial Uses listed below are permitted as part of this overlay district on lots with a 
minimum lot size of 200,000 square feet for a single lot or lots with a minimum lot size of 90,000     
square feet per lot when used in concert with another property in the zone. 

¶ Truck Terminals 

¶ Manufacturing and Assembly 

¶ Warehouses 

¶ Any industry not in inconsistent with the above that is totally similar in purpose, function,  

character and effort.  

 

Accessory Uses:   

Uses which are customarily incidental to the principal use such as parking and signage 

 

Bulk Standards:   

¶ Minimum lot size: 200,000 square feet for a single lot or lots with a minimum lot size of                         
90,000 square feet per lot when used in concert with another property in the zone. 

¶ Minimum front yard setback:   60 feet, except the yard fronting on the Douglas Avenue                    
right-of-way shall be   a minimum of 40 feet. 

¶ Minimum rear yard setback: 25 feet 

¶ Maximum building coverage: 35% 

¶ Maximum impervious lot coverage: 80% 

¶ Maximum building height: Four (4) stories and fifty (50) feet 
 
 

Affordable Housing 

¶ A redeveloper shall be responsible for any affordable housing obligation generated by 

the development. 
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General Design Standards 

These design standards shall be applied with the use and bulk requirements detailed in this 

Plan. The design standards are intended to reinforce the physical, visual and spatial 

characteristics of the Redevelopment Area.   The following standards shall apply: 

  

 
Architectural 

¶ Multiple buildings within a development must maintain a consistent style/architectural 

theme, utilizing common color schemes and materials. 

¶ Entranceways shall be in keeping with the architectural character of the structure, and 

shall be clearly marked and framed architecturally. Entranceways are encouraged to 

receive design emphasis including marquees, awnings, decorative lighting, and signage. 

¶ The type, shape, pitch, feature and color of a roof shall be architecturally compatible 

with the building style, material, colors and details. 

 
Parking 

¶ Off-street parking and loading areas should be coordinated with the public street 

system serving the   Area to reduce conflicts with through traffic, obstruction with 

pedestrian circulation, and vehicle thoroughfares. 

¶ All right angled parking spaces shall be nine (9) feet in width and eighteen (18) feet in depth. 

¶ Aisles accommodating two-way traffic shall be a minimum of twenty four (24) feet in width. 

¶ Dead-end aisles are prohibited. 
 
 

Circulation 

¶ It is recommended that, to the extent feasible, driveway access points to Route 1 be 

eliminated and access or shared service should be provided where feasible between 

adjacent parcels. 

¶ There shall be a continuous 6 foot wide sidewalk along all public streets including along Route 1. 

¶ Pedestrian circulation must be provided from the perimeter of the site to all buildings 

and all sidewalk areas designated to accommodate pedestrian activity. 
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¶ Internal pedestrian walkways within a parking lot must be distinguished from the driving 

surface by use   of pavers, brick, integrally colored, or scored concrete. 

 
 

Signage 

¶ Signs shall be in harmony and consistent with the architecture of the building and relate 

to the features of the building in terms of location, scale, color, lettering, materials, 

texture and depth. Signs shall not be dominant but shall be proportionate and shall 

complement the building and surroundings. 

¶ There shall be consistent sign design throughout a particular project.  The design 

elements include style of lettering, construction material, size and illumination. 

¶ No sign shall extend or project above the highest elevation of the wall to which it is 

attached or above   the lowest part of the roofline of the building, whichever is less. 

¶ Wayfinding signage to direct visitors toward parking areas and activity centers is encouraged. 

 
¶ A total of one (1) ground identification sign is permitted at each driveway. Such ground 

sign shall not exceed 10 feet in height and shall not exceed 75 square feet in size, shall 

be located no closer than 5     feet to any property line, and shall not be located within 

the sight triangle of any intersection or access drive with a public street. The sign shall 

incorporate design and materials that match the architecture of the development. 

¶ Wall sign ς One wall sign is permitted per tenant which shall not exceed 5 percent of the 

primary building façade or 200 square feet, whichever is less. 

¶ A comprehensive signage plan shall be submitted for each site which clearly indicates 

the location, dimension, area, color and materials of all existing and proposed 

permanent signs and provides a detail of each proposed sign. 

 
Lighting 

¶ Pedestrian-level, bollard lighting, ground-mounted lighting, or other low, glare-controlled 

fixtures mounted on building or landscape walls shall be used to light pedestrian 

walkways. 
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¶ Accent lighting on buildings is encouraged. 

¶ Lighting shall be shielded to prevent glare on adjacent properties. 

¶ Exterior light fixtures shall be compatible and relate to the architectural character of the 

buildings on a site. Site lighting shall be provided at the minimum level to accommodate 

safe pedestrian and vehicular movements, without causing any off-site glare. 

¶ Parking lot lights shall not exceed 25 feet in height and shall contain decorative fixtures. 
 

Landscaping 

¶ All setback areas fronting public roadways should be defined by a combination of low 

walls, decorative fencing and/or landscaping. The landscape area within should contain 

a variety of flowering trees, shrubs, perennials, annuals, and bulbs to complement the 

architecture and provide seasonal interest. 

¶ Landscape areas may also contain decorative lighting, and signage, which should be 

designed to complement the overall buffer design. 

¶ Landscape design should be integrated into overall site design and plans should include 

a watering and maintenance schedule for each area. 

 
 
 
Street Furniture 

¶ Street furniture should be selected to complement the design theme of the Area and 

should be integrated into the overall streetscape and landscape plans. 

¶ Trash receptacles should include provisions for glass and paper recycling throughout the Area. 
 

Green Buildings 

¶ All buildings are encouraged to be LEED-qualified buildings. 
 

Utilities 

¶ Wherever possible, all above ground utilities shall be located underground. 



 

 

PROPOSED CONCEPT PLANS 

The concept plans propose the consolidation and development of the parcels fronting on Route 

1 for a mixed retail and self storage or office project. The plan provides for adequate off-street 

parking and sufficient buffering/landscaping along Route 1and within the site. The concept 

plans for current industrial parcels propose townhouses with the creation of new streets and/or 

alleys to serve the homes. Another option would be the use of the site adjacent to the 

proposed park for the relocation of the adjacent trailer park. 
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