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Executive Summary 

This document represents the first “new” master plan in the Borough of Matawan since 1965, 
with a new vision statement, goals and objectives, and land use recommendations. In an 
environment of rapid post-war growth that spurred the creation of the 1965 Master Plan, the 
goals and objectives of Matawan, like many other New Jersey suburban communities, focused 
on how to direct future growth. In the half century that has passed since the adoption of the 
Borough’s first Master Plan, Matawan has matured from a growing community, fueled by its 
proximity to rail transit and the Garden State Parkway, into a fully-developed municipality. 
Matawan has reached a point where undeveloped land has become scarce; consequently, future 
growth will occur primarily through redevelopment.   

New Jersey’s Municipal Land Use Law requires each of the state’s 565 municipalities to reexamine 
their Master Plans every 10 years. Matawan’s 2014 reexamination report recommended that the 
Borough’s Master Plan, initially adopted in 1965 and amended over the 50 years that followed, 
be edited and brought current as a single document in order to recognize the present character 
of Matawan. In addition to the updated vision statement, goals, objectives, and land use 
recommendations, this document also includes the Borough’s other planning elements, so that 
they are compiled into a single, comprehensive document. 

This Master Plan approaches future growth from the perspective of a fully-developed town. 
Matawan will need to maintain, rehabilitate, repair, renovate, renew, adapt, redevelop, retrofit, 
revitalize, and manage its existing natural and developed assets to ensure that the Borough 
remains an attractive community with an appropriate mix of land uses that provide for the health, 
safety, and general welfare of all of its residents.    

The recommendations outlined in this municipal Master Plan refine and clarify the existing 
framework, to meet the needs of residents, visitors, businesses and investors today and well into 
the future.   
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GOALS AND OBJECTIVES 

The Borough of Matawan Master Plan is intended to 
guide the long-term growth and development of the 
Borough. The Municipal Land Use Law requires that all 
Master Plans contain a statement of principles, 
assumptions, policies and standards upon which the 
constituent proposals for the physical, economic and 
social development of the municipality are based.  The 
Goals and Objectives Element of the Master Plan 
satisfies this requirement and provides the foundation 
for the other 
components of the 
Plan. 

Prior Plans     
(1965-2007) 

The Borough of 
Matawan adopted its 
first Master Plan in 
1965. The Borough 
Planning Board 
subsequently adopted 
a revised Master Plan 
in 1978. The primary 
goal of the 1978 Master 
Plan revision was “…to 
achieve a realistic approach 
for maintaining the existing 
residential and commercial 
character, while providing for quality development of 
the few remaining vacant tracts within the Borough.” 

In 1982, the Planning Board completed its first 
reexamination of the Master Plan and Development 
Regulations that were adopted in 1978. The 
Reexamination Report found that, at the time of 
adoption of the 1978 Plan, Matawan’s principal concern 
was the orderly development of approximately 100 
acres of remaining undeveloped land in the fully 
developed Borough and the preservation of Matawan’s 
existing neighborhoods. The reexamination concluded 
that the only significant change since 1978 had been the 
electrification of the railroad and the development and 
improvement of the Railroad Station Plaza. The 

reexamination recommended that no changes to the 
Master Plan were needed.  

In 1989, the Planning Board completed a second 
reexamination and adopted a new Reexamination 
Report and a new Master Plan Housing Element. The 
report noted that the Borough had limited potential for 
growth due to the lack of vacant land, and emphasized 
the importance of the conversion of existing structures 
to conform with existing uses and neighborhood 
character. It also considered the external impacts of 
increased traffic on the major highways and arterials in 

Matawan from adjacent 
municipalities, the increased 

utilization of the Matawan 
train station, and the impact 
of future development on 
the economic strength of 
the Central Business District. 

In 1995, the Planning Board 
completed its third 
reexamination and adopted 
a new Reexamination 
Report. The report found 
that there had been no 
significant changes in the 
Master Plan assumptions, 
policies, and objectives since 
1989. It did, however, 
identify the Downtown 

Preservation District, Historic Sites, and Downtown 
Parking as areas of concern. Specifically, it noted the 
incompatibility of commercial and residential land use 
in and near the Downtown Preservation District, the 
demolition or alteration of historic sites, and insufficient 
parking in the Downtown area. The 1995 reexamination 
recognized that the State Plan, adopted in 1992, 
identified Matawan as an urban center and classified 
Lake Lefferts and Lake Matawan as environmentally 
sensitive. 

In 2001, Matawan prepared “The Redevelopment Plan 
for the Designated Redevelopment Area in the Vicinity 
of the Matawan Train Station.” 

Figure 1:  Matawan's 1965 Master Plan has 
helped guide the development of the Borough 
for the past 50 years. 
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Subsequently, in 2003, the Planning Board completed 
its fourth reexamination and adopted a Reexamination 
Report and a new Master Plan Housing Element and 
Land Use Plan. The reexamination concluded and 
reaffirmed that the goals and objectives of the 1978 
Master Plan continued to provide an appropriate guide 
for the development and redevelopment of the 
Borough. It also noted that, to conform to the 
requirements of the New Jersey Fair Housing Act and 
the New Jersey Municipal Land Use Law, the Master 
Plan needed a Housing Element to address low and 
moderate income housing need. It further noted the 
need to revise the land use element to recognize 
recently approved projects and the Redevelopment 
Plan for the Redevelopment Area in the Vicinity of the 
Matawan Train Station. 

In January 2007, Beacon Planning and Consulting 
completed a main street revitalization planning study 
for the Borough. The Borough commissioned the study 
to serve as the basis for enhancing the economic vitality 
of the Main Street business district through physical and 
programmatic improvements. The study identified the 
following development objectives and opportunities: 

 Establish a heightened sense of community 
pride in Matawan by creating a cohesive and 
attractive Main Street business district 

 Provide a comprehensive and coordinated 
long-range plan to guide the growth, 
development, and physical improvements that 
are necessary to ensure the continued vitality 
of the Borough’s Main Street business district 

 Establish a prioritized list of improvements for 
the Main Street business district that would be 
implemented over a period of time 

 Expand retail activity within the Main Street 
business district through the following 
activities: 

o Recruit more retail businesses 
o Increase customer traffic 
o Improve signage within the business 

district 
o Improve the exterior appearance of 

buildings 

 To enhance the physical appearance of the 
Main Street business district through 
comprehensive and integrated streetscape 
improvements, building renovations, and 
related physical improvements 

 Encourage the cooperation of merchants, 
property owners, residents and government in 
the overall revitalization of the Main Street 
business district 

 To encourage public and private investment in 
the Main Street business district 

 To encourage uses and activities that will bring 
vitality to the Main Street business district, as 
well as increased pedestrian presence 

 Enhance the use of existing parking facilities 
and identify additional opportunities for 
additional off-street parking facilities so that 
the demand generated by retail activity can be 
met in a manner that encourages patronage of 
Main Street businesses, as well as stopping 
business owners and their employees from 
clogging key parking locations and providing 
more effective parking signage. 

2014 Reexamination 

The 2014 Reexamination Report recommended 
updates to the assumptions, objectives, policies and 
elements of the Borough’s master plan that would 
reflect the changes to Matawan’s built landscape since 
the plan’s initial adoption in 1965. The report described 
that due to the limited amount of remaining 
undeveloped land, the Borough’s development 
potential has become increasingly limited. As a result, 
future development would largely consist of 
redevelopment and improvements to existing 
structures rather than with new development.  This 
changes the planning paradigm that is currently in 
place, managing the direction of growth, to one that 
manages the quality of growth.  

The Borough’s 2014 Master Plan Reexamination Report 
recommended the following changes: 
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 Revise the underlying assumptions, objectives, 
policies and standards of the Master Plan to 
reflect that Matawan is a fully-developed town. 

 Revise the Master Plan land use element to 
include a sub-element focused on Main Street 
and downtown revitalization that offers a vision 
and recommendations for Main Street’s future, 
in order to revitalize the area as a destination 
within Matawan. 

 Amend the Master Plan to include a Circulation 
Plan Element that addresses circulation and 
parking issues in the downtown. 

 Modify the redevelopment area plan for the 
Railroad Improvement District to meet existing 
market conditions and demands, as well as 
reflect the changes that have been made to the 
state’s Local Redevelopment and Housing Law 
(LRHL). 

 Amend the Master Plan as appropriate to 
comply with future affordable housing 
requirements. 

 Amend the Master Plan to include an element 
on recreation and open space to address the 
current needs of Borough Residents. 

 Revise zoning and development regulations to 
facilitate the revitalization of the downtown 
area to increase flexibility as a way to welcome 
a greater range of businesses. This could be 
done in conjunction with a rehabilitation 
designation for the downtown to adopt area-
specific redevelopment plans. 

Moving Forward (2015) 

Matawan’s decision to revise its Master Plan was a 
direct result of the recommendations made in the 2014 
Reexamination Report. The Borough appointed a 
Master Plan committee, consisting of representatives 
from the Planning/Zoning Board, including: Dan 
Aquafredda, Rickey Butler, Joe Saporito, and Joe 
Urciuoli. This committee met with planning consultants 
from T&M Associates starting in the spring of 2015 to 
provide local input and feedback on existing conditions 
and a future vision for the Borough. 

Public Meeting and Outreach Process 

The Master Plan Committee and its planning 
consultants introduced its findings at a workshop 
meeting of the Borough’s Unified Planning/Zoning 
Board on September 9, 2015.  Public notice announcing 
a Planning Board hearing on the Master Plan was 
published on September 25, 2015, and the hearing was 
held on October 5, 2015.   

  



 

   

4 

2015 Master Plan Matawan Borough 

Monmouth County, New Jersey 

 Strengths, Weaknesses, Opportunities and Threats 

From the review of previous planning documents and 
discussions with the Master Plan Committee, the 
following summary of strengths, weaknesses, 
opportunities and threats served as a guide for the 
preparation of the Master Plan. 

Strengths  

The characteristics of Matawan that serve as 
advantages over other areas. 

 Existing pedestrian-oriented development patterns  

 Access to rail transit service 

 Small town “feel” 

 Access to commuter bus service 

 Proximity to Henry Hudson Rail Trail  

 Proximity to Garden State Parkway 

 Historic character 

 Affordability  

 Natural assets, such as the lakes, and proximity to 
parks and recreation 

Weaknesses 

The characteristics of Matawan that function as 
disadvantages. 

 Outdated zoning  regulations that limit types of 
new businesses 

 Availability of parking 

 Zoning guidelines do not sufficiently 
protect spatial character of downtown 

 Underutilized area around train station 

 Lack of southern focal point “gateway” 
to bookend train station 

 Funding for historic façade 
improvements 

 Adequate measures in place to manage 
future development that typify historic 
character 

 Congestion around train station parking 
 
 
 
 

Opportunities 

External elements that Matawan can utilize to its 
benefit. 

 Market shift toward favoring walkable and transit-
oriented communities 

 Potential New Jersey Transit service expansions 
(express service, increased service, MOM-
Matawan alignment) 

 Rising costs of living in urbanized areas near New 
York City 

 Waypoint between Jersey Shore and Bayshore 
Region 

Threats 

External elements that could be detrimental to 
Matawan. 

 Developments that are not in keeping with 
community character 

 Inadequate upkeep of historic properties 

 Lack of guided investment in downtown 

 Business not directed toward downtown 

 New Jersey Transit service and fares 

 Episodic flooding in low-lying areas on High Street 
approaching train station  

 Algae blooms affecting Lake Matawan 

  

 

GOING FORWARD, THE CHALLENGE TO THE BOROUGH 
WILL BE TO MAINTAIN, REHABILITATE, REPAIR, 
RENOVATE, RENEW, ADAPT, REDEVELOP, RETROFIT, 
REVITALIZE, AND MANAGE THE BUILT ENVIRONMENT TO 
ENSURE THAT MATAWAN REMAINS AN ATTRACTIVE 
COMMUNITY WITH AN APPROPRIATE MIX OF LAND USES 
THAT MEETS THE NEEDS AND EXPECTATIONS OF 
BOROUGH RESIDENTS.  

--2014 MASTER PLAN REEXAMINATION 
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Matawan Vision 

The Borough will need to manage change to protect and 
enhance stable neighborhoods to advance its 
longstanding goal of maintaining the existing residential 
and commercial character of the community, and 
provide for quality development that does not 
drastically alter the development the historic 
development patterns of Matawan. 

For all intents and purposes, Matawan is a fully 
developed town. Matawan has limited ability to absorb 
additional residential and commercial growth due to the 
scarce amount of vacant developable land. In moving 
forward, Matawan needs to maintain, rehabilitate, 
repair, renovate, renew, adapt, redevelop, retrofit, 
revitalize, and manage the town’s environment to 
ensure that Matawan remains an attractive community 
with an appropriate mix of land uses that provide for the 
health, safety, and general welfare of all of its residents. 

Goal 1: Maintain Matawan’s existing residential, 
historic, and commercial character, while providing 
for quality development. 

 Consider revising the zoning ordinance to place 

greater emphasis on building design than specific 

uses as a way to protect and enhance existing 

development patterns, while reducing barriers for 

new commercial development. 

 Promote mixed-use development in Matawan’s 

downtown districts. 

 Explore branding opportunities that set the 

borough apart from neighboring municipalities. 

Branding can be direct (similar to Aberdeen’s 

street signs), or indirect (physical layout, design, 

amenities). 

 Recognize the importance of key nodes that serve 

as gateways into Matawan’s downtown. 

 Adopt and implement a complete streets policy to 
offer safe alternatives to automobile use. 

 Investigate the feasibility of identifying shared-
road bikeways that link the Henry Hudson Trail to 
important destinations in the Borough. 

Goal 2: Matawan’s past development pattern 
should not be drastically changed, and future 
development proposals should be compatible with 
surrounding areas. 

 Consider zoning ordinance revisions and design 

standards that protect and enhance existing 

development patterns, while reducing barriers for 

new commercial development. 

 Revise, as appropriate, municipal ordinances to 

reflect and encourage development patterns of a 

“built out” community (e.g. renovations, 

improvements, redevelopment, community 

development, community beautification). 

 Develop a Circulation Plan Element for the 
Borough that addresses traffic flow and parking 
issues in the downtown. 

 Examine potential development incentives for 

shared parking and bicycle parking. 

 Explore potential connections to the Henry 
Hudson Trail. Support changes to land use and 
development regulations that improve bicycle 
connections to downtown businesses and 
residential areas. 

 Pursue a downtown Rehabilitation Plan with 
targeted Redevelopment Plans 

Goal 3: The Borough is required to address an 
affordable housing obligation, even though little 
vacant developable land remains to address such 
needs. 

 Amend the Master Plan housing element at such 
time as the Courts or COAH enact regulations that 
define the future affordable housing obligation of 
the Borough.  

 Address the Borough fair share affordable housing 
obligation in accordance with the applicable COAH 
regulations or Court requirements.  

 Protect Matawan from affordable housing 
litigation by seeking substantive certification of the 
amended housing element from COAH, or a 
judgment of repose from a court of competent 
jurisdiction. 



 

   

6 

2015 Master Plan Matawan Borough 

Monmouth County, New Jersey 

 Incorporate provisions for affordable housing 
pursuant to COAH regulations or any judgement of 
repose as may be approved by the court for future 
redevelopment projects undertaken in the 
Borough. 

Goal 4: Stimulate revitalization of Matawan’s 
downtown through the redevelopment of the 
Matawan Train Station area. 

 Leverage redevelopment that supports and 

provides linkages to revitalization of the Borough’s 

downtown.  

 Modify the redevelopment area plan for the 
Railroad Improvement District, as appropriate, to 
be consistent with the recommendations of this 
reexamination concerning the incorporation of 
redevelopment plans for the station area.  

 Replace existing Railroad Improvement District 
regulations with an amended redevelopment plan 
consistent with the recommendations of the 2014 
Reexamination Plan  

 Rely upon the present redevelopment designation 
of the station area and request proposals from 
qualified redevelopers for the redevelopment of 
one or more phases or parcels within the 
redevelopment area for transit oriented 
development (TOD) consistent with the guidelines 
and concepts of the NJDOT transit village initiative 
for mixed use residential, commercial, and non-
residential development.  

 Pursue implementation of the existing 

redevelopment area designation as a non-

condemnation redevelopment area.  

o Amend and the redevelopment plan to 

implement a phased approach to 

redevelopment that targets and prioritizes 

specific properties in the redevelopment 

area in order to support projects that can be 

developed relatively quickly and spur 

additional redevelopment in the area.  

o Particular focus should be placed on the use 

of municipally-owned parcels in the 

redevelopment area.  

o Coordinate redevelopment with NJ Transit 

to maximize opportunities for 

redevelopment 

 Continue to support the Borough’s transit village 

designation by providing a mix of residential and 

commercial uses as well as a parking deck to 

provide parking for the new development and 

train station.  

Goal 5: Enhance and Transform Matawan’s historic 
downtown into a destination that can serve 
residents and visitors. 

 Coordinate public and private efforts for the 
ongoing and continuous improvement and 
promotion of Main Street, including a plan for 
parking and improved vehicular and pedestrian 
circulation in the downtown.  

 Revise zoning and development regulations to 
meet the modern market demands of a walkable 
downtown. 

 Pursue the designation of the downtown as an 
area in need of rehabilitation pursuant to the 
criteria in the Local Redevelopment and Housing 
Law (LRHL) in order to adopt site specific or area 
specific redevelopment plans for properties in the 
downtown.  

 Adopt an economic plan element that considers all 
aspects of economic development and sustained 
economic vitality. 
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Demographics and Municipal Baseline 

This section presents general housing and demographic 
information for Matawan Borough. It is important to 
understand demographic conditions and population 
trends in order to effectively plan for the Borough’s 
present and future development. Although past trends 
do not necessarily predict future conditions, they can 
provide a baseline of existing conditions in the area and 
call attention to emerging trends. 

Demographics  

Matawan’s population has remained fairly stable since 
it leveled off in 1970 after a period of rapid growth. 
From 1970 to the 2010, the population ranged from a 
low of 8,837 in 1980 to a high of 9,270 in 1990. The 
limited amount of undeveloped land with development 
potential would suggest that the Borough will not 
experience dramatic changes in population similar to 
the period between 1940 and 1970. Projections from 
the New Jersey Department of Labor estimate that 

Monmouth County’s population will increase by 6% 
between 2012 and 2032. How this applies to Matawan 
is subject to further speculation. If the recent trends in 
market demand for walkable and transit-oriented 
development continue, future growth in Matawan will 
likely take place through the redevelopment and 
reinvestment of areas around the Borough’s downtown 
and transit station. 

Population 2000 2010 

Total 8,910 
8,810 (2010) 

8,755 (2013) 

Male 4,400 (49.4%) 4,281 (48.6%) 

Female 4,510 (50.6%) 4,529 (51.4%) 

Median Age 36.4 38.3 

Race     

White 7,337 (82.3%) 7,134 (81.0%) 

Black 582 (6.5%) 620 (7.0%) 

Asian or Other 991 (11.2%) 1,056 (12.0%) 

Hispanic or Latino Population  

Total (of any race) 575 (6.5%) 949 (10.8%) 

Households     

Total Households 3,531 3,358 

Family Households 2,375 (67.3%) 2,279 (67.9%) 

Non-Family Households 1,156 (32.7%) 1,079 (32.1%) 

Housing Occupancy     

Total Units 3,640 
3,606 (2010) 

3,672 (2013) 

Occupied Units 3,531 (97.0%) 3,358 (93.1%) 

Vacant and Seasonal Units 109 (3.0%) 248 (6.9%) 

Housing Tenure     

Occupied Units 3,531 3,358 

Owner Occupied Units 2,067 (58.5%) 2,144 (63.8%) 

Renter Occupied Units 1,464 (41.5%) 1,214 (36.2%) 

Figure 4:  Selected US Census Demographics for Matawan 
Borough, 2000 and 2010 
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Figure 3: Matawan's population, 1940-2010, US Census 
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Figure 2: Age Distribution Projections for 2032 in Monmouth 
County and New Jersey. (Source:  New Jersey Department of 

Labor) 
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Figure 5: Matawan total distribution (top), and by gender (below). (Source:  2009-2013 American Community Survey) 
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Population Density 

Table 1: Municipal population density in relation to other 
New Jersey Municipalities. (Source:  New Jersey 

Department of Labor) 

Matawan is characterized by moderate density 
development, similar to other New Jersey 
municipalities that have developed around rail, rather 
than automobile transit. With an estimated 2013 
population density of 3,896.5 persons/square mile, 
Matawan’s traditional neighborhood development 
patterns are more similar in character to municipalities 
like Madison Borough in Morris County, which is also 
developed around its train station, than the average for 

Monmouth County (1344.7 persons/square mile), and 
even less so the state as a whole (1195.5 
persons/square mile). 

Population Characteristics 

Descriptions of Matawan’s population can be 
interpreted from the data collected by the Census 
bureau and the State of New Jersey. Occupational data 
suggests that Matawan residents are employed in a 
diverse number of fields, as shown in Figure 7:  Industry 
by occupation of Matawan residents. Based on 
commute data, Matawan residents tend to have longer 
commutes than Monmouth County as a whole for 
commutes over 45 minutes in duration, but also boast 
a higher percentage of smaller commutes (under 15 
minutes) than that of the County. It is likely that a 
segment of these longer-duration commutes are the 
result of residents taking advantage of Matawan’s rail 
transit station, which is the northernmost train stop in 
Monmouth County, and provides access into New York 
City. On the other hand, the shorter commutes are likely 
the result of Matawan’s compact and traditional design 
patterns that enable people to live within close 
proximity to where they work. 

Rank Municipality Population Density 

1 Guttenberg 58,409 

2 Union City 53,207 

3 West New York 51,738 
… … … 

158 Bellmawr 3,873 

159 Matawan 3,872 

160 Madison 3,870 
… … … 

563 Pine Valley 12 

564 Washington (Burlington) 7 

565 Walpack 0.67 

16.4%

17.4%

14.1%

10.3%

5.4%

17.3%

3.9%

7.6%

7.5%

15.0%

16.0%

14.9%

14.3%

6.0%

13.2%

7.3%

6.8%

6.5%

0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0% 16.0% 18.0% 20.0%
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  15 to 19 minutes
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  25 to 29 minutes

  30 to 34 minutes
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  60 or more minutes

Monmouth County Matawan Borough

Figure 6: Commute Times for Monmouth County and Matawan Borough.  (Source:  2009-2013 American Community 
Survey) 
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Despite the presence of a transit station, most residents 
still prefer to drive to work, as Census 2009-2013 
American Community Survey estimates suggest that of 
4,409 workers, 527 utilize public transportation. On the 
other hand, New Jersey Transit reported 2,554 average 
weekday passenger boardings at the Aberdeen-
Matawan train station for fiscal year 2012. This may 
explain the expansive area used for parking lots around 
the station. 

 

Household Characteristics 

Census data suggests that Matawan 
has a total of 3,399 occupied 
housing units.  The median age of 
housing in Matawan (1964) is older 
than the County (1971) and the 
state (1965). A similar pattern is 
seen with median housing values, 
with Matawan at $326,900; 
Monmouth County at $389,900, 
and $327,100 for the state. When 
these values are broken down, 
Matawan has a higher percentage 
of housing between $200,000 to 
just under $500,000. 

Development Patterns 

Due to the limited availability of 
buildable land in Matawan, 
development activity is largely 
limited to redevelopment or 
development of individual housing 
units on vacant parcels. The most 
noticeable spike in residential 
activity corresponds to the 
multifamily development in the 
southern section of the Borough 
along Freneau Avenue (Route 79), 
known as the Preserve at Matawan. 
Generally, residential and 
nonresidential development has 
remained fairly stable as Matawan 

has approached its buildout potential.  The Land Use 
Plan Element that follows this section explores existing 
land use patterns and future development potential, 
while proposing strategies to harness and direct this 
growth. 

 

 

 
 
 

Figure 7:  Industry by occupation of Matawan residents (Source:  2009-2013 American 
Community Survey) 
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2012, and the value of owner occupied housing 

units in Matawan. (Sources:  New Jersey 
Department of Labor and New Jersey 

Department of Community Affairs) 



 

   

12 

2015 Master Plan Matawan Borough 

Monmouth County, New Jersey 

LAND USE PLAN ELEMENT 

Figure 9: When compared to 2012, aerial imagery (clockwise 
from above) in 1930 and 1970 indicate that land use 

patterns have changed little in Matawan's downtown. 
Patterns of suburbanization into agricultural lands are seen 
beginning in parts of the 1930 imagery, and more so in the 
1970 photos, eventually leading to near complete buildout. 
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Introduction 

Matawan’s development patterns were first influenced 
by its accessibility from the sea,1 while providing upland 
areas for settlement that were protected from flooding.  
Early twentieth century construction of two dams in 
Matawan led to the creation of Lake Lefferts and Lake 
Matawan, which typify the present natural landscape of 
the Borough. The subsequent arrival of the railroad, 
with commuter service to New York, spurred a new 
wave of development that continued through the 
1960s. Proximity to the rail line and the newly-
completed Garden State Parkway encouraged the 
development of suburban low-density single family 
residential housing and moderate-density Garden 
Apartments. From the 1960s to the present, the pace of 
development slowed as the amount of undeveloped 
land became more and more scarce.   

                                                      
1 Remnants of this maritime era in Matawan’s history is evident with street 
names like Dock Street, Steamboat Alley, and Mill Street.  

Figure 10:  Matawan Borough, as illustrated in the 1872 
F.W. Beers Atlas 
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Summary of Land Use Issues 

Matawan’s 1965 Master Plan has guided growth and 
development in the Borough for the past 50 years 
because development has remained stable. While other 
New Jersey municipalities have required a rapid 
succession of master plan amendments over the second 
half of the twentieth century to keep pace with a 
correspondingly rapid suburban transition of rural farm 
areas, many of the original goals and objectives from 
Matawan’s 1965 Master Plan still remain relevant. The 
1965 Plan desired a revitalization of its downtown, and 
zoning ordinances that would direct non-residential 
development toward this existing center, while 
protecting historic character. The possibility of 
redevelopment around the area north of the rail line 
was also introduced for consideration.  Now that 
Matawan has reached its buildout, however, the land 
use planning paradigm must shift from anticipating new 
growth to managing and improving existing 
development through redevelopment, community 
development and other enhancements.  

This 2015 Master Plan for the Borough of Matawan 
establishes the groundwork for the future planning and 

development regulations that will be equipped to 
manage this form of growth.  

Existing Land Use 

Measuring “land use,” or how Matawan’s landscape is 
utilized, is accomplished through analysis of several 
different measures. Property tax data, aggregated by 
the state as the “MOD IV,” divides properties into 
specific categories, based on their use. A bank would be 
classified as “commercial,” a park would be “public,” 
low density housing (under 4 connected units) would be 
“residential,” higher density housing would be 
“apartments” and a place of worship would be 
“church/charitable.” This data can be mapped to 
provide a summary understanding of development 
patterns in order to inform changes to zoning and 
development regulations.  

Providing an additional dimension to the analysis of 
existing land use is “land cover” data, a large scale visual 
analysis of aerial photography that delineates lands into 
five broad categories: Forest, Agriculture, Water, 
Wetlands, Urban (developed), and Barren (no land 

Figure 11: As the graphics above illustrate from left to right, land use patterns in Matawan have changed little between 
1995 and 2007. Source:  New Jersey DEP 

BARREN LAND 

FOREST 

URBANIZED 

WATER 

WETLANDS 

1995    2002       2007 



 

   

15 

2015 Master Plan Matawan Borough 

Monmouth County, New Jersey 

cover, i.e. quarry). Each of these categories is then 
divided into different subcategories.  

These two measures of land use provide two ways of 
understanding development patterns, however neither 
is comprehensive. Property tax data may not capture 
the full picture if a building is used both for apartments 
and ground floor businesses. In other cases, land 
preserved by a cluster subdivision may be classified as 
residential. Publicly owned lands can include preserved 
lands, but they can also include lands where a 
foreclosure has occurred.  Land cover data can describe 
the visual characteristics of the landscape, but the 
immense scale of the analysis can exclude certain 
features. In the case of New Jersey DEP’s analysis, the 
minimum mapping unit is an acre.  In addition, the time 
and resources required to conduct this analysis limit its 
timeliness, but rather provides a large-scale summary of 
landscape pattern changes over time. 

Development of Matawan’s existing land use map 
began with the mapping of the most recently released 
MOD IV property tax data. This data was cross 
referenced with aerial imagery and in-person 
inspection.  Finally, the map was shared with the Master 
Plan committee for review and comment.  This existing 
land use map on page 28, provides the baseline for the 
land use recommendations that follow in the sections 
below. 

Future Development Potential 

The limited amount of undeveloped, developable land 
in Matawan means that future development will take 
place in the form of redevelopment of existing sites. 
This is presently taking place at the Walgreens site 
(Block 40; Lot 2), where a former industrial site is being 
transformed into a mixed-use development that will 
contain a mix of professional offices, residential units, 
and commercial businesses. Recent MOD IV tax data 
suggests that nearly 6% of properties in the Borough are 
vacant, however, this is not to suggest that all of these 
lots are developable, as many lots designated as 
“vacant” include parts of Lake Lefferts and Lake 
Matawan.  Other environmental constraints include 
steep slopes and floodprone properties.  When 
residentially-zoned parcels that are covered entirely by 

water or wetlands are removed from this analysis, the 
aggregate total of potentially buildable residential lots 
drops by half, and the acreage drops by nearly 75%, as 
seen in the table below. This is not to say that vacant, 
buildable lots do not exist within Matawan; 
opportunities for new development on scattered small 
lots still exist, however, due to their small size and 
proximity to environmental constraints will prohibit the 
types of large-scale residential development last 
experienced in Matawan in the 1950s and 1960s.  

Table 2: Vacant land by zoning district in Matawan 

Table 3: Vacant residential land in Matawan that is not 
entirely covered by water or wetlands. 

Land Use Plan  

As previously discussed, for all intents and purposes, 
Matawan Borough has reached its buildout potential 
based solely on available land. What this means, is that 
while small pockets of developable land exist 
throughout the borough, future large-scale 
development will largely occur through redevelopment. 
New housing or businesses looking to locate in 
Matawan will likely require the retrofit, renovation or 
reconstruction of a previously-developed site. Since the 
Borough’s development patterns largely predate the 
automobile-inspired suburban model of large lot 
residential communities and even larger lot “big-box” 
shopping centers, new residences and businesses will 

 Parcels Acreage Percent 
PRESENTLY VACANT 124 76.08 5.70% 

GB 3 1.05 1.39% 
HI 7 4.55 5.98% 
R-100 22 11.82 15.54% 
R-501 50 26.63 35.00% 
R-75 39 30.54 40.15% 
RID 2 1.08 1.42% 
SB 1 0.40 0.52% 

Row 
Labels 

# Lots 
(Approx.) 

Total Acreage 
(Approx.)  

Largest 
Individual 
Lot  

Average 
Lot Size  

R-100 12 5.32  1.29  0.44  

R-501 17 2.87  0.61  0.17  

R-75 27 8.35  3.36  0.31  

Total 56 16.54  3.36  0.30  
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be faced with the challenges that are associated with 
adapting to these historic development patterns.  

This is not to say that redevelopment should 
“modernize” the Borough at the expense of its historic 
character. Rather, Matawan’s land use, zoning and 
development regulations must be refined to meet 
changing market demand, while continuing to respect 
the built form of the community. Matawan’s ongoing 
goals to restore its downtown, protect its historic core, 
and redevelop its train station as a transit-oriented 
village that reinforces downtown revitalization and 
investment are collectively part of this land use plan. 

Most of Matawan’s development, especially around its 
downtown, predates the advent of the zoning code, 
which is commonly used to separate development by 
specific uses. Conventional suburban development is 
discernable by its clean and clear delineation of 
districts, a housing subdivision is generally located in a 
different area of town from a shopping center, which is 
located in a different area from municipal buildings, and 
so on and so forth. On the other hand, land use in 
Matawan is still largely characterized by a mix of uses 
that appear to defy the suburban development model. 
This development pattern, popularly referred to as 
“traditional neighborhood development,” reflects the 
layout and design of communities when markets, rather 
than zoning, dictated development patterns. Without 
automobiles, residents had to be within walking 
distance of their everyday needs, or at least close 
enough to a train station where they could have access 
to larger markets. As a result, traditional neighborhood 
development is regulated more by density, rather than 
use. This can still be observed along Main Street in 
Matawan. Heading north, passing Terhune Park, houses 
are clustered closer together. The transition gradually 
continues further north, as some houses have been 
converted into professional offices, leaving residential 
units on the second floor. Upon Main Street’s 
intersections with Ravine Drive and Little Street, 
buildings are visibly designed for downtown commerce, 
with second floors reserved for professional offices or 
residential units. This pattern then begins to reverse, 
and gradually transitions toward lower density and 
single use structures before reaching Memorial Park.   

Existing “use-based” zoning does not necessarily 
protect these patterns, nor does it always efficiently 
respond to new business, when an unforeseen new 
“use” does not fit the existing mold, and requires a 
variance, which may be cost-prohibitive to emerging 
small businesses. Unfortunately in Matawan’s case, 
despite the compact development patterns that have 
the potential to encourage pedestrian traffic, 
underlying zoning regulations prohibit many types of 
businesses that are found in vibrant downtown areas. 

To address these concerns with traditional zoning, some 
communities, including several in New Jersey, have 
reconfigured their land use and zoning in a way that 
protects existing design, layout and form while 
increasing development flexibility. These “form-based” 
models, such as those found in Newton (Sussex) and 
Hammonton (Atlantic) seek to preserve the existing 
development patterns, while creating greater flexibility 
for mixed-use development. Other communities are 
developing hybrid approaches, either incorporating 
form based developments through redevelopment, or 
utilizing a balance of design and simplified use 
regulations. 

As demand from the Millennial and Baby Boomer 
generations for amenity-rich, pedestrian oriented 
development grows, Matawan Borough will have an 
advantage over other municipalities that will have to 
redesign their built landscapes to welcome this growing 
market. Matawan’s 2015 Land Use Plan encourages 
that future land use in the downtown areas reflect 
principles of walkable mixed-use development that 
respects the historic design elements that characterize 
the area. This master plan serves to affirm the 
Borough’s existing land use patterns, while addressing 
the planning and regulatory hurdles that inhibit the 
transformation and revitalization of Matawan’s 
downtown into a welcoming destination. The revised 
land use maps can be found on page 28, Maps. 

Downtown-Specific Districts 

Matawan’s downtown serves as one of the borough’s 
strongest assets; a historic, walkable community with 
close access to rail transit and recreational amenities. 
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Landscape patterns with these “traditional 
neighborhood” development elements are 
experiencing increased market demand, and Matawan 
benefits from having many of these physical elements 
presently in place.   

Matawan’s downtown extends east of Lake Lefferts and 
north from Route 34 to the Main Street Bridge over 
Gravelly Brook and Lake Matawan. Presently this area is 
divided into seven different zone districts: HI (Highway 
Improvement), R-75 (Residential One Family Dwelling), 
IND (Industry), GO (General Office), R-50 I (Residential 
One Family Dwelling), DPD (Downtown Preservation 
District), SB (Special Business) and GB (General 
Business). This land use plan proposes revisions to the 
land use designations in Matawan’s downtown areas 
that will enable the borough to provide context-
sensitive development regulations that strengthen, 
enrich, and realize these assets.  

This land use plan divides this area into four revised 
downtown districts: Downtown Core, Downtown 
Neighborhood, Main Street Corridor, and Mixed Use 
Gateway. These land use districts are described in the 
section below. 

Downtown Core 

The Downtown Core includes the northern section of 
the existing Downtown Preservation District, as well as 
portions of the General Business district. This area of 
the downtown is presently characterized by high-
density development and provides the cross street 
connections between the suburban residential 
neighborhoods of the Borough to the west, and the 
moderate density residential neighborhood east of Lake 
Matawan. The Downtown Core would provide the 
greatest intensity of downtown development, such as 
the case of the former C-Town supermarket 
redevelopment (See Figure 12), which provides space 
for ground-level pedestrian-oriented businesses, with 
opportunities for residential units and professional 

                                                      
2 Traditionally, zoning regulations will require minimum “setback” 
requirements, which stipulate the minimum amount of space a structure 
must be placed from the road. Proponents of traditional neighborhood 

offices above, and supports both day and evening uses 
in the downtown.  

Similar to the other Downtown-Specific districts, 
development is located within close proximity to the 
streets and sidewalks,2 and is oriented toward 
pedestrian activity. Parking should not be the visual 
centerpiece of development, and is located either 
behind the structure or through shared agreements 
between other property owners in order to maximize its 
use, while avoiding underutilized spaces that disrupt 
downtown continuity and vibrancy. Undeveloped 

parcels may be utilized for temporary uses as a way to 
generate interest in the downtown until development 
pressure exists, such as “pop-up” parks, farmers 
markets, outdoor movie screenings, or food trucks. 

Presently, many of the historic structures in the heart of 
Matawan’s downtown business district are in need of 
façade improvements, and the existing businesses do 
not appear to generate the economic activity sufficient 
to stimulate development of neighboring vacant 
storefronts. To attract greater economic activity and 
attention to the Borough’s downtown, this area should 
accommodate high-density mixed use development. 
Ground floor commercial (such as banks, restaurants 
and retail) will encourage a mix of daytime and evening 
pedestrian traffic. Increasingly larger concentrations of 
pedestrians will subsequently create the critical mass 
desired by entertainment venues, like theatres, 
national retailers, and other niche markets. Professional 

development patterns often opt for the “build-to” line, which instead 
stipulates the maximum amount of space that a structure can be placed 
from the road, as a way to promote pedestrian traffic. 

Figure 12: Rendering of the proposed C-Town 
Redevelopment  
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offices and residential units should be located above the 
ground floor to limit the amount of “blank” spaces in 
the streetscape. These mixed-use structures, located 
within proximity to everyday shopping, services, and 
the transit station can provide desirable residential 
spaces for both Baby Boomers and Millennials looking 
for a walkable downtown. 

Downtown Neighborhood 

The Downtown Neighborhood District surrounds most 
of the Main Street Corridor and Downtown Core areas. 

These lots generally range from 2,000 to 10,000 square 
feet in size, although larger lots are often constrained 
by water, wetlands, or steep slopes. Presently, this area 
is governed by the R-50I zone district. The physical 
design of the Downtown Neighborhood is characterized 
by residential structures, yet many of these structures 
include a mix of non-residential uses, such as 
professional offices or other low-impact uses, often in 
concert with a residential component. The Downtown 
Neighborhood, while comprised of a variety of 
architectural design periods, follows a similar physical 
layout, with orientation toward the street, build-to 
lines, and other elements typical of a historic 
downtown.   

Main Street Corridor 

The Main Street Corridor follows Main Street from 
Route 34 to the Lake Matawan Bridge, and includes 
properties along the corridor outside of the Downtown 
Core and Mixed Use Gateway. This district also includes 
the downtown approaches along Ravine Drive and Little 
Street. This district includes parcels that are presently 
located in the General Business, Downtown 
Preservation District, Special Business District, and the 
Residential District (R-50I).  

The intent of the Main Street Corridor district is similar 
to the language guiding the existing Downtown 

Figure 14: Residential areas in Matawan's Main Street 
Corridor are characterized by a variety of different historic 

architectural styles. Their close proximity toward the 
downtown has also made them amenable to 

residential/professional office mixed-use. 

Figure 13: Matawan’s Post Office and residential areas 
along Main Street incorporate a variety of architectural 

styles and building materials, while adopting similar close 
“build-to” lines that encourage pedestrian traffic. 
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Preservation District: “The Downtown Preservation 
District gives special recognition to the unique 
characteristics of the designated area as they reflect the 
eighteenth- and nineteenth-century history, 
architecture, land use relationships and small village 
way of life. The creation of this district is an attempt to 
retain and preserve any structures and sites of historic 
significance whose age and character, both individually 
and collectively, create the tone and character of the 
designated area.”  

Presently, this area contains a mix of land uses. 
Development varies from multifamily and single family 
residential, to commercial uses that include retail, 
professional offices, and other low-impact businesses. 
The development pattern is less dense than the 
downtown with greater flexibility in building setbacks, 
but still dense enough to not discourage pedestrian 
traffic. Sidewalks are safe and functional, and are 
shaded with street trees.  

Land use regulations would be expanded from the 
limited uses permitted under the existing Downtown 
Preservation District to permit greater flexibility, so long 
as the site meets the development and bulk regulations 
designed to respect and replicate the existing historic 

design elements of the area. The intent of greater use 
flexibility is to promote the renovation and restoration 
of these historic assets, in order to avoid stringent 
regulations that stymie rehabilitation and perversely 
incentivize “demolition by neglect.” Instead, 
development regulations, in terms of setbacks, size, and 
density should be revised to reflect existing “build-to” 
lines and permit the inclusion of traditional elements, 
such as front yard porches and stairways. Efforts to 
preserve or replicate development using similar sized 
structures and architectural styles is encouraged, while 
permitting increased flexibility toward building uses.  

From a design standpoint, development incorporates 
architectural elements found within the downtown 
core, with an emphasis toward pitched roofs and 
gables, facades that utilize historic building materials, 
such as bricks or shingles, while windows and patios are 
oriented toward the street and sidewalks.  

Mixed Use Gateway 

As the name implies, this district serves as the southern 
entryway into Matawan’s Downtown, and provides a 
corresponding bookend to the train station 
redevelopment area in the north. The Mixed Use 
Gateway district applies to the redevelopment of a 
former industrial site (commonly referred to as the 
“Walgreens Site,” due to the present anchor tenant) at 
the corner of Route 34 and Broad Street into a mixed-
use development that includes office space, retail, and 
residential uses. As part of this plan, this land use 
designation is expanded to include the commercial 
block northeast of the intersection of Route 34 and 
Main Street, as well as the area west of Main Street that 
is between the Lake Matawan Bridge and North Street. 
These areas serve as transitional districts into 
Matawan’s downtown:  the northern area provides a 
gateway into the downtown from the Transit Station 
Redevelopment Area, and the southern area provides a 
gateway into the pedestrian-scaled developments of 
the downtown from the suburbanizing Route 34 
corridor. 

Existing land uses in the southern Mixed Use Gateway 
include the “Main Street Village” development, which 
contains multiple commercial tenants. The rest of the 

Figure 15: The Northern Corridor district is characterized 
by a mix of architectural styles, land uses, lot sizes and 

setbacks. 
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area includes vacant commercial development, 
residential, commercial, and sites with a 
residential/commercial split. The redevelopment of the 
adjacent Walgreens site to a mixed-use 
residential/professional/commercial community may 
create additional development pressure in this area.  

The northern Mixed Use Gateway is the entryway into 
the Borough’s downtown from the Train Station. 
Memorial Park provides an important civic landmark, 
however, there is little else present that would attract 
traffic toward the Downtown Core. The existing 
sidewalks and moderate-density development pattern 
is high enough to justify pedestrian traffic, however, 
additional improvements could welcome and improve 
greater pedestrian activity between the transit station 
and the downtown. 

Redevelopment and Rehabilitation 

Redevelopment provides New Jersey municipalities 
with additional tools to shape and improve their 
physical landscapes. While the enabling regulations 
continue to evolve due to new legislation or court 
rulings, the basic principle, designating an area for 
redevelopment, gives a municipality the authority to 
develop a redevelopment plan. Redevelopment plans 
will vary based on the needs of the community as well 
as what tools it is eligible to utilize, but what they do 
share is that they provide the vision of a master plan 
with the authority of a zoning ordinance, giving 
municipalities a more effective way to control the 
nature and type of development than is possible 
through standard zoning.  

The Borough has an existing redevelopment area and 
redevelopment plan in place around the Aberdeen-
Matawan NJ Transit rail station. Based on the concerns 
of aging infrastructure and the desire to fund 
improvements that would help revitalize the downtown 
as an extension of the Transit Station Redevelopment, 
the Borough’s 2014 Master Plan Reexamination Report 
recommended the designation of the downtown as an 
area in need of rehabilitation. The Borough would need 
to authorize a study to verify the downtown’s eligibility 
for the designation, based on the requirements of the 

Local Redevelopment and Housing Law (LRHL). The 
rehabilitation designation would enable Matawan to 
adopt site or area-specific redevelopment plans for 
properties in the downtown. These plans could replace 
existing zoning or act as an overlay zone to provide 
increased options for development. It should be noted 
that under a rehabilitation designation, the Borough 
has the authority to develop a redevelopment plan that 
can help to rehabilitate, repair, and renovate areas 
without the use of eminent domain or long-term tax 
exemptions. 

Train Station Redevelopment Area 

Recognizing the existing local demand for transit-
access, and lifestyle demands for amenity-rich mixed 
use destinations, the Borough has been in the process 
of creating a redevelopment plan for the area around 
the Aberdeen-Matawan Transit Station. Matawan’s 
designation of a redevelopment area around the New 
Jersey Transit in 2001 started a process to revitalize a 
large section of the borough. 

The Train Station Redevelopment Area serves as a 
critical northern gateway into Matawan’s historic 
downtown. With proper planning, the new 
development near the train station could catalyze the 
rehabilitation of Matawan’s Main Street corridor. 
Present market demands for amenity-rich, high-density 
development with rail access makes this area a critical 
asset for the Borough.  

The original redevelopment plan in 2001 established 
several basic districts that were separated by use.  
Beyond these districts and some basic guidelines for 
residential density and non-residential height 
requirements, the plan did not establish new zoning 
standards for the area. Instead, the plan proposed that 
zoning would be established through subsequent 
consultation with prospective developers.  

Draft revisions to the 2001 Plan began in 2014. These 
amendments revised the original redevelopment plan 
by establishing zoning districts with additional 
guidelines for building and landscape design that 
encourage traditional neighborhood development 
patterns that foster pedestrian activity. The plan 
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reserves environmental constraints, namely wetlands, 
flood prone areas, and steep slopes that would be 
limited in development potential, for parks and open 
space amenities. Higher density mixed use 
development would be permitted in the areas without 
such constraints. Phasing for the project would 
prioritize the redevelopment of the surface parking lot 
adjoining the train station. 

The proposed high-density mixed use village would 
provide linkages to the historic town core. 
Redevelopment of this area acknowledges that the 
station is a regional transit hub, and that any 
redevelopment parking areas owned by New Jersey 
Transit will be replaced with a compact parking 
structure.  

Other Districts 

Outside of the downtown districts and redevelopment 
area, Matawan’s land use patterns follow 
characteristics similar to other post-war automobile-
oriented suburban development.  These areas of the 
Borough are better attuned to use-based zoning, where 
single-family residential development is located in the 
single family residential zones, multi-family 
development is located in the Borough’s Residential 
Garden Apartments zone, and retail, office, and 
industry have use-specific zones. Since Matawan is 
largely built out under the existing zoning, these zoning 
districts largely correspond to the existing land use 
patterns.  

Residential 

Residential districts range in size from the R-100 (15,000 
square foot lots) to the R-50I (5,000 square foot lots). 
While street patterns in the downtown are dense and 
gridded, the suburban districts are characterized by 
larger, meandering roads that close in on themselves (a 
“P-Loop”) or terminate in cull-du-sacs.    

Multifamily Residential 

Multifamily residential development in the Borough is 
characterized by large tracts of land that is largely 
geared toward higher-density “Garden Apartment” 
style residential units. These developments are part of 
the Borough’s Residential Garden Apartments district, 
and are located in different areas of the northern 
section of Matawan, largely within proximity to the 
Garden State Parkway. 

Commercial 

The Commercial district follows the areas highlighted by 
the 2003 Land Use Plan for commercial that are not 
included as part of the downtown districts.  This 
includes portions of the Highway Improvement Zone 
District, Special Business and General Business districts. 
This area is revised from the basic “commercial” 
designation to improve variety for new and emerging 
businesses. Due to the changing nature of markets, the 
rise in popularity of artisanal manufacturing, 3D 
printing, and broadband communications, business 
may include a mix of “office,” “manufacturing,” or 
“retail” that would not have been previously 
anticipated; these businesses also may not create the 
same degree of negative impact on the surrounding 
community seen with a traditional “manufacturing” use 
that would require it to be separated from other areas. 
As it is currently in the Borough’s Highway 
Improvement District, many permitted uses are 
outdated (such as photographic stores, news dealers or 
shoe repair shops), or have a degree of specificity that 
may no longer meet market demand (such as luggage 
and leather goods stores). 

Figure 16: Matawan and Aberdeen have both been in the 
process of redeveloping the area around the train station. 
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Industrial 

Based on the existing land use map, industrial 
development is confined to two areas in the Borough, 
both of which are zoned for industrial use. The 2003 
Land Use Map designated the industrial property north 
of Route 34 for commercial use. The Borough later 
revised the zoning for this site to mixed-use to reflect 
the new development proposed for the site, which will 
include a mix of residential and office space. This Land 
Use Plan would revise this area to the Town Core 
Gateway district. The other industrial district, located in 
the southern area of the Borough, would follow the 
existing standards for the Industrial District, permitting 
business and commercial uses that are permitted 
elsewhere, but also manufacturing processes, so long as 
they do not pose a nuisance that extends beyond the 
lot.   

Semi-Public, Public, and the Conservation, Parks and 
Recreation Areas 

Semi-public lands largely refer to tax-exempt properties 
that serve the public, such as churches and cemeteries, 
while public lands include a variety of public facilities, 
from municipal buildings and pump stations, to schools 
and the Post Office. The land use district, Conservation, 
Parks and Recreation, includes a mix of public and 
private lands that are either largely constrained by 
wetlands and waterbodies, or public lands dedicated to 
recreation, such as Memorial Park. 

Recommended Zoning Changes 

The zoning ordinance will need to be revised to ensure 
conformity with the master plan.  At a minimum, the 
zoning map should be revised to match zone 
boundaries to land use districts as needed.  The zoning 
ordinance will also need to incorporate use standards, 
bulk requirements, design standards and updated 
terminology to reflect the new districts; revise other 
districts; and to generally implement the goals, 
objectives and policies of the master plan.  Following is 
a list of specific zoning recommendations that need to 
be considered. 

 Replace zoning districts in downtown with context-
sensitive districts that emulate the historic 
development patterns of the area. 
o Downtown Core District 
o Downtown Neighborhood District 
o Main Street Corridor District 
o Mixed Use Gateway District 

 Revise zoning designations near the intersections of 
Route 79 with Wilson Avenue and Mill Road to 
address existing conditions and limit 
nonconforming uses. At present, the Special 
Business (SB) district includes parcels located 
around these intersections and also extends west 
along Wilson Avenue. While a small concentration 
of non-residential development exists in the area of 
Route 79, most of Wilson Avenue is residential. 
Other nonconforming residential uses are present 
in this SB Zone along Route 79; re-designation of 
these parcels to a residential district should be 
considered in a way that limits a patchwork of 
zoning districts, and preserves non-residential 
zoning near the intersections with Route 79. The R-
75 and R-100 Zone Districts regulate the existing 
residential developments in the area; the extension 
of the appropriate residential zone for these lots 
should be considered to reduce nonconforming 
uses. 

 Pursue a rehabilitation study for the downtown to 
determine eligibility under the Local 
Redevelopment and Housing Law (LRHL). If eligible, 
development of a Downtown Rehabilitation Area 
will give Matawan the authority to prepare 
localized redevelopment plans intended to catalyze 
the revitalization of its historic downtown into a 
vibrant destination. Matawan’s downtown serves 
as one of the borough’s strongest assets; an 
historic, walkable community with close access to 
rail transit and recreational amenities. However, 
maintaining historic structures and infrastructure 
can be costly. Designation of the downtown as an 
area in need of rehabilitation by the Borough would 
help promote reinvestment in the downtown.   
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Consistency with Neighboring Plans 

Introduction 

The New Jersey Municipal Land Use Law (MLUL) 
requires municipalities to examine the consistency of 
their Master Plan with those of adjacent communities, 
the county in which the municipality is located, and the 
State Development and Redevelopment Plan (SDRP).  
This is done as an element of the Master Plan, and 
ensures the compatible development of lands that 
border one another but are located in separate 
communities and are under different jurisdictions. 

The following is an analysis that compares Matawan 
Borough’s Master Plan, land uses, and zoning to 
neighboring municipalities’ master plans, as well as the 
additional aforementioned plans.  In general, land uses 
and zoning plans are complimentary to those in the 
adjoining municipalities. 

Analysis of Surrounding Communities 

Matawan Borough is located on the border of 
Monmouth County and Middlesex County. The 
municipalities surrounding the Borough in Monmouth 
County include Aberdeen Township to the north, east 
and southwest and Marlboro Township to the south.  
Matawan’s western boundary, which also serves as a 
segment of Monmouth County’s boundary with 
Middlesex County, borders Old Bridge Township. 

Aberdeen Township 

Aberdeen Township’s unique geography, where a 
section of the Township is disconnected from the main 
portion (known as an “exclave”), means that Aberdeen 
shares multiple borders with Matawan Borough. 
Matawan and Aberdeen’s geographic ties have resulted 
in several coordinated or mirrored efforts at land use 
planning and redevelopment.   

The two municipalities both have a presence along the 
Garden State Parkway, and both have recognized the 
need to provide high-density residential development 
within close proximity to this transit corridor. In 
addition, the two municipalities coordinated the initial 

redevelopment plan around the Aberdeen-Matawan 
train station. Aberdeen’s South River Metals 
Redevelopment Area envisions the development of 
affordable age-restricted and non-age restricted 
housing units. This redevelopment area is located 
adjacent to Matawan’s newly-established mixed use 
zone, where the redevelopment of a former industrial 
site is being transformed into professional offices, retail 
establishments, and residential units above the first 
floor. Aberdeen’s exclave, referred to as the Freneau 
portion of the township, shares similar moderate-
density residential development patterns in the areas 
where development exists. A large tract of vacant land 
in this Freneau section adjacent to Matawan Borough, 
was designated by the Township for a Planned Adult 
Community Overlay Redevelopment Zone to provide 
affordable non age-restricted housing, however, the 
Township’s 2015 Master Plan Reexamination Report 
noted that Monmouth County recently authorized the 
acquisition of this property for the creation of a new 
county and regional park. 

Old Bridge Township (Middlesex County) 

Matawan Township’s border with Old Bridge Township 
also acts as a border between Monmouth and 
Middlesex County.  Land use patterns in the area of the 
boundary between the two municipalities are similar, 
and are characterized by low to moderate density 
suburban residential development. There are several 
exceptions, such as where Matawan and Old Bridge 
have permitted small pockets of higher density garden 
apartments and townhomes. Non-residential suburban 
land use patterns are also seen along the Route 34 
corridor.    

Marlboro Township  

Marlboro Township’s Land Use Element establishes the 
key objective of “maintaining the Township’s suburban 
population density and suburban/rural character by 
discouraging extensive new residential development in 
currently undeveloped areas of the Township.” 
Additionally, the Master Plan Reexamination Report 
adopted by the Township in 2012 establishes the 
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objective to “encourage the remediation of 
contaminated sites to enhance the local environment, 
protect residents, and return …sites to productive use.” 
Finally, the Township’s Vision Plan sets forth the goals 
to: 

 Balance development opportunities with the 
established pattern of development and 
existing infrastructure 

 Create attractive gateways at entrances to 
identify the Township through upgraded land 
uses, streetscape improvements and signage 

 Simplify the Township land use regulations 

It should also be noted that the 2012 Marlboro 
Township Community Vision Plan also recommends the 
creation of a form-based zoning code for its new village 
center in order to preserve the historic character of the 
township and offer a market for small local businesses 
within walking distance of residential neighborhoods. 

In terms of zoning, Marlboro’s boundary with Matawan 
is zoned to permit low density residential development, 
similar to the existing land use character in that area of 
the Borough. 

Monmouth County 

Adopted in 1982 as the Monmouth County Master Plan, 
Monmouth County’s Growth Management Guide 
(GMG) is the County’s primary planning tool. The GMG 
categorizes the northern half of the Borough as an 
Urban Center Growth Area, with the southern half as a 
Suburban Settlement Growth Area. This Master Plan is 
compatible with the following Urban Center policies 
listed in the GMG: 

 Encourage the adaptive reuse of vacant 
buildings and abandoned public facilities for 
new and more productive uses 

 Encourage the redevelopment of the urban 
centers through housing rehabilitation, reuse of 
buildings and channeling of commercial uses 
into downtown areas 

 Encourage expenditure of public monies for 
rehabilitation and/or completion of public 
facilities 

 Channel suburban purchasing power into the 
urban centers’ business districts 

Additionally, this Master Plan is compatible with the 
following Suburban Settlement policies listed in the 
GMG: 

 Encourage a variety of residential types in the 
suburban settlement 

 Encourage the use of the neighborhood unit in 
the suburban settlement 

Monmouth County’s Master Plan is currently in the 
process of being updated. As part of this process, the 
County identified specific Master Plan Goals, Principles, 
and Objectives. Matawan’s plans closely align with the 
County’s Master Plan Goal #3, to “Promote beneficial 
development and redevelopment that continues to 
support Monmouth County as a highly desirable place 
to live, work, play, and stay.” As part of Goal #3, the 
County outlines several principles that also align with 
the Borough’s planning efforts.  These principles 
include: 

 Encourage the creation of vibrant communities 
through a variety of housing choices, energy 
and transportations options, recreational and 
cultural offerings, health and safety initiatives, 
and businesses opportunities that result in a 
more sustainable and higher quality-of-life for 
all residents. 

 Protect and strengthen the established 
character of municipalities and their distinct 
qualities. 

 Encourage a variety of new and rehabilitated 
housing that will enable populations to more 
readily cycle through different life stages, giving 
residents an opportunity to age in place. 

 The public will benefit socially and economically 
from the retention, attraction, and 
advancement of entrepreneurial and business 
enterprises that result in quality jobs and a 
stronger, more resilient tax base.  
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 Aligning State, County, and local investment 
strategies improves efficiency and reduces cost 
associated with repairing, replacing, and 
expanding systemic infrastructure. 

State Development and Redevelopment Plan 
(SDRP) 

The NJ State Planning Commission is now staffed by the 
Office of Planning Advocacy (OPA) which is within the 
Department of State. The OPA has released a draft State 
Strategic Plan to supersede the current State 
Development and Redevelopment Plan (SDRP), which 
was adopted in 2001. Public Hearings were held in 
February, March, and September of 2012. The draft 
State Strategic Plan is based upon a criteria-based 
system rather than a geographic planning area. The 
draft State Strategic Plan has not been adopted by the 
State Planning Commission at this time and was put on 
hold following Hurricane Sandy. 

The Matawan Borough Master Plan is consistent with 
the plans and policies of the existing SDRP. The SDRP 
places most of the Borough of Matawan in 
Metropolitan Planning Area 1 (PA1), although some 
areas are in Suburban Planning Area (PA2) and the 
Environmentally Sensitive Planning Area.  PA2 extends 
slightly into Matawan on the west side of the Borough, 
adjacent to Old Bridge Township, and the southern end, 
adjacent to Marlboro Township. The Environmentally 
Sensitive Planning area extends to lakes Matawan and 
Lefferts and the Matawan creek corridor. 

According to the State Plan, most of the communities 
within the PA1 planning area are fully developed or 
almost fully developed with little vacant land available 
for new development.  The Matawan Borough Master 
Plan is consistent with the State Plan by preserving and 
protecting the established residential character of the 
Borough, promoting economic development by 
encouraging appropriate infill and redevelopment and 
promoting a diversification of land uses, promoting a 
fully intermodal transportation system that will 
enhance local circulation and reduce automobile 
dependency, promoting a balance of housing options to 
meet the needs of all residents, preserving and 

upgrading the existing utility infrastructure, providing 
adequate park, recreation and open space facilities, and 
preserving and protecting valuable historic and natural 
features within the Borough. 

Suburban Planning Areas are generally located adjacent 
to the more densely developed Metropolitan Planning 
Area, but are characterized by low density development 
and limited modes of transportation, with the exception 
of the automobile.  The Matawan Borough Master Plan 
is consistent with the state plan in its focus to direct 
high-density development toward the downtown area 
in order to limit sprawl, protect natural resources, and 
revitalize areas of existing development. The PA2 areas 
of Matawan are already developed as low-density 
residential; the Land Use Plan recommends that no 
changes are made to this area to discourage additional 
sprawl. 

Environmentally Sensitive Planning Areas are 
characterized by their unique natural features that 
serve to provide important habitats, scenic vistas, or 
water supplies. The State Plan seeks to protect these 
environmental resources through land preservation, 
accommodate and direct growth toward centers, and 
protect the character of existing stable communities.  
Matawan’s goal of transforming its downtown to 
attract future development and redevelopment away 
from natural areas is consistent with these goals.     
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Action Plan and Next Steps 

1. Train Station Redevelopment Plan 
Concurrent to this Master Plan, the Borough has 
been preparing revisions to the Train Station 
Redevelopment Plan. Adoption of the revisions 
to the Train Station Redevelopment Area will 
jumpstart the redevelopment process around 
the train station and will complement the 
revitalization efforts in and around Matawan’s 
downtown. 

 
2. Pursue A Rehabilitation Study And 

Designation Of Localized Redevelopment 
Plan Overlays For Downtown 
Matawan’s downtown serves as one of the 
borough’s strongest assets; a historic, walkable 
community with close access to rail transit and 
recreational amenities. However, maintaining 
historic structures and infrastructure can be 
costly. Designation of the downtown as an area 
in need of rehabilitation by the Borough would 
help promote reinvestment in the downtown. 
This will give Matawan the authority to prepare 
localized redevelopment plans intended to 
catalyze the revitalization of its historic 
downtown into a vibrant destination. A 
rehabilitation designation provides 
redevelopment tools to communities that help 
to rehabilitate, repair, and renovate areas 
without the use of eminent domain or long-term 
tax exemptions.  
 

3. Revise Zoning Ordinance 
Based on the changes to the Borough’s Land 
Use Plan Element and Land Use Plan Map, the 
Borough will need to make revisions to its 
zoning ordinance to ensure consistency with the 
Master Plan.  

 
4. Circulation Element 

An ongoing concern in the Borough has been 
the management of traffic and availability of 
parking. The 2014 Master Plan Reexamination 

Report recommended the preparation of a new 
Circulation Plan Element that would address 
downtown circulation and parking. The Master 
Plan committee reiterated this issue throughout 
the development of this Master Plan.  

 
5. Open Space Element 

The Borough should consider the development 
of an Open Space Element to the Master Plan as 
a way to address the current needs of Borough 
residents for expanded recreation 
opportunities.  Quality of life improvements 
such as parks, recreation and open space areas 
can strengthen the Borough. Grants and loans 
through federal, state, and county agencies as 
well as private foundations should be 
aggressively pursued. Redevelopment and 
rehabilitation efforts in Matawan’s downtown 
could include the development of pocket parks, 
bicycle parking, and other recreational 
amenities. The Henry Hudson Trail is an 
important recreational resource. It is 
maintained by Monmouth County and it links 
the Borough with other Monmouth County 
municipalities. Matawan should investigate the 
feasibility of identifying shared-road bikeways 
that link the Henry Hudson trail to important 
destinations in the Borough. 

 
6. Downtown Architectural Study And Design 

Guidebook 
An architectural study and design guidebook 
could help inform and supplement zoning or 
redevelopment requirements that establish a 
cohesive neighborhood aesthetic with the 
existing historic character of Matawan’s 
downtown. The guidebook could also serve as 
an educational resource for property owners 
and developers interested in making voluntary 
improvements that emulate elements of historic 
design. 
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7. Signage And Gateways 
Explore branding opportunities that set the 

borough apart from neighboring municipalities. 

Branding can be direct (similar to Aberdeen’s 

street signs), or indirect (physical layout, design, 

amenities). 

 
8. Green Element To Address Stormwater  

Lake Matawan and Lake Lefferts are two of 
Matawan’s most notable natural assets, 
providing numerous recreational and aesthetic 
benefits to residents, businesses and visitors. A 
Green Element can identify opportunities to 
address the quality of stormwater that enters 
the lakes. Some of these opportunities, 
including green infrastructure, can be installed 
as part of a downtown beautification effort, 
such as rain gardens, planters, street trees, and 
green roofs. Others can be used in combination 
with efforts to conserve water, and thus reduce 
the strain on existing infrastructure, such as rain 
barrels. Reducing the quantity of stormwater, 
and improving the quality of the remainder that 
makes its way into Matawan’s lakes, will ensure 
that these resources can continue to be utilized 
and valued.  
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Maps 

Existing Conditions Map 

Environmental Constraints Map 

Land Use Plan Map 

Downtown Land Use Plan Map 

Existing Zoning Map 

Train Station Redevelopment Map 
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Monmouth County, New Jersey 

Other Plans 

 Housing Plan Element 

 Stormwater Management Plan Element 

 Transit Station Redevelopment Plan and 
Amendment 
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