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Master Plan Subcommittee

Tony Mercantante– Township Administrator

Amy Citrano– Director of Planning

Tara Berson– Communications Director

David Merces– Chairman, Planning Board

Carl Rathjen– Vice Chairman, Planning Board

Roseann Eteson– Member, Planning Board

Vlad Berson – Member, Planning Board

Consultant Team

Susan Favate, AICP, PP – Principal in Charge, BFJ

Mark Freker – Project Manager, BFJ

Michelle Gilman – Project Planner, BFJ

Nicole Campo, AICP – Director, Land Use Planning, Matrix

Consultant Team

I n t r o du c t io n s
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Public CommentsInteractive 
Open House

7:30 pm –
8:30 pm

A g e n d a  &  M e e t in g  F o r ma t

Welcome & Brief 
Presentation

7:00 pm –
7:30 pm

8:30 pm –
9:00 pm



What is a Master Plan/ 
Project Overview
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 Community-wide land use policy guide adopted by the 
Planning Board.

 Grounded in community engagement.

 Sets the vision and blueprint for growth, revitalization, 
and preservation for the municipality.

 Does not contain laws or mandates, but gives elected 
officials and administrators a guide for decision-making 
on land use, zoning, and capital investment.

 The New Jersey Municipal Land Use Law requires each 
municipality to re-examine its Master Plan at least every 
10 years.The last Master Plan was completed 

in 2004 with Re-Examination Reports 
in 2009, 2011, 2014, and 2023. 

W h a t  i s  a  M a s t e r  P l a n ?
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 Zoning or any other kind of regulation.

 Development approval for any specific property.

 A revision to tax assessments or processes.

 A change to environmental regulations. Instead, it should align with environmental 
conservation goals and sustainable practices.  

 A requirement that the Township take specific spending actions.

W h a t  I s n ’ t a  M a s t e r  P l a n ?
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E l e m e n t s  o f  a  M a s t e r  P l a n

NJ Municipal Land Use Law Requires: Additional Considerations:

 A statement of the goals and objectives 
of the Plan: These goals and objectives 
will be informed by community 
engagement and stakeholder input.

 A Land-use Element:

• This section provides a vision for the 
future possibilities of development. 

• A municipal zoning ordinance must 
be substantially consistent with the 
Land Use plan element.

• Additional elements are optional.
The Middletown Master Plan will 
include the following elements:

• Circulation
• Utilities
• Community Facilities
• Open Space, Recreation
• Historic Preservation
• Economic Development
• Green Building, Environmental 

Sustainability, & Conservation
• Implementation
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P r o j ec t  O v e r v i e w

Dec 2023 – Feb 2024

Project Initiation, 
Data Review

Stakeholder & 
Community Engagement 

Recommendations 
& Draft Plan

Final Plan & 
Adoption

• Online Engagement
• Subcommittee 

Meetings
• Stakeholder Meetings
• Public Workshops

• Review Prior Plans 
and Studies

• Data gathering
• Initial Mapping

• Vision and Goals
• Plan Elements
• Initial Draft Master 

Plan

• Full Draft
• Public Hearing, 

Revisions, and 
Adoption

Ongoing Jan – Jun 2024 Jul – Nov 2024
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M a s t e r  P l a n  O u t l in e

Section 2 Vision Statement and Planning Goals

+

Implementation guide for all 
Master Plan Recommendations

Vision, Goals, and Objectives

Relationship to Other Plans

Demographic Conditions and Trends

1. Introduction 3. Implementation
Land Use

Circulation (Transit and Mobility)

Utilities

Community Facilities

Open Space and Recreation

Historic Preservation

Economic Development

Green Building, Environmental 
Sustainability, Conservation

Climate Change-Related Hazard 
Vulnerability Assessment

2. Elements



What We’ve Heard so Far



Middletown Township
Master Plan

Public Workshop #2: June 12, 2024
11

Middletown Township
Master Plan

P u b l ic  Wo r k s h o p # 1   – F e b r u a r y  21,  2 0 24

140 
Attendees!
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St a ke h o lde r  E n g a ge m en t  
Township Officials / Topical Meetings
• Health & Social Services
• Public Works 

• (Infrastructure; Traffic/Roadways)
• Zoning, Development and Housing
• Sustainability 
• Parks & Recreation
• Police, EMS, Fire Prevention
• Fire Department
• Library
• Middletown School District
• Town of Middletown Sewerage 

Authority (TOMSA) 

County & State Agencies
• Monmouth County Planning
• Monmouth County Public Works
• Monmouth County Parks
• NJ Dept. of Transportation (DOT)
• NJ Transit

Other Local Entities 
• Naval Weapons Station Earle (NWSE)
• Lincroft Village Green Association (LVGA)
• Ideal Beach Community Association (IBCA)
• Small Business Roundtable
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I d e a s  Wa l l  – P r e l im in a r y  S u m m a r y

Open February 21st – May 31st

1,987
Total Visits

979 
Unique Users

146
Comments



Middletown Township
Master Plan

Public Workshop #2: June 12, 2024
14

Middletown Township
Master Plan

I d e a s  Wa l l  – E n v i r o n me n t  &  Re s i l i e n cy

• Tree Preservation – there is concern over the loss of trees and a desire for tree 
replanting initiatives.

• Energy Resilience – improve the electric grid and transition Township buildings to 
renewable energy:
o Implement the goals of the Middletown 2020 Energy Plan 
o Enroll in the Sustainable Jersey Community Energy Plan 

• Street sweepers – provide Township street sweeping services to mitigate storm 
drain blockage and improve streetscape aesthetic

• Improve the health of local waterways – focus on ecology and resiliency  
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I d e a s  Wa l l  – P a r k s ,  O p e n  S p a c e ,  a n d C o m m u n it y  Fa c i l i t i es

• Open Space – continue to acquire and preserve open space; increase kayak/fishing 
access 

• Senior Center – upgrades are needed; there is a desire for additional programming 
to accommodate an active senior population 

• Park Maintenance – increase investment in park maintenance 

• Trail Connections – create trail connections between parks and open spaces 
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I d e a s  Wa l l  – H o u s in g

• Preservation – prioritize preserving existing historic districts, scenic roadways, 
and farmland

• Developer Contributions - obligate developers to enhance area surrounding 
new development

• Overdevelopment – there is a concern about overcrowding and the impact of 
high-density development on Township services

• Housing Typology – interest in increasing the inventory of small, single-family 
homes to accommodate medium-income residents and older adults looking to 
downsize
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I d e a s  Wa l l  – L a n d U s e ,  Z o n in g,  a n d  D e v e l o pme n t
• Limit New Development – there are concerns about high density development and 

its impact on Township traffic congestion 
• Future Development Guidelines  

o Require new developments to provide walking or biking paths 
o Place new housing near public transit 
o Prioritize redevelopment of existing, vacant sites before developing 

undeveloped land
• Waterfront Improvements – invest in improvements to create public access
• Route 35 and 36 Streetscape – enhance streetscapes; enact stricter sign codes 
• Campbell’s Junction - Invest in rejuvenating Campbell’s Junction as a community 

gathering place with retail, restaurants, green space 
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I d e a s  Wa l l  – Tr a n s po r t a t io n

• Speeding 
o Reduce speed limits in residential areas and near schools
o Increase enforcement of speed limits 

• Traffic Light Cycles – long traffic light cycles are creating backups at some 
intersections, worsening roadway congestion

• Pedestrian and Cyclist Safety - Invest in improving connectivity for alternative 
transportation modes 

• Roadway Maintenance – prioritize maintenance of roadway infrastructure  
• Alerts– issue alerts specific for road closures  



What Happens Next? 
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I n t er a c t iv e  O p e n  H o u s e  a n d  P u b l ic  C o m m en t s
 Visit each of the Open House stations and review the 

draft recommendations. 

 Let us know what you like or dislike and any additional 
ideas you have!

 How to ensure your feedback is heard:

 Write your ideas on post-it notes and add them to the 
boards.

 Write longer comments on comment cards.

 Need help writing down your ideas? A facilitator will 
be at each station to help! 

 If interested, attendees are invited to reconvene for 
public comments and questions

Land Use

Circulation & Mobility

Community Facilities

Open Space & Recreation

Utilities

Historic Preservation

Green Buildings & 
Environmental Sustainability

Vision and Planning Goals
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Way s  t o  St ay  I n v o lv e d

 Stay-tuned via the project website:

 middletownnj.org/mpinput

 Online Engagement: Public Survey 
#2 will launch later this summer

http://middletownnj.org/mpinput
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Thank You!
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