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Board recommends council move forward
with redevelopment plan
By Haley Behre

BELMAR — The planning board unanimously decided to make a recommendation to the governing body to move
forward with a redevelopment plan for the beachfront, with slight alterations, at Tuesday night’s special
meeting.

Adopting a redevelopment plan is the next step for the borough since it designated the beachfront as an area in
need of redevelopment earlier this year.

Designating the area in need of redevelopment, which was done in light of Hurricane Sandy and the destruction
it caused at the beachfront, gives the borough options when rebuilding the pavilions. These options, such as
entering a private-public partnership, are made possible with the redevelopment plan.

DESIGNATING THE AREA

In March, the borough designated the beachfront as one in need of redevelopment
after the planning board determined the area met one of the criteria under the
state’s local redevelopment and housing law.

The criteria the borough feels it meets for an area in need of redevelopment is “areas
in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire,
cyclone, tornado, earthquake or other casualty in such a way that the aggregate
assessed value of the area has been materially depreciated,” according to criteria f
under the law.

According to David Roberts, the borough’s planning consultant, the borough’s beachfront, which is 39 acres,
was worth $54.4 million in 2012 — $3.4 million of which was for the pavilions located on the beachfront. In
2013, Mr. Roberts said the beachfront is valued at $51 million, which is a $3.4 million loss, or the total value of
the pavilions.

The pavilions were demolished soon after Sandy struck in October 2012 because they were deemed structurally
unsound.

The area in need of redevelopment has been limited to public property, extending all along Ocean Avenue from
Second Avenue South, and as far west as the curb line on the west side of Ocean Avenue and as far east as the
Atlantic Ocean.

REDEVELOPMENT PLAN

After an area is designated as one in need of redevelopment, the next step is to create a redevelopment plan.

On Sept. 18, about six months after the area was designated as in need of redevelopment, the governing body
approved a resolution authorizing the planning board to look at the proposed redevelopment plan.

The redevelopment plan, which will supercede zoning in the area, lays out what uses are permitted and gives
the governing body options when it comes to redeveloping the area.

“What this redevelopment plan does is, it focuses on the areas where the pavilions were,” Mr. Roberts said.
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The plan, which has not been introduced yet, includes all four pavilions that stood at the beachfront prior to
Hurricane Sandy.

The borough is already moving forward with redeveloping two of the four pavilions. Those pavilions are Fifth
Avenue [Taylor Pavilion] and 10th Avenue. The Eighth and 13th Avenue pavilions are not being constructed at
this time.

There is an understanding with the New Jersey Department of Environmental Protection [DEP] that the borough
is able to rebuild the pavilions, without obtaining Coastal Areas Facilities Act [CAFRA] permits, within the same
footprint as the previous pavilions. Those pavilions do not have to be in the same location, though, according
to Mr. Roberts, noting they do have to remain in the parcel of land covered in the redevelopment plan.

Larry Hajna, DEP press officer, said relocating the pavilions either landward or laterally may be exempt from
CAFRA rules if the DEP determines it would result in a less environmental impact. So, to relocate, the
municipality must first obtain an exemption determination from the DEP, he said.

PLANNING BOARD, PUBLIC COMMENTS & QUESTIONS

Prior to opening the meeting up to the public, board members were able to ask questions of Mr. Roberts.

Councilman Brian Magovern, who sits on the board, asked if there is a timeframe in which the Eighth and 13th
Avenue pavilions must be rebuilt, since there is no plan to rebuild them currently.

Mr. Roberts said no, the plan and designation will stay in place until all the pavilions are redeveloped.

Councilman Magovern then asked whether the footprints for the 16th and 19th avenue buildings still exist.
Those buildings were knocked down many years ago.

Mr. Roberts said he is unsure but they are not identified as redevelopment parcels in the plan. If the governing
body, acting as the redevelopment entity, wanted to create parcels for them, the plan can be amended, but
state permits would need to be obtained to build at those locations.

Mayor Matt Doherty, who sits on the board, said he spoke to DEP after the storm who said that anything beyond
replacing what existed on Oct. 28, 2012, the day before Sandy struck, would not be allowed.

The public then had an opportunity to ask questions and make comments on the plan.

Mike Seebeck, of Second Avenue, asked why the pavilions need to be made two stories when Mr. Roberts had
testified that the area will essentially be the same.

“This town is going through a tremendous change and a lot of repair and rebuilding,” Mr. Seebeck said. “In the
process it’s also taking on a staggering amount of debt,” which is an issue many are concerned with.

Brendan Read, of Ninth Avenue, asked whether the redevelopment plan would allow for open pavilions, such as
a gazebo.

Mr. Roberts said pre-existing footprints can be replaced without a CAFRA permit, but anything beyond that
would need one. He added that there is nothing in the plan that dictates the buildings must be closed, so an
open pavilion can be built as long as it is in the same footprint.

Dave Schneck, of C Street, asked whether the private entity would own the pavilion if the borough chooses to
enter into a private-public partnership.

Mr. Roberts said that would depend on the agreement. The building, which would sit on borough property,
would be built at the private entity’s expense. The borough would receive some type of compensation for it, he
said.

Prior to voting, the planning board was able to comment on the proposed plan.
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All planning board members believed the proposed redevelopment plan adhered to the borough’s master plan.
A few board members hoped the governing body would take into consideration the public’s comments, and
board chairman Ed Windas asked that the public’s comments be added to the report for the council.

The board then unanimously made the recommendation for Mr. Kovats to prepare the report, with the slight
alterations, to send back to the governing body.

The slight alterations to the redevelopment plan include rewording a portion of the plan to make it up to date
and clarifying uses that are permitted in the area.
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