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Borough of Eatontown, NJ
Thursday, December 11, 2025

Chapter 89. Land Use

Article VII. Area, Bulk and Use Requirements

§ 89-44. Individual zone regulations.

B-2 Business Zone.

Permitted uses.

Retail sales.

Personal services.

Indoor movie theaters.

Banks, post office, business, municipal, public utility, and professional offices.

Buildings with mixed uses that are permitted within the B-2 Zone.

Restaurants and taverns.

Health clubs.

Health care testing service facility.

Ambulatory health care facility.

Child day-care services and children's play areas, in accordance with N.J.A.C. 10:122 Manual of Requirements for
Child Care Centers.

Public parking lots or garages (commercial).

Public utilities in accordance with the standards set forth within § 89-44C(8).

Hotels and motels are permitted, provided that they observe and are regulated by the following:

The entire area of the site for the travel or parking of motor vehicles will be hard surfaced.

Parking spaces are provided to meet the individual standards for all of the individual activities to be conducted
on the site.

No sleeping unit including bathroom and other appurtenant facilities shall be smaller than 300 square feet.

No hotel or motel shall contain less than 40 sleeping units.

Auto repair and gasoline stations.

In addition to the information required on the site plan by Article X of this chapter, the site plan for auto repair
and gasoline service stations when applied for in zones where permitted shall  also show the number and
location of fuel tanks to be installed, the dimensions and capacity of each storage tank, the depth the tanks will
be placed below the finished grade, the number and location of pumps to be installed, the type of structure and
accessory buildings to be constructed, and the number of automobiles which are to be garaged and parked on
the premises.

The entire area of the site of the auto repair  or gasoline service station for  the travel  or parking of motor
vehicles will be hard surfaced, in accordance with the design standards portions of this chapter.

Any repair of motor vehicles will be performed in a fully enclosed building. No motor vehicle will be offered for
sale on the site and no motor vehicle parts or partially dismantled motor vehicles, supplies, trash or waste
materials shall be stored outside of an enclosed building or storage area.

No vehicle shall be permitted to be standing or parked on the premises other than those used by the employees
in the direct or indirect operation of the establishment. This shall not be interpreted, however, to prohibit the
parking of automobiles or trailers for self hauling which are parked on the premises and are for rent, providing
that specific parking spaces are provided for such parking, or to prohibit the temporary parking of automobiles
actually serviced on the premises, including the overnight parking of a maximum of two automobiles per bay.
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Accessory goods for sale may be displayed out of doors on the pump island(s) and the building island only. The
outdoor display of oil cans and/or antifreeze and similar products may be on the above islands only if contained
within a suitable metal stand or rack, but not to include tire racks or sheds. Tires shall be stored only inside the
principal building or in the waste materials area except that two tires may be displayed on the building island
only.

Not more than two vending machines, whether or not coin operated, shall  be located outside the principal
building,  and any such machines shall  be subject  to the yard requirements of  the zone in which they are
located.

All fuel pumps will be located at least 20 feet from any street or property line and shall be attendant operated.

No gasoline-filling station or service station shall be located nearer than 2,000 feet to any other filling station nor
closer than 200 feet to any residential zone boundary line. Such distances shall be measured as the distances
between the nearest property lines of the respective sites.

Any outdoor storage of waste materials or supplies shall be in a shielded location but suitable for containerized
collection and within an area screened adjacent to the building or fenced to a height of not less than six feet.
The area of such enclosure shall not exceed 120 square feet, and it shall be not closer than 25 feet to another
lot which is within a residential zone or a street line which is across the street from a residential zone.

No waste material whatsoever shall be discharged into any watercourse except in accordance with existing
state and local requirements and regulations.

Any  deviation  from  the  standards  enumerated  in  Subsection  C(2)(a)(14)[a]  through  [j]  above  shall  be
considered bulk standard relief and not relief required under N.J.S.A. 40:55D-70(d).
[Added 5-13-2015 by Ord. No. 07-2015]

Conditional uses. A fast-food restaurant shall be a conditional use if the following criteria are met:

Lot frontage and width shall be a minimum of 250 feet.

Minimum square footage of the principal building shall be 2,000 square feet.

In any fast-food restaurant which permits the ordering of food from a vehicle by means of an electronic sound
system and delivery through a drive-in window, there shall be required a buffer zone of 30 feet in accordance with
the standards set forth in § 89-39G on the side(s) of the property where such facilities are located, same to be
measured from the rear or side property lines to the commencement of the parking area.

Front yard setback shall be a minimum of 50 feet.

Any fast-food restaurant which permits the ordering of food from a vehicle must provide a queuing area sufficient to
permit 10 cars to be queued without obstructing the normal flow of traffic on the site.

There shall be provided on-site parking on the basis of one space per employee and one per two seats.

Accessory uses.

Off-street parking in accordance with 89 Attachment 10.[6]

Editor's Note: The attachment is included at the end of this chapter.

Signs.

Essential services (Article II definition).

Recycling containers within enclosures.

Bulk and area regulations. Refer to 89 Attachment 9.[7]

Editor's Note: The attachment is included at the end of this chapter.

In the B-2 and B-5 Zones, the following requirements shall apply:

Front-yard open space. A minimum front-yard open space area shall be provided in the B-2 Zone equal to 20% of
the lot depth, but not less than 30 feet shall be provided nor shall more than 50 feet be required in the B-2 Zone and
not less than 30 feet of front-yard open space area shall be provided nor shall more than 35 feet be required in the
B-5 Zone. No buildings, parking areas, loading areas, display of goods or merchandise, or areas for holding solid
waste  or  recyclables  shall  be  permitted  in  the  front-yard  open  space.  For  all  major  subdivision  or  site  plan
applications, landscaping in the front-yard open space area shall be provided in accordance with a landscape plan
approved by the Planning Board.

Landscaping requirements. Landscape improvements shall be required for all major development in the B-2 Zone. A
landscape plan shall be included with any development application for major subdivision approval or for site plan
approval. The landscape plan shall be drawn in accordance with § 89-36, Off-street parking and loading; § 89-39,
Landscaping, buffering and screening; § 89-83, Planting and landscaping; and with the provisions provided herein.
Buffering shall be provided in accordance with the requirements of § 89-39. Landscape design shall be arranged to
screen or create views, to create a desirable visual environmental, to provide seasonal color and interest, to define
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boundaries between uses, to mask noise, to articulate outdoor spaces and to define circulation systems and open
space areas. Development in the B-2 Zone shall, in addition to the aforementioned requirements for landscaping
and buffering, provide landscaping in accordance with the following standards:

Shade trees forming a "tree line" shall be provided and spaced 40 feet apart along all public rights-of-way.
Trees  shall  be  planted  at  least  10  feet  behind  the  curbline  and/or  sidewalk.  All  proposed  shrubs  and
landscaping shall be located behind the tree line along the public right-of-way.

Trees.

Shade trees along the right-of-way shall  be a minimum of 14 feet  in height and have a minimum
caliper of three inches at a height of one foot at the time of planting.

Other shade trees at planting shall be a minimum of 12 feet in height and shall have a minimum caliper
of 2 1/2 inches at a height of one foot.

Ornamental trees at planting shall be a minimum height of eight feet with a minimum caliper of 1 1/2
inches at a height of one foot.

Evergreen trees at planting shall be a minimum height of eight feet.

Foundation plantings shall be provided within established bedlines or planters not less than four feet
wide  on  the  front,  sides  and  rear  of  any  building.  This  requirement  shall  be  in  addition  to  the
requirements set forth for parking lot landscaping, buffers and shade trees.

All areas of the site not occupied by buildings, pavement, sidewalks, landscaped islands, or other required
improvements shall be appropriately landscaped with one tree and two shrubs for each 1,000 square feet
of open space. Shade trees required along the public right-of-way shall not be included in calculating the
minimum tree standard.

Hedges. Hedges shall form a solid continuous visual screen at least three feet in height immediately upon
planting and shall be spaced with triangle placement in two rows 18 inches on center.

Shrubs. Shrubs shall have a minimum height of two feet at planting.

Landscaping standards for off-street parking areas.

Parking areas shall include perimeter and interior landscaping as provided herein.

All rows of parking spaces shall be provided with a terminal island to protect parked vehicles, provide
visibility, confine moving traffic to aisles and driveways, and provide space for landscaping.

Parking areas of 20 or more spaces shall provide within each row of parking spaces that there are
landscaped islands located as to prevent more than 10 vehicles from being parked side-by-side in an
abutting configuration. Such islands shall  measure not less than nine feet  in width and 15 feet in
length. Three spaces  in excess of  a multiple of 10 spaces shall  constitute a  requirement  for  one
additional island, with the islands either being evenly spaced or spaced in an arrangement acceptable
to the municipal agency.

A terminal island for a single row of parking spaces shall be landscaped with at least one tree and
vegetative ground cover or grass. A terminal island for a double row of parking spaces shall contain
not less than two shade trees, three shrubs, and vegetative ground cover or grass. The use of a low-
maintenance  material  other  than  a  vegetative  ground  cover  may  be  permitted  in  appropriate
circumstances by the municipal agency.

Landscaped divider strips shall be provided to separate parking rows from major internal circulation
aisles. Off-street parking areas designed to provide double rows of abutting side-by-side spaces may
include  continuous  landscaped divider  strips  centered  on the dividing line  between  such rows  of
spaces. The divider strip shall have a width of not less than nine feet, shall be surrounded by a curb to
prevent vehicular encroachment and shall be landscaped with a suitable vegetative ground cover. The
use  of  a  low-maintenance  material  other  than  a  vegetative  ground  cover  may  be  permitted  in
appropriate  circumstances by the municipal  agency and  provided that  the material  is  a  safe  and
attractive  alternative.  Not  less  than  one  shade  tree  and  three  shrubs  shall  be  installed  in  the
landscaped divider strip for each four abutting parking spaces counted on one side of the divider strip.
Three or four spaces in excess of a multiple of five shall constitute a requirement for one additional
shade tree and three additional shrubs. Where landscaped divider strips are provided in accordance
with this section, the requirement for landscaped islands to separate abutting parking spaces pursuant
to Subsection C(2)(e)[2][a][v][c], above, shall not apply.

Interior landscaping requirements.

Off-street parking areas containing 20 or more parking spaces or 7,000 square feet or more of area
shall provide for interior landscaping as specified herein:

Not less than 10% of the interior of off-street parking areas that are 50,000 square feet in area or
greater shall  be landscaped and maintained with grass,  trees, or other living vegetative materials.
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Landscaped divider strips, terminal islands, and other islands as required in Subsection C(2)(e)[2][a][v]
[B] through [E], above, may be included in computing the minimum landscaped areas.

Not less than 5% of the interior of off-street parking areas of less than 50,000 square feet in area shall
be landscaped and maintained with grass,  trees, or  other living vegetative materials.  Landscaped
divider strips, terminal islands, and other islands as required in Subsection Subsection C(2)(e)[2][a][v]
[B] through [E], above, may be included in computing the minimum landscaped area.

Perimeter landscaping requirements. Landscape strips designed with site specific planting that includes
trees, shrubs,  and ground cover shall  be provided around the perimeter of  off-street  parking areas to
separate parking areas from abutting vehicular rights-of-way and adjoining lots. The perimeter strip shall
extend along the length of the boundary between the street right-of-way and the parking area. A perimeter
landscape strip may be pierced by an accessway only. The perimeter landscape strip shall be at least 10
feet in width and shall be landscaped with at least one tree and 10 shrubs for every 40 feet of perimeter.

Landscaping requirements in stormwater management areas.

Stormwater management areas shall include all retention and detention basins, drainage ditches and
swales, and wetlands areas. These areas may be designed to serve as aesthetic landscape features,
or naturalized wetland areas, in addition to their stormwater management function.

The quantity of trees to be planted on the interior of basins shall be equal to the number of trees that
would be necessary to cover the entire area, based upon a twenty-foot-by-twenty-foot grid to the high-
water line or outflow elevation.

The trees shall be planted in groves and spaced five feet to 15 feet on center.

The side slopes shall  be seeded with  a  naturalization,  wildflower,  and/or  meadow grass mix;  the
bottom of the basin shall be seeded with a wet tolerant mix. The specific blend shall be approved by
the Borough Engineer.

All woody and herbaceous plants shall be native vegetation and/or tolerant of typical wet/dry floodplain
conditions.

Planting shall not be located within 20 feet of low-flow channels to allow for maintenance.

The perimeter area (slopes above the high-water line) shall include shade trees (approximately 50 per
1,000 linear feet, sized in accordance with Subsection C(2)(e)[2][a][viii][B]  above),  evergreen trees
(approximately 40 per 1,000 linear feet), ornamental trees, and shrubs and shall be used to screen
drainage structures and create a desirable visual environment.

Provisions for emergency access as well as general maintenance of the basins shall be reviewed by
the Borough Engineer. Plantings shall be designed to screen and not hinder vehicular access.

Plantings are not permitted upon any berms or structural fill areas associated with a detention basin
unless approved by the Borough Engineer.

Perimeter  plantings,  including  shade  trees,  evergreen  or  ornamental  trees  and  shrubs,  shall  be
arranged to provide a continuous landscape strip to screen drainage structures and create a desirable
visual environment.

Plants with invasive root systems shall not be located where they may cause damage to drainage
pipes or other underground utilities.

Pedestrian  circulation  requirements.  Improvements  for  the  safety,  convenience,  and  amenity  of  pedestrians,
including the disabled, shall be required for all major development in the B-2 Zone. A pedestrian circulation plan
shall be included with any development application for major subdivision or site plan approval. Site furnishings for
pedestrian convenience, including seating areas, bicycle racks, waste receptacles, directional signage, and shelters
shall be provided where deemed appropriate and suitable by the municipal agency. The pedestrian circulation plan
shall be based upon the Pedestrian Compatible Planning and Design Guidelines of the New Jersey Department of
Transportation and shall be an integral part of the overall circulation system of the development and coordinated
with all other access to the site including public transportation, automobiles, and bicycles.

Pedestrian sidewalks shall  be installed along all  public rights-of-way and shall  link to sidewalk on adjacent
property  when  so  recommended  by  the  municipal  agency  in  consultation  with  the  Township  Engineer.
Sidewalks shall be placed in the right-of-way parallel to the street unless the municipal agency determines that
an alternative alignment is desirable in order to preserve topographical or natural features; or to provide visual
interest; or to provide safer or more convenient pedestrian circulation. Walkways within the site shall connect to
adjacent streets and interconnect with other development sites in the zone district. Stub connections shall be
required  between the proposed development and neighboring sites not  yet  developed, underdeveloped or
capable of being further subdivided or partitioned.

Pedestrians shall be provided with a continuous walkway and defined routes to conveniently connect the public
right-of-way to the main building entrance(s).
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Walkways shall interconnect other areas of the site, such as buildings, parking lots and outdoor activity centers,
such as plazas, resting areas and viewpoints.

Walkways shall be constructed of concrete or paving bricks, or other permanent all-weather surface approved
by the municipal agency, and be at least five feet in unobstructed width.

Walkways shall be illuminated.

Walkways and pedestrian areas shall be separated from automobile and truck circulation, parking, and loading
whenever possible.

Where a walkway crosses a driveway, parking area, or loading area, the walkway shall be clearly identifiable
through the use of elevation changes, decorative paving materials, paving bricks, or other similar method.

Where the walkway is  parallel  and adjacent  to an auto  travel  lane,  pedestrian safety shall  be maintained
through a raised path or by separation from the auto travel lane by a raised curb, bollards, landscaping, street
furnishings, or other physical barriers. If a raised path is used, the ends of the raised portions shall be equipped
with curb ramps.

Walkways bordering parking spaces shall be at least seven feet wide and a minimum of five feet wide when
concrete bumpers, bollards, curbing, landscaping, or other similar improvements are provided which prevent
parked vehicles from obstructing the walkway.

Walkways adjacent to the building shall be constructed of bricked paving materials, decorative pavers, or other
decorative surface approved by the municipal agency.

In the B-2 Zone, no entertainment or commercial recreational uses other than indoor cinemas and health clubs
are permitted.


