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Neptune Township Zoning Board of Adjustment
25 Neptune Boulevard
Neptune, NJ 07753

Re:  Flex Space Office/Warehouse
Lot 3 in Block 3101
Neptune Township, Monmouth County
MRA File No. 21-249

Dear Board Members:

McDonough & Rea Associates (MRA) has been asked to provide the Zoning Board of
Adjustment with a Traffic Impact Analysis for plans to construct a flex space office/warehouse
building on the noted property. The property is located on the north side of New Jersey State
Route 33, just east of its intersection with Jumping Brook Road as shown on Figure 1, a Site
Location Map in the Appendix.

Plans prepared by InSite Engineering (ISE) show a building containing the following elements:

» 27,411 SF of warehouse space
» 15,009 SF of office space

Access to Route 33 is proposed via 2 driveway connections; 1 on the east side of the building

.and 1 on the west side of the building. The property is located in the C-5 Commercial Zone;
therefore, a Use Variance is requested for the flex/office/warehouse space.

SCOPE OF STUDY

In order to prepare a thorough Traffic Impact Analysis for this proposal, MRA conducted the
following tasks:

1. Made field visits to the site to establish existing roadway and traffic conditions in
the area.

2. Obtained historical traffic volume data along Route 33 from the New Jersey
Department of Transportation (NJDOT).
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3. Prepared estimates of traffic to be generated by the warehouse and office space
based upon Institute of Transportation Engineers (ITE) data.

4. Distributed site generated traffic east and west along Route 33 in accordance with
anticipated origins and destinations of site traffic.

5. Projected traffic volumes to a design year 2023 after consulting the NJDOT’s
Historical Growth Rate data for the area.

6. Conducted level of service capacity analyses for the site driveway in accordance
with Highway Capacity Manual procedures.

7. Compared the traffic to be generated by the office/warehouse space to traffic that
would be generated by a permitted commercial use.

8. Reviewed the Site Plan with respect to adherence to proper traffic engineering
principles. S

‘The following report sets forth the database accumulated and the conclusions reached with
respect to the warehouse/office project.

EXISTING CONDITIONS

The subject property is located on the north side of Route 33 just east of the signalized
intersection at Jumping Brook Road. It has approximately 609 feet of frontage along Route 33
and contains approximately 4.5 acres. Route 33 is an east/west State arterial highway under the
jurisdiction of NJDOT. It provides for 2 travel lanes in each direction without shoulders in the
vicinity of the subject property. The nearest traffic signal control is located at Jumping Brook
Road just west of the subject property

EXISTING TRAFFIC VOLUMES

Traffic volume data was obtained after reviewing historical data published by the NJDOT;
Specifically, automatic traffic counts conducted along Route 33 between Jumping Brook Road

and West Bangs Avenue in the fall of 2018 were reviewed. Figure 2 in the Appendix, illustrates

existing October 2018 NJDOT traffic volumes passing the site frontage during the critical AM
and PM peak street hours.
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TRIP GENERATION AND DISTRIBUTION

Estimates of traffic to be generated by the office and warehouse space were made after
consulting the 10" Edition of the ITE Trip Generation Manual. Table I illustrates anticipated
traffic generation from the property during the critical morning and afternoon peak hours.

TABLE 1
TRIP GENERATION
USE AM PSH PM PSH
IN Our ToraL IN Our TOTAL
15,009 SF Office 15 3 18 3 15 18
27,411 SF Warehouse 22 7 29 8 23 31
Totals 37 10 47 11 38 49

With respect to the anticipated distribution of site generated traffic, a review was made of access
to higher order roadways such as the Garden State Parkway, Route 33, Route 34, Route 18, etc.
Based on this review, traffic was distributed as follows

> 2/3 to and from the west on Route 33
> 1/3 to and from the east on Route 33

Site generated and distributed traffic flows are shown on Figure 3 the Appendix.

ANALYSIS OF FUTURE TRAFFIC

A design year of 2023 was assumed for the project (a 2 year build-out). The NJDOT’s
background traffic growth rate data for the area was consulted and a growth rate of 1.0 percent
per year was added to base 2018 traffic volumes which were expanded to no-build 2023 volumes
(a conservative multiplier of 1.07). Design year 2023 no-build traffic volumes are shown on
Figure 4 in the Appendix. Site generated and distributed traffic was then surcharged onto no-
build volumes and are shown on Figure 5 in the Appendix.

Traffic engineers calculate levels of service of unsignalized intersections which relate to the
quality of traffic flow. Level of service is a measure of average control delay. Average control
delay is the time lost due to deceleration and the amount of time from when a vehicle is stopped
for a traffic control device (or at the end of the queue) to when the vehicle departs the
intersection. Delay is a relative quantity of driver discomfort, frustration, fuel consumption, and
loss in travel time.
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Levels of service range from “A” to “F” with “A” being the highest or best attainable level of
service. Level of service “E” with average control delays of not more than 50 seconds per
vehicle at an unsignalized intersection indicates near to or at capacity conditions and is generally
considered the limit of acceptable level of service and delay.

Full definitions of levels of service for unsignalized intersections as well as level of service
summaries are included in the Appendix. The intersections studied by this report were analyzed
according to the procedures set forth in the Highway Capacity Manual 2010, using the McTrans
Highway Capacity Software (HCS7), release 7.9.5.

The site access points to Route 33 were analyzed for projected levels of service for the 2023
design year. Based on a review of NJDOT access control restrictions for the property, only 1
entrance/exit will be permitted to and from the property. Therefore, the west driveway was
assumed to be an exit-only driveway and the east driveway, an entrance-only driveway. This
access configuration will permit full access around the building and ease of loading for
deliveries.

Findings were that exiting movements to Route 33 from the west driveway will operate at level
of service “C” during the AM peak street hour and level of service “D” during the PM peak
street hour. Left turn entry movements at the east driveway will operate at level of service “B”
during both the AM and PM peak street hours. Therefore, the site driveways will operate within
acceptable traffic engineering parameters.

TRIP GENERATION COMPARISON

As previously indicated, the property is located in the C-5 Commercial Zone and a Use Variance
is required for the office/warehouse space. Uses in the C-5 Commercial Zone, which are
predominantly retail in nature, will generate higher peak hour traffic volumes than the proposed
use as shown on the Table below. A 28,500 SF retail strip center is a permitted use and can fit
on the property.

TABLE 11
TRIP GENERATION
PERMITTED USE (28,500 SF RETAIL) VS. PROPOSED TOTAL TRIPS

USE AMPSH PMPSH SAT.PH
Permitted 28,500 SF Retail 86 215 230
Proposed. Office/Warehouse 47 49 10

Difference -39 -166 =220
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SITE PLAN & PARKING

The Site Plan, prepared by ISE, shows full access around the building. A total of 53 parking
spaces are required under the Neptune ordinance and 54 spaces are provided. Truck loading
areas are located to the north side of the building away from primary employee/visitor/customer
spaces.

CONCLUSIONS

It is concluded, based on the analysis set forth in this report that plans to construct 27,411 SF of
warehouse space and 15,009 SF of office space on the noted property can be approved without
having an adverse and negative impact on traffic conditions in the area. The proposed uses will
generate less peak hour traffic than a permitted use in the C-5 Commercial Zone. Furthermore,
levels of service at the driveways to Route 33 will be within acceptable traffic engineering
parameters.

The Site Plan itself has been properly designed with respect to ingress and egress, adequate
parking, full circulation around the building and separation for truck loading areas from prlmary
customer/v1s1tor/employee parking spaces.

A representative of MRA will be in attendance at an upcoming Neptune Township Zoning Board
of Adjustment meeting to provide expert testimony and to answer any questions board members
board experts or the public may have.

Very truly yours

Scott T. Kennel
Sr. Associate

cc: Patrick Ward, PE
Jennifer S. Krimko, Esq.
Jacob Lipschitz
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LEVEL OF SERVICE CRITERIA
FOR
TWO-WAY STOP-CONTROLLED INTERSECTIONS1

Level of Service Average Control Delay
A <10.0 Seconds Per Vehicle
>10.0 and < 15.0 Seconds Per Vehicle
> 15.0 and < 25.0 Seconds Per Vehicle
>25.0 and < 35.0 Seconds Per Vehicle
>35.0 and < 50.0 Seconds Per Vehicle
> 50.0 Seconds Per Vehicle

es N oy B w N @)

! Transportation Research Board, Highway Capacity Manual 2010, National Research Council, Washington, DC,
2010.



HCS7 Two-Way é‘tc')p—C‘c‘)ntfol Report ‘

Analyst STK Intersection RT 33 & EGRESS
Agency/Co. : . MRA - : | Jurisdiction o

Date Performed 9/8/2021 East/West Street RT 33

Analysis Year 2023 North/South Street 'EGRESS

Time Analyzed AM Peak Hour Factor 0.90
Intersection Orientation - East-West ) Analysis Time Period (hrs) 0.25

Project Description 21-249AFB-1

2
@
=

Major Street; East-West

Approach Eastbound Westbound Northbound _W
- Movement : u |t T | R upb L TR ul L T | R u ot T | R
Priority U 1 2 3 4u 4 5 6 7 8 9 10 11 12

" Numberof Lanes | o] o} 2 o fofol} 21| of} o | oo o | 0 1 0
Configuration T T LR

Volume (veh/h) ‘ ‘ 899 1 1 920 | " s BT B
Percent Heavy Vehicles (%) 10 10
Proportion Time Blocked ‘ , i

Percent Grade (%) : 0

Right Turn Channelized ' :

Median Type | Storage Undivided

Base Critical Headway (sec) 7.5 6.9

Critical Headway (sec) ) : : L s ; : SRR ALV R 7.10
Base Follow-Up Headway (sec) 35 33

Follow-Up Headway (sec) | i : : ‘ 3.60 3.40

Flow Rate, v (veh/h) 11

Capacity; c (veh/h) ‘ o _ - 227
v/c Ratio 0.05
95% Queue Length, Qss (veh) : ‘ 0.2
Control Delay (s/veh) 21.7
Level of Service (LOS) ; C
Approach Delay (s/veh) 21.7
Approach LOS C
Copyright © 2021 University of Florida. All Rights Reserved. HCS™ TWSC Version 7.9.5 Generated: 9/9/2021 9:36:03 AM

21-249AFB-1.xtw
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Analyst STK Intersection RT 33 & EGRESS
JAgency/Co. . .- . | MRA , , Jurisdiction : i ,

Date Performed 9/8/2021 East/West Street RT 33

Analysis Year : | 2023 North/South Street .~ | EGRESS

Time Analyzed PM Peak Hour Factor

Ihtersectiqn Orientation | East-West . .} Analysis Time Period (h’rs)f

Project Description 21-249PFB-1 -

SR

BBt

Major Street: East-West

Approach Eastbound Westbound Northbound Southbound ’
Movement v el rjul el R]lule ol rRul L] ]or
Priority 1u 1 2 3 4U 4 5 6 7 8 9 10 11 12

Numberoftanes . J o fof2flofofo]2ajofl JoJofo] Jo]i1}]o
Configuration T T LR

* Volume (veh/h) 1 ozl 1 | |ool| L R R EE P T
Percent Heavy Vehicles (%) 10 10
Proportion Time Blocked - ' : , '

Percent Grade (%) 0

Right Turn Channelized ' :

Median Type | Storage Undivided

Base Critical Headway (sec) 7.5 6.9
Critical Headway. (sec) . A 1 I | : IR | o ,f_ B : 7.00 } A0
Base Follow-Up Headway (sec) 35 33

Follow-Up Headway (sec) . : ; } 1 ; : o E 3.60 340

Flow Rate, v (veh/h)
Capadity, ¢ (veh/h) ‘ ’ : | Bt o L ’ 188
v/c Ratio 0.22
95% Queue Length, Qs (veh) ' R R B 1l 0.8
Control Delay (s/veh) ' 296
Level of Service (LOS) ‘ ‘ k ' D
Approach Delay (s/veh) 29.6
Approach LOS y ‘ : D
Copyright © 2021 University of Florida. All Rights Reserved. HCST™ TWSC Version 7.9.5 Generated: 9/9/2021 9:36:41 AM

21-249PFB-1.xtw
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Analyst STK Intersection RT 33 & INGRESS
~Agency/Co. . L ) MRA e e Jurisdiction o : S
Date Performed 9/8/2021 East/West Street RT 33
* Analysis Year ; 2023 - L LAY - North/South Street - | INGRESS
Time Analyzed AM Peak Hour Factor 0.90
“Intersection Orientation o foEastwest | Analysis Time Period (hrs) 025
Project Description 21-249AFB-2

L

Major Street: East-West

e
Tpproach ) i Eastbound Westbound _ Northbound T gouthbound
Movement o vl f R pulp TRl TbERTUL LT R
Priority U 1 2 3 4U 4 5 6 7 8 9 10 11 12
Number of Lanes ‘ | oo o2 o fopoflatlo}l Jofjolo}l pofo 0
Configuration LT T T TR
Volume (veh/h) o bas fes | ] | 920 | 13
Percent Heavy Vehicles (%) 10
* Proportion Time Blocked -
Percent Grade (%)
‘Right Turn Channelized

Median Type | Storage Undivided

Base Critical Headway (sec)

Critical Headway (sec) o laso

Base Follow-Up Headway (sec) 2.2

Follow-Up Headway (sec)

Capacity, c (veh/h) : | 620
v/c Ratio 0.04
95% Queue Length, Qes (veh) \ 0.1
Control Delay (s/veh) 11.1
Level of Service (LOS) R B
Approach Delay (s/veh) 0.8
Approach LOS ; .
Copyright © 2021 University of Florida. All Rights Reserved. HCS™ TWSC Version 7.9.5 Generated: 9/9/2021 9:37:22 AM
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Analyst

HCS7 ‘T‘W'o—Way Stop~Cori‘tr‘c‘.')l Repok’t L

STK

Intersection RT 33 & INGRESS
~ Agency/Co. -} MRA Jurisdiction I
Date Performed 9/8/2021 East/West Street RT 33
Analysis Year 2023 North/South Street. 'INGRESS
Time Analyzed PM Peak Hour Factor 0.90
Intersection Orientation . : Eastjyygst - Analysis Tirfqle Period thrs) 0;25 :
Project Description 21-249PFB-2

Approach Eastbound Westbound - Northbour:cr N SotEbound
‘Movement u L T R LT UL T R Lot ' UL TR
Priority U 1 2 3 4U 4 5 6 7 8 10 11 12
‘Number of Lanes - 0o | o 2 1o o) o} 2 0 o o o f o | o
. Configuration LT T T TR

Volume (veh/h) 7o) at0 ) 1o | 4 |

Percent Heavy Vehicles (%) 10

Proportion Time Blocked

Percent Grade (%)

“Right Turn Channelized

Median Type | Storage

Undivided

Base Critical Headway (sec) 4.1
Critical Headway (sec) 430
Base Follow-Up Headway (sec) 22

Follow-Up Headway (sec)

Flow Rate, v (veh/h)

8
Capacity, ¢ (veh/h) 583
v/c Ratio - 0.01
95% Queue Length, Qos (veh) 0.0
Control Delay’(s/veh) 11.3
Level of Service (LOS) B

Approach Delay (s/veh)

0.3

Approach LOS

Copyright © 2021 University of Florida. All Rights Reserved.

HCST TWSC Version 7.9.5
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