
 
 
 

Hi All,  
We have been living and breathing the traffic reports for a while and have a lot of 
questions regarding the Village 35 redevelopment plan, some admittedly are 
technical due to our familiarity with the traffic studies.   
 
We need your help, because we might not live in your neighborhood or drive your 
commute or do your shopping and daily driving routes to truly know what your 
concerns are. Is it flooding, dangerous pedestrian crossing, are you concerned the 
traffic study missed counting your intersection? Whatever it is, you need to speak 
up. 
 
Here are questions we are asking the Planning Board at July 10, 2019, Village 35 
traffic meeting. We need you to attend and chime in too. Ask questions while we 
have the opportunity! 
 
 

Stantec Independent Traffic Study- Questions for Public, July 10, 2019  
  

Twin Brooks Jug-handle and Neighborhood  
  

•        The traffic counts for the only southbound jug-handle (Twin Brooks 
Avenue) to the mall show the possibility of backup even after the Kings 
Highway/ Tindall Road proposed mitigation and the buildout. This jug backs 
up at peak hours now. Is it true that after this proposed mitigation, the traffic 
counts could be close to what we have now—350-400 cars or more in the 
jug at peak hours?  

  

•        Cut-through neighborhood traffic has still not been addressed in either study 
and is not shown on the Stantec report analysis, and we were told it would 
be addressed by the Planning Board. It is also listed on a Stantec progress 
status report dated 10/15/17 – “Conducted field visit and assessment of 
existing study area as well as potential local side street connections that 
could possibly be used as pass-through traffic.”  It was also commented on 
by Mr. Keady, the Township’s T & M engineer, in an earlier project review 
letter dated September 1, 2017, pages 39 and 40. When will the cut-through 
neighborhood traffic be addressed? 
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•        As an example, you have Pine Street jug listed because of the impact from a 

lane failure at Chapel Hill intersection, but Pine street is a considerable 
distance away from the site. Why aren’t Brandywine Way, Spruce Drive, 
and Woodland Drive who are directly connected to the new Twin Brooks 
extension listed in the study? 

•        Cutting through the residential community will be a shorter route than the 
congested single lane jug-handle, and it should be noted that Waze/ Google 
Maps utilize this route when driving from the train station to KHE . There 
are no sidewalks on the cut-through path of Twins Brooks Avenue and 
Spruce Drive. How do you propose to protect our neighborhood from cut-
through traffic? 

  

•        The Langan traffic study data states there are 8 cars in the current condition 
at peak hours going into the Twin Brooks neighborhood and will now be 
over 92 cars. Where is YOUR data showing the existing condition in and out 
of the Twin Brooks neighborhood versus the buildout condition?  

  

•        Current intersection design does not provide easy access as a westbound 
approach from the Circus Liquors site. We prefer it that way as it protects 
the neighborhood. The new design directly connects the mall to the 
neighborhood and will cause a significant increase in traffic. This is not a 
circumstance of an existing condition and should not be designed with this 
intent. Where is the data showing the number of cars queuing at the traffic 
light on the eastbound through-lane approach, including cut-through traffic 
buildup?  

  

•        We would like Stantec to rerun the numbers with the revised Twin Books 
jug with no thru westbound lane into Twin Brooks neighborhood. This 
would be consistent with the existing condition. Planning Board, is this 
doable? When can we expect new analysis?  

  

•        While the new proposed improvements will alleviate some peak hour 
congestion at Twin Brooks Avenue, they don’t account for drivers from 
Lincroft and vehicles coming off the Parkway (via Red Hill Road and 
Holland Road) and for all the new employees at the revised Town Hall 
cutting through our neighborhood to get to the mall. Where is this accounted 
for in the traffic study? 
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•        With only one southbound jug-handle connected to the site, we would like to 
see traffic counts for the AM rush at a current 5-year buildout for Twin 
Brooks Ave/ Route 35, since the traffic is very directional. AM rush hour 
traffic through this intersection will favor travel to the north and coincide 
with school bus pickups in the AM. Why isn’t there any AM peak hour 
analysis now that Kings Highway East will be directly connected to Twin 
Brooks to the train and Parkway? 

•        How many cycles will it take to go through the Twin Brooks intersection 
under the revised build conditions with the mitigation at Tindall Road and 
the cut-through traffic lined up coming from the neighborhood?  

 

•        How many actual cars (not how much more square footage) will the Twin 
Brooks jug-handle hold with the revision compared to existing status? 

•        Will traffic extend onto Route 35 and block the Twin Brooks intersection at 
any time?  

•      On page 10 of the Stantec traffic review, you mention that you did not create 
a chart for Saturday because you felt that there is no significant current 
backup at the jug-handle now. According to the Langan traffic report, the 
traffic counts in the jug-handle on Saturday will increase from 47 to 349 
going eastbound into the mall at PM peak and 27 to 428 eastbound into the 
mall at SAT peak. Going into the southbound jug at Twin Brooks Avenue, 
the traffic increases from 329 to 621 PM at peak and from 219 to 614 at 
SAT peak. Please explain the discrepancy. These are double or triple the 
counts now. What will the numbers be when your mitigation is proposed?  

 
 

Sleepy Hollow Road/ East Road 
  

•        Sleepy Hollow Road/ East Road - With the possibility of the new connection 
from Kings Highway to Tindall Road, is Sleepy Hollow Road/ East Road 
going to have even more traffic than the 3.5x traffic increase already slated 
for those roads at peak hours?   
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•        The traffic lights that are there now at the intersection of Kings Highway 

East/ Normandy Road/ Sleepy Hollow Road are designed poorly. Will you 
contact whoever is in charge of the government road to manage the 
placement of the traffic light so it avoids confusion? 

  

 
Kings Highway East 
  

•        Kings Highway East will have 2 -2.5x additional traffic on this scenic 
roadway due to the mall and residential component being built. Traffic 
counts will increase from 156 to 354 at PM peak hour and from 215 to 498 
at SAT peak hour heading westbound. Is this acceptable to the Planning 
Board? If not, what remedies do you propose to impose?  

•        On page 3 of the Stantec Traffic Review, “Our independent analysis of the 
proposed development shows that traffic conditions on Kings Highway East, 
east of the site, would remain consistent with the no-build condition.” How 
is this possible if there are significant traffic increases on Sleepy Hollow 
Road and East Road, as well as traffic that will come from Leonardo and 
Navesink and Route 36 to utilize the mall?  

  

•        Allowing for these major increases in traffic, are you saying that our local 
roads will now have to shoulder the burden that Route 35 cannot handle? Is 
this acceptable? Has our Planning Board reached out to NJDOT to confirm 
that they are aware of the additional traffic not included in the traffic study 
by the developer?  

 
 

Chapel Hill Road 
  

•        Listed under the Executive Summary on the Stantec report, “Upon further 
investigation of the NJ35 and Oak Hill Road/ Chapel Hill Road intersection, 
it is clear that the limited right of way would make it difficult to provide any 
measurable improvement to operations. And would require a larger study 
action by DOT that would likely result in a ROW acquisition. Thus it would 
not be feasible for the Township to address the issues at this intersection.” 
Why not? Please explain in layman’s language. 
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•        How are we to know if this will get resolved?  What is the time frame?  

  

•        How many cars will queue up and what businesses will be blocked?  
  

•        Without mitigation at Chapel Hill Road, other intersections will suffer 
longer wait times as drivers circumvent this failed intersection. Currently the  
jug-handle is blocked most of the time. Businesses adjacent to and 
surrounding the Chapel Hill Road/ Oak Hill Road intersections will suffer as 
ingress and egress sites could be blocked and drivers will be discouraged 
from patronizing these businesses. It’s a mess now. What proposed 
mitigation does the Planning Board seek for this dysfunctional intersection? 

  

•        It seems NJDOT is going to approve the application knowing this problem 
exists. Who is responsible to follow up on the Chapel Hill Rd intersection, 
so it is not forgotten? Planning Board, are you in a position to champion the 
functionality of Middletown’s roadways against the Rt 35 NJDOT approval? 

 
 
 
 
 

Town Hall 

•        Will there be a new jug-handle near Town Hall to keep the traffic on Route 
35, and will it be built simultaneously with the eastbound connection to 
Tindall Road? 

  

•        Has Stantec considered that once you connect Kings Highway to Tindall 
Road, you will receive more traffic and it could divert more traffic onto 
Kings Highway that could back up and block the Town Hall entrances and 
Spruce Drive?  

  

•        Has all this likely new traffic been counted in the traffic study? If not, 
wouldn’t it significantly increase the already doubled traffic counts on Kings 
Highway?  
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•        How many cars do you anticipate queuing up at the newly revised eastbound 

traffic light at Route 35 and Kings Highway?  
  

•        Could there be a possibility for a left turn lane on Route 35 near the Town 
Hall to connect to Tindall Road instead, to limit the queuing and keep traffic 
off Kings Highway? 

  

•        How can the Township prevent drivers from cutting through the Town Hall 
parking lot from Route 35 South to utilize the new Kings Highway/ Tindall 
Road connection and using Spruce Drive as a cut-through to the mall? Will 
the parking lot be designed a certain way to prevent this?  

  
Kings Highway West (Old Kings Highway, Old Middletown Village ) 
  

•        Since the Church Street traffic light has been put in, residents who live on or 
off of Kings Highway have been boxed in at peak hours. With double the 
traffic counts expected off Red Hill Road and Church Street from the mall, 
this problem will worsen. What is planned to prevent this? 

  

•        Families walking to Village School daily and families whose children will 
be getting on and off busses are concerned for their safety. What do you 
propose to ensure school pedestrian travel and bus transportation is safely 
conducted? 

  

•        With the new proposal to connect Tindall Road to Kings Highway it will 
increase traffic onto the already burdened Kings Highway in our Historic 
District. What are the alternatives? 

 
  
Other Intersections  
  

•        Pine Street and Apple Farm Road jug-handles will both have additional 
traffic due to the Twin Brooks Avenue and Oak Hill Road intersections 
back-up at peak times. Both of these intersections do not have delayed green 
lights for oncoming traffic. Will the situation be mitigated as an 
inconsistency on Route 35 to avoid confusion and collisions? 
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 Conclusion 

 There are two intersections of the three problem areas that still need to be 
addressed: Chapel Hill Road / Oak Hill Road and the negative effects of only one 
southbound jug-handle at Twin Brooks Avenue to access the mall.  
  

•        If solutions to these areas do not exist, then the project should be deemed at 
an unreasonable density and intensity for this location until solutions can be 
found. What is it in the Planning Board’s purview to deal with a non-
solution conflict? 

  

•        Stantec traffic review under “Executive Summary” recommends that the 
developer conduct a post-development study at least 6 months after the retail 
occupation exceed 75% GSF to evaluate the proposed roadway 
improvements and determine if modifications to signal timing and phasing 
may be required to optimize intersection operations. Will the Planning Board 
mandate the 6 month stipulation? 

  

•        Instead, why not build the Wegmans and nothing else, and after 3 months, 
have Stantec re-evaluate the intersections using money from the developer’s 
escrow account. In addition to timing and phasing, we should be considering 
another southbound jug-handle at the Outback Steakhouse or left turn lanes 
off Route 35 into the mall. If no real solutions can be found, then shouldn’t 
the rest of the square footage of the proposed mall and residential units 
should be significantly reduced to be proportionate to the traffic impact on 
our roads? 

  

•        It is now commonplace with dynamic traffic apps that drivers will find other 
ways to circumvent overflowing intersections into neighborhood cut-through 
traffic. Why isn’t this studied before the mall is built, not after? 

 

 

 


