
Our Future Is In Our Past
Historic Design Guidelines

Red Bank Historic Preservation Commission
November 13, 2025
This presentation is intended to provide general information on the Red Bank Historic Preservation Commission 
and should not be interpreted as limiting or defining their jurisdiction or authority on future matters.



What makes 
Red Bank special?
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Agenda

1. Project Overview

2. Maintaining Historic 

Integrity

3. Navigating Historic 

Regulations

4. Historic Design Guidelines

5. Resources

6. Questions
Red Bank, N.J. Fowler & Rhines, 1881.
Monmouth County Historical Association.
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Learning Objectives

● Understand the purpose and scope 
of the new Historic Design 
Guidelines.

● Learn how to maintain historic 
integrity.

● Know when HPC review is 
required and how to navigate the 
process.

● Recognize compatible design 
approaches for historic properties.

● Identify available preservation 
resources and assistance. Broad & White Streets



Project 
Overview
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Project Timeline
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Subcommittee
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Project Components

Historic Design 
Guidelines

Architectural 
Surveys

Tonight’s Focus In Progress

How to preserve What and why to preserve
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Project Components

Historic Design 
Guidelines

Architectural 
Surveys

Tonight’s Focus In Progress



Maintaining 
Historic Integrity
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History
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Historic Preservation

Identification, Evaluation, and 
Protection of historic resources 
so that they continue to play an 
integral, vibrant role in their 
communities.
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Key Term

Significance

Broad Street 
Historic District

1840 - 1955

Event Person

Design or 
Construction

Information 
Potential

Decision about what is important from the past

Washington Street 
Historic District

1850 - 1920
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Key Term

Ability of a property or element to convey its historic 
significance

Retention of those essential characteristics and features 
that enable a property to effectively convey its 
significance.

Integrity

Location Design Setting

Materials Craft Feeling

Association

Monmouth Boat Club
1890
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Loss of Integrity

The Globe Hotel
1840

Design Materials WorkmanshipLost:



Historic preservation 
maintains integrity



Navigating 
Historic Regulations
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Origin

National Historic Preservation 
Act of 1966

New Jersey Register of Historic 
Places Act of 1970

Municipal Land Use Law
(1985 Amendment)

New Jersey Register of 
Historic Places

National Register of 
Historic Places

Local Historic 
Preservation Ordinances
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Municipal Land Use Law

Local governments in New Jersey derive their 
authority to identify, evaluate, designate, and 
regulate historic resources from the state 
Municipal Land Use Law (MLUL), the enabling 
legislation for historic preservation zoning 

NJ Rev Stat § 40:55D-1 through 136

New Jersey
Municipal Land Use Law

A zoning ordinance may designate and regulate 
historic sites or historic districts and provide 
design criteria and guidelines therefor 
designation and regulation pursuant to this 
section shall be in addition to such designation 
and regulation as the zoning ordinance may 
otherwise require…

NJ Rev Stat § 40:55D-65.1
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Historic Preservation Commission

● Implements the Historic Preservation Element of the Master Plan and 
protects the Borough’s historic character.

● Advises the Planning & Zoning Boards on applications affecting 
designated properties.

● Reviews exterior alterations to designated properties and reports on 
preservation aspects of permit applications.

● Identifies and maintains an inventory of historic buildings, sites, and 
districts.

● Recommends designations for local, State, and National Registers.

● Advises on ordinances, Master Plan updates, and public projects 
impacting historic resources.

● Provides design guidance and educational outreach to property owners.

● Seeks grants and benefits through state and federal programs

Borough of Red Bank
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Historic Preservation Commission

● Membership

○ 7 Regular Members (majority vote)

○ 2 Alternates

○ Solicitor & Secretary

○ Council Liaison

● Qualifications

○ Building design & construction

○ Local and architectural history

Borough of Red Bank
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Master Plan
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Local Historic District

For a designated historic property…

● Change in the exterior appearance of any 
building, improvement, site, place or 
structure by addition, reconstruction, 
alteration, or maintenance

● Relocation of a principal or accessory 
building or structure

● Any addition to a principal or accessory 
building or structure

● New construction

● Demolition of any building, improvement, 
site, place, or structure if demolition is not 
the subject of an application for development

HPC does review
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Local Historic District

● Changes to the interior of a structure

● Landscaping

● Exterior painting

● Ordinary maintenance and repair 
(verified by Administrative Officer)

HPC does not review



Which of the following 
activities in the Local Historic 
District does not require 
review by the Historic 
Preservation Commission?

Question

A. Changing a roof material

B. Replacing a side window

C. Enclosing a front porch

D. Adding a fence

E. Painting the front facade
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Historic Preservation Commission

Property Owner

Planning & Zoning 
Department

Submits Development 
Permit Application

Deems application complete

HPC Minor Work 
Review Committee

Minor 
Application

Planning Board

Certificate of 
Appropriateness

Ordinary Maintenance 
& Repair Demolition

Administrative 
Officer

Historic Preservation 
Commission

Historic Preservation 
Commission

Construction Official 
issues permit

Recommends approval Recommends approval Recommends denial Sends advisory report



Contact the Zoning Office to 
verify the nature of your project
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Survey Status

Non-Contributing BuildingContributing Building vs.
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Survey Status

 

● Was present during the Historic District's period of 
significance

● Retains its historic character, meaning that its 
architectural style and features are still intact and 
have not been significantly altered

● Contributes to the overall historic significance of the 
Historic District, either by representing an important 
period of history or by being associated with a 
person or event of historical significance

Contributing Building
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Survey Status

 

● Was not present during the period of significance; 

● Due to alterations, disturbances, additions or other 
changes it no longer possesses historic integrity 
reflecting its character at that time or is incapable of 
yielding important information about the period; 

● Does not independently meet the National Register 
criteria.

Non-Contributing Building
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Property Report



Which of the following 
directly restricts a 
private property owner's 
ability to alter their 
building?

A. Listing on the National Register of 
Historic Places

B. Listing on the State Register of 
Historic Places

C. Local Historic Preservation Ordinance

D. Local Historical Society Report

Question



In a historic district, 
what is the primary 
factor that determines 
whether a building is 
classified as 
contributing or 
non-contributing?

A. The building’s architectural style 
matches the majority of the district.

B. The building was constructed within 
the district’s period of significance 
and retains its historic integrity.

C. The building is in good physical 
condition and well-maintained.

D. The building is located within the 
geographic boundaries of the historic 
district.

Question



Historic 
Design Guidelines
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Role of Design Guidelines

Do

● Preserve the town’s charm and property 
values

Do Not
● Enumerate specific standards or 

regulations for construction (UCC)
● Provide up-front guidance to property 

owners and qualified professionals

● Regulate the density or location of 
development (Planning Board)

● Advance the historic character of the 
historic district

● Increase new construction or 
rehabilitation activities

● Prioritize design considerations and 
encourage appropriate alterations

● Improve quality and integrity of 
construction projects

● Improve property maintenance (local 
ordinances)

● Regulate interior design
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Audience

What is historic in my town?

What can I do with my property?

What is the review process?

What design approach or styles are appropriate?

What needs to be submitted or presented?

What previous successful projects should I consult?

What standards do we review applications against?

Where can we direct applicants for information?

Applicant & Public

Design Professionals

Commission & Staff
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Preservation Guidelines

2017
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Design Guidelines

The Secretary of the Interior's Standards for Rehabilitation
1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the defining characteristics of the building 

and its site and environment.

2. The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and spaces that 
characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a false sense of historical development, such as 
adding conjectural features or architectural elements from other buildings, shall not be undertaken.

4. Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and preserved.

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be preserved.

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration requires replacement of a distinctive feature, 
the new feature shall match the old in design, color, texture, and other visual qualities and, where possible, materials. Replacement of missing features 
shall be substantiated by documentary, physical, or pictorial evidence.

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible.

8. Significant archeological resources affected by a project shall be protected and preserved. If such resources must be disturbed, mitigation measures 
shall be undertaken.

9. New additions, exterior alterations, or related new construction shall not destroy historic materials that characterize the property. The new work shall 
be differentiated from the old and shall be compatible with the massing, size, scale, and architectural features to protect the historic integrity of the 
property and its environment.

10. New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in the future, the essential form and 
integrity of the historic property and its environment would be unimpaired.
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Synthesis

Clear Upfront Guidance Objective Standards



What is the primary 
purpose of historic 
design guidelines?

A. To mandate that all buildings remain 
unchanged.

B. To provide a framework for 
preserving character while allowing 
compatible changes.

C. To require that all new construction 
imitates historic styles.

D. To enforce strict restoration of 
buildings to their original state.

Question
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Introduction
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Introduction
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Introduction
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Historic Context
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Design Guidelines



When may substitute 
materials be used on a 
contributing building?

A. Only when the original material is 
deteriorated beyond repair and the 
substitute replicates its appearance 
and finish

B. Whenever the new material is easier 
to install

C. Any time the substitute provides 
better insulation

D. Whenever the substitute is available 
in historic colors

Question
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Design Guidelines - Roofs
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Design Guidelines - Exterior Cladding
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Design Guidelines - Windows
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Design Guidelines - Porch & Entrance
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Design Guidelines - Doors



What is the preferred 
approach for replacing 
roofing on a 
contributing building in 
Red Bank?

A. Use any modern roofing product, 
because roofs are not 
character-defining

B. Replace historic roofing with 
materials that match the original 
profile, texture, and color

C. Change the roof pitch to improve 
drainage

D. Increase the roof height for added 
attic space

Question



Which window 
replacement aligns with 
the Design Guidelines?

A. A smaller vinyl replacement with 
simulated muntins between the glass

B. A new window with tinted glazing

C. A replacement matching the original 
size, operation, muntin pattern, and 
exterior material

D. A casement window replacing a 
historic double-hung

Question



What is the proper 
treatment for doors on 
contributing structures?

A. Replace with modern steel doors for 
increased security

B. Install a sliding patio door on the 
primary façade if it improves interior 
light

C. Retain original doors and surrounds, 
repairing wherever possible

D. Replace with an entirely new design 
that “updates” the façade

Question
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Design Guidelines - Storefronts
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Design Guidelines - Storefronts
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Design Guidelines - Storefronts
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Design Guidelines - Signs
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Design Guidelines - Site & Streetscape



Which of the following 
is an appropriate 
storefront alteration?

A. Installing a flush, full-height glass 
wall that obscures historic 
components

B. Retaining or reconstructing transoms, 
bulkheads, and display windows in 
their historic proportions

C. Lowering the height of display 
windows to modernize appearance

D. Covering historic columns or pilasters 
with synthetic materials

Question
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Additions
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Additions
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New Construction
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New Construction



What is the most 
appropriate location for 
an addition to a 
contributing building?

A. On the primary façade so the addition 
becomes a new focal point

B. On the most visible elevation to 
showcase new architecture

C. On a rear or secondary elevation, 
subordinate in scale and massing

D. Anywhere on the site, as long as 
materials match

Question



Which of the following 
is the most appropriate 
massing approach for 
an addition to a 
contributing building?

A. Additions may be taller than the 
historic building if set back 10 feet

B. Additions should not overwhelm the 
existing building and must remain 
visually secondary

C. Additions should replicate the historic 
building exactly

D. Additions can be flat-roofed even if 
the building is steeply gabled

Question



What do the Design 
Guideline emphasize 
for new construction 
projects in the historic 
districts?

A. Exact replication of historic buildings

B. Highly contemporary forms with no 
reference to neighboring structures

C. Uniformity—every new building must 
match its neighbor

D. Compatibility in form, scale, massing, 
rhythm, and setback without 
mimicking historic buildings

Question



Resources
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Appendix - Maps
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Appendix - Glossary & Resources
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Storefronts Summary Brochure
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Thank You

Design Guidelines Subcommittee
Marjorie Cavalier | HPC
Mairin Bennett | RiverCenter
Shawna Ebanks | Zoning Officer
Karen Schmelzkopf | HPC
Anthony Setaro | HPC

Historic Preservation Commission
Louis Almerini | Chairperson
Marjorie Cavalier | Vice Chairperson
Anthony Setaro
Liam Collins
Paul Cagno
Karen Schmelzkopf
Bethzy Varela
Kristina Bonatakis | Council Liaison
Shawna Ebanks | Administrative Officer
Michele Donato | Counsel
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www.redbanknj.org/228/Historic-Preservation-Commission



Questions
In-Person: Please raise your hand

Virtual Zoom: Type your question

Return feedback surveys before leaving.


