


Created in 1965, the Delaware Valley Regional Planning Commission (DVRPC) is an interstate, intercounty, and 

intercity agency that provides continuing, comprehensive, and coordinated planning to shape a vision for the 

future growth of the Delaware Valley region. The region includes Bucks, Chester, Delaware, and Montgomery 

counties, as well as the City of Philadelphia, in Pennsylvania; and Burlington, Camden, Gloucester, and Mercer 

counties in New Jersey. DVRPC provides technical assistance and services; conducts high priority studies that 

respond to the requests and demands of member state and local governments; fosters cooperation among 

various constituents to forge a consensus on diverse regional issues; determines and meets the needs of the 

private sector; and practices public outreach efforts to promote two-way communication and public awareness of 

regional issues and the Commission.

Our logo is adapted from the official DVRPC seal and is designed as a stylized image of the Delaware Valley. 

The outer ring symbolizes the region as a whole, while the diagonal bar signifies the Delaware River. The 

two adjoining crescents represent the Commonwealth of Pennsylvania and the State of New Jersey. The logo 

combines these elements to depict the areas served by DVRPC. DVRPC is funded by a variety of sources 

including federal grants from the U.S. Department of Transportation’s Federal Highway Administration (FHWA) 

and Federal Transit Administration (FTA), the Pennsylvania and New Jersey Departments of Transportation, as 

well as by DVRPC’s state and local member governments. The authors, however, are solely responsible for this 

reports findings and conclusions, which may not represent the official views or policies of the funding agencies.
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existing zoning & design controls

Municipality
Zones Along

Corridor
Sign Controls Other Design/Use Controls

CAMDEN

C-4
I-1
I-2
I-R
R-1

Each business shall display its street
number in prominent location so it is
visible from street.
Prohibits signs greater than 20 feet in
height.
No more than two signs per business.
Commercial establishments may have
one sign on facade of each street
frontage, not projecting more than 2
feet beyond the building line and not
exceed 10% of the principal facade area
it is on, or 30s.f., whichever is smaller.
Shopping center sign may not be larger
than 100 s.f.
Sign permit required.

Has specific design controls for buffer
strips and landscaping screens for at-
grade parking.

WOODLYNNE
C
R

N/A N/A

COLLINGSWOOD N/A Does not have frontage on BHP.
Has specific design controls for gas
stations and convenience stores for
landscaping, signage, and lighting.

HADDON

C-3
(Hwy Comm.)

I-1
PCR

(Public Cons. &
Recreation)

Sign permit required.
Must be maintained in good condition,
durable materials, not dilapidated.
Cannot be painted directly on building
In C-1, can have lighted sign no larger
than 15% of first floor facade or 40 s.f.,
whichever is smaller.
In C-2, C-3, C-4, I-1, can be no higher
than 15 feet, and area no more than 40
s.f.
Detailed controls for auto service
stations.

Site plan review required. Township
Land Use & Development Code spells
out general site plan design standards
(e.g., circulation, landscaping, building
design, etc.)

OAKLYN N/A Does not have frontage on BHP. N/A

AUDUBON PARK N/A Residential cooperative. Design controls for co-op buildings.

AUDUBON
PR

(Planned Retail)
Site plan review required. N/A

MT. EPHRAIM
C

R-1

R-1 has a provision regulating signs.
Street numbers and family names are
permitted. Municipal uses, churches,
Sunday school buildings and libraries
may have one freestanding sign not
exceeding 12 s.f. and one attached sign
not exceeding 25 s.f. Home occupations
may have one unlighted sign attached
to the building not exceeding 4 s.f.

“The purpose of this district is to
provide areas for local and regional
commercial operations. The zone
district pattern recognizes the strip
commercial pattern which exists along
Kings Highway and Black Horse Pike. It
is intended...to encourage such existing
uses and any new uses or
redevelopment to improve upon the
zoning districts of greater depth by
encouraging shopping-center-type
development with buildings related to
each other in design, landscaping and
site planning and by requiring off-
street parking, controlled ingress and
egress, greater building setbacks,
buffer areas along property lines
adjacent to residential uses and a
concentration of commercial uses into
fewer locations to eliminate the strip
pattern.”
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rethinking the roadway

The previous section of this plan offers four fundamental actions that 
every municipality should undertake for the benefit of the entire 

corridor and the people who use it. This section of the plan focuses on 
individual sections of the Pike, illustrating specific changes for these 
sections. Many of these changes involve reconfiguring the roadway—
changes that Camden County and NJDOT should consider undertaking 
and that municipalities can help influence. 

The character of the corridor and the configuration of the roadway change 
continually from the intersection of Haddon Avenue in Camden to the 
intersection of King’s Highway in Mt. Ephraim. Some stretches have two 
lanes of traffic with formal sidewalks on either side, while others have up to 
seven lanes without formal sidewalks. Some sections have a center turning 
lane, while other spots have a wide median. The series of photographs 
on the opposing page captures 11 distinct cross sections of the corridor. 
The following pages describe and illustrate both aesthetic and functional 
recommendations for each of these sections.  

We thank Kevin Murphy, Karen Cilurso, and John Madera of the Delaware Valley 
Regional Planning Commission, as well as Dan Kueper of Orth-Rodgers & Associates 
and Charles Carmalt for providing technical comments on this section

Any dimensions shown on the diagrams in this section are estimates based on field 
measurements. 
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R E T H I N K I N G  T H E  R O A D W A Y

H I S T O R I C  FA I R V I E W    
H A D D O N                      
AU D U BO N
M T.  E P H R A I M

1
2
3

1
2/

4

Making It Work

Modify Lane Configuration. Reduce the width of the turning lane and make the southbound lane wider to 
help accommodate bicyclists.

Apply Crosswalks. Apply bold crosswalks across both streets at the intersection.

Install Sidewalk. Lay down a sidewalk on the east side of the street.

Tame the Trees and Shrubs / Create Viewing Point. Remove excess vegetation on the east side of the 
street and create a place from which people can look out at Newton Creek.

Plant Nice Landscaping. Landscape the wide swath of grass in front of the auto shop.

Relocate Bus Stop. Consider relocating the bus stop in this section further down the street. The existing 
location of the bus stop causes traffic to back up behind the bus in the middle of the intersection.

�

�

�

�

�

�

Bold crosswalks, such as the ones shown in the picture above, should be applied 
at key intersections along Mt. Ephraim Avenue to make pedestrian crossings a 
little less intimidating. 
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heading south

 Camden    Mt. Ephraim Ave from Newton Creek to Grant Avenue   Camden

ROLES

Suburban shopping strip.

Employment node (government offices)

Arterial connecting Camden to the region.







CHARACTER Suburban.

USAGE
High traffic volume and many turning movements. 

Significant pedestrian and bicycle traffic. Frequent crossings.





POSITIVE ATTRIBUTES Home to Camden’s only supermarket and 50’s diner. 

NEGATIVE ATTRIBUTES

No grass verge.

Unsafe for pedestrians and bicyclists.

Too many curb cuts.

Visual clutter from utility wires and pole mounted signs.

Three new outparcel developments were approved before this plan was released. 
These developments may generate significantly more traffic and turning movements 
in this section of Mt. Ephraim Avenue, possibly exacerbating existing problems.










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heading south

 Audubon Park   Black Horse Pike from Kendall Blvd to Road A   Haddon

ROLES

Entrance/ Exit to Walt Whitman Bridge to Philadelphia. 

Link to interstate highways.

Receives interstate traffic.







CHARACTER Highway.

USAGE
Moderate traffic volume. 

Moderate pedestrian and bicycle traffic.





POSITIVE ATTRIBUTES Greenery.

NEGATIVE ATTRIBUTES No formal sidewalk on either side of the street.
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heading south

 Audubon   Black Horse Pike from Road A to Nicholson Rd   Haddon

ROLES
Entrance/exit into Oaklyn.

Link to downtown, Audubon and Gloucester City.





CHARACTER Highway.

USAGE
Moderate traffic volume - 18,800 AADT (2003 figure). AADT is likely much higher due 
to Wal-Mart. 

Significant pedestrian and bicycle traffic.





POSITIVE ATTRIBUTES Greenery.

NEGATIVE ATTRIBUTES
Too many curb cuts on west side of the street.

Confusing intersection on westbound Nicholson Road. 




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heading south

 Audubon   Black Horse Pike from Nicholson Rd to Hampshire Ave   Mt. Ephraim

ROLES
Employment node (Barb’s Harley-Davidson and Audubon Commons/Audubon 
Crossings Shopping Center).

Regional shopping destination.





CHARACTER Suburban.

USAGE
High traffic volume. 

Significant pedestrian and bicycle traffic. Frequent crossings.





POSITIVE ATTRIBUTES Key businesses that attract customers from the region are located here.

NEGATIVE ATTRIBUTES
There is no sidewalk on the east side of the street.

Crossings are difficult and dangerous for pedestrians and bicyclists.









BLACK HORSE PIKE Making It Work38

heading south

 Mt. Ephraim   Black Horse Pike from North Merchant St to Kings Hwy   Mt. Ephraim

ROLES
Part of Mt. Ephraim’s business district.

Links Mt. Ephraim to communities deeper into Camden County.





CHARACTER Suburban/Urban.

USAGE
Moderate traffic volume - approx. 19,100 AADT (2003 figure).

Moderate pedestrian and bicycle traffic.





POSITIVE ATTRIBUTES
Southern part of this section has a pleasant “main street” character.

Some of the properties are nicely landscaped (e.g., church)





NEGATIVE ATTRIBUTES

Visual clutter from utility wires.

Ugly and excessively large signs and auto dealership banners. 

Too many curb cuts.






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TYPE Monument Sign. Pole-mounted signs are not permitted.

QUANTITY
Maximum number of free-standing signs per property = 1

Corner properties can have 2 free-standing signs, one for each entrance, provided the 
entrances are located on different streets.





PLACEMENT
Minimum distance of sign edge from curb of roadway = 20 ft.

Minimum distance of sign edge from sidewalk edge = 2 ft.





DIMENSIONS

Maximum height = 10 ft.

Maximum width = 8 ft.

Maximum area of sign face = 80 s.f.

At least 75% of the base of the sign must be within 12 in. of the ground.









INFORMATION
Amount of information on sign must not be more than that which is necessary to 
provide reasonable identification of the business.

Sign must indicate street number of the property





MATERIALS
Sign and sign supports must be constructed of wood, metal, stone, stucco, brick, or syn-
thetic substance that mimics these materials.

Plastic boxes cannot be used.





LETTERS
Letters can be either be painted/printed directly on the sign surface or can consist of 
individually-mounted letter forms that are affixed to the sign surface.



LIGHTING

Lighting for the sign face can only come from an external source mounted on the sign or 
in the ground.

Internal illumination and backlighting is only allowed within individually-mounted letter 
forms.  





LANDSCAPING
The area around monument signs should be landscaped with grasses, shrubs and/or 
flowers. Signs should not be surrounded by asphalt.



MAINTENANCE

Signs must be maintained periodically (e.g., painted, washed, etc.) so as to minimize 
signs of vandalism, wear, and accidental damage.

Any sign that identifies a business that is no longer in existence or operation must be 
removed within 60 days of ceasing operations on the premises.





free-standing signs
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heading south

design standards
that every development project should follow

Individual Letter Forms (Internally-Illuminated). Rexy’s Bar has 
a nice sign with individual letter forms, and a logo, that are inter-
nally-illuminated.

Painted Sign. Some of the most eye-catching and attractive signs 
are painted directly onto the building surface by hand.

Flat Panel Sign. A single panel attached flush to the building. 
Some of the most interesting and unique signs are painted or 
carved by hand.

Individual Letter Forms (Externally-Illuminated). The Stone 
Grille in Gloucester Township uses individual letter forms that are 
externally lit.

Projecting Sign. These signs are attached to a building at an 
angle.

1

2

3

4

5
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TYPE

Flat Panel Sign  

Individual Letter Forms (Internally-Illuminated)

Individual Letter Forms (Externally-Illuminated)

Painted Sign

Projecting Sign

1)
2)
3)
4)
5)

QUANTITY

Maximum number of building-mounted signs per single-tenant property = 1

Single-tenant corner properties can have 2 building-mounted signs

For multi-tenant properties, each individual business can have one building-mounted 
sign attached to the portion of the building that houses that particular business.







PLACEMENT
Building-mounted signs cannot be placed above the roof-line, nor can any part of the 
sign be higher than the top surface of the building.



DIMENSIONS

If building is set back from edge of sidewalk 
between 0-25 ft., then:

If building is set back from edge of sidewalk 
more than 25 ft., then:

Maximum height = 4 ft.

Maximum width = 8 ft.

Maximum area of sign face = 32 s.f.

Maximum projection of sign = 24 in. 









Maximum height = 7 ft.

Maximum width = 14 ft.

Maximum area of sign face = 128 s.f.

Maximum projection of sign = 12 in. 









INFORMATION
Amount of information on sign must not be more than that which is necessary to 
provide reasonable identification of the business.



MATERIALS
Signs should be constructed of wood, stone, stucco, metal, brick, or synthetic substance 
that mimics these materials. Plastic should not be used, except for individual letter forms

Do not use plastic boxes.





LETTERS
Letters can be either be painted, printed, or carved directly on the sign surface or can 
consist of individually-mounted letter forms that are affixed to the sign surface.



LIGHTING
Lighting for the sign face can only come from an external source mounted on the sign, 
the building, or in the ground.

Internal illumination is only allowed within individually-mounted letter forms. 





MAINTENANCE

Signs must be maintained periodically (e.g., painted, washed, etc.) so as to minimize 
signs of vandalism, wear, and accidental damage.

Any sign that identifies a business that is no longer in existence or operation must be 
removed within 60 days of ceasing operations on the premises.





building-mounted signs
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TYPE

Ceiling-Mounted Fixtures

Pole-Mounted Fixtures (Full Cutoff)

Pole-Mounted Fixtures (Decorative)

Wall-Mounted Fixtures (Full Cutoff)

1)

2)

3)

4)

QUANTITY
The number of fixtures installed should be enough to provide adequate and uniform 
lighting levels throughout the area intended to be illuminated so that people feel 
secure.



HEIGHT
Maximum mounting height for pole-mounted fixtures = 25 ft.

No part of a wall-mounted fixture can be higher than the top surface of the building.





FIXTURES

Light fixtures must be designed with adequate shielding to prevent glare from normal 
viewing angles. Full cut-off fixtures meet this requirement. The only exception is in the 
case of decorative post-top (i.e., “Main Street” style) light fixtures.

Light fixtures must be positioned so that they direct light downward and away from 
adjacent properties. 





BULB

Maximum intensity of illumination = 4.0 horizontal footcandles.

Minimum intensity of illumination = 2.0 horizontal footcandles.

The color of the light emitted from bulbs must appear white (i.e., in the blue and green 
color spectrum). Metal halide bulbs typically meet this requirement.







MAINTENANCE
Light poles and fixtures must be maintained periodically (e.g., cleaned, bulbs replaced, 
washed, etc.) so as to minimize signs of vandalism, wear, and accidental damage.



Full Cutoff Fixture Semi Cutoff Fixture

GLARE GLARE

area & security lighting
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heading south

design standards
that every development project should follow

Bioretention. The parking lots along Black Horse Pike generate 
significant stormwater runoff, which sends pollutants directly 
into nearby creeks without any filtering. Bioretention is a natural 
stormwater management method that can be applied to parking 
lots. It involves creating soil and plant trenches within parking lots 
and grading the surrounding pavement so that stormwater is chan-
neled into and absorbed by these trenches.

Buffer/Screening. This is landscaping that is installed to create a 
visual screen or separation between the parking lot and rights-of-
way and/or adjacent properties.

Islands. This is landscaping that is installed within parking lots 
to green and beautify what would otherwise be a monotonous 
expanse of asphalt. This picture shows landscaped islands with 
trees and shrubs planted in between parking stalls.

Paths. This is landscaping that is not only aesthetic but also func-
tional. This picture shows a landscaped path that provides pedes-
trians with comfortable access from their cars to the building 
entrance. Paths minimize conflicts between cars and pedestrians.

1

2

3

4
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heading south

design standards

1

2

3

4

Use the Intersection for Access. Rather than adding yet another 
curb cut to Mt. Ephraim Ave / Black Horse Pike, consider creating an 
access point from a street that intersects the main road.

Share an Access Point. Research indicates that the more access 
points there are along a road, the greater the risk of accidents. 
Every parcel does not need and should not have its own an access 
point along a busy road such as this. Consider creating a single 
access point for multiple properties. This also reduces the number 
of potential conflict points between pedestrians and cars.

Link Adjoining Properties. Create internal driveways connecting 
neighboring properties and their parking lots so motorists are not 
forced to go back onto the main road to reach adjacent stores.

Think Storefront to Storefront. In strip malls and indoor shop-
ping malls, storefronts are typically built along a continuous line. 
There are few obstacles that prevent people going back and forth 
between stores. Along Mt. Ephraim Ave / Black Horse Pike, however, 
buildings are set back at varying distances from stores, and there 
are often no formal connections between stores. Consider ways to 
facilitate passage from storefront to storefront.

M t .  E p h r a i m  A v e n u e
1 3

2 4

FAST-FOOD 
w/DRIVE-THRU

STRIP MALL

that every development project should follow

Thinking “beyond the parcel” means looking outside of the boundaries 
of a single property for opportunities to create a more connected, walk-

able, and safer place. Looking at Black Horse Pike from a bird’s eye perspec-
tive, the graphic below illustrates four basic principles for site planning and 
connectivity. 

parcel boundaries

Four Principles 
for Site Planning & Connectivity
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thinking beyond the parcel
Site Planning & Connectivity

This is an opportune moment to change the way sites are developed 
along Mt. Ephraim Avenue / Black Horse Pike. The face of the corridor 

is changing with each structure torn down and with every new building 
constructed. The following graphic illustrates ways to configure a site with 
multiple buildings to achieve a relativel safe, walkable, and interesting 
place—while preserving parking spaces and store visibility.

Illustration  adapted from AASHTO’s Guide for the Planning, Design, and Operation of Pedestrian Facilities (2004)

Planning New Construction
to creatE better places

Single Access Point for Three Different Buildings. 
This site has one main access point rather than a 
unique access point  for each building. Having a 

single access point generally reduces the likelihood 
of traffic accidents and helps make the case for 

adding a traffic signal at the access point.

Buildings Line the Sidewalk. 
Buildings (not parking lots) line the sidewalk, 

creating a more walkable and interesting retailing 
environment. The buildings, however, should not 

present a blank wall to the sidewalk and street; 
they should have windows and, if possible, another 

entrance.

Rearranged / Shared Parking. 
Parking lots are located to the sides of or behind 
buildings, and they are arranged so that some of 
the spaces can be shared by more than one store. 

Each building does not need to have its own distinct 
parking lot.
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