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Introduction
On January 26, 2021, the Montville Township Committee authorized the Township
Planning Board to conduct a preliminary investigation to determine if the property
identified as Block 184 Lot 2.01 in Township tax records located at 65 Route 46 (“Study
Area”) constitutes an “area in need of redevelopment” pursuant to the New Jersey
Local Redevelopment and Housing Law (“LRHL”) N.J.S.A. 40A:12A-1 et seq. The
Planning Board subsequently engaged Burgis Associates, Inc. to prepare the planning
analysis contained herein for its review and recommendation to the Township
Committee.
The Committee’s January 26, 2021 Resolution (Resolution No. 2021-58, which is
attached hereto as Appendix A) states that the preliminary investigation shall be
conducted within the context of a “non-condemnation” redevelopment process. In
other words, should the Study Area be determined to meet the criteria of an area in
need of redevelopment in accordance with the LRHL, the site shall be designated a
“non-condemnation redevelopment area.” Such a designation would enable the
Township to exercise all of the municipal powers granted by the LRHL as intended by
the State Legislature to facilitate redevelopment of qualifying sites, exclusive of
eminent domain powers.
Accordingly, the study contained herein examines the extent to which the Study Area
qualifies as an area in need of redevelopment in accordance with the criteria set forth
by the LRHL. This study is based upon: 1) an examination of the Study Area’s existing
development conditions; 2) a site inspection; 3) a review of historical data; 4) an
assessment of the Study Area’s surrounding development pattern; 5) a review of the
Township’s relevant Master Plan policies, goals, objectives and recommendations; 6)
a review of the Township’s applicable zoning provisions; and 7) an evaluation of the
statutory criteria for designating areas in need of redevelopment.
Ultimately, this investigation reveals that Block 184 Lot 2.01 exhibits characteristics
which satisfy the statutory criteria and consequently justify the Study Area’s
designation as a non-condemnation redevelopment area.
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This Area in Need of Redevelopment Study is organized into the following sections:

❖ Section 1: LRHL Background
The first section discusses the background of the LRHL as well as the
redevelopment process and the statutory criteria for determining whether a
site qualifies as an Area in Need of Redevelopment.

❖ Section 2: Study Area
The next section provides an overview of the Study Area. It includes an
analysis of its existing land use(s), ownership records, property tax records,
environmental constraints, and surrounding development pattern.

❖ Section 3: Township Master Plan
Section 3 discusses the relationship of the Township’s Master Plan to the
Study Area.

❖ Section 4: Existing Zoning
Section 4 discusses the existing zoning of the Study Area and how it relates
to the Master Plan.

❖ Section 5: Compliance with the Statutory Criteria
Section 5 analyzes the Study Area’s compliance with the LRHL statutory
criteria.

❖ Section 6: Planning Conclusions and Recommendations
Finally, Section 6
recommendations.
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Section 1: LRHL Background
In 1992, the New Jersey Legislature enacted a new statute which revised and
consolidated the State’s various redevelopment statutes. Known as the Local
Redevelopment and Housing Law (LRHL), this new statute rescinded a number of
prior “blight” statutes and replaced them with a single comprehensive legislation
governing local redevelopment activities throughout the State.
Ultimately, the LRHL was designed by the State Legislature to assist municipalities in
the processes of redevelopment and rehabilitation. As explained by the Legislature
in the preamble to the LRHL:

“There exist, have existed and persist in various communities of this
State conditions of deterioration in housing, commercial and
industrial installations, public services and facilities and other
physical components and supports of community life, and improper,
or lack of proper development which result from forces which are
amenable to correction and amelioration by concerted effort of
responsible public bodies, and without this public effort are not likely
to be corrected or ameliorated by private effort.”

The LRHL provides the statutory authority for municipalities to engage in a number
of redevelopment activities, including, designating an “area in need of
redevelopment”; preparing and adopting redevelopment plans; and, implementing
redevelopment projects. Essentially, the LRHL is a planning and financing tool that
allows an area to be overlain with specific zoning and other incentives to stimulate
its redevelopment or rehabilitation.
More specifically, a redevelopment designation allows a municipality, at its discretion,
to:
1.

Adopt a redevelopment plan that will identify the manner in which an area
will be developed, including its use and intensity of use.

2. Issue bonds for the purpose of redevelopment.
3. Acquire property through eminent domain.
4. Lease or convey property without having to go through the public bidding
process.
5. Collect revenue from a selected developer. And/or,
6. Grant tax exemptions and abatements.
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1.1: Redevelopment Process
In accordance with the LRHL, the first step of the redevelopment process is for the
Governing Body to direct the Planning Board (or redevelopment authority) to
undertake a preliminary investigation to determine whether or not an area qualifies
as being ‘in need of redevelopment’. The LRHL was recently amended to require
governing bodies to simultaneously indicate whether the redevelopment process
would be conducted as a “non-condemnation” or “condemnation” redevelopment.
The Montville Township Committee in its Resolution dated January 26, 2021 (see
Appendix A) initiated this process by authorizing the Planning Board to undertake a
non-condemnation preliminary redevelopment investigation.
For a site to qualify as being in need of redevelopment, it must satisfy at least one (1)
of the eight (8) statutory criteria listed under Section 5 of the LRHL. These criteria,
which are described in greater detail herein, are the same for both noncondemnation and condemnation redevelopment areas. The statute also specifically
establishes that a redevelopment area may include lands which of themselves are not
detrimental to the public health, safety, or welfare, provided that the inclusion of
those lands is necessary for the effective redevelopment of the area. This provision
notably does not apply in this case as the Study Area in question encompasses a
single land parcel.
The Planning Board, after conducting its investigation, must hold a public hearing on
the proposed redevelopment area designation. Based on the Board’s
recommendation, the Governing Body may designate all or a portion of the Study
Area as an “area in need of redevelopment.” The Governing Body may then prepare
a redevelopment plan for the area, or alternatively, direct the Planning Board to
prepare a plan. Once prepared, and a public meeting is held on the redevelopment
plan, the Governing Body may adopt the redevelopment plan which will establish the
use, bulk and other pertinent development regulations for the redevelopment area,
functioning as a zoning ordinance for the site.
Following the adoption of the redevelopment plan, the Governing Body or other
designated public entity will oversee the implementation of the redevelopment plan.
This redevelopment entity is responsible for selecting a redeveloper(s) to undertake
the redevelopment project which implements the redevelopment plan.
In summary, the LRHL essentially establishes a two-fold process in which a site is
designated as an area in need of redevelopment (Step 1), and a redevelopment plan
is prepared based on that designation (Step 2). The accompanying chart provides a
sequential overview of the redevelopment process.

4 |

Figure 1: Summary of Redevelopment Process

Governing Body adopts
Resolution, directs Planning
Board to investigate area

Planning Board prepares a
proposed map of area
boundaries & a report setting
forth the basis of the
investigation

Planning Board sets a date for
the public hearing and provides
notice

Planning Board completes
hearing, makes a
recommendation to Governing
Body as to whether designate
all or part of Areas as being in
Need of Redevelopment

Governing Body chooses
whether to adopt resolution
designating all or part of area
as a Redevelopment Area

Governing Body authorizes the
preparation of a
Redevelopment Plan, which
may be delegated to the
Planning Board or a
Redevelopment Authority

Planning Board either prepares
the Redevelopment Plan and
submits to the Governing Body,
or reviews the Redevelopment
Plan for consistency to the
Master Plan

Governing Body adopts, by
Ordinance, the Redevelopment
Plan after an introduction of
the ordinance and public
hearing
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1.2: Statutory Criteria
The LRHL establishes eight (8) statutory criteria to determine if an area qualifies as
being in need of redevelopment. The statute provides that a delineated area may be
determined to be in need of redevelopment if “after investigation, notice and
hearing...the governing body of the municipality by resolution concludes that within
the delineated area” any one of the eight (8) criteria are present.
The redevelopment criteria are as follows:
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a. Deterioration

The generality of buildings are substandard, unsafe,
unsanitary, dilapidated, or obsolescent, or possess
any of such characteristics, or are so lacking in light,
air, or space, as to be conducive to unwholesome
living or working conditions.

b. Abandoned
Commercial &
Industrial Buildings

The discontinuance of the use of a building or
buildings previously used for commercial, retail,
shopping malls or plazas, office parks,
manufacturing, or industrial purposes; the
abandonment of such building or buildings;
significant vacancies of such building or buildings
for at least two consecutive years; or the same
being allowed to fall into so great a state of
disrepair as to be untenantable.

c. Public & Vacant
Land

Land that is owned by the municipality, the county,
a local housing authority, redevelopment agency or
redevelopment entity, or unimproved vacant land
that has remained so for a period of ten years prior
to adoption of the resolution, and that by reason of
its location, remoteness, lack of means of access to
developed sections or portions of the municipality,
or topography, or nature of the soil, is not likely to
be developed through the instrumentality of
private capital.

d. Obsolete Layout &
Design

Areas with buildings or improvements which, by
reason of dilapidation, obsolescence, overcrowding, faulty arrangement or design, lack of
ventilation, light and sanitary facilities, excessive
land coverage, deleterious land use or obsolete
layout, or any combination of these or other
factors, are detrimental to the safety, health,
morals, or welfare of the community.

e. Property Ownership A growing lack or total lack of proper utilization of
& Title Issues
areas caused by the condition of the title, diverse
ownership of the real properties therein or other
similar conditions which impede land assemblage
or discourage the undertaking of improvements,
resulting in a stagnant and unproductive condition
of land potentially useful and valuable for
contributing to and serving the public health, safety
and welfare, which condition is presumed to be
having a negative social or economic impact or
otherwise being detrimental to the safety, health,
morals, or welfare of the surrounding area or the
community in general.
Fire & Natural
Disasters

Areas, in excess of five contiguous acres, whereon
buildings or improvements have been destroyed,
consumed by fire, demolished or altered by the
action of storm, fire, cyclone, tornado, earthquake
or other casualty in such a way that the aggregate
assessed value of the area has been materially
depreciated.

g. Urban Enterprise
Zones

In any municipality in which an enterprise zone has
been designated pursuant to the “New Jersey
Urban Enterprise Zone Act,” the execution of the
actions prescribed in that act for the adoption by
the municipality and approval by the New Jersey
Urban Enterprise Zone Authority of the zone
development plan for the area of the enterprise
zone shall be considered sufficient for the
determination that the area is in need of
redevelopment

f.
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h. Smart Growth
Consistency

The designation of the delineated area is consistent
with smart growth planning principles adopted
pursuant to law or regulation.

With respect to the “h” criterion, there are ten (10) principles of smart growth. These
principles are established as follows:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
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Mix of land uses.
Take advantage of compact design.
Create a range of housing opportunities and choice.
Create walkable neighborhoods.
Foster distinctive, attractive communities with a strong sense of place.
Preserve open space, farmland, natural beauty, and critical environmental
areas.
Direct development toward existing communities.
Provide a variety of transportation choices.
Make development decisions predictable, fair, and cost effective; and
Encourage community and stakeholder collaboration in development
decisions.

Section 2: Study Area
The following section provides a general overview of the Study Area, including an
analysis of its existing land use(s), ownership records, property tax records,
environmental constraints, and surrounding development pattern.
2.1: Study Area Overview
The Study Area is comprised of an 18.37-acre irregularly shaped parcel identified as
Block 184 Lot 2.01 on Township tax records. It is located at 65 Route 46 and is owned
by KeKon Realty Co. Inc. Lot 2.01 is located in the Pine Brook section of Montville
Township, immediately south of the U.S. Route 46 and N.J. Route 159 (Bloomfield
Avenue) interchange. Its dimensions include approximately 470 feet of frontage on
eastbound Route 46, and approximately 1,200 feet of frontage on eastbound Route
159. The site’s depth ranges from as little as 88 feet at its easterly boundary to as
much as 850 feet at its center. The southeasterly property line follows the bank of the
Passaic River, which borders the site.
As depicted on the accompanying Aerial Map (Map 1), the Study Area is currently
developed with multiple buildings. Specifically, the site contains a vacant one-story
masonry building that was formerly occupied by A Rent All Center heavy equipment
rental (but which has recently relocated to adjacent Lot 2.02); three one-story
masonry buildings utilized by Student Transportation of America (STA) for bus charter
services, bus washing and repairs, and storage and garage purposes; as well as a
masonry building that is two-stories at the front and one-story at the rear. The twostory portion of the building previously contained a garage on the first level and
apartments on the second level, but both levels are now vacant. The rear one-story
portion of the building is occupied by Kevah Konner Inc. for bus charter services. In
addition, the site has a large expansive impervious coverage, on which buses are
stored in both the open and under large overhang structures. The site also contains
a number of storage trailers and a bus fueling station.
The Study Area is significantly encumbered by environmental constraints, as
illustrated on the accompanying Environmental Constraints Map (Map 2). A
significant portion of the site (approximately 91%) is located within a Special Flood
Hazard Area (SFHA), as identified by FEMA on the Flood Insurance Rate Map (FIRM).
This SFHA is associated with the Passaic River, which borders the site along its
southeasterly lot line. The westerly portion of the site is encumbered with a nonCategory One tributary of the Passaic River as well as wetlands. The wetlands cover
approximately 3.6 acres (20% of the site). The Study Area is also encumbered by a
15-foot wide drainage easement in the easterly portion of the site, which occupies an
area of 2,830 square feet (0.065 acre).
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Map 1: Study Area Aerial Map
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Map 2: Study Area Environmental Constraints Map
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The Study Area is also considered to be a contaminated site, as evidenced by the
site’s ongoing status as a Groundwater Contamination Area (CEA, or Contamination
Exception Area) and by its inclusion on NJDEP’s Known Contaminated Sites list. The
latter is an inventory that includes all non-homeowner properties within the state
where contamination of soil and/or groundwater has been confirmed at levels equal
to or greater than applicable standards. This list identifies sites in NJDEP’s Site
Remediation Program where remediation is currently active or pending. Active Sites
are those sites having one or more active cases with any number of pending and
closed cases, whereas Pending Sites are those sites having one or more pending
cases, no active cases, and any number of closed cases. According to the Known
Contaminated Sites list, the Study Area is an active site with confirmed contamination.
Land uses surrounding the Study Area include the Passaic River and Fairfield
municipal border to the southeast (with adjacent uses in Fairfield characterized as
open space/recreation); the Rachel Gardens inclusionary multi-family residential
development to the southwest; the newly relocated A Rent All Center to the west at
the corner of Route 46 and Chapin Road, with a residence and contractor’s office
immediately to its south; the former GI Auto Salvage site (which has received site plan
approval for inclusionary multi-family residential development) to the north across
Route 46, Home Depot to the north across Route 159 (Bloomfield Avenue), and a lot
containing only a billboard to the east. The Study Area’s surrounding development
pattern is depicted on the accompanying Aerial Map (Map 1).
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Section 3: Master Plan
The following section discusses the relationship of the Township’s Master Plan
documents to the Study Area.
3.1: Land Use Plan
The Township’s most recent Land Use Plan Element of its Master Plan was adopted
on December 9, 2010, and the Land Use Plan was most recently amended on
December 12, 2019. The 2010 Land Use Plan Element places the Study Area in the
Highway Business land use category, which corresponds to the B-3 and B-4 Business
Zones and is “designed to permit retail and service uses which serve the travelling
public as well as being a convenience to local residents. Such uses include retail stores
and shops, banks and financial institutions (including drive-thru banks), offices
(including medical offices), restaurants and bars, hotels, instructional studios, health
and fitness centers, automotive services, and similar uses.” This land use designation
is reaffirmed in the 2019 Land Use Plan Amendment.
The Land Use Plan contains a number of general goals and objectives that are
designed to form the basis for its land use recommendations. The following goals,
included in the 2010 Land Use Plan and reaffirmed in the 2019 Land Use Plan
Amendment, are pertinent to the Study Area:
1.

To ensure that any prospective development is responsive to the
Township’s environmental features and that any development preserves
these physical characteristics.

2.

To encourage and provide buffer zones to separate incompatible land
uses.

3.

To encourage new development, and redevelopment, to take into
account the aesthetic character of the community, in an effort to enhance
the visual and aesthetic appearance of the municipality.

4.

To preserve and enhance the Township’s retail commercial areas by
defining their functional role in the community. The Township’s highway
commercial areas should be designed to facilitate the creation of more
reasonably sized building lots and integrated development that serves to
limit the number of curb cuts and conflicting turning movements on the
adjacent roadway. Within this framework, the Plan encourages the
continued improvement of the community’s commercial areas for retail
and service commercial uses. This should be achieved within a manner
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that protects and promotes the physical and aesthetic character of the
community’s commercial areas. Consideration should be given to design
features that enhance the physical character of the community, and
encourage the integration of building, parking, landscaping and signage
elements into a comprehensive and unified framework.
The 2010 Land Use Plan and 2019 Land Use Plan Amendment also include a number
of goals and objectives specific to the Route 46/Bloomfield Avenue corridor, as
follows:
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1.

To promote the revitalization and enhancement of the highway
streetscape.

2.

To establish a comprehensive integrated image for the streetscape to the
benefit of the Township and surrounding area.

3.

To encourage the consolidation of development along the Route 46
corridor in order to facilitate the creation of more reasonably sized
building lots and integrated development that serves to limit the number
of curb cuts and conflicting turning movements on this roadway.

4.

To encourage attractive and complementary development along the
highway corridor through the provision of design features, including such
elements as building scale, street setbacks, landscape features, and the
placement of parking and pedestrian walks, connecting the commercial
uses with each other as well as adjacent uses.

5.

To enhance buildings along the corridor through the use of architectural
treatments, including such features as roof cornice and fascia elements,
imaginative use of columns and bulkheads, window treatments, signage,
etc.

6.

To encourage the provision of additional landscape features to
supplement existing plantings to enhance the visual and aesthetic
character of the streetscape.

7.

To encourage the use of decorative stylized light fixtures throughout the
corridor which serve to establish a specific tone, visual element, and
character to the area.

8.

To utilize decorative signage to enhance the visual and aesthetic
character of the area and reinforce its overall design theme.

Section 4: Existing Zoning
The following section discusses the existing zoning applicable to the Study Area.
4.1: B-3 Business District
As shown on the accompanying Zoning Map (Map 3), the Study Area is located within
the B-3 Business Zone, consistent with the Study Area’s land use designation in the
2010 Land Use Plan and 2019 Land Use Plan Amendment. The principal uses
permitted in the B-3 Zone are summarized in Table 1 below.

Table 1: B-3 Zone Principal Permitted Uses
Principal Permitted Uses
Retail stores and shops
Personal service establishments
Banks and financial institutions
Offices
Medical offices
Animal hospitals and clinics
Child-care centers
Restaurants (including fast-food)
Bars and taverns
Convention, conference, & corporate training centers
Hotels and motels
Theaters
Funeral homes
Business and vocational schools
Studios for instruction in voice, dance, martial art, etc.
Professional studios for photography and fine arts
Bowling alleys

Indoor court sports
Health and fitness centers
Museums, art galleries, and libraries
Motor vehicle sales (new)
Wholesale distribution centers
Public garages
Motor vehicle service stations
Automatic car washes
Greenhouses and garden centers
Printing and duplicating
Computer and data processing centers
Plumbing, heating, electrical showrooms & shops
Building materials and contractor’s yards
Moving and storage operations
School bus storage and maintenance
Laundromats
Wireless telecommunications towers

There are no conditionally permitted uses in the B-3 Zone district.
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The area and bulk standards for the B-3 Zone are summarized in Table 2 below.

Table 2: B-3 Zone Area and Bulk Requirements
Requ irements
Min. Lot Area
Min. Lot Width at Street Line
Min. Lot Width at Required Setback Line
Min. Depth of Corner Lot
Min. Yards
Min. Front Yard
Min. Rear Yard
Min. Side Yards (Each)
Max. Building Height
Max. Building Coverage
Max. Impervious Coverage (%)

B- 3 Zone
43,750 square feet
175 feet
175 feet
200 feet
40 feet
50 feet
20 feet
30 feet
30%
75%

A review of the existing zoning provisions as applied to the Study Area reveals that
the existing conditions on Block 184 Lot 2.01 do not meet the minimum front and rear
yard setbacks for the B-3 Zone district. In addition, the Study Area’s existing
conditions do not conform to §230-127.A. of the Township Code, which prohibits
multiple principal buildings devoted to more than one principal use on a lot.
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Map 3: Study Area Zoning Map
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Section 5: Statutory Compliance
The following section provides an analysis detailing the extent to which the Study
Area satisfies any one of the eight statutory criteria (‘a’ through ‘h’) established by
the Local Redevelopment and Housing Law (“LRHL”) to qualify as an area in need of
redevelopment,
5.1: Compliance with Statutory Criteria
In accordance with the LRHL, our office conducted two site visits of the Study Area.
During the first visit, which was conducted on May 27, 2021, the existing buildings in
the Study Area were observed from the exterior only. During the second visit, which
was conducted on July 16, 2021, the existing buildings were observed from the interior
and exterior.
Based upon the site inspection, existing conditions, master plan goals and objectives,
and Township land use regulations, we find that the Study Area meets the applicable
statutory criteria for designation as an area in need of redevelopment. As discussed
in more detail below, the Study Area meets a number of criteria qualifying it to be
designated as an area in need of redevelopment pursuant to the LRHL - specifically
criterion “a” (deterioration), criterion “b” (abandoned commercial buildings), and
criterion “d” (obsolete layout and design).
These criteria are discussed in turn below:
1.

Criterion ‘a’: Criterion ‘a’ regards the generality of buildings in the area being
substandard, unsafe, unsanitary, dilapidated, or obsolescent, or possess any
of such characteristics, or so lacking in light, air, or space, as to be conducive
to unwholesome living or working conditions.
As evidenced by the accompanying site photographs, the generality of
buildings in the Study Area were observed to exhibit signs of dilapidation.
Although the exterior of the vacant building that was previously occupied by
A Rent All Center was found to be in fair condition, the interior of the building
displayed signs of significant water damage, including holes in the ceiling and
extensive staining. The main STA building immediately to the east also
showed signs of interior disrepair, including exposed and deteriorating
insulation in the ceiling. In addition, the exteriors of the bus wash bay and
repair garage, bus storage garage, and vacant two-story building were all
observed to be deteriorating, with signs of peeling paint and siding, staining,
rust and even a hole in the façade of the vacant two-story building.
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At least one of the buildings also displayed signs of obsolescence and,
possibly, unsafe conditions. The interior of the two-story vacant building was
found to contain an aged electrical system with exposed and frayed electrical
wiring.
Based on the above, the Study Area satisfies Criterion ‘a’.

Exterior and Interior Photos of Former
A Rent All Center Building
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Exterior and Interior Photos of Main STA Building

Bus Wash/Repair Garage (left) and Storage Garage (right)

Exterior and Interior Photos of Vacant Two-Story Building
`

20 |

2. Criterion ‘b’: Criterion ‘b’ regards the discontinuance of the use of buildings
previously used for commercial, retail, shopping malls or plazas, office parks,
manufacturing, or industrial purposes; the abandonment of such building or
buildings; significant vacancies of such building or buildings for at least two
consecutive years; or the same being allowed to fall into so great a state of
disrepair as to be untenantable.
As noted above, the Study Area contains multiple vacant buildings. The
building formerly occupied by A Rent All Center was vacated within the last
year and has remained empty. In addition, the two-story building at the center
of the property has been vacant since at least 2018. This building previously
contained a garage on the first floor and non-conforming apartments on the
second floor. As depicted in the photographs on the preceding pages, both
of these buildings were observed to be in deteriorated and dilapidated
condition, suggesting that they have been left to languish and effectively
abandoned.
Based on the above, the Study Area satisfies Criterion ‘b’.
3. Criterion ‘d’: Criterion ‘d’ regards areas with buildings or improvements which,
by reason of dilapidation, obsolescence, overcrowding, faulty arrangement or
design, lack of ventilation, light and sanitary facilities, excessive land coverage,
deleterious land use or obsolete layout, or any combination of these or other
factors, are detrimental to the safety, health, morals, or welfare of the
community.
The Study Area is characterized by a substantial expanse of impervious
coverage. Although the site’s impervious coverage does not exceed the
maximum permitted coverage for the site per the B-3 Zone requirements, it
is an undefined and uncontrolled area with buses and other vehicles parked
haphazardly throughout the site, cracked and deteriorating asphalt, loose
gravel, and poor drainage. Excessive pools of water were observed
throughout the site.
The Study Area also shows evidence of dilapidated and/or obsolete
improvements, including rusted shipping containers located throughout the
site, crooked poles in the carport structures, falling down fences, and
damaged or deteriorated signage. The property is also characterized by
overgrown shrubbery along the periphery of the site. In their totality, these
characteristics have contributed to an overall unattractive and stagnant
landscape.

65 Route 46 Area in Need of Redevelopment Study | 21

In addition, it is reiterated that the Study Area is an active site with confirmed
contamination, as evidenced by the site’s ongoing status as a Groundwater
Contamination Area (CEA, or Contamination Exception Area) and by its
inclusion on NJDEP’s Known Contaminated Sites list. Although there has been
significant ongoing environmental investigation and remediation of the site
over the years, the extent of the contamination suggests that the Study Area
may be unlikely to be redeveloped without government intervention.
Based on the above, the Study Area satisfies Criterion ‘d’.

Site Layout and Improvements, Pooling Water

22 |

65 Route 46 Area in Need of Redevelopment Study | 23

Section 6: Planning
Recommendation

Conclusions

and

The planning analysis contained herein concludes that the Study Area, comprised of
Block 184 Lot 2.01 located at 65 Route 46, exhibits characteristics which satisfy, at
minimum, Criteria ‘a,’ ‘b’ and ‘d’ of the applicable statutory criteria to be designated
an area in need of redevelopment in accordance with the LRHL.
It is noted that a determination to designate a redevelopment area simply defines
and delineates the area in which a municipality intends to pursue an active role in
furthering redevelopment. The redevelopment process can include alternative
approaches to upgrade and revitalize an area in need of redevelopment which may
include the subsequent preparation of a redevelopment plan for the Study Area.
The following recommendations are offered for the Township’s consideration:
1.

The statute provides that “no area of a municipality shall be determined a
redevelopment area unless the governing body of the municipality shall, by
resolution, authorize the planning board to undertake a preliminary
investigation to determine whether the proposed area is a redevelopment area
according to the criteria set forth in the applicable Laws of the State of New
Jersey.” Such determination shall be made after public notice and public
hearing.
The Township Committee authorized the Planning Board to conduct this
redevelopment investigation. This report concludes that the Study Area
minimally satisfies the ‘a’, ‘b’ and ‘d’ Criteria, which may serve as the basis for
the Planning Board’s recommendation to the Governing Body so that it may
be designated a non-condemnation area in need of redevelopment.

2. Upon completion of a hearing on this matter, the Planning Board is required
to forward its recommendation regarding whether the delineated area, or any
part thereof, should be designated, or not designated, by the Governing Body
as a redevelopment area.
3. After receipt of the Planning Board’s recommendation, the Governing Body
may adopt a resolution designating the delineated site as an area in need of
redevelopment.
4. The Governing Body, after adopting a resolution to delineate the
redevelopment area, should direct the Planning Board to prepare a
redevelopment plan pursuant to the applicable redevelopment statute. The
plan may be prepared by the Planning Board and then forwarded to the
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Governing Body for adoption. The redevelopment plan is required to include
an outline for the planning, development, redevelopment, or rehabilitation of
the project area sufficient to indicate:
a. The relationship to definite local objectives as to appropriate land
uses, population density, traffic, public transportation, utilities,
recreation and community facilities, and other public improvements.
b. Proposed land uses and building requirements in the study area.
c. Adequate provision for the temporary and permanent relocation, as
necessary, of residents in the project area, including an estimate of
the extent to which decent, safe, and sanitary dwelling units
affordable to displaced residents will be available in the existing local
housing market.
d. Any property within the redevelopment area that is proposed to be
acquired in accordance with the redevelopment plan.
e. Any significant relationship of the redevelopment plan to the master
plans of contiguous municipalities, the County Master Plan and the
State Development and Redevelopment Plan.
5. Following the adoption of the Redevelopment Plan, the Governing Body may
appoint a redevelopment entity to oversee the redevelopment of the area.
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