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1   |   Introduction   

Introduction 
On January 28, 2020, the Mayor and Council of the Borough of Ho-Ho-Kus authorized the 
Borough Planning Board to conduct a preliminary investigation to determine if the 
properties located at 619 N Maple Avenue, 217 First Street, and 239 First Street (hereinafter 
referred to as the “Study Area”) constitute an “Area in Need of Redevelopment” under the 
New Jersey Local Redevelopment and Housing Law (LRHL). The Planning Board, on February 
13, 2020, subsequently directed Burgis Associates, Inc. to prepare a planning analysis 
contained herein for its review and subsequent recommendation to the Mayor and Council. 

As identified in the Mayor and Council’s authorizing resolution (See Appendix A), the Study 
Area consists of three (3) lots which are identified by municipal tax records as Block 1016 
Lots 3, 5 and 11. It is important to note that while Lots 3 and 5 are contiguous, lot 11 is not 
adjacent to the other lots, it is nearby, approximately 200 feet east on First Street. 
Altogether, the Study Area encompasses approximately 1.87 acres. 

The January 28, 2020 resolution of the Mayor and Council further declares that the 
preliminary investigation of the Study Area shall be undertaken within the context of a “non-
condemnation” redevelopment review. That is, if the Study Area or a portion thereof is 
determined to be an Area in Need of Redevelopment pursuant to the LRHL, it shall be 
designated a “Non-Condemnation Redevelopment Area.” Such a designation would 
authorize the Borough to use the powers provided by the regulations for use in a 
redevelopment area, excluding eminent domain designations. 

Accordingly, the following study examines whether the Study Area qualifies as an Area in 
Need of Redevelopment pursuant to the requirements and criteria set forth by the LRHL. It 
is based upon: an examination of the Study Area’s existing development pattern; site 
inspections; a review of historical data; an assessment of the Study Area’s surrounding 
development pattern; a review of the Borough’s master plan goals, objectives, policy 
statements, and land use recommendations; a review of the Study Area’s zoning provisions; 
and an evaluation of the statutory “Area in Need of Redevelopment” criteria. 

Ultimately, this study finds that Block 1016 Lot 3 (619 N Maple Ave), Lot 5 (217 First St), and 
Lot 11 (239 First St) display characteristics which satisfy the statutory criteria and 
consequently justify their designation as a Non-Condemnation Redevelopment Area.  

  



 

 619 N Maple Avenue, 217 First Street, and 239 First Street Area in Need of Redevelopment Study  |   2 

This Area in Need of Redevelopment Study is divided 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 uses, ownership records, property tax records, and surrounding 
development pattern. Detailed information for each lot within the Study Area is also 
provided. 

 Section 3: Borough Master Plan 

Section 3 discusses the relationship of the Borough’s Master Plan to the Study Area. 

 Section 4: Existing Zoning 

Next, 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  

The penultimate section analyzes the Study Area’s compliance with the LRHL 
statutory criteria. 

 Section 6: Planning Conclusions and Recommendations  

Finally, Section 6 offers the study’s planning conclusions and 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 redevelopment statutes and replaced 
them with a single comprehensive statute governing local redevelopment activities 
throughout the State. 

Ultimately, the LRHL was designed by the State Legislature to assist municipalities in the 
process 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. 

 

1.1: Redevelopment Process 

As outlined by the LRHL, the first step of the redevelopment process is for the governing 
body to direct the planning board to undertake a preliminary investigation to determine 
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whether or not an area is in need of redevelopment. As required by recent amendments to 
the LRHL, the governing body must also indicate whether it is seeking to designate the area 
as a “Non-Condemnation Redevelopment Area” or a “Condemnation Redevelopment Area.” 
Pursuant to the resolution adopted on January 28, 2019, the Borough of Ho-Ho-Kus Mayor 
and Council has initiated this process as a “Non-Condemnation” Study Area (see Appendix 
A). 

An area qualifies as being in need of redevelopment if it meets at least one (1) of the eight (8) 
statutory criteria listed under Section 5 of the LRHL. These criteria, which are described in 
detail later in this section, are the same regardless of whether a governing body seeks to 
designate a study area as a “Non-Condemnation Redevelopment Area” or a “Condemnation 
Redevelopment Area.” 

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 is 
particularly applicable to some of the properties in this study.  

After it conducts its investigation, the planning board must hold a public hearing on the 
proposed redevelopment area designation. Based on the planning board’s recommendation, 
the governing body may designate all or a portion of the area as an “Area in Need of 
Redevelopment.” The governing body will then prepare a redevelopment plan for the area, 
or alternatively will direct the planning board to prepare such a plan. 

Following the adoption of the redevelopment plan, the governing body or another public 
agency/authority designated by the governing body as the “redevelopment entity” will 
oversee the implementation of the redevelopment plan. This redevelopment entity is 
responsible for selecting a redeveloper to undertake the redevelopment project which 
implements the plan. 

In summary, the LRHL essentially establishes a two-fold process in which a site is designated 
as an Area of Need of Redevelopment (Step 1), and a plan is prepared based on that 
designation (Step 2). The accompanying figure provides a summary of this process, 
beginning with the adoption of a resolution by the governing body to the preparation and 
adoption of a redevelopment plan. 
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Figure 1: Summary of Redevelopment Process 
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Plan after an introduction of 
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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 criteria area as follows: 

1. The “a” Criterion: 
Building Deterioration 
and Obsolescence  

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. 

2. The “b” Criterion: 
Abandoned 
Commercial and 
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. 

3. The “c” Criterion: 
Public and 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. 

4. The “d” Criterion: 
Obsolete Layout and 
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. 
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5. The “e” Criterion: 
Property Ownership and 
Title Issues 

A growing lack or total lack of proper utilization of 
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. 

6. The “f” Criterion: 
Fire and 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. 

7. The “g” Criterion: 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 

8. The “h” Criterion: Smart 
Growth Consistency 

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

In regard to the “h” criterion, there are ten (10) principles of smart growth. These principles 
are established as follow (Source: P.L.1992, c.79, s.5 and U.S. Environmental Protection 
Agency): 

1. Mix of land uses 
2. Take advantage of compact design 
3. Create a range of housing opportunities and choice 
4. Create walkable neighborhoods 
5. Foster distinctive, attractive communities with a strong sense of place 
6. Preserve open space, farmland, natural beauty, and critical environmental areas 
7. Direct development toward existing communities 
8. Provide a variety of transportation choices 
9. Make development decisions predictable, fair, and cost effective 
10. Encourage community and stakeholder collaboration in development decisions. 
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9. The “i” Criterion: 
Discontinuance of Use 

The discontinuance of the use of a building or buildings 
previously used for retail, shopping malls or plazas, 
office parks or industrial purposes; the abandonment of 
such building(s), significant vacancies of such 
building(s) for at least two consecutive years with fifty 
percent vacancies during that period of time. 

The statute defines redevelopment to include: "clearance, replanning, development and 
redevelopment; the conservation and rehabilitation of any structure or improvement, the 
construction and provision for construction of residential, commercial, industrial, public or 
other structures and the grant or dedication of spaces as may be appropriate or necessary in 
the interest of the general welfare for streets, parks, playgrounds, or other public purposes, 
including recreational and other facilities incidental or appurtenant thereto, in accordance 
with a development plan.” 

It is noteworthy and applicable to this study that the statute at 40A:12A-3 specifically states 
that a redevelopment area may include lands which of themselves are not detrimental to the 
public health, safety or welfare, but the inclusion of which is necessary for the effective 
redevelopment of an area.    

 

Section 2: Study Area 
The following section provides a general overview of the Study Area, including an analysis of 
its existing land uses, ownership records, property tax records, and surrounding development 
pattern. Detailed information for each lot within the Study Area is also provided. 

2.1: Study Area Overview 

The Study Area as shown on Map-1 below, is located within the southwestern portion of the 
Borough bounded by North Maple Avenue to the west, First Street and the municipal 
boundary with Ridgewood to the south, and the Ho-Ho-Kus Brook to the north and east.  
The area in total encompasses approximately 1.87 acres. It consists of three (3) separate lots: 
Block 1016 Lots 3, 5 and 11. Though Lots 3 and 5 are directly adjacent with each other, Lot 11 
does not adjoin the other two lots in the Study Area.  

The entirety of the Study Area has approximately 133.8 feet of frontage along North Maple 
Avenue. The Study Area has an approximate total of 260.6 feet of noncontiguous frontage 
along First Street with Lot 5 accounting for approximately 126.8 feet of frontage along First 
Street while Lot 11 accounting for approximately 133.8 feet of frontage along First Street. The 
depth of the Study Area varies between approximately 310.2 feet and 200 as measured from 
North Maple Avenue, while Lot 5 and Lot 3 depths varies between approximately 345.6 feet 
and 293.2 feet as measured from First Street. Lot 11 depth varies between approximately 
212.3 feet and 60.7 feet as measured from First Street.   
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Map-1: Location of Study Areas in the Borough of Ho-Ho-Kus 

 
The following table provides an overview of the existing land uses of the Study Area. As 
shown on the aerial of the study area in Map#2 below, all three lots in the Study Area are 
presently developed although Lot 11 is only a parking area. Lot 3 contains a one-story retail 
building; Lot 5 contains a two-story office building and Lot 11 is a parking lot. 

Table 1: Study Area Existing Land Uses 
Block Lot Address Area Land Use 
1016 3 619 N Maple Ave 1.13 Retail building 
 5 217 First St 0.3587 Office building 
 11 239 First St 0.3785 Parking Lot 
  

Total Area 1.8672  
Source: Open Public Records Source System-MOD IV Tax Data 
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Map-2: Aerial of Study Area 

 
The ownership information for the Study Area is presented in the following table. This 
information was obtained from online Mod IV tax data which is publicly available from the 
State of New Jersey Department of the Treasury’s Division of Taxation. While each property is 
technically owned by a different LMTD or LTD, however the owners of Lots 3, 5, and 11 have 
the same mailing address. 

Table 2: Study Area Ownership 
Block Lot Address Owner 
1016 3 619 N Maple Ave 619 N Maple Av LMTD C/O Comm. Mgmt. 
 5 217 First St 217-221 First St. LMTD. Partnership 
 11 239 First St 239 First Street LTD. Partnership 

Source: Open Public Records Source System-MOD IV Tax Data 

The following table provides the land, improvement, and total values of each property within 
the Study Area. Once again, this information was obtained from online Mod IV tax data 
which is publicly available from the Department of the Treasury’s Division of Taxation. As 
shown, the land values of all three (3) properties are greater than their respective 
improvement values. This is particularly evident in the “Improvement to Land Value Ratio” 
calculation. 
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Table 3: Property Tax Records 

Block Lot 
Land 

Value 
Improvement 

Value 
Total  
Value 

Improvement to 
Land Value Rat io 

1016 3 $1,038,300 $967,100  $2,005,400  0.9:1 
 5 $668,000  $277,400 $945,400 0.4:1 
 11 $286,000  $52,500  $338,500  0.2:1 
      

 
 Source: Open Public Records Source System-MOD IV Tax Data 

 

 

2.2: Surrounding Land Uses and Mass Transit Opportunities 

Surrounding land uses are varied and consist of the following: 

 The Ho-Ho-Kus Brook and the Borough’s downtown to the north.  

 The Ho-Ho-Kus Brook and single-family dwellings to the east and southeast; 

 The Village of Ridgewood containing single-family dwellings and with a gas station 
and small retail business fronting North Maple Avenue to the south, and;  

 Borough’s downtown commercial area consisting of restaurants and small retail 
business to the west; 
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Map-3: Existing Land Use 

 
 

Significant public transportation opportunities are readily available within a fifteen-minute 
walking distance of the Study Area at the New Jersey Transit Main/Port Jervis/ Bergen Line to 
the west on Brookside Avenue. This rail line provides north and south two-way rail service to 
and from Secaucus transfer to Hoboken or New York Penn Station.  Major roadways 
providing regional access to the Study Area include Route 17 and Garden State Parkway. 
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2.3: Study Area Site Reviews 

The following subsection provides site specific information for each lot within the Study Area. 
This information will serve as the basis for the analysis and opinions offered in Section 5 of 
this Study. 

Block 1016 Lot 3 (619 N Maple Ave) 

 

Summary 

Block 1016 Lot 3 is located within the northwestern portion of the Study Area and has 
frontage along North Maple Avenue. The site is the largest of the three lots being reviewed 
and is developed with a retail and antique sales and storage building including parking areas 
located on the building southern side and to the rear. As of our site inspection on March 3, 
2020, approximately half of the structure was vacant with the remainder of the building 
occupied by an antique store and storage under the name “Granny’s Attic Antiques”.  

Property Information Overview 

Address (Block, Lot): 619 N Maple Ave (Block 1016, Lot 3) 
Owner(s): 619 N Maple Av LMTD C/O Comm. MGMT 
Area (ac): 1.13 (49,222 sf) 
Property Classification: 4A (Commercial) 

Zoning District: GB and the OL-1 Downtown Inclusionary Overlay Residential / Mixed Use 
Zone 

Property Use: Retail / storage building  
Building Description: 1 and 2-story building with side and rear parking areas 
Permitted Use(s): Yes 
Building Condition: Poor with obsolescence noted 
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Assessed Valuat ion Information 

 

Site Development Appicat ion History (Recent) 

Date Descr ipt ion Notes 

09/15/05 Planning Board application 

An application was approved for 619 N. Maple (B 1016, L 
3), by Palermo Supply Co., Inc., for a parking 
improvement plan involving Lot 2@ 625 North Maple 
Avenue, Lot 4 @611 North Maple Avenue, Lot 5 @ 217 
First Street, Lot 10@ 227 First Street and Lot 11 @ 239 
First Street. 

06/12/08 Planning Board application 

An application was approved for a waiver of site plan 
application for a new parking plan on 619 N. Maple (B 
1016, L 3), it was proposed to revise the existing parking 
plan at the Property, and address certain parking 
conditions contained in a resolution of the Board 
entitled, "Palermo Supply Co., Inc.," dated September 15, 
2005. 

01/07/16 Zoning Board of Adjustment 
application 

An application was approved for this site and the 
adjacent site of Block 1016, Lot 5 and Lot 11 for a new 
mixed-use development consisting of 12,884 square feet 
of commercial space and 53 apartment units. The 
development proposed for Lot 11 was just for ancillary 
parking supply. 

07/25/19 Zoning Board of Adjustment 
application 

An amended application was approved for a new 
mixed-use development consisting of 67 residential 
units, 6,257 square feet of commercial space. The 
development proposed for Lot 11 was for ancillary 
parking supply. 
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Block 1016 Lot 5 (217 First St) 

 

Summary 

Block 1016 Lot 5 is located within the southerly portion of the Study Area and has frontage 
solely along First Street. The site is presently developed with a two-story office/fitness 
training building and a parking area located on the eastern and southerly side of the 
structure. As of March 3, 2020, the office building’s tenants include medical offices, a barber 
shop, the Mangam Agency, a financial management firm and Rise Fitness contained in the 
rear of the structure.   

Property Information Overview 

Address (Block & Lot): 217 First St (Block 1016, Lot 5) 
Owner(s): 217-221 First St. LMTD. Partnership  
Area (ac): 0.3587 (15,624 sf) 
Property Classification: 4A 

Zoning District: GB and the OL-1 Downtown Inclusionary Overlay Residential / Mixed Use 
Zone 

Property Use: Office building  
Building Description: Two-Story Masonry Building  
Permitted Use(s): Yes 
Building Condition: Fair condition 
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Assessed Valuat ion Information 

 

Site Development Appicat ion History (Recent) 

Date Descr ipt ion Notes 

01/07/16 Zoning Board of Adjustment 
application 

An application was approved for this site and the 
adjacent site of Block 1016, Lot 5 and Lot 11 for a new 
mixed-use development consisting of 12,884 square feet 
of commercial space and 53 apartment units. The 
development proposed for Lot 11 was just for ancillary 
parking supply. 

07/25/19 Zoning Board of Adjustment 
application 

An amended application was approved for a new 
mixed-use development consisting of 67 residential 
units, 6,257 square feet of commercial space. The 
development proposed for Lot 11 was just for ancillary 
parking supply. 
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Block 1016 Lot 11 (239 First St) 

 

Summary 

Block 1016 Lot 11 is located within the eastern portion of the Study Area and has frontage 
solely along First Street. The site currently developed with a surface parking lot and no 
structures.  

Property Information Overview 

Address (Block & Lot): 239 First St (Block 1016, Lot 11) 
Owner(s): 239 First Street LTD. Partnership 
Area (ac): 0.3785 (16,487 sf) 
Property Classification: 4A 
Zoning District: GB-General Business 
Property Use: Parking Lot 
Building Description: Not Applicable 
Permitted Use(s): Yes, as a parking area. 
Site Condition: Fair condition  
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Valuat ion Information 

 

Site Development Appicat ion History (Recent) 

Date Descr ipt ion Notes 

01/07/16 Zoning Board of Adjustment 
application 

An application was approved for this site and the 
adjacent site of Block 1016, Lot 5 and Lot 11 for a new 
mixed-use development consisting of 12,884 square feet 
of commercial space and 53 apartment units. The 
development proposed for Lot 11 was just for ancillary 
parking supply. 

07/25/19 Zoning Board of Adjustment 
application 

An amended application was approved for a new 
mixed-use development consisting of 67 residential 
units, 6,257 square feet of commercial space. The 
development proposed for Lot 11 was just for ancillary 
parking supply. 

   
 

2.4: Study Area Historic and Environmental Review 

The historic aerial provided on Map-4 below portrays the development pattern of this area as 
of 1966. It is noted, the development and coverage on Lot 3 was substantially similar to 
current conditions except an addition to the former supply facility has occurred at the 
southeast corner of the building. The development on Lot 5 was different at the time which 
consisted of residential development while Lot 11 also contained multiple residential 
structures that have since been removed.  
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Map 4: Block 1016 - 1966 Aerial 

 
A review of historic properties on the NJ CRGIS Online Viewer from the N.J. D.E.P. Historic 
Preservation Office reveals there are no known historic sites on site although here are a few 
mapped features surrounding the Study Area. The following map illustrates the surrounding 
historic features: 

Map 5: Historic Properties Review 

 Source: NJ CRGIS Online Viewer from the N.J. D.E.P. Historic Preservation Office 2020. 
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Environmental constraints affecting the Study Area include the Ho-Ho-Kus Brook which 
extends from west to east along the Study Area’s northerly and easterly boundaries, and its 
associated flood plains, which are shown on the accompanying Map-5 below.  As indicated 
on the map, the one-hundred-year flood plain associated with the Ho-Ho-Kus Brook extends 
over the Study Area with the floodway impacting the northern and eastern Study Area.   

Map 6: Floodplain 

 
Source: FEMA Flood Map Service Center 2020. 

 
There are no records of existing sites requiring remediation in the immediate area of the 
Study Area based upon a search of records at the NJPDES Permit Records Information 
website.  
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Section 3: Master Plan 
The following section discusses the relationship of the Borough’s master planning documents 
to the Study Area. 

3.1: Land Use Plan 

As per the Borough’s most recent Land Use Plan, which was adopted on November 21, 2013, 
the entirety of the Study Area is in the Commercial designation. This land use category 
corresponds generally to the GB General Business District. The GB District permits a variety of 
uses including single-family and two-family residences, wholesale trade, retail trade, finance, 
insurance and real estate services, personal services, medical, health and legal services, post 
offices, libraries, churches, clubs and community residences. 

While the study area is located in the southern area of the Central Business District, the Land 
Use Plan notes that the  

General Business Zone consists of small retail and service commercial establishments 
and small professional uses that provide for the daily needs of people within the 
community. These commercial areas are characterized by small lot arrangements with 
modest sized buildings which are readily accessible to the surrounding residential 
neighborhoods they serve. 

This district functions as a primary commercial district serving a neighborhood and 
somewhat broader area.   It should provide for a variety of retail and service uses 
which are directed toward meeting the shopping and related needs of the community’s 
residents.  This area may also permit office uses as principal activities, either as 
freestanding buildings or as mixed-use buildings in combination with retail uses.  The 
overall intent of the plan is for the district to encourage retail and service commercial 
uses which complements its established scale of development 

Furthermore, the 2013 Land Use Plan recommended the Borough improve the viability of the 
GB District to foster the following: 

1. The rehabilitation of buildings and sites and the adaptive reuse of older buildings; 
2. The provision of additional park benches, landscape features, façade 

improvements and other similar public and private actions; 
3. The provision of buffer/screening elements to separate the commercial uses from 

adjoining residential development; 
4. Common access and shared parking areas; 
5. The imposition of uniform signage designed to reinforce a general business district 

identity.  
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Map 7: Land Use Plan 

 
In addition to the above, the Land Use Plan Element includes the following land use 
recommendations which are pertinent to the Study Area. 

 

Goal 2: To ensure that any prospective development is responsive to the 
borough’s environmental features and is designed to preserve the 
community’s physical characteristics. 

Policy 
Statement: 

The Borough of Ho-Ho-Kus seeks to limit development to that which is 
sensitive to the community’s particular physical characteristics and 
preserves the borough’s sensitive environmental features.   In particular, 
the borough seeks to limit development to that which preserves steeply 
sloped areas (defined to include any slope of minimally fifteen percent 
grade), wetlands, and flood plains, and retains existing vegetation 
(particularly trees of a caliper of six inches or more and clusters of trees 
which may be of lesser caliper if determined appropriate).  The borough 
takes cognizance of the fact that there are numerous sites in the 
municipality that are typified by extensive environmentally sensitive 
features and therefore may not be able to accommodate its full zoned 
development potential. 

 

Goal 4: To ensure that any future development of the community’s infrastructure 
be limited to solely accommodate the borough’s present level of intensity 
of development as identified in this plan. 
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Policy 
Statement: 

The borough seeks to provide the minimum level of infrastructure 
improvements to accommodate local needs and discourage the imposition 
of new or expanded facilities that may be utilized to encourage or support 
higher levels of development than contemplated in this plan. The 
borough’s land use policy is expressly designed to discourage 
infrastructure improvements that would enable an increase in the carrying 
capacity of the land and result in increased pressures for more 
development in the community. 

 

Goal 6: To affirmatively address the community’s low and moderate income 
housing obligation in the manner established by the Borough of Ho-Ho-
Kus Housing Plan. 
 

Policy 
Statement: 

The Borough of Ho-Ho-Kus has adopted a 2008 Housing Element and Fair 
Share Plan and a 2012 spending plan amendment to establish a market to 
affordable program to address its fair share affordable housing needs.  The 
Borough’s Plan continues to document the lack of vacant land and the lack 
of areas for inclusionary residential redevelopment.  
[The Housing Element and Fair Share Plan has subsequently been modified 
as noted in Section 3.2 below] 
 
 

Goal 9: To preserve and enhance the Borough’s commercial areas by defining their 
functional role in the Borough and enhancing the quality of life within the 
commercial center through an appropriate mixture of activities and provide 
suitable parking facilities to serve the businesses in the commercial district. 
 

Policy 
Statement: 

The Borough seeks to encourage the continued development of the 
community’s business district for retail and service commercial uses serving 
the daily needs of the resident population, as well as addressing broader 
shopping and business needs as reflected in this Plan.  The Borough policy 
is to reaffirm the general business district with its own integrity, uniformity  
of purpose, and integration of building, landscaping, signage, design and 
parking elements as set forth in the Land Use Plan, and also encourage the 
establishment of a definitive developmental character for the other 
commercial and business categories delineated herein. 
 

 

3.2: Housing Element and Fair Share Plan (HE&FSP) 

The borough received a Judgment of Compliance and Repose on June 11, 2018 for their Third 
Round Housing Plan that was adopted July 20, 2017 and amended on March 8, 2018. This 
plan affirmatively addresses the Court-approved, Settlement Agreement between Ho-Ho-Kus 
Borough and Fair Share Housing Center, Chamberlain Developers, Inc. and Johnathan L. 
Mechanic D.B.A. Ho-Ho-Kus Crossing (executed December 21, 2016). The Borough adopted 
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the implementing ordinances related to the plan (inclusive of the overlay zone encompassing 
the study area), to provide the regulatory changes as required. The HE&FSP outlines the 
manner in which the Borough plans to address its affordable housing obligation which, 
pursuant to the settlement agreement consists of the following: 

Table 4: HE&FSP Affordable Housing Obligations 
Rehabilitation Obligation: 7 
Prior Round Obligation (1987-1999) 83 
Third Round Prospective Need Obligation (1999-2025) 195 

 

The Settlement Agreement reflects the Borough’s vacant land adjustment (VLA), which 
adjusts the 278-unit cumulative 1987 to 2025 new construction to a 30-unit realistic 
development potential (“RDP”) and a 248-unit unmet need. 

To address this obligation as well as its calculated realistic development potential (RDP), the 
HE&FSP outlines a number of zoning districts and overlay zoning districts which are designed 
to permit multifamily inclusionary housing. The OL-1 Overlay Zone encompasses the Study 
Area and the identified purpose of this zone is described below.  

To address its affordable housing unmet need obligation, the Borough shall implement 
an Inclusionary Overlay Zone Ordinance that creates a realistic opportunity for 
housing in the Borough's downtown that is affordable to low- and moderate-income 
households. This chapter establishes the Downtown Inclusionary Overlay Zone and 
permits the creation of multifamily housing within the downtown area (as outlined in 
the appended maps), provided that such housing complies with a required twenty-
percent inclusionary set-aside requirement and with the requirements of this chapter. 

Further, the 2018 HE&FSP noted the following regarding the specific lots in the Study Area 
identifying the prior approvals and intentions of the sites contemplated improvements: 

In January of 2016, the Ho-Ho-Kus Zoning Board approved the Ho-Ho-Kus Crossings, 
a 53-unit mixed-use redevelopment project consisting of ground-floor retail and 
upper-story apartments on ±1.5 acres (Block 1016, Lots 3 and 5), with additional 
parking on a separate ±0.5-acre lot (Lot 11), located in the Borough's downtown. The 
inclusionary redevelopment will have a 15% affordable rental set-aside of 8 affordable 
family-rental units; one (1) of those units will be reserved for a very-low income 
household. As the project falls partially within a special flood hazard area and the 
floodway for Ho-Ho-Kus Brook, the project will conform to FEMA and NJDEP's 
regulations. 

The redevelopment will be built on lots containing an existing office building with 
frontage on First Street and an existing commercial building with frontage on North 
Maple Avenue. The building fronting on North Maple Avenue is immediately across 
the street from shops and restaurants along North Maple Avenue, while the building 
fronting on First Street is somewhat isolated from the action of North Maple Avenue 
and faces single-family residences on the other side of First Street. Surrounding uses 
include retail and food service businesses, public parks, the Borough's public library 
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and offices, and a New Jersey Transit train station. The primary means of ingress and 
egress into the project site will be via North Maple Avenue and First Street, which allow 
for access to Franklin Turnpike. The site is within the sewer service area with access to 
adequate sewer and water infrastructure and is in the State Development and 
Redevelopment Plan's Planning Area 1, where redevelopment is encouraged, and 
affordable housing sites are preferred. 

The HE&FSP set forth the basis for the corresponding overlay zone amendments to the GB-
General Business zone. These amendments have since been enacted for this area of the 
Borough as the OL-1 Overlay Zone, in accordance with the Settlement Agreement.   
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Section 4: Existing Zoning Analysis 
A review of the accompanying existing zoning map portrays the Study Area located within 
the GB General Business District. This district is described in greater detail below: 

4.1: GB General Business District 

Block 1016 Lots 3,5 and 11 of the Study Area are in the GB General Business District. This 
zoning designation is consistent with the Borough’s Land Use Plan, which places these sites 
within the General Business Area land use category. 

The following tables summarize the principally permitted uses allowed in the GB District. 

Table 5: GB District Permitted and Conditional Uses 

Permitted Uses  
1. Single-family and two-family residence 

excluding apartments located over, under 
or in business establishments 

2. Wholesale trade establishments 
3. Retail trade establishments  
4. Finance, insurance and real estate services 
5. Personal services 
6. Medical, health, and legal services 
7. Other professional services, including 

engineering, architectural, and planning 
services; nonprofit educational and 
scientific research agencies and 
accounting services.  

8. Post offices, libraries, churches, parking lots 
and civic associations 

9. Accessory buildings 
10. Clubs 
11. Community residences for the 

developmentally disabled 
12. Community shelters for victims of domestic 

violence 
13. Community residences for the terminally ill 
14. Community residences for persons with 

head injuries 
15. Health clubs 
16. Business offices 

 
Condit ional  Uses 

1. Public utility facilities or use 
2. Automotive Service Stations 
3. County, state or federal facilities 
4. Churches 
5. Wireless communications towers and 

antennas and associated facilities 
 

6. Restaurants, except lunch wagons, 
diners, road stands or any eating place 
seating less than 25 people or 
rendering service other than inside the 
premises where the business is 
conducted, unless operating as a 
licensed outdoor café. A restaurant 
shall not be located on a lot that is 
contiguous or adjacent to a single-
family residential zone 

 
The following table provides the GB District bulk standards. 
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Table 6: GB District Bulk Standards 

Area & Bulk  Regulat ions GB 
Minimum Lot Area (ft) 5,000 
Minimum Lot Frontage (ft) 50 
Minimum Lot Width (ft) 40 
Minimum Lot Depth (ft) 80 
Maximum Building Coverage (%) 50 
Maximum Building Height (ft) 40 
Interior Lots Front Depth (ft) 10 
Interior Lots Side Width (ft) 0/10 
Interior Lots Rear Depth (ft) 30 

 

4.2: OL-1 Overlay District-1  

As noted earlier, Block 1016 Lots 3,5 and 11 of the Study Area also are located in the Overlay 
One District. This zoning designation is consistent with the Borough’s HE&FSP as an 
alternative development permitting a mixed-use development wherein if residential is 
constructed, a percentage is required to be affordable. 

The following tables summarize the principally permitted uses allowed in the OL-1 District. 

(1) All uses permitted by the underlying zoning, except that: 
 

(a) Where the GB District is the underlying zoning, only those uses permitted in the 
GB District by § 85-13A(2) through (10), (15) and (16) are permitted as the ground-
story uses in any mixed-use, multifamily inclusionary development. 
 

(b) Uses permitted by § 85-13A(11) through (14) are permitted as stand-alone uses and 
are not subject to any other conditions of the overlay zone ordinance. However, if 
a use permitted by § 85-13A(11) qualifies as an eligible affordable housing credit, 
then such use may be permitted as an upper-story use. 

 
(2) A multifamily inclusionary residential use is permitted, conditioned on compliance with 

§ 85-13.1C, Special rules, in this chapter. 

The following provides a summary of the OL-1 District bulk standards. 

(a) Maximum improved lot coverage: 60%. 
(b) Maximum lot coverage: 40%. 
(c) Minimum open space requirements of the R-2 and R-4 Zones do not apply. 
(d) Front yard setback: 15 feet. 
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The bulk standards of the GB Zone shall apply to any property for which the underlying 
zoning is the GB Zone, except that: 

 
(a) The required front yard setback for any building complying with this chapter shall 

be reduced to three feet from the public right-of-way line or the existing average 
setback of neighboring buildings. 

(b) Where two adjacent properties provide contiguous side yards, the minimum side 
yard requirement for each property is reduced from 10 feet to five feet, so that the 
total space between the principal buildings is at least 10 feet, provided that access 
to the combined ten-foot side yard is shared between both properties. Otherwise, 
the existing side yard standards for the GB Zone apply. 

Density. The underlying zoning requirements shall be superseded by this chapter to 
permit the following maximum net densities for each overlay subzone, in dwelling 
units per acre: 

OL-1: 15 du/ac. 

OL-1: three stories. 

Map 8: Existing Zoning and Overlay Zone Districts 
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Section 5: Compliance with the Statutory 
Criteria 
The following section offers an analysis regarding how each property in the Study Area 
relates to the statutory criteria established by the LRHL, which are identified in Section 2.2 of 
this Study. 

The findings of this section are summarized in the table below. As shown, Block 1016 Lot 3 
(619 N Maple Avenue), displays characteristics which satisfy the statutory criteria and 
consequently justify its designation as a Non-Condemnation Redevelopment Area. 
Furthermore, the study additionally finds that it is appropriate to include Block 1016 Lot 5 
(217 First Street), and Lot 11 (239 First Street), within the redevelopment area, as their 
inclusion is necessary for the effective redevelopment of the area as permitted under the 
LRHL statute at 40A:12A-3. 

 
Table 7: Summary of Compliance with Statutory Criteria 

Block Lot 
Statutory Cr i ter ia 
Compl iance 

Recommended 
Inc lus ion  

1016 3 Meets Criterion “d” and “h” Yes 
 5 Does not meet specific criteria Yes 
 11 Does not meet specific criteria Yes 
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5.1: Block 1016 Lot 3 (619 N Maple Avenue) 

 
Scale: 1” = 260’ 

Appl icat ion of Cr iter ia 

As previously detailed in Section 2, Lot 3 is presently developed with a mixed-use retail and 
antique store and storage facility as well as an accompanying surface parking area. The front 
retail related space is vacant and has been so since 2010, and the rear of the structure 
contains an antique store known as Granny’s Attic.  The building was first erected for 
Washer Brothers Ford Dealership in 1915.  It has been expanded and changed tenancy many 
times since then including a parts supply and storage facility. Further modifications were 
made in 1985.   

The building on this property is composed of a block masonry construction with aluminum 
cladding on portions of the structure. Storefront windows exist along the North Maple 
Avenue frontage although windows are generally lacking on the remainder of the structure. 
This condition is largely due to the former non-retail wholesale warehousing, supply and 
storage that operated out of this structure over many years. The structure has some one-
story portions although the majority contains two story elements. There is a basement 
under a portion of the westerly end of the building. 

The use of the majority of the structure is arranged as an antique sales and storage, which is 
evident in the interior floor system. The interior of the storage portion of the structure 
contains a flooring system that supports the upper story of the structure as a pre-
manufactured system that is bolted together in a two-story space. This space contains 
exposed roof trusses and mechanicals typical of an industrial or warehouse type facility. This 
arrangement limits the further reuse of the structure consistent with the Borough’s zone 
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plan, without considerable investment in its modification or reconstruction. See the 
accompanying photographs that illustrate this condition. 

Over a hundred (100) years have passed since the development of this facility. Subsequently, 
the interior infrastructure and building components have become outdated, as some of its 
mechanical equipment dates back approximately 22 years and is in need of considerable 
repairs and upgrades to bring to modern efficiency and performance standards. Attached in 
the Appendix of this document is a heating and cooling system inventory prepared by the 
building’s H.V.A.C. servicing company, outlining the systems age and service needs. The 
photographs contained below provide evidence of the building’s aging mechanical 
equipment. 

The building roof is flat, and the composite roofing material is reaching its life span. While 
there have been maintenance repairs made, the material will need to be replaced in the 
near future. See the accompanying photographs illustrate the roof condition.  

While the site parking areas have been generally adequately maintained there are some 
areas requiring repaving. The existing driveway and parking circulation patterns contain 
deficiencies within the southerly portion of the site. The southernmost parking area, which 
also provides access to the rear parking and loading area, is a one-way configuration with 
angled parking. This area is impeded and constrained by a basement entry stairwell and a 
loading dock structure located midway along the southerly side of the building. These 
elements cause the aisle width and circulation to be significantly restricted. These 
restrictions were noted in the parking improvement plan by the Planning Board in 2008.   

Additionally, the parking distribution on site is such that the onsite parking available for the 
front retail space is insufficient. There are only 7 parking spaces serving approximately 9,000 
square feet of space for retail in the front of the building or approximately 1 space per 1,280 
square feet. While there is additional parking in the rear of the property, these spaces are 
shared with the use in the rear of the structure and on the adjacent lot as noted below. This 
contributes to the viability of the retail area of the building.  

The parking in the rear of the facility contains approximately 17 spaces (not clearly striped) 
and a shared parking arrangement of 10 spaces with the uses to the rear of the building on 
Lot 5. The parking limitations on the site are evident by the applications that were made to 
the Planning Board over the years wherein a shared arrangement and remote parking 
conditions were needed for approval. The attached 2008 resolution is included in the 
Appendix of this document wherein the shared arrangement of parking was reviewed and 
approved.  

Finally, as noted earlier in the review of the Study Area, Lot 3 contains floodplains including 
a regulated floodway of the Ho-Ho-Kus Brook. The buildings northeasterly corner extends 
into this floodway area and has experienced flooding damage in the past further limiting 
future investment in improvements to the existing structure for other uses. 

In consideration of the above, the site meets the “d” Criterion, which includes 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 
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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. 

Additionally, with the location of the properties in the downtown core of the GB-Business 
District  and within a 15 minute walk to the regional commuter train station, the designation 
of the delineated area is consistent with smart growth planning principles adopted pursuant 
to law or regulation as provided for under “h” Criterion . The principles being promoted 
under the OL-1 zone would include: 

1. Promotion of a mix of land uses; 
2. Take advantage of compact design options; 
3. Create a range of housing opportunities and choices; 
4. Create walkable neighborhoods; 
5. Foster distinctive, attractive communities with a strong sense of place; 
6. Direct development toward existing communities; 
7. Provide a variety of transportation choices; 
8. Make development decisions predictable, fair, and cost effective. 

These findings can be based upon the building’s configuration, design and materials which 
are obsolete especially in an area within a downtown retail commercial business corridor as 
promoted by the zone plan vision for this area. Additionally, the mechanical infrastructure of 
the facility is over twenty years old and has become inadequate along with the roofing 
system requiring replacement. The vehicular circulation is faulty in its arrangement and the 
parking supply and distribution on site does not adequately or safely serve the needs of the 
building’s arrangement.  

Recommendation 

In consideration of the above, it is recommended that this site should be included in the 
area in need of redevelopment area. 
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Photograph 1: Southerly Front Façade of Building (3/3/2020) 

 
Photograph 2: Southerly Façade of Building and Loading Dock Area (3/3/2020) 
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Photograph 3: One Way Site Circulation and Loading Dock Obstruction (3/3/2020) 

 
Photograph 4: Shared Parking Area and Building on Lot 5 (3/3/2020) 
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Photograph 5: Rear Parking Area and Building (3/3/2020) 

 
Photograph 6: Northeasterly Side of Building (3/3/2020) 
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Photograph 7: Northwesterly Corner of the Building-Parking on Adjacent Property (3/3/2020) 

 
Photograph 8: Vacant Retail Area (3/3/2020) 
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Photograph 9: Interior of Retail Area and Roof Leak (3/3/2020) 

 
Photograph 10: Interior Transition Between Retail and Office Area and Storage Space (3/3/2020) 
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Photograph 11: Flooring and Storage System 

 
Photograph 12: Loading Area and Two-Story Space (3/3/2020) 
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Photograph 13: Granny’s Attic Business Flooring and Heating System (3/3//2020) 

 
Photograph 14: Granny’s Attic Business Two Story Interior Space with Open Ceiling (3/3/2020) 
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Photograph 15: Building Interior Indications of Roof Leaking (3/3/2020) 
 

 
Photograph 16: Heating Mechanical System (3/3/2020) 
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Photograph 17 : Building Rooftop HVAC System MFD 10/98 (3/3/2020) 

 
Photograph 18: Building Rooftop Condition and Repairs (3/3/2020) 
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5.2: Block 1016 Lot 5 (217 First St) 

 
Scale: 1” = 260’ 

Appl icat ion of Cr iter ia 

As previously detailed in this study, Lot 5 is presently developed with a mixed-use two-story 
facility. It is estimated the structure was erected in the early 1960’s. The front of the structure 
facing First Street is a range of office and retail service uses on two floors while the rear of 
the facility is occupied with by a sports and fitness training facility within a two-story space.    

Based upon a site inspection conducted on March 3, 2020, this facility is largely in 
satisfactory condition. Most if not all the building systems are up to code. The building is a 
split block and standard block masonry construction with a flat roof. Common double-hung 
windows exist along the First Avenue frontage and windows are generally lacking on the 
remainder of the structure which contains the two-story fitness space. While the office and 
service retail areas of the building are arranged in a common arrangement, the rear area is a 
two-story space with exposed roof trusses and mechanicals. 

The parking on site is located along the front and the easterly side of the structure. The 
parking in front of the property is arranged such that a vehicle needs to back onto First 
Street, a condition that is not favored and includes one space that is substantially restricted 
by a utility pole which blocks access to the parking space. The side parking area is arranged 
in a common arrangement without having to back on to First Street. The paving of the 
parking area is in need of replacement in several areas. 

In consideration of these site conditions, while not meeting  a specific criteria of LRHL, this 
site can be included into the area in need of redevelopment as permitted under the statute 
at 40A:12A-3 which permits the inclusion of this property for the effective redevelopment of 
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the area due to the contiguous relationship and the alternatives that are provided by the 
additional properties and their frontage onto First Street and Barnert Place. 

Recommendation 

Although this property by itself does not meet the redevelopment criteria, the LRHL permits 
the inclusion of land which may not meet the above criteria, but which otherwise is 
necessary for redevelopment. Under Section 3 of the LRHL, “redevelopment area” is defined 
as follows: 

“A redevelopment area may include lands, buildings, or improvements, which of 
themselves are not detrimental to the public health, safety, or welfare, but the 
inclusion of which is found necessary, with or without change in their condition, for 
the effective redevelopment of the area of which they are a part” (N.J.S.A. 40A:12-3).” 

This site provides an important physical arrangement to the property that meets the Area in 
Need of Redevelopment criteria. Without this site, the lot of the Study Area which meets the 
Area in Need of Redevelopment designation would be limited to just the lot and if included 
presents an opportunity to encourage an effective, unified and comprehensive 
redevelopment area with access to multiple streets for improved local circulation. 

In consideration of the above, this site should be included in the area in need of 
redevelopment area. 
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Photograph 19: Front Façade of Building and Site Conditions on Lot 5 (3/3/2020) 

 
Photograph 20: Southwesterly corner of Building on Lot 5 (3/3/2020) 
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Photograph 21: Northerly Side of Building on Lot 5 (3/3/2020) 

 
Photograph 22: Westerly Side of Building and Site Conditions (3/3/2020) 
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Photograph 23: Interior of Building Lot 5 and HVAC System (3/3/2020) 

 
Photograph 24: Interior of Building on Lot 5 (3/3/2020) 
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5.3: Block 1016 Lot 11 (239 First St) 

 
Scale: 1” = 260’ 

Appl icat ion of Cr iter ia 

As previously detailed in this study, Lot 11 is occupied in its entirety by a parking lot. The 
parking area is currently in use by two separate entities with rights to specific areas of 
parking. The parking lot is fair condition with some areas and containing striping and 
signage indicating the reserved parking areas while several areas are in need of repaving.  

The site on its own does not meet the specific criteria for an area in need of redevelopment 
although, in consideration of a portion of the parking area reserved for the subject property, 
we find this lot can be included into the area in need of redevelopment as permitted under 
the LRHL statute at 40A:12A-3.  

Recommendation 

Although this property by itself does not meet the redevelopment criteria, the LRHL permits 
the inclusion of land which may not meet the above criteria, but which otherwise is 
necessary for redevelopment. Under Section 3 of the LRHL, “redevelopment area” is defined 
as follows: 

“A redevelopment area may include lands, buildings, or improvements, which of 
themselves are not detrimental to the public health, safety, or welfare, but the 
inclusion of which is found necessary, with or without change in their condition, for 
the effective redevelopment of the area of which they are a part” (N.J.S.A. 40A:12-3).” 
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As indicated by its current use, this lot within 225 feet of Lot 5, provides an opportunity for 
additional parking to serve the lot that meets the Area in Need of Redevelopment criteria. 
Without this parking, Lot 3 and 5 would be limited to the area of the lots and if included, it 
presents an opportunity to encourage a broader and more effective and comprehensive 
redevelopment area. 

In consideration of the above, this site should be included in the area in need of 
redevelopment area. 

 

 
Photograph 25: Parking Area on Lot 11 (3/3/2020) 
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Photograph 26: Rear of Parking Lot on Lot 11 Looking Southeast (3/3/2020) 
 

 
Photograph 27: Rear of Parking Lot on Lot 5 Looking South (3/3/2020) 
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Section 6: Planning Conclusions and 
Recommendation 
The planning analysis contained herein concludes that Block 1016 Lot 3 (619 North Maple 
Avenue), displays characteristics which satisfy the statutory criteria and consequently justify 
the designation as a Non-Condemnation Redevelopment Area. Furthermore, the study 
additionally finds that it is appropriate to include Block 1016 Lot 5 (217 First Street), and Lot 
11 (239 First Street), within the redevelopment area, as their inclusion can be determined as 
important for the effective redevelopment of the area. 

It should be noted that a determination to designate a redevelopment area simply defines 
and delineates the area in which the municipality intends to pursue an active role in 
furthering redevelopment. This redevelopment identification can include alternative 
approaches to upgrade and revitalize the area. 

The following recommendations are offered for the Borough’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 Governing Body authorized the Planning Board to conduct this redevelopment 
investigation. This report concludes that a portion of the Study Area satisfied the 
“d” and “h” Criteria, which can serve as the basis for the Planning Board’s 
recommendation to the Governing Body. 

2. Based on our analysis, we recommend that the entirety of the Study Area 
considered for designation as a Non-condemnation Area in Need of 
Redevelopment. 

3. 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. 

4. After receiving the recommendation of the Planning Board, the Governing Body 
may adopt a resolution designating the delineated site for redevelopment. 

5. 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 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: 
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a. The relationship to define 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. Identify 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, County Master Plan and State Development 
and Redevelopment Plan. 

6. Following the adoption of the Redevelopment Plan, the Governing Body should 
appoint a redevelopment entity to oversee the redevelopment of the area. 
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Appendices: 













TOTALCOMFORT                                                                                  3/6/2020            
COOLING & HEATING CO. INC. 
530 COMMERCE STREET                                            PH.  201-891-1333 
FRANKLIN LAKES, NJ 07417              FAX.  201-337-1480 
               www.totalcomfort.biz 
                                NJ HVAC Lic# 19HC00322700 
            NJ Home Contractors Lic# 13HJ000342900 
 
 
 
List of Heating and Cooling Systems at 619 North maple Ave. HoHoKus NJ 07423 
 
Unit #1  Rheem heating and cooling rooftop package unit. 
Age-1998 age 22 years 
Both compressor not working and system void of refrigerant. 
 
Unit #2  Rheem heating and cooling rooftop package unit. 
Age-1998 age 22 years 
One refrigerant circuit void of refrigerant system void of refrigerant. 
 
Unit #3  Rheem heating and cooling rooftop package unit. 
Age-1998 age 22 years 
Low on Freon and one compressor grounded. 
 
Unit #4  Rheem heating and cooling rooftop package unit. 
Age-1998 age 22 years 
Defective heat exchanger. 
 
#5 roof top heat and cooling package unit.  
Age 25 years plus. 
 
#6 roof top heat and cooling package unit.  
Age 25 years plus. 
Unit not in use. 
 
Two carrier heating and cooling roof top package units. 
Age. Information not available at time of inspection. 
 
Roger Ciba 
Total Comfort 
Cooling and heating 
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