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INTRODUCTION 
 
The purpose of this report is to determine whether Block 3101, Lot 3 and a portion of Block 
2401, Lot 1 should be added to the Redevelopment Area consisting of  Block 3101, Lot  2 and 
Block 2401, Lot 3 at the intersection of Mill Street and Franklin Avenue as shown on Map 1 –  
Redevelopment Study Area and whether it meets the qualification as an Area in Need of 
Redevelopment as defined by the Local Redevelopment and Housing Law (N.J.S.A. 40:12A-1 et 
seq., herein referred to as LRHL).  This analysis has been conducted pursuant to the LRHL, 
which specifies the conditions that must be met within the delineated areas and the process to be 
undertaken by the Planning Board during the investigation. 
 
A Redevelopment Plan for senior housing on Block 3101, Lot 2 and Block 2401, Lot 3 was 
adopted by the Planning Board on November 13, 2008 and the Township Council on November 
25, 2008.  At the site plan hearing for the redevelopment project on January 28, 2010, it was 
determined by the Planning Board that Block 3101, Lot 3 and a portion of Block 2401, Lot 1 
were essential for producing a safe and efficient development arrangement.  This area in need of 
redevelopment investigation is within the initial assignment of the Township Council. 
 
This report is written pursuant to Section 6 of the LRHL (N.J.S.A. 40:12A-6) that requires the 
following: 
 
a) 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 Section 5 of the P.L. 1992(C.40A:12A-5)…The 
 governing body of a municipality shall assign the conduct of the investigation and 
 hearing to the Planning Board of a municipality. 
 
b) After completing its hearing on this matter, the Planning Board shall recommend that 
 the delineated area, or any part thereof, be determined, or not be determined, by the 
 municipal governing body to be a redevelopment area.  After receiving the 
 recommendation of the Planning Board, the municipal governing body may adopt a 
 resolution determining that the delineated area or any part thereof, is a redevelopment 
 area. 
 
Section 6b(4) of the LRHL also requires the Planning Board to hold a hearing on this matter 
prior to recommending that the delineated area, or any part thereof, be determined or not 
determined a redevelopment area by the governing body.  After obtaining the Planning Board’s 
recommendation, the governing body may adopt a resolution determining that the delineated 
area, or any part thereof, is a redevelopment area (Section 6b(5) of the LRHL).  This report 
serves as the statement setting forth the basis for the investigation of an area in need of 
redevelopment, as required under the LRHL. 
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Before presenting the Study Area investigation and parcel level analysis, it is important to note 
that the determination of need presented in this analysis is only the first step of the 
redevelopment process and does not provide guidance with respect to the planning, development 
or redevelopment of the project area.  Section 40A:12A-7 of the LRHL describes the tool (the 
redevelopment plan), which specifies how the redevelopment should be planned, in addition to 
the process through which such a plan is prepared.   
 
A redevelopment plan, which may supersede the zoning of an area or serve as an overlay thereto, 
specifies the following: 
 
Relationship of the project area to local objectives as to appropriate land uses, density of 
population, improved traffic and public transportation, public utilities, recreational and 
community facilities and other public improvements. 
 
Proposed land uses and building requirements in the project area. 
 
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 to them in the existing housing market. 
 
An identification of any property within the redevelopment area which is proposed to be 
acquired in accordance with the redevelopment plan.  (Note: not every property in a 
redevelopment area must be acquired and, in fact, none may be acquired; the redevelopment plan 
can specify buildings or uses to remain in the redevelopment area and to be incorporated into the 
future design and development of the area). 
 
Any significant relationship of the redevelopment plan to the master plan of contiguous 
municipalities, the master plan of the county, and the State Development and Redevelopment 
Plan.  
 
This report and investigation are aimed only at determining whether the Study Area meets the 
statutory criteria to be identified as an Area in Need of Redevelopment and therefore does not 
contain any of the specific planning guidance contained in a redevelopment plan. 
 
 
Criteria for Redevelopment Area Determination 
 
Section 5 of the LRHL outlines the following criteria that were considered in evaluating the 
Study Area. An area may be determined to be In Need of Redevelopment if, after investigation, 
notice and hearing, the governing body of the municipality concludes by resolution that any one 
of the following relevant conditions is found: 
 
A) 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. 
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B) The discontinuance of the use of buildings previously used for commercial, 
 manufacturing, or industrial purposes; the abandonment of such buildings; or the same 
 being allowed to fall into so great a state of disrepair as to be untenantable. 
 
C) Land that is owned by the municipality, the county, a local housing authority, 
 redevelopment agency or entity, or unimproved vacant land that has remained so for a 
 period of ten years prior to the 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) 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) A growing lack or total lack of proper utilization of areas caused by the condition of the 
 title, diverse ownership of the real property therein or other conditions, resulting in a 
 stagnant or not fully productive condition of the lands potentially serving useful and 
 valuable for contributing to and serving the public health, safety and welfare. 
 
F) 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) In any municipality in which an enterprise zone has been designated pursuant to the 
 "New Jersey Urban Enterprise Zones Act," P.L.1983, c. 303 (C.52:27H-60 et seq.) 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 pursuant to sections 5 and 6 of 
 P.L.1992, c. 79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax 
 exemptions within the enterprise zone district pursuant to the provisions of P.L.1991, c. 
 431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and exemption ordinance 
 pursuant to the provisions of P.L.1991, c. 441 (C.40A:21-1 et seq.).  The municipality 
 shall not utilize any other redevelopment powers within the urban enterprise zone unless 
 the municipal governing body and planning board have also taken the actions and 
 fulfilled the requirements prescribed in P.L.1992, c. 79 (C.40A:12A-1 et al.) for 
 determining that the area is in need of redevelopment or an area in need of rehabilitation 
 and the municipal governing body has adopted a redevelopment plan ordinance including 
 the area of the enterprise zone. 
 
H) The designation of the delineated area is consistent with smart growth planning principles   
           adopted pursuant to law or regulation. 
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In addition to the above criteria, Section 3 of the LRHL which defines the redevelopment area, 
allows the inclusion of parcels necessary for the effective redevelopment of the area, by stating 
“a redevelopment area may include land, buildings, or improvements, which of themselves are 
not detrimental to the 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 in which 
they are a part.” 
 
DESCRIPTION OF MILL STREET AND FRANKLIN AVENUE STUDY 
AREA  
 
Site Description 
 
Block 3101, Lot 3 is a triangular-shaped parcel of 4,999 square feet bounded by the former New 
York and Greenwood Lake Branch Erie Lackawanna line, Franklin Avenue and Block 3101 Lot 
2.  Block 2401, Lot 1 consists of the portion of Lot 1 between the sewer easement on the east 
side of the Second River and Block 2401, Lot 3.  It totals 1,942 square feet in area. 
 
The two properties under study comprise 6,942 square feet or an area of 0.159 acres.  The 
addition of these two parcels would bring the total size of the Redevelopment Area to 4.26 acres.  
Both properties are owned by Belleville Township. 
 
The two (2) individual properties under study consist of the following: 
 
Parcel                            Owner                             Lot Area                         Tax Revenue 
Block 3101, Lot 3 Belleville Township 0.11476 ac* $ 0  

Block 2401, Portion 
of Lot 1 

Belleville Township .04458 ac* $ 0  
 

*  Survey data by Michael Pronesti dated 3/10/10. 
 
Current parcels in the designated Redevelopment Area: 
 
Parcel                              Owner                             Lot Area                         Tax Revenue 
Block 3101, Lot 2 Belleville Township 2.519 ac** $ 0  

 

Block 2401, Lot 3 Conrail Corp. 1.582 ac $ 0  
 

Total Public / Conrail 4.101 $ 0  
 

**Belleville tax records show Lot 2 as 2.43 acres.  The 2.519 acres is the actual surveyed area of    
   Lot 2. 
 
The Study Area currently is 100 percent undeveloped.  Block 3101, Lot 3 is undeveloped and 
abuts the Belleville Senior Citizens Center and its associated 61 off-street parking spaces near 
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the intersection of Mill Street and Franklin Avenue.  Block 2401, Lot 1 is an undeveloped 
wooded area that lies between the Second River sewer easement and  the  non-made structure 
consisting of the abandoned rail spur of the New York and Greenwood Lake Branch of the Erie 
Lackawanna line. This rail spur of approximately 30 feet in width consists of an embankment 6 
to 15 feet in height which once supported a single railroad track.  The portion of Block 2401, Lot 
1 under study is cut off from the majority of Lot 1 by the Second River. 
 
The two properties are located in a transitional land use setting appropriate for more intensive 
development use.  To the north, the railroad separates them from a single family residential 
neighborhood.  To the east across Franklin Avenue (Essex County Route 645) sits Nanina’s, a 
catering facility. To the south, the 18.9 acre lot is currently occupied by Roche Diagnostic.  This 
property was rezoned to allow a mixed-use of multi-family, office and retail planned 
development.  To the west, the Study Area is separated from the mixed single family and multi-
family residential neighborhood by the Second River and Township-owned parkland.  
 
Zoning in the Study Area 
 
All of Block 3101, Lot 3 lies in the R-A-2 zone district.  The Permitted Uses in the R-A-2 district 
include: 
 a. Permitted Principal Use  
  1. Single family dwellings, not to exceed one such dwelling unit on each lot. 
  2. Home occupations and home professions as defined in section 23-5.2 
 
 b. Permitted Accessory Use 
  1. Canopy awning 
  2. Cabana 
  3. Flags, banners, pennants 
  4. Fences (chain link/open/stockade) 
  5. A one story attached or detached private automobile garage 
  6. Private greenhouse 
  7. Shed 
  8. Sign (freestanding/nameplate/temporary) 
  9. Swimming pool (permanent/portable/wading) 
  10. Retaining wall 
 
  c. Conditional Use 
  1. Day care facility (adult/child) 
  2. Public utility facilities  
  3. Accessory parking not on the same lot 
  4. Schools (parochial/private/public) 
 
 Maximum Lot Coverage:    35% 
                Maximum Height:  
     Maximum Feet:   40 feet 
               Maximum Stories:       3 stories 
             Density:    12 dwelling units/acre 
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Because of its small size, it is nonconforming and incapable on its own of supporting an 
appropriate use. 
 
Block 2401, Lot 1 is in the R-B zone district.  The permitted uses and key bulk and density 
requirements of the R-B zone district is as follows: 
 
Permitted in the RA-1 Zoning District: 
 
 a. Permitted Principal Use 
  1. Single family dwellings, not to exceed one such dwelling unit on each lot. 
  2. Home occupations and home professions as defined in section 23-5.2. 
 
 b. Permitted Accessory Use 
  1. Canopy awning 
  2. Cabana 
  3. Flags, banners, pennants 
  4. Fences (chain link/open/stockade) 
  5. A one story attached or detached private automobile garage 
  6. Private greenhouse 
  7. Shed 
  8. Sign (freestanding/nameplate/temporary) 
  9. Swimming pool (permanent/portable/wading) 
  10. Retaining wall 
 
 c. Conditional Use 
  1. Day care facility (adult/child) 
  2. Public utility facilities 
  3. Accessory parking not on the same lot 
  4. Schools (parochial/private/public) 
 
 Maximum Lot Coverage:   35% 
            Maximum Height:             
             Maximum Feet:  40 feet 
             Maximum Stories:        3 stories 
            Density:      8 dwelling units/acre 
 
Permitted in the R-B Zone District: 
 
 a. Permitted Principal Use 
  1. Single family dwellings, not to exceed one such dwelling unit on each lot.  
  2. Two-family dwellings not to exceed one (1) two-family dwelling on each lot.  
  3. Home occupations and home professions as defined in Section 24-5.2. 
 b. Permitted Accessory Use 
  1. Canopy awning 
  2. Cabana 
  3. Flags, banners, pennants 
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  4. Fences (chain link/open/stockade) 
  5. A one story attached or detached private automobile garage 
  6. Private greenhouse 
  7. Shed 
  8. Sign (freestanding/nameplate/temporary) 
  9. Swimming pool (permanent/portable/wading) 
  10. Retaining wall 
 
 c. Conditional Use 
  1. Day care facility (adult/child) 
  2. Basement dwelling unit 
  3. Public utility facilities 
  4. Accessory parking not on the same lot 
  5. Schools (parochial/private/public) 
 
 Maximum Lot Coverage:   30% 
            Maximum Height:           
             Maximum Feet:  40 feet 
             Maximum Stories:        3 stories 
           Density:    12 dwelling units per acre 
 
This parcel is not capable of development due to its limited area and lack of access. 
 
 
Development Potential of the Study Area 
 
These two parcels are not capable of development and must be merged with adjacent properties 
to have any development value. 
 
Environmental Characteristics 
 
There are no natural environmental constraints to the full development of these two parcels if the 
lots were merged with adjacent properties.   
 
Master Plan Studies 
 
The Master Plan Re-examination Report and the Land Use Plan Element policies support a 
government-subsidized senior housing project at Franklin Avenue and Mill Street. The Belleville 
Township Planning Board adopted on November 13, 2008 a Redevelopment Plan for the 
adjacent properties:  Block 3101, Lot 2 and Block 2401, Lot 3.  The Township Council adopted 
this Redevelopment Plan on November 25, 2008.  The Redevelopment Plan proposed subsidized 
senior housing. 
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AREA EVALUATION FOR CONFORMITY WITH REQUIRED 
REDEVELOPMENT CRITERIA 
 
Study Approach 
 
An analysis of the Study Area’s existing physical characteristics and current developed uses and 
structures was conducted using tax records, physical inspection of the area, review of aerial 
photographs, Master Plan policy and studies and survey map data. (Maps 2 and 3) 
 
Study Conclusions and Recommendation 
 
The Study Area presents a development opportunity to achieve a priority public goal of creating 
affordable senior housing if a site can be assembled through redevelopment. The currently 
adopted Redevelopment Plan has Belleville Township subdividing Block 3101, Lot 2 to create a 
lot of approximately 1.06 acres to accommodate the Senior Citizen Recreation Center and  its 
parking. A new Lot 2.01 would be created with a portion of Block 3101, Lot 2 combined with 
Block 2401, Lot 3 to create a useable parcel capable of accommodating affordable housing for 
senior citizens.  The addition of the two parcels under study would complete the Redevelopment 
Project Area. 
 
It is recommended that the Belleville Township Planning Board and Township Council 
determine that the Study Area is an area in need of redevelopment based on the following 
findings set forth in N.J.S.A. 40:12A-5: 
 
Criteria C:   Land that is owned by the municipality, the county, a local housing authority, 
redevelopment agency or entity, or unimproved vacant land that has remained so far a period of 
ten years prior to the 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.  
 
The portion of Block 2401, Lot 1 under analysis  has remained unimproved for more than ten 
years prior to the date of the redevelopment designation resolution and is under public 
ownership.  This portion of Block 2401, Lot 1 has no direct access to a public street.  The main 
portion of Block 2401, Lot 1 used for active recreation is cut off by the Second River from the 
portion proposed for redevelopment.  Its only potential access would be through Block 3101, 
Lots 2 and 3.  The physical constraint of the Second River and lack of direct street access also 
presents an obstacle to the development of this property through the instrumentality of private 
capital unless joined with properties with public access.  
 
Block 3101, Lot 3 is owned by the Township of Belleville adjacent to the property occupied by 
the Belleville Senior Citizen Recreation Center and 61 off-street parking spaces. In light of 
Belleville’s need for affordable senior citizen housing, the Master Plan Re-examination Report 
identified the area adjacent to the remaining unimproved portion of Senior Citizen lot in 
combination with the acquisition of Block 2401, Lot 3 as an appropriate site for senior citizen 
housing, either through government subsidized project or a public-private partnership.  Lot 3 
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would allow for flexibility in redesigning parking areas to accommodate the Senior Center and 
future senior housing. 
 
Criteria E:  A growing lack or total lack of proper utilization of areas caused by the condition of 
the title, diverse ownership of the real property therein or other conditions, resulting in a 
stagnant or not fully productive condition of the lands potentially serving usefully and valuable 
for contributing to and serving the public health, safety and welfare.  
 
Block 2401, Lot 1 is effectively landlocked and is inaccessible other than through Block 2401, 
Lot 3, which is proposed to be added to the Township owned property designated as Block 3101, 
Lot 2. Transfer of a portion of Block 2401, Lot 1 combined with the remainder of the 
Redevelopment Area would provide an adequate area to be developed for affordable senior 
citizen housing thereby serving the public health, safety and welfare of the community.  
Redevelopment of this area as affordable senior citizen housing will result in the generation of 
tax revenues further contributing and serving the public health, safety and welfare of the 
community. 
 
It was determined by the Planning Board in the course of the site plan review hearing on January 
28, 2010 of this redevelopment project that the addition of these two parcels would greatly 
improve the safety and efficiency of parking area circulation and parking stall arrangement as 
well as improving the siting of the senior housing building to better accommodate vehicle drop-
off and pick-up of senior residents as well as overall site accessibility.  (See Appendix for 
resolution.) 
 
Section 3 of the LRHL also allows inclusion of parcels necessary for the effective redevelopment 
of the area which of themselves are not detrimental to the health, safety or welfare but which 
allow for the effective redevelopment of the area in which they are a part.  Therefore, it is the 
recommendation of this Redevelopment Area Study that Block 3101, Lots 3 and Block 
2401, a portion of Lot 1 be declared an area in need of redevelopment and an area which 
should be assembled by public action to create an effective redevelopment tract.  
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APPENDIX  
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APPENDIX 
 
Map 1  Area in Need of Redevelopment showing location of parcels under study:  Block  
  3101, Lot 3 and Block 2401, Lot 1 portion. 
 
Map 2 Topographic survey showing entire redevelopment area tract at Franklin  Avenue 

and Mill Street. 
 
Map 3 Minor Subdivision showing merger of a portion of Lot 1, Block 2401 and Block 

3101, Lot 3 with Block 3101, Lot 2.02 to create Franklin Manor Redevelopment 
Area property. 

 
Resolution of Belleville Township Planning Board adopted January 28, 2010 for Franklin Manor 
Redevelopment Plan. 
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