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I. INTRODUCTION 

Plan History 
 
In 2011 the Planning Board recommended adoption of the School # 1 Redevelopment Plan for 
Block 9403, Lot 1 via Resolution PB-2011-06, which was signed on January 12, 2012. 
Subsequently, the Belleville Township Council adopted Ordinance #3319 on March 13, 2012 
adopting the Redevelopment Plan.  
 
The Redevelopment Plan for School #1 (the Plan) regulates development within the School #1 
Redevelopment Area (the Area) known as Block 9403, Lot 1. When the Redevelopment Plan was 
originally drafted in 2011, the School #1 building was still standing, and the Township was 
contemplating potential reuse of the structure. However, in 2013, the building was demolished. 
The original 2012 Redevelopment Plan zoning for the property permitted stacked townhouses 
and multi-family housing with other permitted commercial uses.  Then plan was subsequently 
amended to encourage full commercial use of the property.  Since that time, the Township's vision 
for the property has again changed. Given the downward trend away from large brick and mortar 
commercial development and the recent initiatives to revitalize the historic Washington Avenue 
commercial corridor, the governing body seeks to return to including a residential component for 
the area.   Given the high volume of traffic on Rutgers Street, it is apparent that the Area is suited 
for redevelopment as a commercial use; however, the residential nature of Academy Street 
makes incorporating a residential component at this location highly appropriate.   
 
The purpose of this Plan is to provide a comprehensive development outline that will allow and 
encourage the redevelopment of the Area in a manner that is consistent with the Master Plan and 
the character of the neighborhood. At the present day, the conditions of the area and its 
surroundings have changed once again. In addition, the Township has undergone a Master Plan 
reexamination that values neighborhood preservation and the expansion of housing opportunities 
within the Belleville community. These factors have precipitated a need to again re-evaluate and 
amend the standards of this redevelopment plan to include the residential usage within the Area. 
 
Statutory Basis for the Redevelopment Plan 
 
The Belleville Township Council, in Resolution 11-90 dated March 7, 2011, requested that the 
Planning Board undertake a preliminary investigation as to whether the Study Area identified in 
the resolution is in need of redevelopment pursuant to the Local Redevelopment and Housing 
Law (LRHL.)  The Township Planning Board held a hearing to review the area in need of 
redevelopment investigation on July 14, 2011. At that meeting the Planning Board recommended 
to the governing body that the Study Area met the redevelopment criteria. The Township Council 
adopted Resolution #11-425 determining that the Study Area to be an area in need of 
redevelopment on November 21, 2011. 
 
This document has been prepared in accordance with § 40A:12A-7A of the LRHL, which requires 
redevelopment plans to include an outline for the planning, development, redevelopment, or 
rehabilitation of the designated parcels.  Specifically, the following components are required: 
  
1. The Redevelopment Plan's relationship to definite local objectives as to appropriate land uses, 

density of population and improved traffic and public transportation, public utilities, 
recreational and community facilities and other public improvements. 
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2. Proposed land uses and building requirements in the project area. 
 

3. Adequate provisions 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 local 
housing market. 
 

4. An identification of any property within the area, which is proposed to be acquired in 
accordance with the redevelopment plan. 
 

5. Any significant relationship of the redevelopment plan to the master plans of contiguous 
municipalities; the master plan of the county in which the municipality is located; the State 
Development and Redevelopment Plan adopted pursuant to the "State Planning Act", P.L 
1985, c.398 (C.52:I 8A- I 96 et al.). 
 

6. Description of the plan relationship to pertinent municipal development regulations as defined 
in the Municipal Land Use Law (MLUL). The plan shall supersede applicable provisions of the 
development regulations of the municipality or constitute an overlay zoning district within the 
study area. 
 

7. All provisions of the redevelopment plan shall be either substantially consistent with the 
municipal master plan or designed to effectuate the master plan. 

 
Site Description 
 
The Area is a 1.62-acre property located at 81 
Stephens Street. The Area is known on the 
Township's tax records as Block 9403, Lot 1.  
The School # 1 Redevelopment Area 
Boundary Map depicting limits of the 
redevelopment area is included on the 
following page. The property is bounded on all 
sides by roadways.  Academy Street (two-way) 
is to the north, Stephens Street (one-way with 
on-street parking) is to the east, Rutgers Street 
(CR-506) is to the south and Cortlandt Street 
(two-way with on-street parking) is to the west. 
Rutgers Street is one of the main gateways into 
Belleville's "downtown" and connects Belleville 
to North Arlington and Kearny.  The welcome 
to Belleville Gateway Sign is located within the 
plan area along the site’s Rutgers Street 
frontage. 
 
The redevelopment plan regulations set forth 
within this document contain all required 
statutory redevelop plan components and 
standards required to return the area to a 
productive site contributing to the success of 
the community.   

CME Associates photographed on April 20, 2020 
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Surrounding Area Description 
 
The Redevelopment Area is one full Township Block surrounded by a variety of uses, including 
residential, commercial, and light industrial in nature. Residential uses are located directly north 
of the Redevelopment Area along its Academy Street frontage.   Along Academy Street there are 
one-, two- and three-family homes. To the east (across Stephens Street) was the National Supply 
Corporation build, a wholesale distributor of building supplies, the Molton Tool and Dye Company 
industrial building and a one-family and two-family home. To the south of the Study Area (across 
Rutgers Street) is a commercial Auto Parts Store and the Vac-U-Max Corporation. Finally, to the 
west (across Cortlandt Street) are a mixture of two-family homes and non-residential uses.  
 

II. PUBLIC PURPOSE 

Goals of Redevelopment 
 
The Area in Need of Redevelopment Study, adopted by the Township Council on November 11, 
2011, identified several problems affecting the Area. This Redevelopment Plan is intended to 
address these problems to the greatest extent practicable. The goals and objectives of the 
Redevelopment Plan include the following: 
 

1. To improve the aesthetic appearance of the Redevelopment Area. 
2. To create a compact, pedestrian-friendly development. 
3. To enhance the overall neighborhood with a quality development plan. 
4. To increase property values and tax revenues in the Redevelopment Area. 
5. To preserve at least two of the large caliper trees along Rutgers Street and wherever 

feasible within the Redevelopment Area. 
 
Relationship to Local Objectives 
 
Belleville has excellent access to mass transit. The Area is two blocks east of a New Jersey 
Transit bus stop, which is located at the corner of Rutgers Street and Washington Avenue. This 
stop is served by the #13 line, which has five individual lines that traverse the length of 
Washington Avenue. These lines can take passengers to Nutley, Clifton, Irvington, and Newark. 
 
The most recent Master Planning document for the Township of Belleville is the Master Plan 
Reexamination Report, adopted on January 10, 2019.The report identifies numerous goals and 
objective advanced by this Redevelopment Plan.  They are as follows: 
 
Goal # 1:  To continue to encourage a wide variety of housing types at a range of sale and rental 
levels so that all types of families at all income groups can be housed in Belleville; to provide for 
residential growth at current densities and permit higher density development in limited areas. 
 
Goal # 2: To continue to encourage a balance of land uses to include diversified residential areas 
and commercial areas to serve the residents of Belleville and nearby communities, as well as 
office and industrial areas to provide jobs and strengthen the tax base. 
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Goal # 5: Provide for the rehabilitation or reconstruction of older non-residential areas to maintain 
existing jobs and to produce new jobs.  
 
Goal # 12: Enhance community appearance and the visual environment by encouraging good 
design for new and rehabilitated buildings and through the use of design review where 
neighborhoods or business areas are being revitalized. 
 
The 2019 Master Plan Reexamination specifically discusses redevelopment planning stating that 
it is a continued strategy for the future.  This Plan is consistent with those objectives as quoted 
below:  
 

“to continue to encourage a balance of land uses to include diversified residential areas, 
commercial areas to serve the residents of Belleville and nearby communities, and office 
industrial areas to provide jobs and strengthen the tax base. 
 
The Township continues to encourage a balance of land uses but recognizes the need to 
facilitate the redevelopment of transitioning areas as the Township’s industrial base 
continues to decline.” 

 
Relationship to the Belleville Township Zoning Ordinance  
 
As shown on the July 2019 Township Zoning 
Map, the Redevelopment Area is adjacent to 
four (4) other zoning districts. The R-B (Two-
Family Residential) District is to the north, 
across Academy Street. The VB-2 (Valley 
Business) District is immediately west, the B-
A (Neighborhood Business) District is to the 
south of the Redevelopment Area and the 
VB-1 (Valley Business) District is to the 
immediate east of the Redevelopment Area 
(See Figure 1) The permitted principal uses 
in the surrounding districts as adopted in the 
July 2019 Zoning Ordinance are outlined in 
Figure 1: Surrounding Zoning, depicting 
the Redevelopment Area in bright green. 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Surrounding Zoning 
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R-B District – Historically, the Township’s mid-density residential zone 
 
The permitted principal uses in the R-B District include: 

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. Three-family dwellings, not to exceed one (1) three-family dwelling on each lot. 
4. Duplexes. 
5. Schools (parochial/private/public). 

 
B-A District – The purpose of this district is to preserve and replicate historically commercial 
nodes within the Township and to provide neighborhood commercial retail and services to the 
surrounding residential neighborhoods in a way that permits and preserves the traditional corner 
store character of the community and continues to maintain a pattern of ground floor retail with 
residences above.   
 
The permitted principal uses in the B-A District include: 

1. All retail sales and service uses EXCEPT those USES prohibited in Section c below. 
2. Restaurants. 
3. Bars, Taverns. 
4. Catering and banquet facilities. 
5. Indoor commercial recreation facilities. 
6. Day care facilities (adult/child). 
7. Arts studio. 
8. Physical fitness gym / studio. 
9. Educational class or school use. 
10. Houses of worship. 
11. Public and private recreational uses. 
12. Combination of all uses listed above. 
13. Municipal off-street parking facilities (with ground floor retail). 
14. Mixed use residential and commercial building in accordance with the following: 

(a) Ground Floor retail uses and/or restaurant uses. 
(b) The mixed-use building shall have retail stores along its entire street level frontage 

with the only interruption for lobby area or residential access. 
(c) Residential and/or office uses shall be permitted and encouraged above the ground 

floor. 
 
VB-1 District - The intent of the Valley Business 1 (VB-1) district is situated closer to and adjacent 
to the Washington Avenue corridor.  Its location, with immediate access to this commercial 
corridor, makes it especially suitable to provide for flexible spaces to meet the needs of modern 
businesses and industries.  Uses permitted within this zone contain the characteristics of both 
traditional commercial and semi-industrial operations, while also serving as an economic 
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development zone to complement the businesses nearby on Washington Avenue.  Such uses 
include but are not limited to artisanal manufacturing, research and development, opportunities 
for demonstration projects, craft manufacturing, and light fabrication.   
 
VB-2 District - The purpose of the Valley Business 2 (VB-2) District is to allow for the 
development of light industrial facilities and flexible business spaces which may not be compatible 
with pedestrian oriented business and residential districts due to the heavy truck delivery and 
truck traffic that is associated with these uses. This district shall permit all uses permitted in VB-
1 but also permit warehousing, auto related uses, and light manufacturing. 
 
The redevelopment area comprises a full block within the Township.  It is surrounded by zones 
permitting a full range of uses and clearly serves as a transition between there divergent districts. 
 
Relationship to Other Plans 
 
This section of the report discusses any significant relationship of the Redevelopment Plan to the 
master plan of contiguous municipalities, the master plan of Essex County and the State 
Development and Redevelopment Plan. 
 
Plans of Adjacent Communities 
 
As this Redevelopment Plan involves a property that has existed as a developed site from the 
mid-1800's to 2013 and since the Redevelopment Area is not located in close proximity to any 
adjacent municipalities; the Redevelopment Plan's adoption will not impact other communities or 
their Master Plans. 
 
Essex County Master Plan 
 
Essex County's last known Master Plan Land Use Element was completed in 1969 and is 
outdated. A search of the County's website on May 26, 2016 revealed no Master Plan documents. 
 
New Jersey State Development & Redevelopment Plan 
 
The State Planning Commission released the 2010 Final Draft State Development and 
Redevelopment Plan (SDRP). The draft document was scheduled for a hearing in 2012 but has 
yet to be adopted. The Redevelopment Plan has a significant relationship to the SDRP as it has 
the ability to advance many of the "Garden State Values" & SDRP goals.  The goals this 
Redevelopment Plan can advance include: 
 

• Concentrate Development and Mix Uses 

• The Redevelopment Plan will allow for the redevelopment of a site in a densely populated 
area that adds to the variety of uses in the immediate vicinity of the Area. 

• Prioritize Redevelopment, Infill and Existing Infrastructure 

• The Redevelopment Plan will allow for the redevelopment of the property, which will rely 
on existing infrastructure. 

• Increase Job and Business Opportunities 

• This Plan will allow for non-residential development that will create new jobs in Belleville. 
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• Provide transportation choice and efficient mobility of goods 

• The property is located just a few blocks from numerous New Jersey Transit bus stops 
and lines. This will provide future workers at the site the ability to commute via bus or car. 

 
The Redevelopment Area also qualifies as a "Priority Growth Investment Area," which is defined 
on page 19 of the plan as follows: 
 

"An area where more significant development and redevelopment is preferred and where 
public and private investment to support such development and redevelopment will be 
prioritized. Areas that meet one or more of the criteria identified in the State Planning 
Rules will meet this definition (unless requested to be removed by a municipality on 
technical grounds) along with areas identified by counties that meet conditions through an 
application approved by the Commission." 

 
This site meets two of the eleven relevant criteria outlined in the plan: 
 

1. Former State Plan Policy Map Metropolitan Planning Area (PA1) 
2. Designated Area in Need of Redevelopment 

 
Consistency with the Belleville Township Master Plan 
 
This Redevelopment Plan advances a number of goals contained in the 2009 Master Plan and 
the January 2019 Reexamination Report. Furthermore, it will transform a vacant site into a place 
of activity that provides jobs.   
  

III. GENERAL PROVISIONS 

This chapter of the Redevelopment Plan provides the general provisions, including the relocation 
plan, acquisition plan, discussion of permissible deviations, and review process procedures. 
 
Relocation Plan 
 
The lot is vacant.  No relocation is necessary.  
 
Acquisition Plan 
 
This Redevelopment Plan intends to encourage a developer to acquire a proprietary interest in 
the property to be redeveloped pursuant to this Plan. The Plan does not propose the acquisition 
of any property through eminent domain. All property to be acquired shall be through purchase 
on the open market. Therefore, no property will require acquisition by the Township. 
 
Deviations from Redevelopment Plan Requirements 
 
A deviation from the standards of a redevelopment plan is the equivalent to a variance and a 
design waiver from the standards of a local Zoning Ordinance. The Planning Board may, after 
review of a site plan that is in one or more aspects inconsistent with the Plan, grant deviations 
from the strict application of the regulations contained in this Plan in accordance with the 
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provisions for variances authorized by N.J.S.A. 40:-55D-70c. No deviations shall be granted that 
would permit departure from the redevelopment plan standards pursuant to N.J.S.A. 40:55D-70 
d.  
 
Review Procedures 
 
The review procedures for this Redevelopment Plan are as follows: 

• All development within the Redevelopment Area must be approved by the Planning Board 
of the Township of Belleville and shall be submitted following the customary subdivision 
and site plan submission and review procedures as found in N.J.S.A. 40:55D-1 et seq., 
and further detailed within the Township’s Zoning Ordinance.  

• Consistent with N.J.S.A. 40A:12A-1 et.seq., only the Planning Board has jurisdiction over 
development within a redevelopment plan area. This redevelopment plan replaced the 
zoning that existed at the time of its adoption. The Planning Board may grant deviations 
or variances that are permitted within its purview pursuant to N.J.S.A. 40:55D – 70 c. The 
Board of Adjustment is not permitted to hear cases within this area and therefore cannot 
grant any variances from the use provisions of this Plan or any other standards pursuant 
to N.J.S.A. 40:55D – 70 d. 

 

IV. DEFINITIONS 

Canopy, Gas Station - An overhead roof or structure that provides shade or other shelter. 
 
Canopy Sign - A sign located on the face of the canopy of a fuel dispensing facility.  
 
Convenience Store with Fuel Sales - A use that provides retail dispensing or sales of vehicular 
fuels along with a retail facility that sells snack food, drinks, & convenience goods. The retail 
facility may offer pre-packaged food products, sandwiches, & other freshly prepared foods for on- 
or off-site consumption. 
 
Instructional sign - On-site signage that provides directional information to the pedestrians and/or 
vehicular traffic that is related to the movement of pedestrian and/or vehicular traffic on the 
premises (e.g. "entrance", "exit", "no parking", "one-way" and the like) and not displaying a 
commercial message. 
 
Monument Sign - A low, freestanding sign that sits directly upon the ground. 
 
Parapet - A short vertical extension of a wall that rises above roof level, hiding the roofs edge and 
any roof-mounted mechanical equipment. 
 
Wall signs –  
Internally illuminated raised letters with concealed ballast   
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Back-lit raised letters with concealed ballast                 Individual cut letters with gooseneck lighting 
 
 
 
 
 
 
 
 
 
 
 

 
Signage board with gooseneck lighting 
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V. LAND USE & DEVELOPMENT REQUIREMENTS 

This redevelopment area is designed to act as a transition between a commercial gateway to 
Belleville Township and an existing well-established residential neighborhood.  The Plan Area is 
divided into two redevelopment zone districts.  They are comprised of a Commercial District and 
a multi-family Residential District.  The School # 1 Land Use District Boundaries Map below 
identifies the location of each district.  
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Commercial District  
 
Use & Bulk Requirements 
 
A. Permitted principal uses 
 

1. Convenience store with fuel sales  
 

B. Permitted accessory uses  
 

1. Off-street parking and loading designed in an aesthetically appealing manner in terms of 
layout and materials. 

2. Signs. 
3. Fences, which shall complement the architectural style and design of the building(s). 
4. Gas station canopies. 
5. Trash enclosure and maintenance shed 
6. Air / vacuum Station 

 
C. Area and bulk regulations 
 

1. Minimum lot size - 1 acre. 
2. Minimum front yard setback (Rutgers Street): 

Building - 50 feet 
Gas station canopy - 32 feet 

3. Minimum side yard setback (Cortlandt and Stephens Street): 
Building - 40 feet 
Gas station canopy – 30 feet 

4. Minimum rear yard setback (building and/or gas station canopy - 45 feet 
5. Maximum building height - 1 story and 30 feet 
6. Maximum impervious coverage -95%. 

 
D. Off-street parking 
 

1. General provisions 
i. All parking spaces within any parking area shall be clearly marked and maintained to 

show the parking arrangement within said parking area. 
ii. All parking spaces shall measure no less than 9 feet in width by 18 feet in length. 
iii. All lighting for off-street parking areas shall be so arranged and shielded as to reflect 

the light downward and minimize any light from shining directly on adjoining streets, 
residential zones, and residential buildings. 

iv. Parking lot lighting shall provide a minimum average of 0.5 footcandles. Footcandles 
at the property line shall be a maximum of 1 footcandle where adjacent uses are 
residential in nature and a maximum of 2 footcandles where adjacent uses are non-
residential in nature with the exception of driveways, pedestrian access points and 
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the County R-O-W. Access points (driveways) may be illuminated with a maximum of 
5 footcandles. 

v. The number, location, size, and marking of spaces shall conform to the design 
requirements required for such spaces by the State of New Jersey [barrier-free design 
(N.J.S.A. 52:32-12) and the Americans with Disabilities Act of 1990. 

 
2. Parking spaces. The minimum parking requirements are as follows: 

i. Convenience store: 4 spaces for every 1,000 gross square feet. 
ii. Convenience store: 1 space for every two seats provided inside or outside for dining 

purposes. 
iii. Fuel sales: 1 space for every 2 fuel dispensers. 
iv. Belleville Township Ordinance §20-1.6a.3 & §20-1.6.a.4 requiring angled parking are 

not applicable within this Redevelopment Plan. 
E. Circulation 
 

1. Along Rutgers Street a right-in and a right-out of the property are the only traffic 
movements permitted. 

2. Along Stevens Street a right-in to the property is the only traffic movement permitted. 
3. The applicant shall submit a traffic study that shows traffic patterns on-site and off-site. 

The traffic study shall be conducted to confirm that the use can function adequately in 
terms of traffic circulation and traffic movement into and out of the site. The study shall 
review any necessary improvements to the intersection of Rutgers Street and Cortlandt 
Street as well as any necessary improvements to the traffic signal timing. Off-site traffic 
improvements at this intersection may be necessary due to the increase in traffic related 
to the permitted use. 

4. Driveways accessing the site for parking, loading or general visitation shall not utilize curb 
returns.  They shall instead maintain the continuation of the sidewalk treatment across the 
driveway and incorporate a driveway apron and drop curb at the street and continue 
sidewalk across the entire width if the driveway. 

 
F. Loading area 
 

1. A loading area shall be provided on site 
2. Each loading area shall be at least 12 feet wide. 
3. No loading area shall be located the front yard. 

 
G. Pedestrian accessibility 
 

1. New sidewalks shall be provided around the perimeter of the Redevelopment Area along 
all streets adjacent to the commercial district. 

2. All sidewalks shall be a minimum of 5 feet wide and shall be durably paved and smoothly 
surfaced to provide for the free movement of pedestrians. 

3. All sidewalks must be designed to provide access for the physically disabled. Access 
ramps shall be conveniently placed and sloped to provide easy connection to streets and 
sidewalks, in conformance with the Americans with Disabilities Act. 
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H. Landscaping 
 

1. Interior parking lot landscaping 
i. One shade tree with greater than 3 inch caliper shall be provided for every 25 parking 

spaces. 
ii. Each shade tree shall be planted in an area with a minimum of 125 square feet. 

 
2. Parking area screening 

i. Where off-street parking areas are visible from adjacent street right-of-ways, they shall 
be screened by a minimum 5 feet wide buffer, which may include retaining walls, 
fences, vent stacks and landscape. Landscape shall be composed of a mixture of 
understory shrubs, which shall be a minimum of 3 feet in height at installation. 

ii. Where off-street parking areas are visible in all other locations from the street right-of-
way, they shall be screened by a minimum 5-foot-wide landscaped buffer, which shall 
be composed of a mixture of understory shrubs. Said shrubs shall be a minimum of 3 
feet in height at installation. 

3. Shade trees 
i. Shade trees shall be installed along the property’s street frontage every 30 linear feet, 

excluding driveways. Where existing trees are maintained along the street frontage, 
they shall be counted towards meeting the requirement. 

ii. At the time of installation, shade trees shall be a minimum 3 inches caliper. 

I. Trash and Recycling 
 

1. Trash and recycling storage receptacles shall be enclosed with a solid masonry enclosure 
and opaque gates. 

2. The solid masonry enclosure shall match the material of the principal building and where 
possible flanked by evergreens that are at least six feet tall at installation. 

3. Such facilities shall be designed so that they fit within an overall project design. 
4. Provisions for the collection, disposition, and recycling of recyclable materials shall be 

subject to any other applicable ordinances of the Township of Belleville. 
 
J. Fences 
 

1. Fences along the front and side yards may be a maximum of 4 feet tall.   Fences along 
the rear yard may be a maximum of 6 feet tall. 

2. Fences shall be solid and constructed of wood or vinyl. 
 
K.  Buffer and Landscaping 
 

1. An 8-foot-wide buffer shall be provided within the commercial zone along the boundary of 
the residential zone and planted with a solid row of columnar evergreens trees and 
decorative 6-foot-high fencing along the boundary. 
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2. Native trees, shrubs and perennials in addition to annual planting beds shall be 
incorporated into the site landscaping, throughout and along the perimeter of the district’s 
development. 

 
L. Signage 
 
The following standards shall apply to all signs in the Redevelopment Area.   No sign type other 
than those identified below shall be permitted. 
 

1. Wall signage 
i. A maximum of 2 wall signs shall be permitted on each building façade facing a public 

street. 
ii. The 4 types of wall signs illustrated under Chapter 4, Definitions, shall be permitted. 
iii. The maximum sign area shall be 60 square feet. 
iv. Wall signs shall not be permitted above the roofline. 

2. Street address signage 
i. Street address signage shall be provided on each building or on the monument sign, 

which indicates the building's address number. 
ii. Street address numbers shall have a maximum height of 10 inches. 

3. Monument signage 
i. One monument sign shall be permitted in the Commercial District.  
ii. The maximum sign area shall be 60 square feet, excluding the base. 
iii. The maximum sign height shall be 10 feet, including the base. The base of the 

monument sign shall be constructed of materials that are consistent with the building 
architecture and shall be landscaped with plantings. 

iv. Monument signage may be internally or externally illuminated. 
v. Monument signage shall be permitted to have non-flashing LED numerals. 

4. Instructional signage 
i. Instructional signage shall be permitted at driveways that abut public streets. 
ii. The maximum sign area shall be 3 square feet. 
iii. The maximum sign height shall be 3 feet. 
iv. Directional signage may be internally illuminated. 

5. Canopy signage 
i. A maximum of 3 canopy signs shall be permitted. 
ii. The maximum sign area shall be 30 square feet per sign. 
iii. The maximum sign height shall be 3 feet. 
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M. Building Design 
 

1. Three different architectural material shall be provided along any street-facing building 
wall in order to provide architectural interest and relieve the negative visual effect of a 
single long wall. 

2. The architectural treatment of a façade shall be similar on all street facing façades of a 
building, with the exception of properly screened loading areas. All sides of a building shall 
be architecturally designed so as to be consistent with regard to style, materials, colors 
and details.  

3. If the building has a flat roof, a parapet shall project vertically to hide any roof-mounted 
mechanical equipment from adjacent street grade.  

4. Roof top heating, ventilating, and air-conditioning (HVAC) systems, exhaust pipes and 
stacks, satellite dishes and other telecommunications receiving devices shall be screened 
or otherwise specially treated to be inconspicuous as viewed from the ground level of 
adjacent streets and the ground level of adjacent properties. 

 
N. Hours of Operation 
 
The convenience store and service station may operate 24 hours per day and seven day per 
week provided security cameras accessible by the Belleville Police are installed and incorporated 
into the Site Plan design to the satisfaction of the Chief of Police of Belleville Township.  If for any 
reason the Police Chief finds that this is no longer adequate and determines that operations 
require additional security, the convenience store and gas station operation shall provide a private 
certified security guard to be on-site at the owner’s expense between the hours of 10:00PM and 
6:00PM.   
 
O. Other standards 
 

1. All public utility facilities including but not limited to electrical and telephone wires, sewers 
and sewer connections, and gas and water lines shall be installed beneath the ground 
with the exception of utility service equipment, meters, hot boxes, and utility cabinets. 

2. All fuel tanks shall be installed underground and shall be located at least 10 feet from any 
property line. 

3. No part of any building used as a convenience store with fuel sales and no filling pump or 
other service appliance, whether for gasoline, oil or any other combustible liquid or 
material, shall be erected within 10 feet of any property line, with the exception of tank 
vent stacks. 

 
P. Non-residential development fee 
 
The developer shall comply with the State-wide Non-residential Fee Act, N.J.S.A. 40:55D-8.1 
through 40:55D-8.7 and the Township Development Fee Ordinance. 
 
Q. Welcome to Belleville Sign 
 
The commercial district contains the Welcome to Belleville gateway sign.  It is an asset to the 
Township and since it is located within a redevelopment plan area, an easement to the City of 
Belleville shall be provided for the continuance of a gateway sign at its current location.  The 
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Township of Belleville shall continue to maintain the sign.  The commercial developer shall 
maintain the ground level landscaping, annual and perennial plantings and shrubbery around the 
sign and at its base in conjunction with the maintenance of other landscaping that the developer 
is providing as per the development of the site.    
 
Residential District 
 
Use & Bulk Requirements 
 
A. Permitted principal uses 
 

1. Multi-family residential building containing a main entrance on Academy Street and 
individual stoop entrances to individual first floor units.   

 
B. Permitted accessory uses  
 

1. Off-street parking under the building and loading designed in an aesthetically appealing 
manner in terms of layout and materials. 

2. Signs. 
3. Fences, which shall complement the architectural style and design of the building(s). 

 
C. Area and bulk regulations 
 

1. Minimum lot size - .3 acre. 
2. Minimum front yard setback (Rutgers Street): 15 feet to building (not including stoop and 

stair) 
3. Minimum side yard setback (Cortlandt and Stephens Street): 12.5 feet 
4. Minimum rear yard setback 12.5 feet 
5. Maximum building height – 4 1/2 story and 55 feet comprised of one level of parking that 

is partially submerged below grade and four levels of residential units 
6. Maximum impervious coverage -90% 

7. Maximum # of Dwelling Units – 40 units. 

 
D. Off-street parking 
 
A. Parking 
 
Minimum for Residential – 1 space per unit 

• Tandem spaces or mechanical/non-mechanical parking stackers shall not count toward 
the total minimum parking requirement 

• Units containing additional rooms such as but not limited to dens/office/dining room/family 
room shall be required to provide an additional parking space per additional room 

 
B. Garages 
 

• All parking shall be located within the base of the building at least 4 feet below grade. 



 
 

18 

• Garage assess shall be prohibited along Academy Street. 

• Any above grade exposed garage shall contain punched openings designed to maintain 
the look of residential basement windows.  These openings shall incorporate false 
windows or decorative screening grills to shield internal garage lighting. 

• All garages shall incorporate a decorative garage door that is consistent with building 
design that is electronically controlled opening and closing immediately for the traveling 
vehicle. 

• Driveways accessing parking or a garage shall not utilize curb returns.  They shall instead 
maintain the continuation of the sidewalk treatment across the driveway and incorporate 
a driveway apron and drop curb at the street. 

• A driveway shall be permitted at a maximum width of 24 feet.  
 
C. General Streetscape and Pedestrian Circulation  
 
New decorative sidewalk shall be constructed along all street frontages.  It shall incorporate high 
quality and attractive materials to be approved by the Planning Board.  They shall contain: Shade 
trees, a minimum of 3 inches caliber, shall be planted along the frontage of all public streets at an 
average distance of 30 feet on center.  They shall contain a decorative tree grate or tree pit 
treatment. Existing street trees are to remain. Decorative sidewalk shall be provided.  It shall 
contain a minimum of 3 feet of decorative treatment along the curb edge.  
 
D. Bedroom Mix  
 
Maximum required amount of 2 or more-bedroom units – 20% 
 
Units with rooms other the living rooms, such as, but not limited dens, offices, dining rooms, shall 
be counted toward the 20% listed above.  
 
E. Building Amenities 
 
Appropriate on-site recreation facilities for residents to use shall be required.  Indoor shared 
amenity space shall be provided at a ratio of 40 square feet of interior amenity floor area per unit.  
Improved shared outdoor terrace space shall be provided at a rate of 20 square feet of outdoor 
terrace floor area per unit. In addition, outdoor ground level passive seating, tables, chairs, 
umbrellas and raised gardening beds shall be provided in the rear yard. 
 
Indoor shared amenity space shall contain at a minimum, a club room with kitchen facilities for 
when tenants hold group events or host visitors, and a gym with fitness equipment.  Other 
additional amenities such as a business center or toddler play area should be considered. 
 
Outdoor terrace shared amenity space shall contain, at a minimum, barbeque facilities, fire pit 
and outdoor tables, chairs, and lounge seating.   
 
F. Façade Treatment, Materials, and Building Design Articulation Design Requirements 
 
Redevelopment of the Area shall comply with the following Design requirements. Any deviation 
from the following Design Standards of this Redevelopment Plan shall be treated as a variance.  
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1. The design of buildings and landscaping within the Redevelopment Area shall be 
considerate of the site’s prominent location as a large highly visible corner property.   

2. All building design and landscaping shall be designed to be attractive from each vantage 
point and be consistent in their quality and finish on all elevations. All facades shall have 
the same finishes.   

3. All buildings shall be designed to have a distinctive base, middle and top. 
4. Buildings shall be designed using a color palette that complements the architectural 

context of the surrounding area.  
5. The visual impact of any parking facilities, or other accessory utility shall be minimized 

and screened to the greatest extent feasible.  
6. Blank or featureless walls are prohibited.   
7. High quality durable decorative materials shall be incorporated into the façade.  The 

façade shall utilize a minimum of 60% brick or composite stone. 
8. Facades shall contain at least 40% glazing.   
9. Primary exterior building materials shall be wood, brick, stone, Lath applied stucco, metal, 

and/or glass.  Other materials is used such as fiber cement planks, or other similarly 
durable and attractive materials shall me limited to a maximum of 20% of the facade.  
Aluminum siding, vinyl siding, concrete block, perma-stone, and EIFS or similar 
cementations concrete planks shall be prohibited. 

10. The buildings shall be designed so as to visually separate the proportions from the ground 
floor to the roof into vertical segments containing a significant architectural design feature 
and distinctive materials such as high amount of glazing, greater detailing and higher 
quality materials at the publicly visible building corners and at the lobby.   

11. No building shall have a wall with an uninterrupted length of more than 30 feet without 
including a change in the vertical plane of the facade. This may be achieved through any 
one or combination of the following: 

i. Pilasters, bay windows, building step-backs, and other façade recesses or 
projections.  

ii. The step-back or projection shall be a minimum of 18 inches from the primary 
building façade.  

iii. The changes in the building façade plane shall occur for the full height of the 
building, above the retail floor. 

12. All façade vents for air conditioning or heating units shall be incorporated into the window 
design such that vent grills and windows appear as a single unit. This is best achieved by 
lining up vent grills with the vertical or horizontal edge of the adjacent window and 
matching the window's length or width or using a spandrel panel to fill any voids.  Vent 
grills shall be hidden behind decorative iron or metal work which complements the style of 
the building. 

13. Where the foundation of a building is exposed, it shall be covered with decorative material. 
Foundation plantings may also be incorporated between the building and the sidewalk or 
decorative planters may be utilized to accent the sidewalk and building. 
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G. Fences & Landscaping 
 

• Chain link fences shall be prohibited.  

• Barbed wire, razor wire, or other such materials are prohibited on any fence within the 
Redevelopment Area.  

• 3-foot-high decorative fences are required in the front yards along all street frontages to 
enclose the private stoop area.   

• Fences in the rear yard area shall have a maximum height of 8 feet.  

• Retaining walls shall be constructed of a material, or clad with a material, that 
complements the design of buildings and landscaping on the site.  

• Native trees, shrubs and perennials in addition to annual planting beds shall be 
incorporated into the site landscaping, throughout and along the perimeter of the district’s 
development. 

 
H. Lighting Standards  
 
Flood lights or lights attached to the building to allow the light source to be viewed by the public 
other than decorative sconces are prohibited.  
Placement of lighting fixtures within the parking garage shall be placed and shielded so as to hide 
the light source from outside view.   
All lighting shall be shielded downward and directed in towards the site.  
All lighting shall be provided in accordance with the standards of the Township’s Zoning 
Ordinance.  
 
I. Mechanical Equipment and Utilities Standards 
 

• All mechanical equipment including utility meters, shall be located internally within a 
building, or to the side or rear of a principal building and it which case it shall be totally 
screened from view.  

• Where feasible, utilities shall be located underground.  
• Trash and recycling storage facilities shall be located within the principal building. Outside 

storage of trash or recyclable materials shall be prohibited.  
• All retail security gates, if constructed, must be inside any glass windows 

 
J. Signage Standards 
 

1. Building signage shall be subject to the following general restrictions: 
i. All signs shall be flush mounted and project no more than 15 inches. 
ii. No sign shall be flashing or animated. 
iii. Roof signs are prohibited.  
iv. Illuminated Box signs are prohibited. 
v. Billboards and signboards are prohibited. 
vi. Window signs shall not exceed twenty (20) percent of the window surface on which 

the display appear. 
vii. All signs shall be prohibited above the second floor. 
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viii. Gooseneck lighting, back-lit halo lit signage / lettering and internally illuminated 
channel letters are permitted provided they are no greater than 18 inches in height. 

ix. No phone numbers or e-mail addresses. 
x. The building name address shall be provided above the entrance or on the transom at 

a dimension taller than 12 inches. 
xi. All signs are subject to site plan review. 

  
2. Residential - One (1) identification sign may be permitted, not to exceed 20 square feet. 

  
3. Awnings: Non-waterfall type fabric awnings may be installed.  Awnings may contain the 

use logo. 
 

4. A temporary banner sign shall be permitted with Planning Board approval for a period of 
6 month after the first unit is rented or sold.  
 

H. Other standards 
 

1. All public utility facilities including but not limited to electrical and telephone wires, sewers 
and sewer connections, and gas and water lines shall be installed beneath the ground. 

2. All fuel tanks shall be installed underground and shall be located at least 15 feet from any 
property line. 

 
I. Fees 
 
Affordable housing Development fees, as per the Belleville Township Development Fee 
Ordinance shall apply. 
 

VI. RELATIONSHIP TO ZONING ORDINANCE 

Superseding Effect of the Redevelopment Plan 
 
The Plan shall supersede the applicable provisions of the Township of Belleville Zoning and Land 
Development Ordinance. 
 
Terms and Conditions: 
 
Any terms or definitions not addressed within this Plan shall rely on the applicable terms and 
conditions set forth in the Land Development Ordinance of the Township of Belleville. 
Other Applicable Design and Performance Standards 
 
Any design or performance standards not addressed within this Plan shall rely on the applicable 
design and performance standards set for in the Land Development Ordinance of the Township 
of Belleville. 
 
Zoning Map Revision 
 
The Official Zoning Map of the Township of Belleville is hereby amended to designate Block 9403, 
Lot 1 as the "School #I Redevelopment Plan District" (SRPD) and replace the existing zoning. 
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VII. ADMINISTRATIVE REQUIREMENTS 

Acquisition 
 
No acquisition is identified at this time.  
  
Relocation Assistance 
 
The site is presently vacant land.  No relocation is required. 
 
Amending the Redevelopment Plan 
 
Upon compliance with the requirements of applicable law, the Township Mayor and Council may 
amend, revise, or modify this Redevelopment Plan in general or for specific properties within the 
Redevelopment Area as circumstances may make such changes necessary and appropriate. The 
review and approval of any proposed amendments shall be undertaken in accordance with the 
procedures set forth in the LRHL. Any proposed changes in the Development Plan Standards, 
including changes to permitted uses, building height, building setbacks, parking requirements, or 
other plan controls or regulations, shall require notice and public hearings in a manner similar to 
the adoption of the original Plan. 
 
Redevelopment Powers 
 
The Township may use any and all redevelopment powers granted to it pursuant to the LRHL to 
effectuate this Plan, except that the use of eminent domain shall be prohibited. The Township 
may enter into agreements with a designated redeveloper(s) in connection with the construction 
of any aspect of the Redevelopment Plan, including off-site improvements. 
 
Conveyance of Land 
 
The Township may sell, lease, or otherwise convey to a redeveloper for redevelopment, subject 
to restrictions, controls and requirements of the Redevelopment Plan, any or all of the properties 
designated in need of redevelopment within the Redevelopment Area of this Plan, that it owns or 
may acquire. The Township may also use its redevelopment powers pursuant to the LRHL to 
enter into other agreements with a designated redeveloper or redevelopers in connection with the 
implementation of the Redevelopment Plan. 
 
Certificates of Completion & Compliance 
 
Upon  the inspection  and verification  by the Mayor and  Council that the redevelopment  of a 
parcel  subject to a redeveloper agreement has been completed,  a Certificate of Completion  and 
Compliance will  be issued  to the redeveloper and such parcel will be deemed no longer in need 
of redevelopment. This Redevelopment Plan will remain in effect until Certificates of Completion 
have been issued for the designated Area, or until the Redevelopment Plan is deemed no longer 
necessary for the public interest and repealed by Ordinance of the Mayor and Council. 
 
Selection of Redeveloper(s) 
 
In order to assure that the vision of the Redevelopment Plan will be successfully implemented in 
an effective and timely way and in order to promptly achieve the goals of the Plan, the Mayor and 
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Council, acting as the Redevelopment Entity, will designate the redeveloper(s) for any 
redevelopment project in the area governed by this Redevelopment Plan.  All redeveloper(s) will 
be required to execute a redevelopment agreement. 
 
The following provisions regarding redevelopment are hereby included in connection with the 
implementation of this Redevelopment Plan and the selection of a redeveloper(s) for any property 
included in the Redevelopment Plan and shall apply notwithstanding the provisions of any zoning 
or building ordinance or other regulations to the contrary: 
 

1. The redeveloper, its successor or assigns shall develop the property in accordance with 
the uses and building requirements specified in the Redevelopment Plan. 

2. Until the required improvements are completed  and a Certificate of Completion is issued 
by the Redevelopment Entity, the redeveloper covenants provided for in N.J.S.A. 
40A:12A-9 and imposed in any redeveloper agreement, lease, deed, or other instrument 
shall remain in full force and effect. 

3. The redevelopment agreement(s) shall contain provisions to assure the timely 
construction of the redevelopment project, the qualifications, financial capability and 
financial guarantees of the redeveloper(s), and any other provisions to assure the 
successful completion of the project. 

4. The designated redeveloper(s) shall be responsible for any installation or upgrade of 
infrastructure related to their project whether on-site or off-site. Infrastructure items 
include, but are not limited to gas, electric, water, sanitary and storm sewers, 
telecommunications, recreation or open space, streets, curbs, sidewalks, street lighting, 
and street trees or other improvements. The extent of the designated redeveloper's 
responsibility will be outlined in the redeveloper's agreements with the Township. All 
utilities shall be placed underground. 

5. All infrastructure improvements shall comply with applicable local, state, and federal law 
and regulations, including the Americans with Disabilities Act and the Prevailing Wage 
Law, where applicable. 

6. In addition to the provision of the infrastructure items set forth herein, the Redevelopment 
Agreement may provide that the redeveloper(s) will agree to provide amenities, benefits, 
fees and payments in addition to those authorized under the Municipal Land Use Law. 

 
Duration of the Plan 
 
The Redevelopment Plan, as it may be amended from time to time, shall be in full force and effect 
upon its adoption by ordinance by the Township of Belleville Mayor and Council, and shall be in 
effect until the Mayor and Council shall, by ordinance, adopt new regulations to supersede those 
found in this Redevelopment Plan.  
 
Severability 
 
The provisions of this Redevelopment Plan are subject to approval by Ordinance. If a Court of 
competent jurisdiction finds any word, phrase, clause, section, or provision of this Redevelopment 
Plan to be invalid, illegal, or unconstitutional; the word, phrase, clause, section, or provision shall 
be deemed severable, and the remainder of the Redevelopment Plan and implementing 
Ordinance shall remain in full force and effect. 
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