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Introduction
On July 22, 2020, the Mayor and Council of the Borough of Hawthorne authorized
the Borough Planning Board to conduct a preliminary investigation to determine if
contiguous properties located at 18 Lynack Road and 530-558 Goffle Road
(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 subsequently directed Burgis Associates, Inc. to prepare
the 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 four (4) lots identified by municipal tax records as Block
90, Lots 1, 2.01 (inclusive of lots 11, 12, and 13 which have been merged), Block 2.02
and Block 89 Lot 6. Altogether, the Study Area encompasses 6.223 acres.
The July 22, 2020 resolution as amended on ___________________ further declares that
the preliminary investigation of the Study Area shall be undertaken within the
context of a “non-condemnation” redevelopment procedure. 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 all those powers
provided by the Legislature for use in a redevelopment area, excluding eminent
domain.
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 89 Lot 6 (530 Goffle Road) Block 90 Lot 2.01
(18 Lynack Drive inclusive of lots 11, 12 and 13) and Block 90 Lot 2.02 (558 Goffle
Road) display characteristics that 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 90 Lot 1 (542
Goffle Road) within the redevelopment area, as its inclusion is necessary for the
effective redevelopment of the area.
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The remainder of 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.
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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 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 July 22, 2020 as amended, the Borough of Hawthorne 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 “NonCondemnation 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.
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

Governing Body adopts
Resolution, directs Planning
Board to investigate area

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

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

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

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

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

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

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

The generality of buildings is 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.
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In regard to the “h” criterion, there are ten (10) principles of smart growth. These
principles are established as follows:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Mix of land uses
Take advantage of compact design
Create a range of housing opportunities and choice
Create walkable neighborhoods
Foster distinctive, attractive communities with a strong sense of place
Preserve open space, farmland, natural beauty, and critical environmental areas
Direct development toward existing communities
Provide a variety of transportation choices
Make development decisions predictable, fair, and cost effective
Encourage community and stakeholder collaboration in development decisions
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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 is located in the south-western portion of the Borough, with
frontage on both Goffle Road and Lynack Road just west of the intersection of
Goffle Road and Warburton Avenue. The total tract area encompasses
approximately 6.2 acres. It consists of four (4) separate lots: Block 89 Lot 1, Block 90
Lots 1, 2.01 (inclusive of lots 10, 11 and 12) and 2.02.
The entirety of the Study Area has approximately 313 feet of frontage along Goffle
Road and 58 feet of frontage on Lynack Road, respectively. The property is irregular
in shape with varying lot depths. The depth of the Study Area varies between
approximately 620 feet as measured from Goffle Road at the center of its frontage
to the rear property line, and approximately 205 feet at the northerly property line
and 150 feet at the southerly property line as measured from Goffle Road.
The following table provides an overview of the existing land uses within the Study
Area. One (1) lot in the Study Area is presently developed, Block 90 Lot 2.01 which
contains a vacant and abandoned dwelling and garage with the remaining lots
within the Study Area being vacant and primarily wooded.
Table 1: Existing Land Uses
B lock
89
90

L ot
6
1
2.01*
2.02

A ddre ss
530 Goffle Road
542 Goffle Road
18 Lynack Road
558 Goffle Road
Total Area

A re a(A cre s)
0.577
2.766
2.38
0.635
6.358

L and Use
Vacant
Vacant
Residence (Vacant)
(Vacant)

*Includes lots 10, 11 and 12 which have been merged into lot 2.01

All of the parcels within the Study Area are owned by New Dover Homes, LLC.
The following table provides the land, improvement, and total values of each
property. 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 reflect that the parcels are presently
undeveloped with no improvements. It is noteworthy however, that there are
remnants of development evident on all the parcels except Block 89 Lot 6 and most
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notably on Block 90 Lot 2.01 which is occupied by an abandoned boarded up
residence and garage.
Table 2: Property Tax Records
B lock

L ot

L and
V alue

89
90

6
1
2.01
2.02

$180,400
$202,300
$236,100
$182,400

Improv e me nt
V alue

Total
V alue

Improv e me nt to
L and V alue Ratio

$0
$0
$0
$0

$180,400
$202,300
$236,100
$182,400

NA
NA
NA
NA

As depicted in the appended photographs, there are retaining walls, evidence of
foundations, debris and abandoned structures that are contained within the Study
Area that were once occupied by development but is now overgrown with
vegetation. The majority of the Study Area, beyond the remnants of prior
development, is characterized by steeply wooded terrain
2.2: Surrounding Land Uses

Surrounding land uses are varied and consist of the following:
❖ Residential single family development abuts the Study Area to the north, west and
south;
❖ Goffle Brook Park lies directly to the east;
❖ Beyond Goffle Brook Park is the recreational field for the High School which is
further to the east; and
❖ Other land uses in the area include residential uses to the south and Van Dyk
Assisted Living care facility further north on Goffle Road.

Lynak and Goffle Road Area in Need of Redevelopment Study | 10

Map 1: Location
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Map 2: Lot Line Map
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Map 3: Aerial View
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2.3: Site Specific Information
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 89 Lot 6 (530 Goffle Road)

Summary
Block 89 Lot 6 is located in the southerly portion of the Study Area and lacks street frontage
and as such, is a land locked parcel. The site is an isolated lot and presently wooded.

Property Inform ation Overview
Address:

530 Goffle Road

Owner(s):

New Dover Homes, LLC

Area (ac):

0.577

Property Classification:

1 (Vacant)

Zoning District:

R-5

Property Use:

Vacant

Building Description:

Not Applicable

Permitted Use(s):

Not Applicable

Building Condition:

Not Applicable
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Block 90 Lot 1 (542 Goffle Road)

Summary
Block 90 Lot 1 is located in the central portion of the Study Area and has frontage
solely along Goffle Road. The site is presently undeveloped but shows remnants of
prior development. There are abandoned stone steps, driveway and retaining wall
along Goffle Road, portions of which are in disrepair. There is also a retaining wall
approximately 45 to 70 feet into the property beyond which are all woods.
Property Inform ation Overview
Address:

542 Goffle Road

Owner(s):

New Dover Homes, LLC

Area (ac):

2.776

Property Classification:

1 (Vacant)

Zoning District:

R-5

Property Use:

Vacant except for steps to sidewalk and retaining wall along Goffle Road

Building Description:

Not Applicable

Permitted Use(s):

Not Applicable

Building Condition:

Not Applicable
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Block 90 Lot 2.01 (18 Lynack Road)

Summary
Block 90 Lot 2.01 is comprised of 4 lots that have been merged into the present lot
(lot 2.01 with former lots 10, 11 and 12) located in the northern portion of the Study
Area with street frontage solely along Lynack Road. The site is primarily wooded
with an abandoned residential dwelling and garage in severe disrepair. There are a
series of retaining walls, stone steps, fencing which has been overtaken by natural
vegetation and debris strewn throughout the site. It is noted that the structures are
in such a dilapidated state that they retain no improvement value for purposes of
taxation and therefore, the property value is calculated solely upon land value by
the Borough Tax Assessor.
Property Inform ation Overview
Address:

18 Lynack Road

Owner(s):

New Dover Homes, LLC

Area (ac):

2.38

Property Classification:

1 (Vacant) with debris from prior abandoned residential dwelling

Zoning District:

R-5

Property Use:

Vacant

Building Description:

Residential structure and garage
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Permitted Use(s):

Not Applicable

Building Condition:

Dilapidated and uninhabitable

Block 90 Lot 2.02 (558 Goffle Road)

Summary
Block 90 Lot 2.02 is located in the north easterly portion of the Study Area and has
frontage solely along Goffle Road. The site is presently undeveloped and similar to
the adjoining lot to the south, Lot 1, Lot 2.02 shows remnants of prior development.
There is an abandoned driveway and retaining wall along Goffle Road, portions of
which are in disrepair and what appears to be an abandoned foundation of a prior
structure further into the site. There is also debris scattered through portions of the
site.
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Property Inform ation Over view
Address:

558 Goffle Road

Owner(s):

New Dover Homes, LLC

Area (ac):

0.635

Property Classification:

1 (Vacant)

Zoning District:

R-5

Property Use:

(Vacant)

Building Description:

Not Applicable

Permitted Use(s):

Not Applicable

Building Condition:

Not Applicable
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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
The Borough of Hawthorne adopted its first comprehensive mater plan in 1968.
Since that time the Borough Planning Board has adopted Periodic Reexamination
Reports on August 3, 1982, August 16, 1988, July 19, 1994, December 19, 2000 and
most recently on August 16, 2011. The 2011 Periodic Reexamination Report included
a Land Use Plan update with general objectives, goals and policy statements.
Among the general objectives of the updated Land Use Plan the following are most
relevant:
•

To encourage municipal action to guide the appropriate use or development of all
lands in the State, in a manner which will promote the public health, safety, morals
and general welfare;

•

To promote establishment of appropriate population densities and concentrations
that will contribute to the well-being of persons, neighborhoods, communities and
regions and preservation of the environment;

•

To provide sufficient space in appropriate locations for a variety of agricultural,
residential, recreational, commercial and industrial uses and open space, both
public and private, according to their respective environmental requirements in
order to meet the needs of all New Jersey citizens.

•

To promote a desirable visual environment through creative development
techniques and good civic design and arrangements;

•

To encourage planned unit developments that incorporate the best features of
design and relate the type, design and layout of residential, commercial, industrial
and recreational development of the particular site.

Among the goals and policy statements of the updated Land Use Plan, the
following are particularly relevant:
•

To maintain and enhance the existing areas of stability in the community; to
encourage a land use pattern which establishes areas which have their own uniform
development characteristics. A principal goal of this plan is to preserve and protect
the residential character and existing density of the community and reinforce the
Borough’s established commercial and industrial areas.
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Policy: The Borough recognizes that one of its most significant attributes is its
residential neighborhoods and central business district. The Master Plan land use
recommendations are designed to protect and reinforce the established
commercial core, the Borough’s residential neighborhood development patterns,
and permit attached residential development only in those areas specified in the
plan and preclude them from other areas, prohibit incompatible land use
arrangements and reinforce the intensities of use recommended in this plan.
•

To provide a variety of housing types, densities and balanced housing supply in
appropriate locations to serve the Borough.
Policy: The Borough contains a broad and varied housing stock consisting of
detached dwellings, townhouses and multi-family units. This plan is designed to
acknowledge the variety of housing types in the community, and only
accommodate any more change where it is recommended in this plan.

The Land Use Plan update included revised mapping and land use designations that
amended the previous master plan. As illustrated in Map 4, the Study Area was
recommended by the 2011 Land Use Plan update for Planned Unit Development
defined by the Plan as:
Planned Unit Development
Located in the southern portion of the Borough, west of Goffle Road, this land
use category encourages a planned unit development in conformance with the R5 Zone requirements. The R-5 Zone permits residential units, either single family
detached, semi attached, or clustered dwelling units at a maximum density of 2.5
dwelling units per acre. Common open space equal to 25 percent of the total
tract area, excluding roadways, right of ways and easements, is required as part of
a planned unit development.
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Map 4: 2011 Land Use Plan

Study Area
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3.2: Housing Element and Fair Share Plan (HE&FSP)
The Borough’s most recent Housing Element and Fair Share Plan (HE&FSP) was
adopted on (DATE TO BE INSERTED). The HE&FSP outlines the manner in which the
Borough plans to address its affordable housing obligation which, pursuant to a
settlement agreement between the Borough and the Fair Share Housing Center
(FSHC) dated June 8, 2020, consists of the following:
Table 3: HE&FSP Affordable Housing Obligations

Rehabilitation Obligation:
Prior Round Obligation (1987-1999)
Third Round Prospective Need Obligation (19992025)

93*
57
298

* To be adjusted by a community wide structural conditions survey

To satisfy its affordable housing obligation as well as its calculated realistic
development potential (RDP), the HE&FSP outlines a number of zoning and overlay
districts which are designed to permit multifamily inclusionary housing. As part of
the settlement agreement with FSHC and in order to address the Borough’s unmet
need, the Borough agreed to investigate the Subject Area as an area in need of
redevelopment and to then prepare a redevelopment plan that would permit the
construction of up to 116 total multifamily rental units with a required set-aside of 17
affordable housing units. This investigation is the first required step in the process
towards the preparation of the redevelopment plan contemplated by the
settlement agreement with FSHC.
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Section 4: Existing Zoning
As shown on the accompanying existing zoning map, the Study Area is located in
the R-5, Planned Unit Development Zone. The Study Area is bounded by the R-5,
Planned Unit Development Zone on all three sides and there is the R-1 single family
zone across the street from the Study Area to the east which, in fact, Goffle Brook
Park.
4.1: R-5 Planned Unit Development Zone
The Study Area is located in the R-5, Planned Unit Development Zone (PUD). This
zoning designation is consistent with the Borough’s Land Use Plan, which places
this site within the Planned Unit Development land use category.
Permitted uses within the R-5 PUD Zone include dwelling units in detached,
semidetached, attached groups of attached or clustered structures, or any
combination thereof provided that a minimum of 5 acres of contiguous property is
provided.
The PUD Zone also permits recreation areas and facilities. It is further noted that all
land within such R-5 Zone Districts may as an option, exclusive of any provisions
contained in the zone, be utilized for R-1 uses, subject to all requirements of the R-1
Zone, and any land so utilized would not be considered a part or section of a
planned unit residential development requiring review and approval as provided for
by the zone.
Table 4: R-5 District Bulk Standards
A re a & B ulk Re gulations - S ing le Family
De tache d If not de v e lope d as a PUD
using (R- 1 ) S tandards
Minimum Lot Area (sq ft)
Minimum Lot Width (ft)
Minimum Lot Depth (ft)
Minimum Front Yard (ft)
Minimum Rear yard (ft)
Minimum Side Yard one/combined(ft)
Maximum Building Coverage (%)
Maximum Building Height (ft/st)
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R- 1
18,750
125
150
50
50
15/40
25
35/2 ½

Table 5: R-5 District Bulk Standards
A re a & B ulk Re gulations - S ing le Family
de tache d, se mi- attache d , groups of
se mi- attache d or cluste re d dwe ll ing
units i f PUD with 5 acre s
Minimum Lot Area (sq. ft)
Minimum Lot Frontage (ft)
Minimum Lot Width (ft)
Minimum Lot Depth (ft)
Minimum Front Yard (ft)
Minimum Rear yard (ft)
Minimum Side Yard one/combined(ft)
Minimum setback dead end, cul-de-sac (ft)
Minimum setback from through street (ft)
Maximum Density (du/ac)
Maximum Building Percentage devoted to
single-family dwellings (%)
Maximum units per cluster w/ min. 8 feet
distance
Maximum Building Height (ft/st)

R- 5
10,000
100
100
100
40
30
10/25
20
50
2.5
40
4
35/2 ½

Table 6: R-5 District Bulk Standards
A re a & B ulk Re gulations - Townhouse s
if PUD with 5 acre s
Minimum Lot Area (sq. ft)
Minimum Lot Frontage (ft)
Minimum Lot Width (ft)
Minimum Lot Depth (ft)
Minimum Front Yard from interior/major (ft)
Minimum Rear yard (ft)
Minimum Side Yard one/combined(ft)
Minimum setback dead end, cul-de-sac (ft)
Minimum setback from through street (ft)
Maximum Density (du/ac)
Maximum Building Percentage devoted to
townhouse dwellings (%)
Maximum units per cluster
Maximum Building Height (ft/st)

R- 5
NA
NA
NA
NA
60/100
50
50
20
50
10
25
8
35/2 ½

Lynak and Goffle Road Area in Need of Redevelopment Study | 24

Map 5: Existing Zoning
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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 1.2 of this study.
The findings of this section are summarized in the table below. As shown, Block 90
Lot 2.01 (18 Lynack Road) displays characteristics that satisfy the statutory criteria
and consequently justifies its designation as a Non-Condemnation Redevelopment
Area. The study further finds that it is appropriate to also include Block 89 Lot 6
(530 Goffle Road) as a qualifying parcel. Finally, the study finds that Block 90 Lot 1
and Block 90 Lot 2.02 (558 Goffle Road) should also be included within the
redevelopment area, as its inclusion is necessary for the effective redevelopment of
the area.
Table7: Summary of Compliance with Statutory Criteria
B lock

L ot

S tatutory Cri te ria
Compliance

Re comme nde d
Inclus ion

89
90

6
1
2.01
2.02

Meets Criteria “c”
No
Meets Criteria “a”&“d”
No

Yes
Yes
Yes
Yes
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5.1: Block 89 Lot 6 (530 Goffle Road)

Appl ication o f Criteri a
As previously detailed in Section 2.3, Block 89 Lot 6 is presently undeveloped and is
a land locked parcel without direct access to a public right of way. Further, the site
is constrained by steep slopes and has been undeveloped for a period of time
greater than 10 years from the date of adoption of the resolution authorizing this
investigation.
Recommendation
In consideration of the above, it is recommended that this site should be
included in the area in need of redevelopment area as satisfying criterion “c” of
the LRHL which provides the for the following:
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. (emphasis added).
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Because the site is landlocked without access to a public right of way and is heavily wooded
with steep slopes the photos below were taken from the adjacent parcel Block 90 Lot 1
looking southwest. The photos are typical of the property.

Photo looking southwest towards Block 89 Lot 6 showing wooded areas.

Photo looking southwest towards Block 89 Lot 6 showing wooded area and slope.
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Photo looking southwest towards Block 89 Lot 6 showing wooded areas.
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5.2: Block 90 Lot 1 (542 Goffle Road)

Appl ication o f Criteri a
As previously detailed in this study, Block 90 Lot 1 is presently vacant and primarily
wooded.
Although there is evidence of prior development the formerly disturbed area is now
overgrown with successional plants (weeds and young trees) with no evidence of
structures other than an existing concrete wall along the property frontage with
abandoned stone steps and driveway. As previously described there is also an
existing retaining wall to the rear of the property. The concrete wall along Goffle
Road shows signs of disrepair but for the most part appears still structural sound.
The same can be said of the retaining wall to the rear of the property.
The “c” Criterion pertains to vacant lands. However, while this property appears to
have been vacant for more than ten (10) years prior to the adoption of the
resolution initiating the Area in Need of Redevelopment Study, it does not appear
to have any constricting factors in regard to its location, remoteness, lack of means
of access to developed sections or portions of the municipality, topography, or
nature of its soil.
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Recommendation
Although this property 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:123).”

This site provides an essential physical linkage between those properties that do
meet the Area in Need of Redevelopment designations. Without this site, the
portions of the Study Area that do meet the Area in Need of Redevelopment
designation would be isolated particularly Block 89 Lot 6 which would then not
be contiguous with the qualifying lots, which would consequently limit the
potential of a unified and comprehensive redevelopment project.
It is also noted at least 5 acres is needed in order to satisfy the minimum lot area
requirement to quality as a PUD as contemplated within the zone. This parcel is
needed to be consistent with the intent of the zone.
The inclusion of this lot in the redevelopment area is therefore necessary for the
effective redevelopment of those properties in the Study Area which do meet the
criteria.
In consideration of the above, this site should be included in the area in need of
redevelopment area.
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Abandoned stone steps from Goffle Road overgrown with vegetation.
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Existing vegetation and retaining wall.
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Existing wall in disrepair.
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Existing wall in disrepair.
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5.3: Block 90 Lot 2.01 (18 Lynack Road)

Appl ication o f Criteri a
As previously detailed in this study, the site contains an abandoned garage and
what appears to be the remains of a residential structure. Both buildings are in a
substantial state of disrepair. Not only are the structures dilapidated and unsafe,
they are also the target of graffiti and debris. The site is overgrown with weeds and
successional growth which has overtaken the site.
The dwelling is dilapidated and entirely uninhabitable in its present state. The
exterior of the building is in an unmaintained and rotted condition. The rear door
has been torn off its hinges and the roof has collapsed, thus leaving the inside of
the dwelling unprotected from the outside elements. The interior of the building
is completely rotted away due to exposure to the elements and is unsafe in its
present condition.
In consideration of the above, this site meets the “a” Criterion. The existing dwelling
is clearly substandard, unsafe, and dilapidated. The site also meets the “d” Criterion,
as the existing dilapidated building in its present state represents a detriment to the
safety, health, morals, and welfare of the community.
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Recommendation
In consideration of the above, it is recommended that this site should be included
in the area in need of redevelopment area.

Abandoned driveway leading into the site.
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Abandoned Garage
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Grafitti on garage with collapsing roof. View facing west.

Abandoned building indicating structural conditions that are typical for the site. View facing
east.
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Site overgrown with vegetation. Unsafe stairs leading up to existing structure.

Graffiti and structural conditions. View facing south.
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Grafitti and structural conditions. View facing west.
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Interior view of building condition showing structural interior
conditions.
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Collapsed flooring deteriorated due to exposure to elements.

43 | Section 6: Planning Conclusions and Recommendations

5.4: Block 90 Lot 2.02 (558 Goffle Road)

Appl ication o f Criteri a
As previously detailed in this study the property is vacant and wooded with an
existing stone retaining wall along the property frontage on Goffle Road and to the
rear of the site. The property indicates signs of previous development with the
presence of an abandoned driveway and remnants of a structural foundation. The
site is also overgrown and strewn with debris that is present in the south westerly
portion of the site.
Although there is evidence of prior development the formerly disturbed area is now
overgrown with successional plants (weeds and young trees) with no evidence of
structures other than an existing wall along the property frontage with abandoned
driveway and remnants of a foundation. The stone wall along Goffle Road shows
no signs of disrepair and appears structural sound.
The “c” Criterion pertains to vacant lands. However, while this property appears to
have been vacant for more than ten (10) years prior to the adoption of the
resolution initiating the Area in Need of Redevelopment Study, it does not appear
to have any constricting factors in regard to its location, remoteness, lack of means
of access to developed sections or portions of the municipality, topography, or
nature of its soil.
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Recommendation
Similar to Block 90 Lot 1, although this property 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:123).”

This site provides an essential physical linkage between those properties which
meet the Area in Need of Redevelopment designations. Without this site, the
totality of the Study Area which meets the Area in Need of Redevelopment
designation would not be contiguous, which would consequently limit the
potential of a unified and comprehensive redevelopment project. It is noted at
least 5 acres is needed in order to satisfy the minimum lot area requirement to
quality as a PUD as contemplated within the zone.
The inclusion of this lot in the redevelopment area is therefore necessary for the
effective redevelopment of those properties in the Study Area which do meet the
criteria.
In consideration of the above, this site should be included in the area in need of
redevelopment area.

Abandoned driveway from Goffle Road.
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Abandoned foundation.
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Existing stone wall to rear of site.

Debris on site.
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Debris on site.
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Section 6: Planning Conclusions and
Recommendation
The planning analysis contained herein concludes that Block 89 Lot 6 (530 Goffle
Road) and Block 90 Lot 2.01(18 Lynack Road) display characteristics which satisfy the
statutory criteria and consequently justify their designation as a Non-Condemnation
Redevelopment Area. Furthermore, the study additionally finds that it is appropriate
to include Block 90 Lot 1 (542 Goffle Road) and Block 90 Lot 2.02 (539 Goffle Road)
within the redevelopment area, as its inclusion is necessary 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 “a,” “c”, and “d” Criteria, which serves 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 An 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.
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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:
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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Appendix A
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