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Section 1:Introduction
The Township of Rockaway has a deep and rich history of community planning.
This history can be traced back to 1956, when the Township adopted its first master plan.
Over the next six decades, the Township’s master plan would be updated and reexamined
on a regular basis to address Rockaway’s ever-evolving development patterns, changing
socioeconomic trends, and the overarching needs and desires of its community. These
efforts have all been designed to guide the Township with sound planning practices.
The following 2020 Township of Rockaway Reexamination Report of the Master Plan is the
latest example of the community’s comprehensive planning tradition. This Reexamination
Report is representative of the Township’s ongoing efforts to ensure that its planning
policies and land use goals remain effective, practical, and up-to-date with today’s evolving
landscape.
The 2020 Reexamination Report is not a departure from Rockaway’s prior reexamination
report, which was just recently adopted by the Township on November 1, 2019. On the
contrary, the reexamination report contained herein largely incorporates the findings,
updates, and recommendations of that prior report.
Essentially, the 2020 Reexamination Report is an abbreviated one which has been
specifically designed to address the Township’s Settlement Agreement with Fair Share
Housing Center (FSHC). This Settlement Agreement, which was adopted subsequent to the
adoption of the 2019 Reexamination Report, outlines the manner in which the Township will
address its affordable housing obligation.
Thus, the 2020 Reexamination Report is intended to lay the groundwork for the planning
and zoning requirements of the Township’s signed Settlement Agreement with FSHC. It is
also designed to ensure consistency with the Township’s other master planning documents.
Several recommendations are therefore offered in the conclusion of this report regarding
the Township’s master plan and zoning regulations.
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Accordingly, the following Reexamination Report is divided into the following sections:
 Section 1: Introduction
The remainder of this introductory section provides an overview of the legal
requirements for a master plan and a reexamination report.
 Section 2: Major Problems and Objectives, and Changes to Them
The next section discusses the Township’s prior 2019 Reexamination Report as well
as the 2006 Master Plan’s goal and policy related to affordable housing.
 Section 3: Significant Changes
This section identifies the significant changes relating to affordable housing issues
which have occurred on the local, regional, and state-wide levels which have the
potential to impact Rockaway Township.
 Section 4: Specific Changes
The fourth section offers specific changes recommended for the Township’s master
plan and land use regulations as they pertain to affordable housing.
 Section 5: Incorporation of Redevelopment
Finally, the last section discusses recommendations concerning the incorporation of
redevelopment plans into the Land Use Plan Element.
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1.1: Legal Requirements for a Master Plan
New Jersey’s Municipal Land Use Law (MLUL) defines a master plan as:

“…a composite of one or more written or graphic proposals for the
development of the municipality.” (NJSA 40:55D-5)

In other words, a master plan is a comprehensive, long-term plan which is intended to guide
the growth and development of a community. It is a roadmap which identifies where a
municipality presently is and where it wishes to be in the future. A master plan develops the
general parameters around which development is to occur and, specifically, where different
types of development should occur. By doing so, a land use plan element ultimately links a
municipality’s goals and policy statements to its existing and proposed zoning regulations.
Therefore, master plans ultimately provide municipalities with the legal basis to control
development through the adoption of development ordinances which are designed to
implement its goals, policies, and recommendations.
As established by NJSA 40:55D-28, the Planning Board is the designated entity responsible
for the preparation and adoption of a master plan, which may be subsequently amended by
the Board. A master plan must be adopted at a public hearing after proper public notice.
The MLUL further identifies the mandatory contents of a master plan, which include:
1.

A statement of objectives, principles, assumptions, policies, and standards upon
which the constituent proposals for the physical, economic, and social development
of the municipality are based.

2.

A land use plan element that takes into account physical features, identifying the
existing and proposed location, extent, and intensity of development for residential
and nonresidential purposes, and states the relationship of the plan to any
proposed zone plan and zoning ordinance, and;

3.

A recycling plan by the municipality.

In addition, the MLUL outlines several other elements which may be incorporated into a
comprehensive master plan document. These optional elements are identified below. Please
note that while the MLUL identifies a housing plan as an option element, it is nevertheless
effectively an obligatory plan element. Pursuant to NJSA 40:55D-62.a, a municipality must
have an adopted housing plan element in order to enact its zoning ordinance. From a
public policy perspective, a housing plan is therefore an essential community document.
Economic development

Circulation

Downtown development

Farmland preservation

Recreation
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Community facilities

Open space

Historic preservation

1.2: The Legal Requirements for a Reexamination Report
Municipalities are required by the MLUL to periodically reexamine their master plans and
development regulations at least once every ten (10) years. Such a reexamination is essential
in ensuring that a community’s master plan and development regulations are up-to-date,
effective, and consistent with evolving development patterns and the applicable provisions
of the MLUL. Reexamination reports also help ensure that a municipality’s local zoning
regulations are substantially consistent with a regularly revised and updated land use
element, as mandated by the MLUL.
Accordingly, the adoption of a reexamination report helps guide governing bodies, planning
board, and zoning boards in making land use and policy decisions to enhance and protect
the character of the community. In order to efficiently do so, the MLUL requires that a
reexamination report must include five (5) key elements which identify the following:
1. NJSA 40:55D-89.a:

The major problems and objectives relating to land
development in the municipality at the time of the
adoption of the last reexamination report;

2. NJSA 40:55D-89.b:

The extent to which such problems and objectives have
been reduced or have increased subsequent to such date;

3. NJSA 40:55D-89.c:

The extent to which there have been significant changes in
the assumptions, policies, and objectives forming the basis
for the master plan or development regulations as last
revised, with particular regard to the density and
distribution of population and land use, housing
conditions, circulation, conservation of natural features,
energy conservation, collection, disposition and recycling
of designated recyclable materials, and changes in State,
County and municipal policies and objectives;

4. NJSA 40:55D-89.d:

The specific changes recommended for the master plan or
development regulations, if any, including underlying
objectives, policies and standards, or whether a new plan
or regulation should be prepared;

5. NJSA 40:55D-89.e:

The recommendations of the planning board concerning
the incorporation of redevelopment plans adopted
pursuant to the "Local Redevelopment and Housing Law,"
into the land use plan element of the municipal master
plan, and recommended changes, if any, in the local
development regulations necessary to effectuate the
redevelopment plans of the municipality.
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Section 2: Major Problems and
Objectives, and Changes to Them
“The major problems and objectives
relating to land development in the
municipality at the time of the adoption of
the last reexamination report”
- NJSA 40:55D-89.a

“The extent to which such problems and
objectives have been reduced or have
increased subsequent to such date”
- NJSA 40:55D-89.b

As part of the overall reexamination
analysis, the MLUL requires an
identification of the major land use
problems and objectives that were
outlined in the most recently
adopted master plan or
reexamination report.
In addition to identifying those major
problems and objectives, the MLUL
also requires municipalities to track
the extent to which those problems
have been reduced or increased.

The Township recently adopted a
reexamination report of its master plan on November 18, 2019. The 2019 Reexamination
Report is still a relevant planning document which continues to guide the community’s
current and future master planning and zoning efforts. Thus, the major problems and
objectives identified in that report, as well as extent to which they have changed, are hereby
reiterated by this 2020 Reexamination Report.
As noted in the 2019 Reexamination Report, a goal and policy of the Township’s 2006
Master Plan related specifically to affordable housing. This goal and policy are reiterated
below.
Goal 7:

To provide a variety of housing types, densities and a balanced housing
supply, in appropriate locations, to serve the Township.

Policy
Statement:

The Township contains a broad and varied housing stock consisting of
detached dwellings, townhouses, and multi-family units. Consequently, the
Township policy is designed to acknowledge this existing and established
array of housing, but not to allow any more multi-family housing and
townhouses beyond that which is prescribed for in this plan.
This policy is expressed in recognition of the broad range of housing in the
community, and the fact that Rockaway has affirmatively addressed its low
and moderate income housing obligation, as defined by the New Jersey
Council on Affordable Housing, through the preparation and adoption of a
Housing Element and Fair Share Housing Plan, which received certification
from COAH in 1996. The Township has also submitted a housing plan to
COAH in December of 2005 to address its low and moderate income
housing obligation through 2014.
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This generally remains a relevant goal for the Township. However, as detailed in Section 3 of
this report, COAH was ultimately declared to be dysfunctional by the New Jersey Supreme
Court in March of 2015. Consequently, the Supreme Court returned jurisdiction of affordable
housing issues back to the trial courts where it had originally been prior to the creation of
COAH in 1985. This decision has since been identified as the Mt. Laurel IV decision.
At the time of the 2019 Reexamination Report, the Township was still in the process of
determining its affordable housing obligation. Since that time, the Township signed a
Settlement Agreement with Fair Share Housing Center (FSHC), which was approved by the
Court on September 14, 2020.
This Settlement Agreement is discussed in greater detail in Section 3.
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Section 3: Significant Changes
“The extent to which there have been
significant changes in the assumptions,
policies, and objectives forming the basis for
the master plan or development regulations
as last revised, with particular regard to the
density and distribution of population and
land use, housing conditions, circulation,
conservation of natural features, energy
conservation, collection, disposition and
recycling of designated recyclable
materials, and changes in State, County
and municipal policies and objectives”
- NJSA 40:55D-89.c

Change matters. Understanding
change is essential for planning.
Without fully comprehending the
trends which have shaped the past,
it is impossible to adequately plan
for the future.
As such, the MLUL requires that
municipalities acknowledge change.
One of the required components of
a reexamination report is to
"identify the extent to which there
have been significant changes in
the assumptions, policies, and
objectives which form the basis of
their master plans and
development regulations."

The Township’s 2019 Reexamination Report provides a detailed analysis of the significant
changes which have occurred at the local, regional, and statewide level which have
influenced Rockaway’s land use decisions. This information continues to remain relevant,
and is thus hereby reiterated by this 2020 Land Use Plan. Nevertheless, for the specific
purposes of this 2020 Reexamination Report, the following significant changes are noted
regarding the state of affordable housing.
In May 2008, the Council on Affordable Housing (COAH) adopted revised Third Round
(Growth Share) regulations which were published and became effective on June 2, 2008.
Coincident to this adoption, COAH proposed amendments to the rules they had just
adopted, which subsequently went into effect in October 2008. These 2008 rules and
regulations were subsequently challenged, and in an October 2008 decision the Appellate
Division invalidated the Growth Share methodology, and also indicated that COAH should
adopt regulations pursuant to the Fair Share methodology utilized in Rounds One and Two.
A 2010 Appellate Division case, which was affirmed by the New Jersey Supreme Court in
2013, invalidated the third iteration of the Third Round regulations and sustained the
invalidation of Growth Share. As a result, the Court directed COAH to adopt new regulations
pursuant to the methodology utilized in Rounds One and Two.
Deadlocked with a 3-3 vote, COAH failed to adopt its newly revised Third Round regulations
in October 2014. The Fair Share Housing Center (FSHC), who was a party in the 2008, 2010
and 2013 cases, responded by filing a motion in aid of litigants’ rights with the New Jersey
Supreme Court. The Court heard the motion in January 2015 and issued its ruling on March
20, 2015.
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The Court ruled that COAH was effectively dysfunctional, and consequently returned
jurisdiction of affordable housing issues back to the trial courts where it had originally been
prior to the creation of COAH in 1985. This decision has since been identified as the Mt.
Laurel IV decision.
Subsequently, the New Jersey Supreme Court issued an additional decision on January 17,
2017 regarding the “gap period.” Commonly referred to as the Mt. Laurel V decision, the
Supreme Court found that the “gap period,” defined as 1999-2015, generated an affordable
housing obligation which must be addressed under the Present Need obligation.
Accordingly, the municipal affordable housing obligation is now functionally comprised of
four (4) parts, which include:
1.
2.
3.
4.

Present Need (rehabilitation)
Prior Round (1987-1999)
Gap Present Need (1999-2015)
Prospective Round (2015-2025)

Initially, two (2) sets of numbers were promulgated and widely discussed. These included
numbers prepared by Econsult Solutions on behalf of a consortium of municipalities known
as the Municipal Consortium, and numbers prepared by David Kinsey on behalf of the Fair
Share Housing Center (FSHC).
A third set of numbers was prepared by Special Master Richard Reading pursuant to the
Ninth Revised Case Management Order regarding the declaratory judgment actions filed by
municipalities in the Ocean County affordable housing matter. More recently, on March 8,
2018, Judge Mary C. Jacobson issued a decision in the Matter of Princeton and West
Windsor Township (herein referred to as the Mercer County Trial). Ultimately, the Court
found a statewide aggregate affordable housing need of 154,581 affordable housing units,
thus promulgating a fourth set of numbers. These numbers are summarized below:
Table 1: Statewide Affordable Housing Obligations

Econsult

Approximate # of
Additional Affordable Housing Units Required
91,225

Reading

120,415

FSHC

Mercer County Trial

309,691
154,581
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Coincident with this changing legal landscape, the Township had been involved in
affordable housing litigation which resulted in three (3) developers seeking to have their
sites designated for inclusionary development. Beginning in August of 2009, the Township
met with Special Master Eugene Serpentelli, a retired Superior Court Judge, to develop a
compliance plan for Rockaway which included these three (3) inclusionary developments.
Ultimately, this litigation was concluded with a Settlement Agreement that was signed by
the Township and FSHC on March 18, 2020 and approved by the Court on September 14,
2020. This Settlement Agreement outlines the manner in which the Township will address its
affordable housing obligations, which are summarized as follows:
Table 2: Summary of Affordable Housing Obligation
Affordable Component

Settlement

Rehabilitation Obligation:

17

Prior Round Obligation (1987-1999)

370

Third Round Prospective Need Obligation (1999-2025)

567

As noted above, the Township has a Prior Round Obligation of three hundred and seventy
(370) units. The Township has fully addressed this Prior Round Obligation through the
following components.
Table 3: Summary of Prior Round Components

Plan Component

Status

Green Pond Village

Completed

ARC of Morris County

Completed

Pleasant View Village

Lakeside Housing Group
Pondview Estates

RCA w/East Orange
Total

Completed
Completed

Under
Construction
Completed

Total
Units

Affordable
Units

Rental
Bonus
Credits

Total Units/
Credits

75

75

0

75

40
4
4

40
4
4

0
0
0

40
4
4

1,050

100

92

192

---

---

---

55

1,173

223

90

370

In addition to the above, the Township has a Third Round Prospective Need of five hundred
and sixty-seven (567) units. The Township is eligible for a vacant land adjustment and has
calculated a realistic development potential (RDP) of two hundred and eighty-nine (289)
units. Further, the Township is also eligible for a durational adjustment pursuant to NJAC
5:93-4.3 of one hundred and fifty-seven (157) of its two hundred and eighty-nine (289) unit
RDP. Non-durationally adjusted RDP may be addressed with any mechanism approved by
COAH in NJAC 5:93-5. Durationally adjusted RDP may be addressed with inclusionary
overlay zones pursuant to NJAC 5:93-4.3(b) and (d).
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The Township will address its Third Round Prospective Need RDP through the following
existing and proposed components. As shown, these components comprise a total of two
hundred and seventy-six (276) affordable units and sixty-two (62) rental bonus credits, for a
total of three hundred and thirty-eight (338) credits to address the Township’s RDP. These
three hundred and thirty-eight (338) credits reduce the Township’s total Prospective Round
Obligation to two hundred and twenty-nine (229) affordable units.
Table 4: Summary of Prospective Round RDP Components
Plan Component
Morris Commons
The Hills by Lennar
Sanders Road
Mine Hill Properties
Allegro Group Home (B 21005 L 2)
Allies, Inc. (B 10715 L 23)
Habitat for Humanity (Block 21102
Lots 43-45)
Adjustment Overlay Sites
Rockaway Mall
Block 10202 Lots 27 and 28
Block 11509 Lots 2, 11, and 12
Total

Total
Units/Beds
345
142
10
9
4
4
2

Affordable
Units
52
30
2
2
4
4
2

Rental
Units
52
0
2
0
4
4
0

500
201
192
1,409

100
41
39
276

0
0
0
62

Status
Approved
Approved
Completed
Approved
Completed
Completed
Proposed
Proposed
Proposed
Proposed

Finally, the Township has an unmet need of two hundred and twenty-nine (229) affordable
units. The Township will address this unmet need in part through several overlay zones. As
shown, these overlay zones can produce a total of one hundred and fifty-three (153) units,
including thirty-two (32) units of affordable housing.
Table 5: Summary of Unmet Need Components
Plan Component

Area

Density
(du/ac)

Total
Units

Affordable
Units

Block 11501 Lot 39

5.65

12

67

14

56

12

Block 11116 Lot 43

Pawnee Avenue Corridor
Route 46/Highlands Ave

20% Set-Aside Ordinance
Total

0.85
1.35
3.71

---

12

10

15

20

---

---

15

153

2

4

---

32
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In addition to those components identified above, the Settlement Agreement also
establishes that the Township shall contact the property owner of Block 11116 Lot 42 (Makor,
Inc./Garden Home) to discuss the possibility of construction a one hundred percent (100%)
affordable housing development consisting of one hundred (100) family rental units. The
Settlement Agreement further outlines that the Township shall have an obligation to
support such a development if the landowner is interested at any point during the
remainder of the Third Round, including working with the landowner and any potential
nonprofit developer to enable the development of one hundred (100) affordable family
rental units. The Township will cooperate and assist with the owner or non-profit developer
in realizing this development including, without limitation, working to obtain a Highlands
exemption to allow the construction of the development. However, the Settlement
Agreement specifies that the Township shall not have any obligation to bond for the
construction of the development if outside financing is not available.
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Section 4: Specific Changes
The specific changes recommended for the
master plan or development regulations, if
any, including underlying objectives, policies
and standards, or whether a new plan or
regulations should be prepared
NJSA 40:55D-89.D

The 2019 Reexamination Report
offered numerous
recommendations to modify the
Township’s land use plan as well as
its zoning regulations. Those
recommendations remain relevant
today, and are thus hereby
reiterated by this 2020
Reexamination Report.

Furthermore, in consideration of the significant changes which have occurred regarding
affordable housing, the following additional recommendations are offered for the
Township’s master plan and its zoning regulations.
4.1: Master Plan
The following modified Land Use Plan goal and policy are proposed regarding affordable
housing.
Goal 7:

To provide a variety of housing types, densities and a balanced housing
supply, in appropriate locations, to serve the Township.

Policy
Statement:

The Township presently contains a broad and varied housing stock
consisting of detached dwellings, townhouses, and multifamily
developments. As prescribed in its land use plan and its housing elements,
it is the policy of the Township to encourage the development of
affordable housing to the locations identified in those plans in order to
ensure that the Township continues to remain an inclusive community.
This policy is expressed in recognition of the broad range of housing
presently offered in the community. It is also expressed in recognition of
the Township’s Settlement Agreement with FSHC, which was signed on
March 18, 2020 and approved by the Court on September 14, 2020.

In addition to the above, and as required by the Settlement Agreement, it is recommended
that the Township adopt a new Housing Element and Fair Share Plan (HE&FSP) which will
outline the manner in which Rockaway will address its affordable housing obligation.
Finally, in recognition of the inclusionary multifamily developments which have already been
approved and/or are under development as well as the overlay zoning districts which have
been identified by the Township’s Settlement Agreement, it is recommended that the
Township contemplate the development of a new Land Use Plan which would more
accurately reflect these components.
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4.2: Development Regulations
It is recommended that the Township develop new overlay zoning districts to reflect its
Settlement Agreement. Specifically, the following overlay districts are noted.
Rockaway Townsquare Mall
The Rockaway Mall Area is located in the southerly portion of the Township, to the south of
Interstate Route 80. The site has a total area of approximately two hundred and twenty-two
(222) acres and consists of Block 11001 Lots 1, 2, 3, 4, 5, 6.01, 6.02, 7, 8, 8.01, 9, 10, 11.01, 11.02,
11.03, and 11.04.
It is recommended that the Township adopt a mixed-use overlay zone for this site to permit
residential dwellings to be located on the upper stories of buildings. Parking garages for
both residents and customers should also be considered. In order to promote the greatest
degree of flexibility for this tract, an overall tract density of 2.2 units per acre is proposed.
Map 1: Rockaway Townsquare Mall (scale: 1” = 1,000’)
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Block 10202 Lots 27 and 28
Block 10202 Lots 27 and 28 are located within the southern-most tip of the Township, along
the southerly side of Route 46. The site has a combined area of approximately 21.26 acres
and is irregular in shape. Lot 27 is presently developed with two (2) large strip commercial
buildings and associated parking areas, while Lot 28 is developed with a smaller strip
commercial building and an associated parking area.
It is recommended that the Township adopt a mixed-use overlay zone for this site to permit
residential dwelling units on the upper stories of buildings. A density of nine and one-half
(9.5) dwelling units per acre is recommended.
Map 2: Block 10202 Lots 27 and 28 (scale: 1" = 750')

Block 11509 Lots 2, 11, and 12
Block 11501 Lots 2, 11, and 12 are located in the southwesterly portion of the Township, near
the intersection of Route 15 and Richard Mine Road. The lots are presently developed with
industrial buildings and associated parking and loading areas.
It is recommended that the Township adopt an overlay zone for these sites which would
permit inclusionary multifamily developments. A density of ten (10) units per acre is
recommended.
Map 3: Block 11509 Lots 2, 11, and 12 (scale: 1" = 600')
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Block 11116 Lot 43
Block 11116 Lot 43 is located in the southerly portion of the Township, near the intersection
of Mount Hope Ave and Mount Pleasant Ave. It is presently developed with a vacant former
day care center.
It is recommended that the Township adopt an overlay zone for this site which would permit
an inclusionary multifamily development. A density of twelve (12) units per acre is
recommended.
Map 4: Block 1116 Lot 43 (scale: 1" = 400')

Block 11509 Lot 39
Block 11501 Lot 39 is located in the southwesterly portion of the Township, near the
intersection of Route 15 and Hawk Drive. It is presently developed with a landscaping
business/nursery.
It is recommended that the Township adopt an overlay zone for this site which would permit
an inclusionary multifamily development. A density of twelve (12) units per acre is
recommended.
Map 5: Block 11501 Lot 39 (scale: 1" = 400')
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Pawnee Avenue Corridor
The Pawnee Avenue corridor is located in the easterly portion of the Township, within the
White Meadow Community. It is presently developed with a variety of different commercial
land uses, as well as vacant buildings and vacant lots. It is comprised of Block 21502 Lots 7,
9, 11, 12, 14, 19, 20, 21, and 22.
It is recommended that the Township adopt an overlay zone for this site which would permit
inclusionary multifamily development. A density of fifteen (15) units per acre is
recommended.
Map 6: Pawnee Avenue Corridor (scale: 1" = 225')

Route 46/Highlands Ave
The Route 46/Highlands Avenue site is located in the southeasterly corner of the Township,
near the corner of Route 46 and Highland Avenue. It is comprised of four (4) separate
properties which are identified by municipal tax records as Block 10303 Lots 14, 15, 16, and
17. The majority of the site is utilized as a parking lot for an auto sales establishment. Lot 14
is developed with a small retail building.
It is recommended that the Township adopt an overlay zone for this site which would permit
an inclusionary multifamily development. A density of fifteen (15) units per acre is proposed.
Map 7: Route 46/Highlands Avenue (scale: 1" = 225')
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Block 11116 Lot 42 (Makor)
Block 11116 Lot 42 is located in the southerly portion of the Township, to the immediate east
of the Rockaway Townsquare Mall. The site has an area of approximately 33.07 acres and is
undeveloped.
As noted by the Settlement Agreement, the Township shall contact the property owner of
Block 11116 Lot 42 (Makor, Inc./Garden Home) to discuss the possibility of construction a one
hundred percent (100%) affordable housing development consisting of one hundred (100)
family rental units. Should Makor express interest in such a use, it is recommended that the
Township adopt an overlay zone for this site which would permit a one hundred percent
(100%) affordable housing development.
Map 8: Block 11116 Lot 42 - Makor (scale: 1" = 500')
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Section 5: Redevelopment
“Recommendations concerning the
incorporation of redevelopment plans into
the Land Use Plan Element and
recommended changes in the local
development regulations necessary to
effectuate the redevelopment plans of the
municipality”
NJSA 40:55D-89.E

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. It
is essentially a planning and financial 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 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;

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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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 criteria are present. It is noteworthy that the statute in Section #3 specifically states
that a redevelopment area may include lands which of themselves are not detrimental to
the public health, safety or welfare, but the inclusion of which is necessary for the effective
redevelopment of an area.
As of date, the Township has not adopted any redevelopment plans. As such, there is no
need to incorporate any redevelopment plans into the Township’s Land Use Plan Element,
nor is there a need to recommend any changes in the local development regulations
necessary to effectuate the redevelopment plans of the municipality.
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