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I.

Introduction

The purpose of this report is to investigate whether Lots 1 through 30 in Block 82 (hereinafter “Study
Area”), which are located in the northeast quadrant of the Township along East Ramapo Avenue,
Franklin Turnpike, and King Street, qualify as an Area in Need of Redevelopment as defined by the
Local Redevelopment Housing Law (NJSA 40A:12A et seq., hereinafter “LRHL”). This analysis has
been conducted pursuant to the LRHL, which specifies the conditions that must be met within the
delineated area and the process to be undertaken by the Planning Board during the investigation.
This report is written pursuant to Section 6 of the LRHL (NJSA 40A:12A-6), which provides in relevant
part as follows:
a) No area of a municipality shall be determined a redevelopment area unless the governing
body of the municipality shall, by resolution, authorize the Planning Board to undertake a
preliminary investigation to determine whether the proposed area is a redevelopment area
according to the criteria set forth in Section 5 of P.L. 1992 (C.40A:12A-5). Such determination
shall be made after public notice and public hearing as provided in subsection b. of this
section. The governing body of a municipality shall assign the conduct of the investigation
and hearing to the Planning Board of the municipality. The resolution authorizing the
Planning Board to undertake a preliminary investigation shall state whether the
redevelopment area determination shall authorize the municipality to use all those powers
provided by the Legislature for use in a redevelopment area other than the use of eminent
domain (hereinafter referred to as a "Non-Condemnation Redevelopment Area") or whether
the redevelopment area determination shall authorize the municipality to use all those
powers provided by the Legislature for use in a redevelopment area, including the power of
eminent domain (hereinafter referred to as a "Condemnation Redevelopment Area").
b) (1) Before proceeding to a public hearing on the matter, the Planning Board shall prepare a
map showing the boundaries of the proposed redevelopment area and the location of the
various parcels of property included therein. There shall be appended to the map a
statement setting forth the basis for the investigation.
(2) The Planning Board shall specify a date for and give notice of a hearing for the purpose of
hearing persons who are interested in or would be affected by a determination that the
delineated area is a redevelopment area.
On January 23, 2020, the Mahwah Township Council adopted Resolution #079-20, which directed the
Planning Board to undertake a preliminary investigation as to whether the Study Area identified in
the Resolution is in need of redevelopment pursuant to the LRHL. It should be noted that this
Resolution only identified Lots 1, 3 through 17, 26, 29, and 30 of Block 82 to be included in the Study
Area. Additionally, the Resolution stipulated that if the Study Area is eligible for a redevelopment
determination, said determination should also include the option of using the power of eminent
domain. (See Appendix A for a copy of the Resolution.)
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On February 24, 2020, the Planning board memorialized a Resolution entitled “Resolution of the
Township of Mahwah Planning Board Award of a Contract to Maser Consulting, P.A. to Conduct the
Preliminary Investigation Pursuant to the Local Redevelopment and Housing Law” to engage the
Board Planner, Maser Consulting, P.A., to study and evaluate whether the Study Area qualifies as an
Area in Need of Redevelopment (see Appendix B).
However, since the initial 2020 Resolution directing the Planning Board to undertake a preliminary
investigation, the Township Council decided to expand the study area to encompass the entirety of
Block 82 in the investigation via Resolution #179-21 memorialized on April 1, 2021 (see Appendix C).
Furthermore, the Township requested that the investigation report stipulate that the analysis should
be performed as an Area In Need of Redevelopment Without Condemnation. The Planning Board
adopted a Resolution entitled “Resolution of the Township of Mahwah Planning Board Amendment
of Contract with Colliers Engineering & Design (Formerly Known as Master Consulting, P.A.) to
Conduct a Preliminary Investigation to the Local Redevelopment and Housing Law” on May 10, 2021
to allow Colliers Engineering & Design to study and evaluate whether the additional lots in Block 82
qualify as a non-condemnation Area in Need of Redevelopment (see Appendix D).
Section 6b(4) of the LRHL requires the Planning Board to hold a hearing on this matter prior to
recommending that the delineated area, or any part thereof, be determined or not determined a
redevelopment area. After the Planning Board issues its recommendation, the Borough Council
may adopt a resolution determining that the delineated area, or any part thereof, is a
redevelopment area (Section 6b(5) of the LRHL).
Before presenting the Study Area investigation and parcel level analysis, it is important to note that
the determination of need present in this analysis is only the first step of the redevelopment process
and does not provide guidance with respect to planning, development, or redevelopment of the
Study Area.
Section 40A:12A-7 of the LRHL describes the tool (the redevelopment plan) which specifies how the
redevelopment should be planned, in addition to the process through which such a plan is
prepared.
A redevelopment plan, which may supersede the zoning of an area or serves as an overlay thereto,
specifies the following:
▪

Relationship of the project area to local objectives as to appropriate land uses, density of
population, improved traffic and public transportation, public utilities, recreational and
community facilities and other public improvements.

▪

Proposed land uses and building requirements in the project area.

▪

Adequate provision for the temporary and permanent relocation, as necessary, of residents
in the project area, including an estimate of the extent to which decent, safe and sanitary
dwelling units affordable to displaced residents will be available to them in the existing
housing market.
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▪

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

▪

Any significant relationship of the redevelopment plan to the Master Plan of contiguous
municipalities, the Master Plan of the county, and the State Development and
Redevelopment Plan.

▪

An inventory of all housing units affordable to low- and moderate-income households that
are to be removed as a result of the implementation of the redevelopment plan.

▪

A plan for the provision of one comparable, affordable replacement housing unit for each
affordable housing unit that is to be removed.

▪

Proposed locations for public electric vehicle charging infrastructure within the project area
in a manner that appropriately connects with an essential public charging network.

This report and investigation are aimed only at determining whether the Study Area meets the
statutory criteria to be identified as an Area in Need of Redevelopment and therefore does not
contain any of the specific planning guidance contained in a redevelopment plan.
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II. Criteria for Redevelopment Area
Designation
Section 5 of the LRHL outlines the criteria that can be considered in evaluating a Study Area for a
potential determination designation. An area may be determined to be in need of redevelopment if,
after investigation, notice and hearing, and recommendation of the Planning Board, the governing
body of the municipality concludes by resolution that any one of the following relevant conditions is
found:
a) The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent,
or possess any of such characteristics, or are so lacking in light, air, or space, as to be
conducive to unwholesome living or working conditions.
b) 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. (new language from P.L. 2019, Chapter 229 underlined)
c)

Land that is owned by the municipality, the county, a local housing authority, redevelopment
agency or entity, or unimproved vacant land that has remained so for a period of ten years
prior to the adoption of the resolution, and that by reason of its location, remoteness, lack of
means of access to developed sections or portions of the municipality, or topography, or
nature of the soil, is not likely to be developed through the instrumentality of private capital.

d) Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities,
excessive land coverage, deleterious land use or obsolete layout, or any combination of
these or other factors, are detrimental to the safety, health, morals or welfare of the
community.
e) A growing lack or total lack of proper utilization of areas caused by the condition of the title,
diverse ownership of the real 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. (new language from
P.L. 2013, Chapter 159 underlined)
f)

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone,
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tornado, earthquake or other casualty in such a way that the aggregate assessed value of
the area has been materially depreciated.
g) In any municipality in which an enterprise zone has been designated pursuant to the "New
Jersey Urban Enterprise Zones Act," P.L.1983, c. 303 (C.52:27H-60 et seq.) the execution of
the actions prescribed in that act for the adoption by the municipality and approval by the
New Jersey Urban Enterprise Zone Authority of the zone development plan for the area of
the enterprise zone shall be considered sufficient for the determination that the area is in
need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c. 79 (C.40A:12A-5 and
40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone district
pursuant to the provisions of P.L.1991, c. 431 (C.40A:20-1 et seq.) or the adoption of a tax
abatement and exemption ordinance pursuant to the provisions of P.L.1991, c. 441
(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers
within the urban enterprise zone unless the municipal governing body and Planning Board
have also taken the actions and fulfilled the requirements prescribed in P.L.1992, c. 79
(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in
need of rehabilitation and the municipal governing body has adopted a redevelopment plan
ordinance including the area of the enterprise zone.
h) The designation of the delineated area is consistent with smart growth planning principles
adopted pursuant to law or regulation.
In addition to the above criteria, Section 3 of the LRHL (§40A:12A-3), which defines the
redevelopment area, allows the inclusion of parcels necessary for the effective redevelopment of the
area. Specifically, Section 3 states that “a redevelopment area may include land, buildings, or
improvements, which of themselves are not detrimental to the health, safety or welfare, but the
inclusion of which is found necessary, with or without change in their condition, for the effective
redevelopment of the area in which they are a part.”
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III. Description of Study Area
This chapter is divided into three sections. The first section provides a description of each of the
properties within the Study Area. The second section reviews environmental contamination. The
third section describes the existing zoning within the Study Area.

Parcel Descriptions
The Study Area consists of 30 parcels and encompasses 4.248 acresi (see the map on page 7). The
Study Area is located in the northeast quadrant of the Township and is bounded by East Ramapo
Avenue to the north, Franklin Turnpike to the east, King Street to the south, and Siding Place and the
NJTransit railroad right-of-way to the west. There are a number of different property owners for the
lots in the Study Area. However, it should be noted that a majority of the properties are owned by
Mahwah Town Center, LLC.ii The Study area is surrounded by a variety of uses including the Mahwah
Train Station, Veteran’s Memorial Park, and commercial uses to the north, the Mahwah Police
Station, Fire Department Company 1, and Township-run museum to the east, residential uses to the
south, an industrial use to the southwest, and the NJTransit railroad right-of-way to the west. The
Study Area is uniquely located within feet of the Mahwah Train Station, which is located along the
Main Line and Bergen County Line. NJTransit bus service is also available along Franklin Turnpike.
Detailed descriptions of each property are provided below. It should be noted that properties
assessed with a parent lot have been grouped together.
Improvement Ratios
Generally, a property that is generating normal economic productivity will be developed with
improvements that are valued at least as much as the land itself (equal to or greater than an
Improvement Ratio of 50%). Properties where the land is worth more than the improvements often
indicates that the parcel is under-utilized due to old, obsolete, and/or deteriorated improvements.
The data in the Property Information table on the next page, which is sourced from the Tax Cards
provided by the Township, provides the land, improvement, and total property value information for
each property in the Study Area. Only two properties in the Study Area have an improvement ratio
greater than 50%. Lot 1’s ratio is in the low 50s, which indicates the property is close to being
deemed under-utilized or lacking economic productivity. However, it should be noted that the two
buildings on the property are currently vacant. Lot 26 has the highest improvement ratio in the
Study Area at nearly 82%. Lots 2, 4, 8, 19, and 22 have improvement ratios below 50%, while Lots 10,
12, 16, 25, 28, 29, and 30 are classified as vacant and have no improvement value. Based on this
information, a majority of the parcels in the Study Area are not economically productive, and the
land is underutilized.
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Improvement Ratios in the Study Area
Lot

Total Value

Land Value

Improvement
Value

Improvement
Ratio

1

$,2,100,000

$1,009,700

$1,090,300

51.92%

2

$750,000

$422,900

$327,100

43.61%

4*

$507,300

$338,700

$168,600

33.23%

8*

$285,000

$186,900

$98,100

34.42%

10*

$200,800

$200,800

$0

-

12*

$225,500

$225,500

$0

-

16*

$189,200

$189,200

$0

-

19*

$154,100

$90,000

$64,100

41.60%

22*

203,200

$122,800

$80,400

39.57%

25*

$34,300

$34,300

$0

-

26

$375,400

$67,600

$307,800

81.99%

28*

$16,000

$16,000

$0

-

29

$218,800

$218,800

$0

-

30

$203,000

$203,000

$0

-

*Denotes a parent lot.

Block 82, Lot 1
This 1.22-acre parcel, known as 6 East Ramapo Avenue, is in the northwest corner of the Study Area.
Lot 1 has approximately 200 feet of frontage on East Ramapo Avenue. Additionally, there is
approximately 254 linear feet of frontage along Siding Place, which is located between the site and
the NJTransit railroad right-of-way. The site is currently developed with two one-story buildings,
parking facilities, loading areas, and signage. The total building floor area for the structures is 13,545
square feet.iii The rear parking area is currently used as vehicle storage for a nearby car dealership
and connects to the vehicle storage on Lot 30 to the south. The western building was occupied by
the Township’s Post Office for over 50 years until it closed in early 2019.iv The commercial building
contains three tenant spaces, the last of which was vacated in 2016. v
An exterior inspection of Lot 1 was performed on April 10, 2020 and a follow-up inspection was
performed on February 27, 2022. The two buildings on the property are vacant and show signs of
deterioration and unsanitary conditions. The two driveways along East Ramapo Avenue have fenced
gates blocking access to the parking area to the rear.
The site is surrounded by the Mahwah Train Station, commercial uses, and Veteran’s Memorial Park
to the north, a bank to the east, vacant land to the south, and the NJTransit railroad to the west. The
property is served by both public water and sewer.vi
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According to the Highlands Water Protection and Planning Council’s (“Highlands”) Geographic
Information System (”GIS”) data,vii the property is generally free of environmentally sensitive areas.
However, the property contains 0.167 acres of land within the Highlands Steep Slope Protection
Area classified as severely constrained slopes and 0.023 acres classified as constrained slopes. The
Steep Slope Protection Area is located along the eastern and southern property lines. Additionally,
0.075 acres of land is within the Open Water Protection Area (“OWPA”) and Riparian Area. It should
be noted that the OWPA and Riparian Area are coincident with each other. Therefore, the buildable
area on this parcel is 0.96 acres. Despite these mapped environmental features, improvements,
including the post office building and the paved parking area, currently exist within the mapped
constraints. See the map on page 13 for the environmental features present in the entire Study
Area.
Block 82, Lot 2
Lot 2 is a 0.4819-acre parcel located at the southern corner of the Ramapo Avenue and Franklin
Turnpike intersection. The property is commonly known as 4 East Ramapo Avenue and is owned by
Cilento Holdings, LLC. The site has approximately 135 feet of frontage along Ramapo Avenue and
158 feet of frontage along Franklin Turnpike. Lot 2 is developed with a one-story bank with a single
drive-thru lane that was constructed in 1960 according to the Tax Card. Other site improvements
include off-street parking, retaining walls, pedestrian walkways, signage, and landscaping. An
exterior inspection of the property was performed on February 27, 2022. The bank appears to be in
good condition and operates Monday through Saturday. The bank also has a drive-through ATM that
appears to be accessible at all times.
Lot 2 is adjacent to commercial uses and Veteran’s Memorial Park to the north, municipal services
including the Mahwah Fire Department Company 1, Police Station, and Township-run Museum to
the east, a vacant commercial building to the south, and vacant commercial buildings to the west.
The property is served by both public water and sewer.
According to the Highlands GIS data, the property contains 0.073 acres of severely constrained
slopes and 0.044 acres of constrained slopes. The Highlands Steep Slope Protection Area is located
along the eastern, southern, and western property lines between the driveways and parking area
and property lines. It should be noted that this data may not reflect the current development of Lot
2 since there are retaining walls along these property lines. Lot 2 is not within the OWPA or Riparian
Area and is not encumbered by wetlands.
Block 82, Lot 4 (includes Lots 3, 5, 6, & 7)
This collection of parcels, referred to as “Lot 4” in this report, has approximately 110 feet of frontage
on Franklin Turnpike and contains 0.356 acres. The site is commonly known as 216 Franklin Turnpike
and is developed with a 1,956 square foot, two-story building constructed in 1930 according to the
Tax Card. Other site improvements include parking facilities and signage. It should be noted that the
driveway is shared with the building on Lot 8. During a site visit conducted on April 10, 2020, the site
had a freestanding sign identifying Constantino’s Salon as a tenant and a sign on the rear door
identifying Grace Nails as a second tenant. Neither the front entrance nor the rear entrance has a
handicap accessible option. Additionally, a notice posted on the rear entrance revealed that the
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building has been deemed unsafe for human occupancy. An email from Daniel Mairella, the
Township’s Construction Code Official, on April 28, 2020 indicates the unsafe structure notice was
posted due to the observation of mold. A follow-up exterior inspection was performed on February
27, 2022, which did not reveal any positive changes to the property’s condition.
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Lot 4 is surrounded by a bank to the north, municipal services to the east, a residential use to the
south, and vacant commercial buildings to the east. The property is served by both public water and
sewer. However, both accounts have been inactive since December 31, 2017. viii
According to the Highlands GIS data, the site contains 0.046 acres of severely constrained slopes and
0.012 acres of constrained slopes along the western property lines. However, the existing parking
area extends into this “steep slope” area, suggesting these steep slopes were present prior to the
improvements.
Block 82, Lot 8 (includes Lot 9)
Lots 8 and 9 (“Lot 8”) are located along the west side of Franklin Turnpike and collectively known as
220 Franklin Turnpike. The site contains 0.165 acres and has approximately 50 feet of frontage along
Franklin Turnpike. The site is developed with a 2,290 square foot, two-story building which was built
in 1910. According to the Tax Card, the property is a residential use. However, a freestanding sign on
the property indicates the building is occupied by the Law Office of Thomas W. Williams, Esq. It is
unclear if the building is still occupied. It should be noted that the driveway providing access to the
parking area is shared with Lot 4.
The site is surrounded by commercial uses to the north, municipal services to the east, and vacant
land to the south, and vehicle storage to the west. The property is served by both public water and
sewer.ix
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 10 (includes Lot 11)
Block 81, Lots 10 and 11 (“Lot 10”) are collectively known as 222 Franklin Turnpike and have 50 feet
of frontage along Franklin Turnpike. The site contains 0.174 acres and is currently vacant. The Tax
Card indicates the property was developed with a single-family dwelling that was constructed in
1890 and demolished in November of 2009. The former driveway of the demolished single-family
dwelling remains on the property. The site is surrounded by an office use to the north, municipal
services to the east, and vacant land to the south, and vehicle storage to the west. The property is
within both a public water and sewer service area, however, the site is not connected to these
services.x
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 12 (includes Lots 13, 14, & 15)
These four parcels ( “Lot 12”) have approximately 100 feet of frontage along Franklin Turnpike and
are commonly known as 224 Franklin Turnpike. The site contains 0.372 acres and is vacant.
According to the Tax Card, a single-family dwelling that was built in 1909 was demolished in
November of 2009. Lot 12 is surrounded by vacant land to the north, south, and west, municipal
services to the east, and an industrial use to the southwest. Lot 12 is within both a sewer and water
service area. However, the site is not connected to these services.xi
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
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Block 82, Lot 16 (includes Lot 17)
Lots 16 and 17 (“Lot 16”) are located at the corner of Franklin Turnpike and King Street and contain
0.17 acres. The site, commonly known as 228 Franklin Turnpike, has approximately 50 feet of
frontage along Franklin Turnpike and 135 feet of frontage along King Street. The property has
remained vacant since the demolition of the single-family dwelling in November of 2009. However,
remnants of the dwelling are present, including the foundation, a concrete pad, two driveways from
King Street, and a walkway from Franklin Avenue. The site is adjacent to vacant land to the north,
municipal services to the east, residential uses to the south, and an industrial use to the west. The
site is located in both a water and sewer service area, however, no connection to these services
exists.xii
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 19 (includes Lot 18)
These two tax lots (“Lot 19”) are located at 9 King Street and encompass 0.0689 acres. Lot 19 has
approximately 52 feet of frontage along King Street, while Lot 19 is located to the rear and does not
have street frontage. 9 King Street Realty, LLC is the current owner according to the Tax Card. The
property is developed with a one-story building and is classified as an industrial use. Lot 19 is
adjacent to vacant land to the north and east and residential uses to the south and west. The site is
in water and sewer service areas and is connected to these services.
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 22 (includes Lots 20 & 21)
This collection of properties (“Lot 22”) is commonly known as 7 King Street and contains 0.0976
acres. Lot 20 has approximately 52 feet of frontage on King Street, while Lots 21 and 22 to the rear
are landlocked. The property is developed with a two-story, single-family dwelling and owned by
Maureen Postolowski. Other site improvements include a front walkway, rear patio, and
landscaping. It should be noted that Lots 25 (to the west) and 28 (to the north) are also owned by
Ms. Postolowski. Adjacent uses include a vacant land to the north and west, an industrial use to the
east, and residential uses to the south. The property is located in the water and sewer service areas
and is currently connected to both utilities.
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 25 (includes Lots 23 & 24)
These three parcels, owned by Ms. Postolowski, are located along King Street and contain 0.0976
acres. Lot 23 is the only parcel with street frontage. The Tax Card indicates the property is vacant.
However, aerial imagery shows a vehicle parked in what appears to be a driveway on the property.
Lot 25 is adjacent to vacant land to the north, residential uses to the east and south, and an
industrial use to the west. The property is located in the water and sewer service areas, however,
due to the vacant nature of the property, there does not appear to be any connection to these
utilities.
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The Highlands GIS data does not identify any environmentally sensitive areas on this site.
Block 82, Lot 26
Known as 3 King Street, this site contains 0.193 acres and is located at the corner of King Street and
Siding Place. The site is developed with a one-story, 2,205 square foot, industrial building that was
constructed in 1930 according to the Tax Card. An attached outdoor cooler is also present on the
property. Adjacent uses include vacant land to the north, a residential use to the east, a
manufacturing plant to the south, and the NJTransit railroad right-of-way to the west. The site is
connected to both public water and sewer services.xiii
The Highlands GIS data does not identify any environmentally sensitive areas on this site.
Block 82, Lot 28 (includes Lot 27)
Lots 27 and 28 (“Lot 28”) are located to the rear of Lot 22 and are owned by Ms. Postolowski. The
parcels encompass 0.0574 acres and do not have any street frontage. Aerial imagery appears to
show a shed or similar structure in the northeast corner of the property. Since Lot 28 is located
behind Ms. Postoloski’s residence, it is likely this property is used as the backyard. The property is
surrounded by vacant lands to the north, east, and west, industrial uses to the southeast and
southwest, and a single-family dwelling to the south. The property does not appear to be directly
connected to any utilities, however it is within the water and sewer service areas.
The Highlands GIS data does not identify any environmentally sensitive areas on the site.
Block 82, Lot 29
This vacant property contains 0.29 acres and is located at 9 Siding Place. The property is adjacent to
vehicle storage to the north, vacant land to the east, a residential use to the southeast, an industrial
use to the south, and the NJTransit railroad right-of-way to the west. The site has access to both
public water and sewer service. However, the site is not currently connected to either service. xiv
According to the Highlands GIS data, a 0.01-acre portion of the property is within an OWPA and
Riparian Area along the western property line. It should be noted that the OWPA and Riparian Area
are coincident with each other. Additionally, the data indicates 0.03 acres, and 0.01 acres of the site
are encumbered by severely constrained slopes and constrained slopes, respectively. The steep
slope areas are located along the northern property line.
Block 82, Lot 30
Lot 30 is located on Siding Place and contains 0.58 acres. The property is vacant but is improved with
a parking area that is being used as vehicle storage for a nearby dealership.xv Vehicles can be seen
parked on the site since the 1970s (see the Study Area History Section below). The property is
surrounded by the Post Office and commercial property to the north, a commercial and residential
use to the east, vacant land to the south, and the NJTransit railroad right-of-way to the west. The
property has access to both public water and sewer services. However, there is currently no
connection to these services.xvi
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The Highlands GIS data indicates there are three environmentally sensitive features affecting the
site. The OWPA and Riparian Area encumber 0.043 acres of the site along the western property line.
Note that these features overlap each other, and the total affected area is 0.043 acres. Additionally,
0.16 acres of the property are encumbered by severely constrained slopes and 0.03 acres are within
constrained slopes. The steep slope areas are located along the southern property line and in the
eastern half of the property.

Environmental Contamination
The NJDEP’s active sites with confirmed contamination listxvii and closed sites with remediated
contamination listxviii do not identify any properties within the Study Area that currently or previously
have had any environmental contamination.

Zoning in the Study Area
The entire Study Area lies within the B-10 Neighborhood Commercial Zone District (“B-10 District”).
Additionally, the Mixed-Use Development-1 Overlay (“MUD-1 District”) District encompasses the
entire Study Area.
Permitted principal uses in the B-10 Zone include:
▪

Finance, insurance and real estate offices

▪

Funeral Parlors

▪

Health-care facilities

▪

Licensed child care centers

▪

Offices, business and professional

▪

Parks

▪

Planned commercial development

▪

Public facilities

▪

Public recreation facility

▪

Restaurant, take-out

▪

Restaurants

▪

Retail sales

▪

Retail services

▪

Solar energy systems

Additionally, the B-10 District permits essential services, fitness centers and health clubs, motor
vehicle body repair shops, places of assembly, and service stations as condition uses. The bulk
standards for the B-10 District are:
▪

Minimum Lot Area – 10,000 square feet

▪

Minimum Lot Width – 50 feet

▪

Minimum Lot Depth – 100 feet
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▪

Maximum Improved Lot Coverage – 80%

▪

Maximum Lot Coverage – 50%

▪

Maximum Building Height – 40 feet/3 stories

▪

Minimum Front Yard Setback – 10 feet

▪

Minimum Side Yard Setback (one side) – 10 feet

▪

Minimum Site Yard Setback (both sides) – 20 feet

▪

Minimum Rear Yard Setback – 40 feet

The permitted principal uses in the MUD-1 District include:
▪

Non-residential uses with frontage on Ramapo Avenue on the ground floor only.

▪

All permitted principal uses in the B-10 District, excluding: (a) places of assembly, (b) social
recreational buildings, (c) Offices, business and professional, (d) Public schools, parks,
playgrounds, firehouses, and libraries, and (e) Undertakers and funeral parlors.

▪

Multi-family housing

▪

A mixture or combination of the uses above

The MUD-1 District does not permit any conditional uses. The bulk standards for the MUD-1 District
are:
▪

Minimum Lot Area – 3 acres

▪

Minimum Lot Width – 150 feet

▪

Maximum setback from Ramapo Avenue and Franklin Turnpike – 15 feet1

▪

Minimum setback from Siding Place – 10 feet

▪

Minimum setback from King Street – 40 feet

▪

All other yard setbacks – 15 feet

▪

Maximum Improved Lot Coverage – 85%

▪

Maximum Lot Coverage – 80%

▪

Maximum Building Height – 3 stories and 38 feet

▪

Maximum Density – 14 units per acre

▪

Minimum Affordable Housing Units – 20% of the total number of units

The MUD-1 District also has specific regulations for accessory uses, loading facilities, signage, offstreet parking, building design, and landscaping.

1

However, up to 25% of the linear building width may be set back a maximum of 30%.
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IV. Study Area History
Historic aerial photographs dating back to 1931 and Township tax maps reviewed to determine the
history of and changes in development that took place in the Study Area over the course of the past
80+ years.
The following images illustrate the development of the Study Area since the 1930s. It should be
noted that the yellow and white lines represent the current roads, and the red dashed line is the
approximate location of the Study Area boundary. The first aerial image (Figure 1) available for the
Study Area is from 1931 (see https://www.historicaerials.com/). The poor image quality makes
determining improvements hard to visualize. However, one can see structures on Lots 1, 8 and 9,
and 26. Additionally, what appears to be disturbed land is visible on Lots 3 through 17 and 30. Lot 29
does not appear to be significantly disturbed.

Figure 1 – 1931 Aerial Image.

Over 20 years later, in 1953, the image is clear and illustrate many of the structures and
improvements in the Study Area. The Post Office building on Lot 1 is clearly visible but the rear
addition has not been constructed yet. It should be noted that the three-tenant commercial building
on Lot 1 has not been constructed. There appears to be development, which does not match the
current configuration, on Lots 4 and 8. Additionally, it appears there is development present along
Franklin Turnpike, except for the bank on Lot 2. Dwellings along King Street can also be seen.
However, Lot 26, which is currently developed with a one-story building, is vacant at this time. Lot 29
is not developed and Lot 30 appears to be improved with a paved surface. See the image on the
following page for details.
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Figure 2 – 1953 Aerial Image.

By 1965, the three-tenant commercial building on Lot 1 has been constructed. Other significant
changes include the development of Lots 2, Lot 26. There also appears to be truck and/or trailer
storage on Lot 30. The properties along Franklin Turnpike do not appear to have any major changes.
See Figure 3 for details.
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Figure 3 – 1965 Aerial Image.

In 1979, the development of the Study Area is at its fullest so far. The aerial below shows the Post
Office, three-tenant building, and rear parking area on Lot 1, the bank building on Lot 2, all the
dwellings along Franklin Turnpike, King Street, and Lot 29, the building on Lot 26, and the parking
area on Lot 30. See Figure 4 below.

Figure 4 – 1979 Aerial Image.

Eight years later, in 1987, there are some significant changes. Lot 1 is shown with many occupied
parking spaces, suggesting the Post Office and commercial uses attract many customers. The
configuration of Lots 4 and 8 is now similar to current conditions, with two buildings close to
Franklin Turnpike and parking areas to the rear. Finally, there was a significant increase in the
number of vehicles on Lot 30. See Figure 5 on the following page.
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Figure 5 - 1987 Aerial Image

Between 1987 and 2001, a fourteen-year period, minimal changes have occurred. The main
difference between the two aerial images is the clarity, with the 2001 image clearly showing
structures, paved areas, and vegetation. On Lot 29, the pool has been removed.

Figure 6 – 2001 Aerial Image.
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Figure 7 is an aerial photograph of the Study Area in 2007, which shows what appears to be site
work on the northwestern corner of Lots 3 through 7, a smaller building on Lot 29, and additional
vehicle storage on Lot 30. No other significant changes occurred during this time period.

Figure 7 – 2006 Aerial Image

Many aerial images are available after 2006. However, the images do not show significant changes in
the Study Area. The aerial image captured in October of 2020 is the most recent aerial available
from Google Earth and is shown in Figure 8. Since 2007, the dwellings on Lots 10, 12, and 16 have
been demolished and the properties have more tree canopy area. The other properties have not
drastically changed. However, it should be noted that there are significantly less vehicles present in
the parking lots of Lots 1, 2, 4, 8, and 30. This suggests that the property is not attracting customers
and is underutilized. See Figure 8 on the following page.
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Figure 8 - October 2020 Aerial Image
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V. Master Plan Studies
The LRHL requires a Redevelopment Plan to discuss any significant relationship to the master plan
of contiguous municipalities, the County and the State Development and Redevelopment Plan. This
section details the relationship between the proposed redevelopment designation and the
Township’s master plan documents, the County’s master planning documents and the State plan as
well as the Highlands Regional Master Plan.

Municipal Documents
The Township of Mahwah has several master plan goals that would be advanced by the potential
designation of the Study Area as an Area in Need of Redevelopment.
2013 Comprehensive Master Plan
The Planning Board of Township of Mahwah adopted a new Comprehensive Master Plan to replace
the 1989 Master Plan on March 11, 2013 by resolution. The resolution was subsequently
memorialized on April 8, 2013. The Comprehensive Master Plan contained five elements; a Land Use
Plan Element, a Sustainability Element, a Community Facilities Element, a Historic Preservation
Element, and a Circulation Element. However, only the Land Use Element specifically mentions the
properties in the study area and provides recommendations for the Franklin Turnpike corridor.
Land Use Element
The Land Use Element contains 16 Goals and Objectives, four of which would be advanced by the
designation of the Study Area as an Area in Need of Redevelopment.
▪

Goal 1: To encourage proper distribution of land areas.
−

The designation of the Study Area as an Area in Need of Redevelopment would allow for a
variety of land uses to provide a transitional space between the commercial development in
the Study Area and adjacent residential uses to the south.

▪

Goal 3: To concentrate development in the easterly portions of the Township.
−

▪

The Study Area is located in the northeastern portion of the Township.

Goal 9: To encourage new development, and redevelopment, to take into account the
aesthetic character of the community, in an effort to enhance the aesthetic appearance of
the municipality.
−

The Study Area has the potential to be redeveloped, which would eliminate the old,
dilapidated buildings in the area. Vacant lands would be developed, which would increase the
Study Area’s economic productivity.
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▪

Goal 10: To preserve and enhance the Township’s commercial areas.
−

The Study Area has the potential to revitalize the Township’s downtown area by eliminating
aged, vacant, and run-down commercial uses.

The Land Use Element then provides recommendations for 15 residential land use categories and 15
non-residential land use categories. The recommendations for the B-10 District and the GI-80
District, which was the designation of Lots 26, 29, and 30 at the time, do not specifically discuss any
of the properties in the Study Area. However, it is noted in the discussion of the Neighborhood
Business category that traffic congestion and circulation issues due to “restricted access points
between certain areas of the Township east and west of Route 17 and awkward intersections at
Miller Road and East Ramapo Avenue” was a major concern of the residents. As a result, the
Planning Board determined that development near the Mahwah Train Station and Franklin Turnpike
should not include high density residential or mixed-use development until improvements are made
to improve the circulation and congestion issues in the area. Additionally, commercial uses should
be limited to two stories and small business operations and large chain or box stores, supermarkets,
and large drug stores will be considered inconsistent with the Master Plan objectives.
On page 26 of the Comprehensive Master Plan, an evaluation of the “Franklin Turnpike Study Area”
is presented. The purpose of the evaluation is to determine the validity of establishing a “pedestrianoriented neighborhood commercial center with a neo-traditional character with associated design
controls”. The 80-acre study area was divided into a northern and southern section with a central
portion in the northern section at the Acme shopping center. The Redevelopment Study Area is
located in the southern section. A discussion of existing land use, use by floor area, a visual analysis,
and a zoning regulation analysis is presented before the final recommendations for the study area
and northern and southern sections are provided. The analysis of the southern section reveals that
this area exhibits a more pedestrian-friendly corridor than the northern section. However, this
section exhibits areas with narrow or no sidewalks, a lack of on-street parking, and visually
unappealing building designs. The recommendations for the southern section include modifications
to the area and bulk requirements such as an increased front yard, decreased rear yard, decreased
impervious coverage, an increase in building coverage, and the introduction of a shared parking
concept. Finally, it was recommended that the area between East Ramapo Avenue and King Street
be considered for mixed-use development.
2017 Master Plan Reexamination & Master Plan Amendment
On May 8, 2017, the Township Planning Board adopted the 2017 Master Plan Reexamination and
Master Plan Amendment. This report had a specific goal of protecting the drinking water in the
Township and was limited in scope to addressing that topic. There were no recommendations made
specific to the Study Area.
2019 Housing Element and Fair Share Plan
On June 10, 2019, the Planning Board adopted the Township’s 2019 Housing Element & Fair Share
Plan (“HEFSP”), which was subsequently endorsed by the Township Council on June 13, 2019. The
2019 HEFSP provides the existing and proposed mechanisms that will be utilized to address the
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Township’s constitutional obligation to provide affordable housing. The Study Area is stated to be
land most appropriate for the construction of low- and moderate-income housing in Chapter VII of
the document. Additionally, Mahwah Town Center, LLC, the owner of all properties in the Study
Area, is indicated to have “expressed an interest to build a mixed-use inclusionary development” on
the properties in the Study Area. Chapter X details all the existing and proposed mechanisms to
address the Township’s affordable housing obligation. The Study Area, referred to as “Block 82” in
the HEFSP, is identified as a site to contribute affordable units towards the Township’s Third Round
Unmet Need, which is the remaining portion of the Third Round Obligation after subtracting the
Township’s Realistic Development Potential. According to the Plan, the Township will rezone the
property to permit a mixed-use development at a maximum density of 14 units per acre, with a
maximum of 49 units. Additionally, a 20% affordable housing set-aside will be required, regardless
of tenure, for a total of 10 affordable units.
Since the adoption of the HEFSP, the Township Planning Board adopted Ordinance No. 1868 on June
27, 2019, which created the MUD-1, Mixed-Use Development 1 Overlay, supplementing the existing
regulations on the Study Area. On October 23, 2019, via Resolution No. 1888, the Township adopted
a new Zoning Map with the zoning change above as well as other zone changes implemented as a
result of the HEFSP.

County Documents
A summary of the one County Document relevant to the Township is provided below.
2011 Vision Bergen
In 2010, a visioning process was conducted by the County Planning Board to develop a vision and
framework to develop a new County Master Plan. The Vision Plan was published in June of 2011. xix
The Vision Plan indicates Mahwah’s downtown, like many other municipalities, has a variety of
commercial uses in walking environments and is mixed with other uses such as housing. It indicated
that these areas typically have less traffic concerns. However, no specific idea or vision was provided
for the area.

State Documents
The following State document would be advanced by the designation of the Study Area as an Area in
Need of Redevelopment.
2001 State Development and Redevelopment Plan
The most recent State Plan was adopted in 2001. It should be noted that the State of New Jersey did
prepare a revision to the 2001 Plan entitled the State Strategic Plan, but it was never adopted.xx The
2001 Plan contains eight State-wide goals.xxi This potential designation and redevelopment plan for
the Study Area could advance four of these goals:
▪
▪
▪

Goal #1 – Revitalize the State’s Cities and Towns
Goal #3 – Promote Beneficial Economic Growth, Development and Renewal for all Residents
of New Jersey
Goal #6 – Provide adequate housing at a reasonable cost
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▪

Goal #8 – Ensure Sound and Integrated Planning and Implementation Statewide

The 2001 Plan also included a State Plan Policy Map to guide future growth into compact areas and
to protect the environs of the State. This Map identifies the Study Area as Planning Area 1 –
Metropolitan Planning Area. The intent of this Planning Area is to:
▪
▪
▪
▪
▪
▪

Provide for much of the State’s future redevelopment;
Revitalize cities and towns;
Promote growth in compact forms;
Stabilize older suburbs;
Redesign areas of sprawl; and
Protect the character of existing stable communities.xxii

This potential designation and redevelopment plan would meet the intent of Planning Area 1.
Highlands Regional Master Plan
The Highlands Region encompasses 88 municipalities, including Mahwah. The Regional Master Plan
(“RMP”) seeks to evaluate how best to protect the natural and cultural resources of the Highlands
Region while striving to accommodate a sustainable economy. Nothing within this document
specifically addresses the redevelopment of the Study Area. However, the overall Plan does stress
smart growth principles and encourages redevelopment. The Study Area is entirely located in the
Highlands Planning Area in the Existing Community Zone (“ECZ”). Additionally, Study Area is within a
Highlands Designated Center.
The RMP provides many goals, policies, and objectives to guide the development in the Highlands
Region. The following goals, policies, and objectives of the RMP would be advanced by the potential
designation and redevelopment plan.
▪

Goal 6F: Support of compact development, mixed-use development, and redevelopment and
maximization of water, wastewater, and transit infrastructure investments for future use of land
and development within the ECZ.
−

Policy 6F1: To promote compatible development and redevelopment within the ECZ.

−

Policy 6F3: To ensure that development activities within the ECZ are subject to standards and
criteria which ensure that development and redevelopment incorporate smart growth
principles and do not adversely affect natural resources.

−

Policy 6F4: To ensure that development and redevelopment within the ECZ are served by
adequate public facilities including water supply, wastewater treatment, transportation,
educational, and community facilities.

−

Policy 6F5: To ensure that development and redevelopment in the ECZ are compatible with
existing community character.

−

Policy 6F6: To encourage new population growth, where desired by the municipality, and
development in the ECZ is in the form of center based and mixed-use development.
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o

−
▪

Objective 6F6a: Center based development initiatives shall be planned within the Existing
Community Zone at densities appropriate to the Zone, the community character, the State
Development and Redevelopment Plan. Densities of five dwelling units and above are
encouraged and are required in areas designated as voluntary TDR Receiving Zones where
TDR benefits are sought under the Highlands Act.

Policy 6F7: To encourage redevelopment in the ECZ as a means to relieve development
pressure from more environmentally sensitive areas.

Goal 6H: Guide development away from environmentally sensitive and agricultural lands and
promote development and redevelopment in or adjacent to existing developed lands.
−

Policy 6H4: To promote compatible growth opportunities that include infill development,
adaptive reuse, redevelopment, and brownfields redevelopment in existing developed areas.

−

Policy 6H5: To promote land uses which create a sense of place with attractive, walkable
neighborhoods that support community connectivity of developed lands and community
facilities.
o

Objective 6H5a: Communities of place with a mix of uses, which promote multi-purpose
trips, through proximity of neighborhood retail, commercial, and entertainment uses to
residential land uses that create communities that are largely self-sufficient regarding
daily needs.

o

Objective 6H5b: Communities of place with a pattern of development which promotes the
use of transit, walking, and biking.

▪

Goal 6J: Accommodation of regional growth and development needs through the reuse and
redevelopment of previously developed areas, including brownfields, grayfields, and
underutilized sites.

▪

Goal 6K: Concentrate residential, commercial, and industrial development, redevelopment, and
economic growth in existing developed areas in locations with limited environmental constraints,
access to existing utility, and transportation infrastructure.
−

▪

Policy 6K1: To promote the redevelopment of brownfields, grayfields, and other previously
developed areas in a manner consistent with the goals and requirements of the Plan.

Goal 6O: Market-rate and affordable housing sufficient to meet the needs of the Highlands Region
within the context of economic, social, and environmental considerations and constraints.
−

Policy 6O2: To promote, where appropriate and permitted by the Land Use Capability Zone,
center-based development approaches that address a mix of housing types, support mixed
uses, and implement compact development approaches.

−

Policy 6O3: To promote, where appropriate and permitted by the Land Use capability Zone,
affordable housing within new residential and mixed-use development, redevelopment, or
adaptive reuse projects.
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−

Policy 6O4: To encourage the targeting of new housing to areas with compatible existing
densities and within walking distance of schools, employment, transit, and community
facilities and services.
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VI. Redevelopment Evaluation
Study Approach
An exterior site inspection and analysis of Lots 1, 4, 8, 10, 12, 16, 26, 29, and 30 within the Study Area
was conducted on April 10, 2020 with regard to existing physical characteristics, current use,
condition of structures, and property conditions. A second exterior site inspection was conducted on
February 27, 2022 to document any notable changes to the properties previously visited as well as
review the physical characteristics, current use, condition of structures, and property conditions of
Lots 2, 19, 22, 25, and 28. Additionally, this office examined Township reports, analyzed historic
aerial photographs, and the Township’s zoning code. Furthermore, tax records were reviewed.
Colliers Engineering & Design also requested the following information from the Borough. Text in
italics reflects the information received.
▪

▪

Copies of tax cards for both lots for the past seven years.
o

Tax Cards for Lots 1, 4, 8, 10, 12, 16, 26, 29, and 30 were received on April 17, 2020.

o

Tax Cards for Lots 2, 19, 22, 25, and 28 were received on November 24, 2021.

Code (property, building, fire etc.) violations for the past five years.
o

o

o

o

Information regarding fire code violations for Lots 1, 4, 8, 10, 12, 16, 26, 29, and 30 was
provided by Michael Roe, Fire Official, via email on April 23, 2020. The information
revealed the following:
-

As of late 2015, the structures on Lots 1, 4, 10, 12, and 16 were unable to be inspected
since they were deemed unsafe.

-

Information on Lot 30 was not provided.

Information regarding property maintenance violations for Lots 1, 4, 8, 10, 12, 16, 26, 29,
and 30 was provided by Tom Mulvey, Property Inspector, via email on April 30, 2020.
-

A complaint for odor from a barrel in the rear of Lot 1 was reported on August 9,
2018, which was addressed by August 30, 2018.

-

No other significant complaints were issued to the properties.

Information regarding building code violations for Lots 1, 4, 8, 10, 12, 16, 26, 29, and 30
was provided by Daniel Mairella, Construction Code Official, via email on April 28, 2020.
-

A Notice of Unsafe Structure was issued to Lot 1 on October 9, 2017, stating “Massive
amount of mold and water leaks – must fix problem.” The records do not indicate this
issue was abated.

-

Information on Lots 26 and 30 was not provided.

Information regarding health code violations for Lots 1, 4, 8, 10, 12, 16, 26, 29, and 30
was provided by Marianne Campbell, Administrative Secretary of the Mahwah Health
Department, via email on April 28 and 30, 2020.
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▪

▪

A copy of a Citizen Complaint form for the condition of the interior and exterior of the
post office building was opened on October 5, 2017. The form indicates the post office
had mold odors, water leaks, and trash and debris throughout the rear of the
building. However, since the building is a federal workplace, a complaint had to be
opened with OSHA. It is unclear if OSHA ever began or completed its investigation.

-

Information on Lots 26 and 30 was not provided.

o

Information regarding fire code violations for Lots 2, 19, 22, 25, and 28 was provided by
Michael Roe, Fire Official, via email on January 11, 2022. Mr. Roe did not report any
outstanding violations.

o

Information regarding property maintenance violations for Lots 2, 19, 22, 25, and 28 was
provided by Tom Mulvey, Property Inspector, via email on January 13, 2022. Mr. Mulvey
did not report any outstanding violations.

o

Information regarding health code violations for Lots 2, 19, 22, 25, and 28 was provided
by Marianne Campbell, Administrative Secretary of the Mahwah Health Department, via
email on January 20, 2022. Ms. Campbell did not report any outstanding violations.

o

Information regarding building code violations for Lots 2, 19, 22, 25, and 28 was provided
by Gary Montroy, Construction Department Manager, via email on February 16, 2022. Mr.
Montroy did not report any outstanding violations.

Building permits issued for the past five years.
o

In Mr. Mairella’s April 2020 correspondence, he indicates the recent permits issued for Lots 10,
12, 16, and 29 were in 2009 for demolition. There were no permits for Lots 4 or 30 in the
Township’s records.

o

In Mr. Montroy’s February 2022 correspondence, he indicated no building permits have been
issued for Lots 2, 19, 22, 25, and 28 in the last five years.

Information on tax liens for the past five years.
o

▪

-

Elizabeth Villano, Township Tax Collector, indicated there are no liens on any property within
the Study Area via email on February 16, 2022.

Data on any unpaid taxes for the past five years.
o

Ms. Villano also indicated that taxes for all properties are paid through the first quarter of
2022. However, Lot 30 has an outstanding balance of $377.94.

The following sections describe each property within the Study Area and the redevelopment criteria
the site meets, if any.

Block 82, Lot 1 – 6 East Ramapo Avenue
Lot 1 encompasses 1.22 acres and is developed with two commercial buildings, one previously used
as the Township’s Post Office and another containing three tenant spaces. The total floor area of the
buildings is 13,545 square feet. Neither building is currently occupied. This property meets the
following LRHL criteria:
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Criteria A
The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or possess
any of such characteristics, or are so lacking in light, air, or space, as to be conducive to unwholesome
living or working conditions.

Figure 9 - Commercial building

Figure 10 - Post Office Building
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The Post Office building has been vacant and
unmaintained for over a year and the overall
condition of the site has deteriorated. The building
façade is covered in dirt and grime. Weeds and vines
have begun to grow up some of the walls. The
handicap ramp to access the building from East
Ramapo Avenue is cracked and crumbling in
multiple locations, which is a hazard for anyone
using this structure to access the building.
Additionally, the paint along the front awning is
peeling, leaving the awning materials exposed to the
elements, which has accelerated the deterioration of
the awning. The rear of the Post Office building was
Figure 11 - Rear of Post Office building
visually inspected from Lots 4 and 30. Observations
of the building include a rusted mechanical lift and detached portions of the sheet metal lining the
roof edge over the loading area. The exterior of the Post Office building exhibits substandard,
unsafe, and dilapidated characteristics and demonstrates unwholesome working conditions.
The paint along the roof line of the commercial building is peeling, vegetation has begun to climb
the walls. There is graffiti present on the front façade of the former florist shop and the bank drive
through on the east side of the building has been
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Figure 12 - Front of commercial building at the
former florist shop

Figure 13 - Graffiti on commercial building
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Figure 14 - Interior of Post Office building

boarded up. Additionally, a Notice of Unsafe
Structure is posted on each tenant entrance, which
indicates the building is “unsafe for human occupancy”. The Township Construction Department
issued a Notice of Unsafe Structure indicating a building on the property has “massive amount of
mold and water leaks” on October 9, 2017. However, the specific building on the property was not
stated. It is assumed the Notice from the Construction Department is for the commercial building
since the Post Office was not vacated until 2019.
In addition to the exterior inspection, portions of the interiors of the buildings were viewed through
the front doors and windows. The interior of the Post Office building, as seen from the front door,
has been cleared out of all furniture, equipment, and other equipment related to the operation of
the Post Office. Windows in the atrium area have been removed, which has left exposed wood
where the windows once were. Nails could be seen sticking out of the former window frames.
Finally, there appears to be some wiring hanging from the ceiling.
The condition of the interior of the former florist tenant space in the eastern building is extremely
hazardous. A majority of the ceiling tiles have fallen due to water damage, which has exposed the
wood and wiring in the drop ceiling. Puddles of water were observed throughout the former florist
space. The fallen ceiling tiles have grown mold and are deteriorating due to the water. A nearly full
five-gallon bucket sits immediately inside the building. A vine from the plant along the front window
bed has grown into the building and can be seen extending across the floor. See Figure 15 for the
condition of the former florist shop. The former pizzeria is in better condition than the florist shop.
However, since door trim and portions of the bar have been removed, it appears some demolition
has occurred. Building materials lay in the middle of the floor and a few of the ceiling tiles in the
space have visible water damage. Finally, the former bank space appears to be in the best condition
of the three tenant spaces. However, a few ceiling tiles have fallen due to water damage and others
have visible water damage.
The February 2022 site visit confirmed that the exterior conditions of the property had not
improved. The handicap access ramp to the Post Office remains in a dilapidated state and the
façade and roof trim of the buildings has deteriorated over time. Boards are not placed on the
windows of the buildings, which impeded the view of the interior of the buildings. Therefore, it is
unclear if the conditions have improved or degraded. When viewed from the Franklin Avenue
sidewalk, the roof of each building contained standing water, which indicated improper roof
drainage.
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As noted by the text and photographs, the Post Office and
commercial building, especially, the former florist space, are
unsafe, unsanitary, hazardous, and dilapidated. Additionally, the
commercial building has been deemed unsafe for human
occupancy. These characteristics are conducive to unwholesome
working conditions. Therefore, Lot 1 qualifies under Criteria A of
the LRHL.

Figure 15 - Interior of florist shop

Figure 17 - Post Office in 2022

Figure 16 - Standing water on roofs
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Figure 18 - Commercial building in 2022

Criteria B
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.
As previously stated, the Post Office building has been vacant for over two years and the commercial
building has been vacant since 2016. The commercial building was issued a Notice of Unsafe
Structure on October 9, 2017, ordering the building to be demolished. Therefore, Lot 18 qualified
under Criteria B of the LRHL.
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Figure 19 - Examples of Unsafe Structure Notices on commercial building

Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
As noted under Criteria A, the two buildings on Lot 1 have deteriorated over time. The Construction
Department issued a Notice of Unsafe Structure for the commercial building on October 9, 2017,
stating mold and water damage is present throughout the building and that the structure is ordered
to be vacated and demolished. Additionally, the Post Office building has been vacant for over one
year.
Externally, the property shows characteristics of dilapidation, obsolescence, and deleterious land
use. The handicap access ramp to the Post Office building has visible cracks and chunks of the
concrete missing. The small front yard of the Post Office building is overgrown and has debris and
litter in many of the landscaping beds. Materials found around the area include leaves, twigs,
branches, pieces of concrete from the crumbling handicap access ramp, an old street signpost,
lighters, bottles, and paper. At the rear of the building, a rusted mechanical lift remains on the
loading dock. Additionally, the loading area is full of leaves and other plant material, litter, such as
papers and bottles, and an unenclosed dumpster (see Figure 11).
The area surrounding the commercial building is overgrown and unsightly. The walkways leading to
the entrances are cracked and weeds are growing out. The landscaping beds are overrun with
weeds. Branches of a tree in front of the former pizzeria have been cut and remain on the ground.
At the front of the former florist shop, a vine has grown into the building from the landscaped bed.
Finally, the retaining wall at the eastern side of the property is cracked and crumbling. These
conditions demonstrate the dilapidation, obsolescence, and deleterious land use of the property
which is detrimental to the safety and general welfare of the Township. Therefore, the property
qualifies under Criteria D of the LRHL.
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Figure 20 - Handicap ramp to Post Office

Figure 21 - Weeds and tree limbs in front of former pizzeria

Figure 22 - Debris and litter found on the property

Figure 23 - Rear of property in 2022

Block 82, Lot 2 – 4 East Ramapo Avenue
This 0.4819-acre parcel is located at the intersection of Ramapo Avenue with Franklin Turnpike. Lot 2
is developed with a one-story bank, off-street parking, and other site improvements. Lot 2 does not
meet any of the LRHL criteria. However, this report recommends qualifying the property under
Section 3 of the LRHL.
Section 3
Section 3 defines a redevelopment area and allows the inclusion of parcels necessary for the
effective redevelopment of the area, by stating, “a redevelopment area may include land, buildings,
or improvements, which of themselves are not detrimental to the health, safety or welfare, but the
inclusion of which is found necessary, with or without change in their condition, for the effective
redevelopment of the area in which they are a part.”
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Lot 2 is a developed
property with a fully
functioning bank. Its
inclusion in the
redevelopment area is
necessary to effectively
revitalize the use of the
property, enhance the
East Ramapo Avenue and
Franklin Turnpike
streetscapes, and
improve the aesthetic of
the Township’s downtown
area. Additionally, the
property would
contribute an essential
piece of land that would
allow for an effective
Figure 24 - Bank building in 2022
consolidation of all
parcels in the Study Area rather than an irregularly shaped piece of land around the property.
Depending on future plans, the bank structure may be incorporated into a future redevelopment
plan or remain and repair existing parking lot and retaining walls as part of a future redevelopment
project.

Block 82, Lot 4 – 216 Franklin Turnpike
The property commonly known as 216 Franklin Turnpike is owned by Mahwah Town Center, LLC
who purchased the property from Thomas W. Williams on April 24, 2008 for $2,610,000. This
transaction also included Lots 8, 12, 16, and 26. The property contains 0.356 acres and is developed
with a 1,956 square-foot structure for commercial in “typical” condition and constructed in 1930. xxiii
Lot 4 meets the following LRHL criteria:
Criteria A
The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or possess
any of such characteristics, or are so lacking in light, air, or space, as to be conducive to unwholesome
living or working conditions.
Viewed from the sidewalk, the building appears to be in generally good condition. However, a closer
look reveals compromises in the structure. There are multiple dislodged bricks and cracks in the
front porch. There are also cracks in the foundation in various locations around the building. A
portion of the gutter on the second floor at the front of the building is missing. The rear steps are
missing a chunk of the first stair, which has exposed the railing support. No handicap access is
provided at either building entrance, which is an obsolete building design. Additionally, the exterior
basement/cellar door is slightly ajar, which exposes the lower level of the building to the elements.
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Finally, A Notice of Unsafe
Structure is posted on the
rear door, deeming the
structure unsafe for human
occupancy as posted. The
property was looked at
again during the February
27, 2022 site visit. However,
no significant changes,
other than the shrubbery at
the front of the building
becoming more overgrown,
were seen. Based on this
information, the building on
Figure 25 - Rear steps and open cellar door Figure 26 - Cracked front steps and loose bricks
Lot 4 shows characteristics
of being substandard, unsafe, dilapidated and obsolete that are conducive to wholesome living
and/or working conditions. Therefore, Lot 4 qualified under Criteria A of the LRHL.
Criteria B
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.
As previously stated, a Notice of Unsafe Structure has been posted on the rear door indicating the
building is unsafe for human occupancy. Therefore, the building is untenantable and qualified under
Criteria B of the LRHL.
Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
As noted under Criteria A, the building on Lot 4 displays characteristics of dilapidation and
obsolescence, which are detrimental to the safety and general welfare of the community. The
property exhibits similar characteristics. The bushes in the front yard have been left unmaintained
and have now grown to cover both front windows and block half the freestanding sign in the front
yard. The parking area at the rear has multiple cracks and areas with uneven surfaces throughout.
The parking spaces are not delineated, and no designated handicap spaces exist, which is a faulty
design of the parking area. A chain-link fence has been installed at the rear of the property to
prevent vehicles from parking too close to the broken asphalt and retaining wall, which appears to
be unstable and in need of repair. However, nothing is preventing pedestrians from entering this
area since the fence is only within the parking area. The site is dilapidating, obsolete, and shows
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signs of deleterious land use, which is detrimental to the health, safety, and general welfare of the
community. Therefore, Lot 4 qualifies under Criteria D of the LRHL.

Figure 27 - Crumbling rear parking area

Figure 28 - Overgrown shrubs

Block 82, Lot 8 – 220 Franklin Turnpike
Lot 8 is owned by Mahwah Town Center, LLC who purchased the property from Thomas W. Williams
on April 24, 2008 for $2,610,000. This transaction also included Lots 4, 12, 16, and 26. The property
contains 0.165 acres and is vacant. The Tax Card indicates the property is developed with a 2,290
square foot single-family dwelling in “fair” condition, which was constructed in 1910. xxiv
220 Franklin Turnpike meets the following LRHL criteria:
Criteria A
The generality of buildings are substandard, unsafe, unsanitary,
dilapidated, or obsolescent, or possess any of such characteristics, or
are so lacking in light, air, or space, as to be conducive to
unwholesome living or working conditions.
The residential-styled building shows signs of being substandard,
unsafe, and dilapidated characteristics. The front steps are
uneven and have cracks. The railings and supports of the front
porch, window trims, and roof eaves have chipped paint.
Additionally, the porch roof is sagging on the southern side,
indicating a weakness in the supports. A portion of the porch
railing is missing towards the back. Additionally, the building lacks
Figure 29 - Lopsided front porch roof
a handicap accessible entrance, which is an obsolete building
design. According to the signage on the site, the building is used
as an office space. However, it is unclear if the tenant indicated on the sign still occupied the
building.
At the rear of the building, the wooden staircase appears to be unstable due to the crooked steps
and railing. The wooden retaining wall at the rear of the building is uneven, broken, and cracked,
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which could compromise the integrity of the foundation of the building adjacent to it. A cursory
inspection of the building from Franklin Turnpike was don on February 27, 2022, which found the
property to be in a similar condition to what was observed in 2020. The unsafe, dilapidated, and
obsolete conditions described above present unwholesome working conditions.

Figure 30 - Loose front steps

Figure 31 - Unstable rear steps

Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
As discussed under Criteria A, the condition of the building is unsafe, dilapidated, unsafe and
obsolete, due to the cracked and uneven front and rear steps, various areas of peeling paint,
unstable rear steps, and lack of a handicap entrance. Additionally, a majority of the landscaping is
overgrown and unmaintained. The parking area is in a state of disrepair, uneven and cracked in
many locations. The wooden barrier at the rear of the parking area is broken and would not
adequately prevent vehicles from accidentally driving over the curb. Various items such as hoses,
gasoline containers, roof shingles, and building materials can be found strewn around the rear yard.
These conditions illustrate an unsafe, dilapidated, and obsolete building and site, which poses a risk
to the safety, health and welfare of the community.
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Figure 32 - Materials in the rear yard

Figure 33 - Broken barrier at rear of parking area

Block 82, Lot 10 – 222 Franklin Turnpike
Lot 10 is owned by Mahwah Town Center, LLC who purchased the property from Williams-Puglisi
Profit Plan on April 24, 2008 for $200,000. Prior to that, the property was owned by Clara Danowski
(Exec) before being sold to Williams-Puglisi Profit Plan on July 2, 1997 for $111,550. The property
contains 0.174 acres and is vacant. The Tax Card indicates the property was previously developed
with a single-family dwelling constructed in 1890 containing 960 square feet. xxv A demolition permit
was issued on November 5, 2009. However, the Township Construction Official issued a Notice of
Imminent Hazard on May 4, 2011, deeming the structure an imminent hazard. The Notice directed
Mahwah Town Center, LLC to demolish the structure by May 4, 2011. xxvi Since the issuance of the
Notice of Imminent Hazard, the single-family dwelling has been demolished but the driveway
remains on the property.
Lot 10 meets the following LRHL criteria:
Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
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Figure 34 - Former driveway on the
property

Figure 35 - Shopping carts and litter on
the property

Figure 36 - Building materials at the rear

As previously mentioned above, the former driveway for the now demolished dwelling remains on
the property. The driveway has some cracks in it but is generally in a good condition. However,
adjacent to the driveway is an area with a significant amount of overgrown with vegetation, and
strewn with garbage, as well as two shopping carts. At the rear of the property is a pile of building
materials. Based upon observations, it appears that the property is being used as an indiscriminate
dump site, leading to a deleterious use of the vacant property. The continuation of this condition will
be detrimental to the safety and health of the community.

Block 82, Lot 12 – 224 Franklin Turnpike
Lot 12 is owned by Mahwah Town Center, LLC who purchased the property from Thomas W.
Williams on April 24, 2008 for $2,610,000. It should be noted that Mahwah Town Center, LLC’s
purchase included Lots 4, 8, 16, and 26 in this transaction. The property contains 0.372 acres and is
vacant. The Tax Card indicates the property was developed with a 1,224 square foot single family
dwelling constructed in 1909. However, the dwelling was
demolished on November 5, 2009.xxvii
Lot 12 does not meet any of the LRHL criteria. However, this
report recommends qualifying the property under Section 3 of the
LRHL.
Section 3
Section 3 defines a redevelopment area and allows the inclusion
of parcels necessary for the effective redevelopment of the area,
by stating, “a redevelopment area may include land, buildings, or
improvements, which of themselves are not detrimental to the
health, safety or welfare, but the inclusion of which is found
necessary, with or without change in their condition, for the
effective redevelopment of the area in which they are a part.”

Figure 37 - The property is currently
vacant
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Lot 12 was previously developed with a single-family dwelling which contributed to the streetscape
of Franklin Turnpike. Since the structure’s demolition, the property has remained vacant and
underutilized in the Township’s downtown area. The property’s inclusion in the redevelopment area
is necessary to effectively revitalize the use of the property, enhance the Franklin Turnpike
streetscape, and improve the aesthetic of the Township’s downtown area. Additionally, the property
would contribute a critical mass of land necessary to attract future redevelopers for the effective
redevelopment of the area.

Block 82, Lot 16 – 228 Franklin Turnpike
This property is owned by Mahwah Town Center, LLC, who purchased the property, along with Lots
4, 8, 12, and 26, from Thomas W. Williams on April 24, 2008 for $2,610,000. The property contains
0.17 acres and is vacant. The Tax Card indicates the property was developed with a 1,586 square
foot single family dwelling constructed in 1935. However, the dwelling was demolished on
November 5, 2009.xxviii
228 Franklin Turnpike meets the following LRHL criteria.
Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
Although the dwelling on the property has been demolished, remnants of the structure and use
remain. Upon observation, the foundation of the dwelling, two driveways off King Street, retaining
walls, and a walkway from Franklin Turnpike are present. The foundation and retaining wall is made
of stacked stone and may be unstable as many stones are missing and vines, weeds, and moss are
present, which could compromise the integrity of the support. Both driveways are cracked, uneven,
and overgrown with weeds and/or moss. At the end of the western driveway there appears to have
been a garage structure evident by the remaining concrete pad. On the north side of the foundation
there is a large number of branches, debris, garbage, and similar to Lot 10, two shopping carts. This
indicates the property is openly uncontrolled to dumping. Finally, the western wall of the foundation
has a doorway with no door, leaving the former basement space exposed to the elements and to
anyone wandering the property. The current conditions of the property exhibit a deleterious land
use, which is detrimental to the public health and safety, especially with the unsecured former
basement area.
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Figure 38 - Former driveway and concrete
pad

Figure 39 - Unsecured basement entrance
in foundation

Figure 40 - Debris, litter, and shopping cart
found near the foundation

Block 82, Lot 19 – 9 King Street
Lot 19 is located at 9 King Street and
encompasses 0.0689 acres. The
property is developed with a onestory building, which is occupied by a
functioning electrician business
(classified as industrial use). Other
site improvements include a
driveway/parking area and storage
shed.
9 King Street does not meet any of
the LRHL criteria. However, this
report recommends qualifying the
property under Section 3 of the
LRHL.
Section 3
Section 3 defines a redevelopment
area and allows the inclusion of
parcels necessary for the effective
Figure 41 - Existing electrician business
redevelopment of the area, by
stating, “a redevelopment area may
include land, buildings, or improvements, which of themselves are not detrimental to the health,
safety or welfare, but the inclusion of which is found necessary, with or without change in their
condition, for the effective redevelopment of the area in which they are a part.”
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Lot 19’s inclusion in the redevelopment area is necessary to eliminate the need for an irregularlyshaped redevelopment area.

Block 82, Lot 22 – 7 King Street
Lot 22 is currently developed with a twostory, single-family dwelling and is under
common ownership with adjacent Lots 25
and 28. 7 King Street does not meet any of
the LRHL criteria. However, it is
recommended that the Township qualify
this property under Section 3 of the LRHL.
Section 3
Section 3 defines a redevelopment area
and allows the inclusion of parcels
necessary for the effective redevelopment
of the area, by stating, “a redevelopment
Figure 42 - Existing dwelling on the property
area may include land, buildings, or
improvements, which of themselves are not detrimental to the health, safety or welfare, but the
inclusion of which is found necessary, with or without change in their condition, for the effective
redevelopment of the area in which they are a part.”
Lot 22’s inclusion in the redevelopment area is necessary to effectively revitalize the use of the Study
Area, which would improve the aesthetic of the Township’s downtown area. Additionally, if excluded,
the property, along with Lots 25 and 28, which are under common ownership, would create an
irregularly shaped southern boundary, which would not be conducive to effective redevelopment.3

Block 82, Lot 25 – King Street
Lot 25 is a 0.0976-acre parcel immediately west of Lot 22. While the property is classified as vacant,
the property is under common ownership with the residence on Lot 22 and a driveway and garden
are located on the property. This property does not meet any of the LRHL criteria, but this report
recommends qualifying Lot 25 under Section 3 of
the LRHL
Section 3
Section 3 defines a redevelopment area and allows
the inclusion of parcels necessary for the effective
redevelopment of the area, by stating, “a
redevelopment area may include land, buildings, or
improvements, which of themselves are not
detrimental to the health, safety or welfare, but the
inclusion of which is found necessary, with or
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without change in their condition, for the effective redevelopment of the area in which they are a
part.”
Similar to Lot 22 discussed above, the inclusion of Lot 25 in the redevelopment area is necessary to
avoid an irregularly shaped redevelopment area,
Figure 43 - Existing driveway and garden on the property
which would not promote the effective
redevelopment of the Study Area.

Block 82, Lot 26 – 3 King Street
This corner lot is owned by Mahwah Town Center, LLC who purchased the property from Thomas W.
Williams on April 24, 2008 for $2,610,000. Note that Lots 4, 8, 12, and 16 were included in the
purchase of this property. Lot 26 contains 0.193 acres and is developed with a 2,205 square foot,
one-story, industrial building built in 1930. In 2008, an attached outdoor cooler was constructed.xxix
Lot 26 meets the following LRHL criteria:
Criteria A
The generality of buildings are substandard, unsafe,
unsanitary, dilapidated, or obsolescent, or possess
any of such characteristics, or are so lacking in light,
air, or space, as to be conducive to unwholesome
living or working conditions.
Upon an exterior inspection of the industrial
building, the conditions appear to be relatively
good. However, the rear wall has cracks and
exposed brick where the stucco is coming off the
wall. Additionally, there is an awning structure
attached to the rear of the building which is broken
and unstable. However, during the site inspection
Figure 44 - Rear building wall with cracks and exposed bricks
in February of 2022, the awning was no longer
present, but the rear wall continued to show signs of deterioration. Additionally, the attached cooler
structure had broken roof-mounted equipment (see Figures 45 and 46). The condition of the rear of
the building exhibits some unsafe and dilapidated characteristics.
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Figure 45 - Broken roof-mounted mechanical equipment

Figure 46 - Water leaks below mechanical equipment

Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
As discussed under Criteria A, the condition of the
rear wall of the building is unsafe and dilapidated.
Additionally, the rear yard contains various
building materials and debris. An unenclosed
dumpster is located at the corner of King Street
and Siding Place, which could be hazardous to
pedestrians and vehicles in the area. Finally, the
parking area in the front yard is in poor condition,
exhibited by the cracking asphalt and broken
pieces in the yard.
The site visit on February 27, 2022 found that the
dumpster has been removed as well as some of
Figure 47 - Front parking area
the materials at the rear of the building. However,
the parking area was still in the same condition as it was in 2020 and a broken wooden cabinet was
found on the west side of the property. These conditions illustrate an obsolete and deleterious use
of the property, which poses a risk to safety and welfare.
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Block 82, Lot 28 – King Street
Lot 28 is an interior, 0.0574-acre parcel located to the rear
of Lot 22. The property serves as the rear yard to Lot 22
and is under common ownership. During the site
inspection on February 27, 2022, a shed was seen in this
area as was a row of planter pots at the rear of the yard.
This property does not meet any of the LRHL criteria, but
this report recommends qualifying Lot 28 under Section 3
of the LRHL.
Section 3

Figure 48 - Rear yard of dwelling on Lot 22

Section 3 defines a redevelopment area and allows the
inclusion of parcels necessary for the effective
redevelopment of the area, by stating, “a redevelopment
area may include land, buildings, or improvements, which
of themselves are not detrimental to the health, safety or
welfare, but the inclusion of which is found necessary, with
or without change in their condition, for the effective
redevelopment of the area in which they are a part.”

As with Lots 22 and 25, the inclusion of Lot 28 in the redevelopment area is necessary to avoid an
irregularly shaped redevelopment area. Should this property be left out of the redevelopment area,
it would act as a “donut hole” in the area. This situation would not promote the effective
redevelopment of the Study Area.

Block 82, Lot 29 – 9 Siding Place
This property is owned by Mahwah Town Center, LLC who
purchased the property, along with Lots 1 and 30, from
Thomas W. and Mary J. Williams on April 24, 2008 for
$3,190,000. The property contains 0.29 acres and is vacant.
The Tax Card indicates the property previously contained a
1,216 square foot single family dwelling constructed in 1900.xxx
A demolition permit was issued on November 5, 2009.
However, the Township Construction Official issued a Notice of
Imminent Hazard on May 4, 2011, deeming the structure an
imminent hazard. The Notice directed Mahwah town Center,
LLC to demolish the structure by May 4, 2011. xxxi Since the
issuance of the Notice of Imminent Hazard, the single-family
dwelling has been demolished.
Lot 29 does not meet any of the LRHL criteria. However, this
report recommends qualifying the property under Section 3 of
the LRHL.

Figure 49 - Rusted metal on the property
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Section 3
This Section of the LRHL defines a redevelopment area and allows the inclusion of parcels necessary
for the effective redevelopment of the area, by stating, “a redevelopment area may include land,
buildings, or improvements, which of themselves are not detrimental to the health, safety or
welfare, but the inclusion of which is found necessary, with or without change in their condition, for
the effective redevelopment of the area in which they are a part”.
Lot 29 has remained vacant for a number of years and has become unkempt and underutilized in
the Township’s downtown area. The property’s inclusion in the redevelopment area is necessary to
effectively revitalize the use of the property and a improve the aesthetic of the Township’s
downtown area. Additionally, the property would contribute a critical sum of land necessary to
attract future redevelopers.

Block 82, Lot 30 – Siding Place
This property is owned by Mahwah Town Center, LLC who purchased the property from Thomas W.
and Mary J. Williams on April 24, 2008 for $3,190,000. The property contains 0.58 acres and is vacant.
However, the property is improved with a gravel parking area for the storage of new vehicles for a
nearby car dealership.xxxii
Lot 30 meets the following LRHL criteria:
Criteria D
Areas with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty
arrangement or design, lack of ventilation, light and sanitary facilities, excessive land coverage, deleterious
land use or obsolete layout, or any combination of these or other factors, are detrimental to the safety,
health, morals or welfare of the community.
Lot 30 is improved with a gravel and paved parking area and is not currently used. The parking area
was previously used as temporary off-site vehicle storage for a nearby car dealership. The parking
area is uneven and cracking in many places. It should be noted that there is evidence that a portion
of the parking area has been paved, possibly to remediate potholes. Additionally, some garbage was
found on the property. The parking area is not delineated and the vehicles are stacked, which is
inconsistent with the zoning code, thus leading to a substandard parking design, albeit temporary in
nature. Furthermore, the gate on Siding Place was not secured to prevent potential trespassers,
which leaves the property a potential location for illegal activity. On February 27, 2022, there were
no vehicles present and the gate was still not secured. If the property continues to be used in this
fashion, it will be a safety issue as well as an economic detriment due to the extreme
underutilization of the site.
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Figure 50 - Property in April of 2020

Figure 51 - Property in February of 2022

The determination that Lot 30 meets Criteria D as it relates to surface parking and obsolescence
draws parallels to findings in Concerned Citizens, Inc. v. Mayor and Council of the Borough of
Princeton (2004). The New Jersey Appellate Division found in that case that a surface parking lot met
the requirements for an area in need of redevelopment under Criteria D based on substantial
evidence demonstrating that the design of parking lots has evolved over time and the subject site
was, in relative terms, substandard. The court defined obsolescence, in the context of
redevelopment, as “the process of falling into disuse and relates to the usefulness and public
acceptance of a facility.” The current use of the parking lot is not serving the adjacent commercial
buildings that was originally built to support. Those structures have fallen into disrepair as noted
elsewhere in this report. The lot was being used to stack vehicle inventory for a car dealership not
located on-site, in unmarked spaces at the time of the site visit in April of 2020, which is much less
kempt and productive than when the lot served a flourishing center. However, since then, all
vehicles have been removed from the property (see Figure 51).
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VII. Study Conclusion & Recommendations
The 4.248-acre Study Area consists of 14 properties (30 parcels) in the Township’s downtown area.
The Study Area is developed with a variety of uses and has a number of vacant underutilized lots.
The area was inspected on April 10, 2020 and again on February 27, 2022, which revealed the
substandard conditions on Lots 1, 4, 8, 10, 16, 26, and 30. While some properties do not qualify
under any LRHL criteria, this report recommends qualifying those properties under Section 3 of the
LRHL to effectively redevelop the area in a comprehensive manner with uses that complement each
other as well as adjacent properties. Lots 2, 12, 19, 22, 25, 28, and 29 are recommended to qualify
under Section 3, which totals 1.46 acres or 34.4% of the Study Area. The remaining 2.788 acres, or
65.6% of the Study Area meet one or more of the LRHL redevelopment criteria.
Based on the information presented in Section VI, the properties in the Study Area qualify under the
following criteria:
Redevelopment Criteria by Location
Lot

Location

LRHL Criteria
A

B

X

X

C

D

E

F

G

H

Sec. 3

1

6 East Ramapo Ave.

X

2

4 East Ramapo Ave.

4 (incl. 3, 5, 6, 7)

216 Franklin Tpke.

X

X

X

8 (incl. 9)

220 Franklin Tpke.

X

X

X

10 (incl. 11)

222 Franklin Tpke.

12 (incl. 13, 14, 15)

224 Franklin Tpke.

16 (incl. 17)

228 Franklin Tpke.

19 (incl. 18)

9 King Street

X

22 (incl. 20, 21)

7 King Street

X

25 (incl. 23, 24)

King Street

X

26

3 King Street

28 (incl. 27)

King Street

X

29

9 Siding Place

X

30

Siding Place

X

X
X
X

X

X

X

The designation of the two lots discussed in this report would advance the goals of the Township’s
Master Plan, Land Use Element, and Housing Element and Fair Share Plan. Additionally, the potential
redevelopment designation is consistent with Bergen County’s Vision Bergen Document, the State
Development and Redevelopment Plan, and the Highlands Regional Master Plan. Based on the
above, we recommend that the Study Area qualify for designation as an Area in Need of
Redevelopment. If these recommendations are accepted by the Township, the next step should be
the preparation of a redevelopment plan that would guide redevelopment of the designated area.
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Appendix A | Township Council Resolution #079-20
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RESOLUTION
Resolution #

TOWNSHIP OF MAHWAH
P.O. Box 733
MAHWAH, NJ 07430

Name

Motion

Second

Yes

x

Ervin

x

Absent

x

Wysocki
May

x

Wong

Abstain

x

x
x
x

Paz

Date: January 23, 2020

x

Ariemma

Ferguson

No

o7 9-2 o

Authorization to the Township Planning Board to Undertake a Preliminary Investigation Pursuant
to the Local Redevelopment and Housing Law as to Whether the Following Lots and Blocks Shall
be Designated an Area in Need of Redevelopment
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., as
amended from time to time (the "Local Redevelopment and Housing Law") authorizes municipalities to
determine whether certain parcels of land in the municipality constitute an area in need of redevelopment;
and
WHEREAS, the Township Council of the Township of Mahwah recognizes the need to stimulate
economic development within the Township; and
WHEREAS, there are existing buildings in the delineated area which appear to be substantial and
obsolescent; and
WHEREAS, there are existing commercial buildings in the delineated area whose use has been
discontinued and have fallen into a state of disrepair; and
WHEREAS, the delineated area is underutilized and located in a central area of the Township
with ready access to municipal and commercial uses and transportation via a New Jersey Transit Rail
Line and Conunuter Bus Lines as well as pedestrian and bicycle access, and development of the
delineated area would be consistent with smaii growth planning principles; and

WHEREAS, the delineated area is within a mixed use overlay zone which permits residential
units including needed affordable housing units, but the rezoning of the area has not resulted in any as-ofright applications for development; and
WHEREAS, the Township Council recognizes that the statutory framework of the Local
Redevelopment and Housing Law requires that a detailed procedure be employed to investigate the
delineated area, provide for public notice, receive public comment, and render a decision as to whether
some, none or all of the individual lots and blocks delineated hereinbelow should be designated as an
area in need of redevelopment; and
WHEREAS, the Township Council wants the Township Planning Board and the Township
Plallller to examine the below described area pursuant to the Local Redevelopment and Housing Law in
order to review the appropriateness of obsolete or incompatible uses in order to promote the highest and
best use of the Township's resources and incorporate public benefits; and
WHEREAS, the Township's Council believes that it is in the best interest of the Township as a
whole to take this opportunity to initially explore whether the delineated area can and should be
designated an area in need of redevelopment; and
WHEREAS, the Governing Body hereby directs the Planning Board to perform a preliminary
investigation into the lots and blocks delineated below to detennine whether the same should be
designated an area in need of redevelopment,
NOW THEREFORE BE IT RESOLVED by the Township Council of the Township of
Mahwah that:
I.

Pursuant to the Local Redevelopment and Housing Law, N.J.S.A.
40A: 12A-4a (1 ), the Governing Body has the authority to cause a
preliminary investigation to be made pursuant to N.J.S.A. 40A:l2-6.a
as to whether an area is in need of redevelopment.

2.

The Governing Body hereby authorizes the Planning Board to 1mdertake a
preliminary investigation of the lots and blocks set forth herein to
determine whether the proposed area, in whole or in part, is an area in
need of redevelopment with the option of using eminent domain for said
properties and according to the statutory criteria set forth in N.J. S.A.
40A:l2A-5:
Block: 82

3.

Lots 1,3,4,5,6,7,8,9,10,l l,12,13,14,15,l6,17,26,29 and 30.

In order to undertake the said preliminary investigation, the Plalllling
Board is authorized to retain a New Jersey Licensed, Professional Plallller
for this purpose.

4.

Subsequent to the issuance of the professional planner's report of
preliminary investigation, the Planning Board shall make public notice and ·
hold a public hearing(s) pursuant to the Local Redevelopment and
Housing Law, prior to making such dete1mination as set forth in paragraph
2 above.

BE IT FURTHER RESOLVED that the Township Clerk shall forward a copy of this Resolution to
Business Administrator, CMFO, Township Attorney, Administrative Officer, Planning Board, and
Plaiming Board Attorney.

I hereby certify that this resolution consisting three page(s), was adopted at a meeting of the Township
Council of the Township of Mahwah on the 23"' day of January, 2020.

Council President

Appendix B | Planning Board Resolution, memorialized on February 24, 2020
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RESOLUTION OF THE TOWNSHIP OF MAHWAH PLANNING BOARD
AWARD OF A CONTRACT TO MASER CONSULTING, P.A.
TO CONDUCT A PRELIMINARY INVESTIGATION PURSUANT TO THE
LOCAL REDEVELOPMENT AND HOUSING LAW

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:l2A-1 et seq.,
authorizes municipalities to detennine whether certain parcels of land within the municipality
constitute an area in need of redevelopment; and
WHEREAS, N.J.S.A. 40A:12A-6(a) provides that no area of a municipality shall be
determined to be a redevelopment area unless the governing body 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 N.J.S.A. 40A:12A-5; and
WHEREAS, by Resolution #079-20, adopted January 23, 2020, the Mahwah Township
Council authorized the Planning Board to undertake a preliminary investigation of Block 82,
Lots 1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,26,29 and 30 to detennine whether that area, in
whole or in part, is an area in need of redevelopment with the option of using eminent domain
for said properties, according to the criteria set forth in N.J.S.A. 40A:12A-5; and
WHEREAS, the Township Counsel authorized the Planning Board to retain a New
Jersey Licensed Professional Planner for the purpose of undertaking said preliminary
investigation; and
WHEREAS, the Township Plam1ers, Maser Consulting, P.A., submitted a Proposal dated
January 20, 2020 to provide professional services in connection with the preliminary
investigation; and
WHEREAS, at a regularly scheduled public meeting on February 11, 2020 the Plam1ing
Board reviewed and accepted the Proposal of Maser Consulting, P.A.;
NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of
Mahwah that a Professional Services Contract be and is hereby awarded to Maser Consulting,
P.A. to provide professional plamring services in connection with the preparation and
presentation of a Preliminary Investigation Report pursuant to N.J.S.A. 40A: 12A-6(a), in
accordance with their Proposal dated January 20, 2020; and
BE IT FURTHER RESOLVED that Maser Consulting, P.A. shall be compensated in
accordance with the rates, terms and provisions of the prevailing professional services contract
between Maser Consulting, P.A. and the Township of Mahwah; and
BE IT FURTHER RESOLVED that the total amount of the Contract shall not exceed
$10,000 plus printing costs estimated to be $500.00, as more particularly set forth in the Proposal
dated January 20, 2020; and

1432060.1

BE IT FURTHER RESOLVED that this Contract is being awarded as a Professional
Services Contract pursuant to N.J.S.A. 40A:ll-5 et seq. because the practice of professional
planning services is regulated by law and it has been determined that Maser Consulting, P.A. is
authorized by law to practice said profession; and
BE IT FURTHER RESOLVED that the Chairman and Secretary of the Planning Board
be and are hereby authorized and directed to execute the aforesaid Contract in a form to be
approved by the Township Attorney; and
BE IT FURTHUR RESOLVED that the Administrative Officer shall keep a copy of
this Resolution and the Contract on file and available for inspection in the Planning Board
Office.

1432060.1

2

A motion to authorize the above Contract was adopted on February 10, 2020, by the
following vote:
Name
Mayor Roth
Mr. Crean, Chairman
Mr. Donigian
Council Member Ervin
Mr. Grewal
Mr. Loiacono
Mr. Olear
Mr. Pallotta
Mr. Van Duren
Ms. Jankowski, Alternate I
Ms. Galow, Alternate II
rrotal

Motion

Second

Yes

No

Abstain

x
x
x
x
x

x

x

x
x
x
x
x
9

Absent

1

0

The Board memorialized its findings at a meeting held on February 24, 2020 by the
following vote:
Name
Mayor Roth
Mr. Crean, Chairman
Mr. Donigian
Council Member Ervin
Mr. Grewal
Mr. Loiacono
Mr. Olear
Mr. Pallotta
Mr. Van Duren
Ms. Jankowski, Alternate I
Ms. Galow, Alternate II
Total

Motion

Second

Yes

x

x
x

x

No

Abstain

Absent

x
x
x
x
x
7

By:

~~ha~
G r ldine Entrup
Ainistrative Officer

1432060. 1

3

Appendix C | Township Council Resolution #179-21
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Appendix D | Planning Board Resolution, memorialized on May 10, 2021
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RESOLUTION OF THE TOWNSHIP OF MAHWAH PLANNING BOARD
AMENDMENT OF CONTRACT WITH COLLIERS ENGINEERING & DESIGN
. (FORMERLY KNOWN A.s MASERCONSULTING, P.A.)..
.
TO CONDUCT A PRELIMINARY INVESTIGATION PURSUANT TO THE
LOCAL REDEVELOPMENT AND HOUSING LAW

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.,
authorizes municipalities to detennine whether certain parcels of land within the municipality
constih1te an area in need ofredevelopment; and
WHEREAS, N.J.S.A. 40A:12A-6(a) provides that no area of a municipality shall be
determined to be a redevelopment area unless the governing body shall, by resolution, authorize
the planning board to undertake a Preliminary Investigation to detennine whether the proposed
area is a redevelopment area according to the criteria set forth in N.J.S.A. 40A:12A-5; and
WHEREAS, by Resolution adopted February 24, 2020, the Planning Board of the
Township of Mahwah awarded a Contract to Maser Consulting, P.A. (the "Consultant") to provide
professional planning services in connection with the preparation and presentation of a Preliminary
Investigation Report pursuant to the New Jersey Local Redevelopment and Housing Law to
determine whether certain parcels of land within the Township constituted an area in need of
redevelopment; and
WHEREAS, the total amount of the Contract was not to exceed $10,000 plus printing
costs estimated to be $500.00, as more particularly set forth in the Consultant's Proposal dated
January 20, 2020 and the Resolution adopted by the Board on February 24, 2020; and
WHEREAS, by Resolution adopted by the Planning Board on June 22, 2020, the amount
of the Contract was increased by $2,000.00; and
WHEREAS, on April 1, 2021, the Mahwah Township Council adopted a
Resolution authorizing and directing the Planning Board to undertake a Preliminary Investigation
pursuant to the local Redevelopment and Housing Law as to whether (1) certain real property
within the Township of Mahwah qualifies as a non-condemnation area in need of redevelopment
and (2) certain real property within the Township of Mahwah qualifies as a condemnation area in
need of redevelopment; and
WHEREAS, the need exists for professional planning services to assist the Board in its
Preliminary Investigation by, among other things, preparing a Preliminary Investigation Report
and appearing and giving testimony at public hearings to be held by the Board; and
WHEREAS, the Consultant has submitted a Proposal dated February 16, 2021 to provide
professional planning services in connection with the Preliminary Investigation; and

3129585.1

WHEREAS, by this Resolution, the Planning Board desires to amend the Contract with
Maser Consulting, P.A. to substitute Colliers Engineering & Design (formerly known as Maser
Consulting, P.A.) as the Consultant, to authorize the additional services and to increase the
Contract amount by $20,000.00;
NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of
Mahwah that the Professional Services Contract originally awarded to Maser Consulting, P.A. be
amended to authorize Colliers Engineering & Design, as Consultant, to provide professional
planning services in connection with the preparation and presentation of a Preliminary
Investigation Report pursuant to the New Jersey Local Redevelopment and Housing Law to assist
the Planning Board in its Preliminary Investigation of whether Block 82, Lots 2, 18-25, 27 and 28
(the "Non-Condemnation Study Area") qualify as a non-condemnation area in need of
redevelopment and whether Block 82, Lots 1, 3-17, 26, 29 and 30 (the "Condemnation Study
Area") qualify as a condemnation area in need of redevelopment; and
BE IT FURTHER RESOLVED that the total amount of the Contract, as amended, shall
not exceed $32,000.00 plus printing costs estimated to be $500.00, subject to a certification of
availability of funds and the appropriation of funds in the 2021 temporary and final budgets; and
BE IT FURTHER RESOLVED that the Consultant shall continue to be compensated in
accordance with the rates, tenns and provisions of the prevailing professional services contract
between the Consultant and the Township of Mahwah; and
BE IT FURTHER RESOLVED that the Chairman and Secretary of the Planning Board
be and are hereby authorized and directed to execute an Amendment to the aforesaid Contract in
a fonn to be prepared by the Planning Board Attorney; and
BE IT FURTHUR RESOLVED that the Administrative Officer shall keep a copy of this
Resolution and the Contract on file and available for inspection in the Planning Board Office.

3129585.1

2

A motion to authorize an Amendment to the above Contract and to memorialize the
Board's action was adopted on May 10, 2021, by the following vote:
Name
Mayor Wysocki
Mr. Crean, Chairman
Mr. Donigian
Council Member Ervin
Mr. Goldstein
Mr. Grewal
Mr. Loiacono
Mr. Olear
Mr. Pallotta
Ms. Jankowski, Alternate I
Ms. Galow, Alternate II
Total

Dated:

May 10, 2021

Motion

Second

Yes

No

Abstain

8

By:

raldine Entrup
tlministrative Officer

3 129585. 1

x

x
x
x
x
x
x
x
x

3

Absent

x

x
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