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·. (d) Any petitiop. submitted tc(the NJM:C that is not in . 
substantial compliance · with (bJ.above .. · sfiall•he •.. dee1t1ed 
incomplete .petition. The. document shali be returned to the 
petitioner with a deficiency explanation; The petitio11er may 
address. these reasons and resubmit.· · : ·. 

(e) UpoRieceiptof a COlllpl:te·petlfion,the NJMC staff 
shall submit a request to tbe Commission j11 accordance with 
N.J,AC. 19:3.c.:5.2. for authorization to prnceed with· mi 
investigation ofthe subjecf area. 

(f) The NJMC reserves the: right to include addhiomil 
properties to. be investigated that were not identifiedin,the 
original petition. 

19:3-5.4 Preliminary investig~1ion 

. (a). Upon adoption ofa .resoh1tion. by the. Ccn:nmission 
authorizing an investigation, the. NJMC staff shall conduct 
the investigation and prepare. an ''In Need of ~edevelop-
ment Report'' (Report), which shall contain th~ following: 

1. A description ofthe metbods and resour~esusedto 
assess the iuea; · · · · · 

2. A detaHeddescription,of the ~rea, including, bllt 
not limited . to, .. acreage; ;existing zoning, description of 
existing utility "j:µfrast:ructure, and . <>ther. rele:va,nt. chara,c- .. 
teristics; 

3 .. A site analysis for each 16twithi11 the area,.Jisting, 
at a minimum, ownership, size, and char~cteristic~. \\'hich 
support the designation qf the area as in. need of redeye,-
opment; and . . . 

4. Findihgs comparing the Hsted characteristics of the 
area to each criterion ofN.J;AC.19:3-5:7; NJMC staff 

· shall determine whether the existing 
area i11 question meet the criteria. 

·,_ ' : ·:" 

(b) Upon cotnpleti6nof the .draft Report, a public hear-
ing shaH be J1eld in accordance with N.J.A,;C .• l~:~.17 to 
afford opportunity for public comment ori the Report ,a11d 
its findings. 

(c) '.fhe Report shall be availabl 
upon the issuance .of the>pulJ · ·. 
N.J:A.C: 19:3-SS 

19:3-5.5• PubHcnotice 

(a) Notice. shall b.e provideclfc,r puplic hearings required• 
in this subchapter as follows: . 

' .- , --_ . . ' ··_ .' . -.. .· . :· ,, ..... -\_'.::"· •, , ... --,-;_-::--;.-
1. . The NJMC staff s.hall obtain the list CJ( proPfrty 

owners located within the area·a:nd within 500 feet of the 
perimeter of the area under investigation ·ahdshaUpro-
vide notice, personally orby certified mail, to the property 
owners on . such 1ist This .·. list shall be ce~tified by the ·. · 
municipal tax.·assessor(s).The NJMCshalLb.e•.entitlea'to 
rely upon the information cCJntainecl in. such list. R:tilure · 

>to give. potice to any,pwner not on. the .list'shaflhot 
invalidate any hearing or proceeding;· ancl 

., . . . ' . ' . ·- . . . 

i··.+hen~tice~halrbe·.·.published .• in a ne~spaper.of 
generaLcirculation, available in eacl1 .mrinicipality in \Yhkh 
the tede'1el0pment area.is·.· located; oi'ice.per .week for.two. 
consecutive weeks. The last publication date shaltnot ,be 
lessthanl0 days priorto the public hearing.•·· 

. . , ,._ . 

19:3-5.6\ ... Establishment· of areas· in need .. oftedevefop01ent·· 
(a)•Subsequentto the public hearing a:µd comment peri0 

.. od, the Report· · · be amended to. incorporate· puplic 
comments. 

• .(b) Upon cqmpletion of the Report, theNJJ\1C staff shall . 
. submit a repom111end.atio11 to.tpe.Gommissionstattng wheth-
.. er. or n.otthe area, or any part ther~of, should be deetned iri . 
· peed oLredevelop~ent,. The C()mmissfon shall. detennine !Jy 
resolutio~ wp~ther'th~ area, or any partthereof, is ju need 
of redeveloproent as defined irtN.J.AC:19:3-5.7, and if so 

.. · deemed, shall direc(the .NJMC staff to prepare I• redevelop~ 
meri(plan: · · · · · · · · 

· .. (c). If the. determillatipnismade.that the area,.or.imypart 
thereof, is ill need of redevelopment, Jp.e NJMC shall, 
within·l0•·.days afterthe·.resolutioni.is •. ·.adopted, forward .. a 
copy ofthe resollltion to each p~rson \Vho filed a written 
9bjectio11. dwingth~ public .commtmt .period,providedthe 
<1,ddress of .the objector• was ... stated in the written objection. 

, ~uchservice shall be mad~ l:)y certified.mail, return receipt 
reqdested: . . . . 

. . . 

. · ( d}-;he determination. of the Commis~iOll s1iJ1 be bt11df 
ing and conclusive upon all affected . .·· 

19:3---5.7 Criteria· for determination of need for· . 
. redevelopment 

(a}An ar~a shall be deemed to be in neeci. offedevelop• 
nient ifjt is determined thafany of t~e foi19wing conditions 
exist: . . . . 

> .. _, __ · ... _. '-_. _______ ::~-:-_/ __ : __ --,:-',._·<. ·._.,_.-' ___ ,_:· __ .- . ·._·--__ ' ·., ___ _. >:: 
. ···• '1, : The.· generality of b11ilding;s are substand;:1td1 .· unsafe, 

·. unsaJ!itary,. dHapidated/ or . obsolescent, .·or. possess . ariy 
such 'charactedstics, or. are so·•Jackin.g in light; air, or 
space/ as to be conducive to unwholesome liv!ng or 
working conditions; · 

J ... Tbe ~i~continuanceof .. the use.of· buildings previ-
ously utHized foe commer~ial, manufactt1ring, or industrial 
purposes; theabandonmerit of·such·buildings;otthesame .. 
being .allowed to fall into so great a state of disrepair as to 
be untenan:table; · · 

.. _.·.. .-.- . ; 

3 .. Lanq that is owned by the NJMC; of other. p11blic 
entities, or unimproved y~cantlirn;l. that has r¢tnaill.ed, so for a pedod Of 10 years .Prio~ to• adoptiol! of the resolu0 

tion; or la.net thar l>y reason. of its location, remotenes~, 
· lack of means .of access tff,developed sections or portions 
of the munkipalify, Clr topography,'pf~ature · of tl:ie soil, is . 
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riot' likely to. be developed through the instrumentality of < 

P[ivate.capital; 

. , 4. Areas with buildings or improvements that, byrea-
son of dilapidation, obsolescence, overcrowding,·· faulty 
'arrangement or. design, lack of ventilation, light and sani~ 

. tary facilities, excessive land coverage, delyterioµs land .. 
use or obsolete layout, or any combination of.these or 
other factors, are detri.1.]1ental to the safety, health, morals; •. 
or.w:elfare of the community; 

5. Lack of proper utilization of areas; caused by the 
· condition of the title, diverse ownership of the real prop-
erty therein; or other conditions resulting in a stagnant or 

· not fully productive condition of iand. potentially useful · 
and valuable for contributing to and ·serving the public 
health, safety and welfare; 

' '·.' ~'. Areas in ,excess of five contigu~iis acres; wheh~on 
... buildings or improvements have been destroyed, con-

su1ued by fire, . demolished or altered ·by···. tlie . action of 
. storm,. fire,. cyclone, tornado, earthqiiake. or other casualty · 
h1 such a way that the aggregate a'ss.essed value of the 
a}ea has been materially depreciated;-.. . . 

7. Areas designated as an enterprise zone pursuant to .. 
··the New Jersey Urban Enterprise Zones Act, N.J.S.A. 
52:27HC:.60 et seq., where the execution of the act.ions 
prescribed in that act for the adoption by the municipality 
and approval by the New Jersey EnterpriseZone Autliori~ 
ty· 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 N.J.SA 40A:12A-5 and 40A:12A-6 for the 

.. purpose of granting tax exemptions within the enterprise 
zone district pursuant to the provisions of·.· N.J;S.A 
40A:W-.,1 et seq,; or . 

. 8. Areas, with or without improyements, where there . 
is. ,historic evidence of illegal dumpi11g activities; areas 
with evidence of soil, groundwater, or surface watei con-
tamination; areas that, pursuant to the Comprehensive 
Environmental Response, Compensation,. and Liability 
Act. (C:ERCLA), are listed on the CERC:LA databcj,se; 
Federal, State, county, or municipally designated brown-
field. ar~:as; and/or areas on. the New Jersey Known Con- ·. 
taminated Sites List per N.J,S,A 58:10~23.16 and 23.17. 

19:3-5.8 Redevelopment plan 
(a) The reclevelopme11Lplan, as aiithor~ed by NJ.AC. 

·. 19:3-5.6, shall h1clude_ tli.e following information: ·· 

'1. ' An outline- for the .development; rehabilitation pr 
redevelopment of the subject area, accounting:for area~ 
specific planning objectives relating toJand us~s; popula~ 

.• tion ·. density; .· traffic . ~nd. public transpor~ati9n improve-
ments; public 11tilities; recre~tional and fonuriunity facili0 

ties; and, otherpublic impr9vements; . . . . ' . 

2. Proposed land. uses and building requirements in 
• the redevelopment.area; and 
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OTHER AGENCIES 

3: The relationship of the redevelopment plan to the 
NJMC Master Plan . 

(b) Uj:>011 completion of the draft redevelopment plan, a 
public hearing shall be . held in · accordance · with N.J .A. C. · 
19:4-4.17 to afford an opportunity for public comment 

(c) .The redevelopment plan shall .be available for public 
inspection upon the ·issuance of the public notice in accor-
dance with N.J.A.C. 19:3-,-5;5. 

19:3-5.9 Relationship ofredevelopmentplan to NJMC 
Master Plan 

All provisions of the redevelopment plan shall be either 
substantially consistent with the . NJMC Master Plan, or 
designed to effectuate the M.a~ter Plan. However; the. Com-
. mission may adopt a r'edevelopment plan; which is inconsis- · 
tent with, or not designed to effectuate, the Master Plan; by 
affirmative vote of . a. majority of the members .with tJie 
reasons :for so acting set forth· in. the redeveloptnent .plan 
and resolution adopting same. 

19:3-:-5,10 Adoption of redevelopment plan 

(a) Subsequent to the public hearing ~nd comment peri-
. od, the NJMC · staff may amend the redevelopment plan to 

incorp6rate comments received during the public comment 
period. 

(b) lJp911 colllple,tion of the redevelopment plan, the 
NJMC shallfqrward a copy of the redevelopment plan to 
the Hackensack · Meadowlands Municipal · Committee 
(HMMC) in accordance with' N.J.S.A. 13:1T--8(b). The 
HMMC.shall review theredevelopinent plan:and indicate its 
position in writirigto the NJMC. Failureto state its position 
within 45 days of receipt of the redevelopment plan shall 
constitute HMMC approval of the redevelopment plc1n. If 
the HMMC formally rejects the redevelopment plan, the 
NJMC maydm.plement the redevelopment plan by a vote of 
5/Tof the full tpembers~ip of the Commissiori. 

(c) Upon completion of HMMC review as set forth 
above, the NJMC staff shall submit a recommendation to 
the _Commission on the redevelopment plan.·The Commis-
sion, when considering. the adoption of a redevelopment 
plan or revision or amendmentthereto; may approve, disap0 

prove, or modify any recommendation proposed . by the 
NJMC staff, and shall record in its minutes the reasons for 
not following the recommendations. 

(d) l'he redevelopment plan shall become effective im-
mediately upon ~doption by formal resolution of the Com-
mission. , 

(e) Public notice describing the redevelopment plan c1nd 
identifying the area in question .shall be filed with the Office 
of Administrative Law (OAL} for publication in the New \. 
Jersey Registeri 
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Public Notice: J;'aters~n· Plank ;oad Redevelopk~nt Plan Amend- . · · .. (b) '•Petitions for amendments. : t9 . an · adopted redevelop-
. . me11t ,plan · shrul . be .submjtted in writing. A petition shall ments and Route :3 East Redevelopment Plan.· . . . 

See: 36 N.J.R: 2090(b), 2091(a).. · · 1 ·· include: . .. . 

19:3-5.ll · Applicabi!ity of redevelopm~nt plan : l:: <The full name and addr~ss of the petitioner; 

(a) O~y those standards specifi~ally set fo~h in the. ' 2. The block iiud lot mimber designation ~f the prop-
redevelopmentplan shall supersede a,pplicable:proyisions of : erties; . . . . 
District Zonmg Regulations, N.J.A.C. ·· 19:4 .. Wheri the rede-. . : 3. ·· A sta#:inent :indicating why the redevelopment plan 
velopment plan supersedes any provision · of thee J?istrict should be amended;and •.· . . 
Zoning Regulations, the. resolution: adopting the reclevelop-. 4. ··. Su~h other in.formatiol.i from:a specific petitioner as' 
ment·plan shall contain an explid(explanation ·ofthe·rea- ·. -:maybe deemednecessarybythe.NJMC staff. . 
sons for deviatin& from the· established regulations. · · · · · 

. . . ·. (c) J'he NJMC staff~hall revieJ an petitions for amend-
(b). The Offidal Zoriing Map· of · the NJM(>. shall · be · _tjientsfo ail adopted recleyelopinent plan. ' 

amended to indicate the area to which the redeyelopment . · . . . . ·· ·· · ·· .. ·• . . . 
plan applies. . · · · .· ·. ·. { d) If· .the NJMC . staff determjnes . tlJ.at the petition . does 

: -:- . . ..; . . :-
19:3-5.12 Deviations from redevelopment plan·•·· ... 

(a) Requ~sts for a devi~ti~h· from tb.e biuk requi;ein~nts 
or design standards shall be processed as a varifil!ce a'pplica- ' 
tion in accordance wifh N.JA.C. 19:44.14, · · 

·. not meet the intent and purpose of the redevelopment plan, 
the petiHon . shall nof require further agency action. An 

· appeal from the NJMC staff. determinaUon may be made in. . 
. 'accotclance with N.J.A.C. 19:~.19; . . . . .. 

. .· . ' . . . . 

. . ·. ·• ( e). ff the NJMC staff. dett;rmines:Jhat the petition lacks· 
~officie~:t information ,:on whjch to proceed, the petition 

(b) Notwithstanding tb.e provisions ~f NJ.AC; 19::3~S.14, sha:U be deemed incomplete; .The document shall be re-
requests for a deviat_ion froi;n the. perniitte.d us~s specified. .fo · turned to the petitioner. with an explanation of the deficien- . 

c; des. T_ h_ e petitioner may address these. reas~ris and resubJD,it. . a redevelopment plan shall: require an amendment: to . the 
. redevelopment plan in accordance with N.L~ .. c. 19:3-5.15. . .. ',, (f)Upon re<;eipt of a compl;te petition, the NJMC staff 

: ·shalLproceed with a public· hea.rin{m ,accordanc~ with 
19:3-5.13 .. Amendments to. redevelopment area boundary· . i, N.J.A.C: 19:4--4;.l 7 and the notice requirements of N.J;;AC. · 

Am .d .·· . d. h. b. d .... •· f. . d ... l. . . .· l 9::f-S.S, ·· . . .· . . . 
eii ments to expa,n . t e . oun anes O · a re eve op-

ment area shall be. deemed a new redevelopment action ··and 
shall follow all procedures set forth herein. . . 

(g) .. s{ibsequeilt to the public comment period, the NJMC 
staf( shall submit a recomniem.iation to the Commission to .. 
e.ither approve, 'deny, or. modify ~Ii,~ proposed im:ie:ndments. ·· · 

19:3-,5.14 Expansion of nonconformities · · · · , ·· · ·. · • · 
· · · · (h) Amendments to the redeveiopment plan shall. not 

A request to expand an existing use or· structure .rendered · . impact tlie "itt need · of redevelopmept'' designati9i1 for the 
nonconforming · by a, redevelopment plan shall require · a,···.. area i:iicjuestion: . . . . . . 
variance, in accordance with the· provisions of N.J.A.C. 
19:4--4.14. . 

. ) · .. •. 

. . . 

(i) . The ame~ded redevelopment plan shail sup~rsede all 
'previous · redevelopment • pl~ns for the area in question . 

19:3-5.15 Amendments to r~development plan .• 19:3_5_16 .. Period of validity··· • 

(a) Ameiidttle~ts' to . . adopted :edeve;opm~n! .. plan; 'a.s . The y~development . pian shall remain. in effect Uiltil such 
proposed by the NJMC · staff or by any other mterested. . . time as the NJMC amends the redevelopment plan; adopts a 
party; may be brought before the Commission by the NJMC .· new redevelopment pl~, or proceeds wifh a rezoning in. 
staff. .· .. . . . .. . . . . . . .. ·. . ••. atci:Jrdapce with this chapter. . . . . 
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