










































































Deteriorated
siding,
including holes
Rotted
material
and water
damage

Overgrown
vegetation

Rear of vacant Suites 33 and 35; Photographer: Brett Harris; July 22, 2021

Potholes and
lack of proper
drainage
Potholes and
lack of proper
drainage

Lot 31 parking lot' Photographer: Brett Harris; July 22, 2021
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Damaged

fence,
potholes, and Debris,
lack of proper potholes, and
drainage lack of proper

drainage

Parking areas behind vacant Suites 38 & 39 (left) and 44 & 59 (right); Photographer: Brett Harris; July 22, 2021
\_/

Deteriorated

gutter with
potential water
intrusion

Fallen
branches and
overgrown
vegetation

Courtyard between Suites 35 & 37; Photographer: Brett Harris; July 22, 2021
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Deteriorated

and unstable

walkway and
basin surround

Water damaged
ADA ramp

Pedestrian facilities proximate to Suite 59 (left) and at the entrance to 26 (right) Photographer: Brett Harris; July 22, 2021

Debris

Lot 71 eastern property line
grapher: Brett Harris; July 22, 2021 Photographer: Brett Harris; July 22, 2021

Lot 71 Debris; Pho.
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Dead tree
and Unsafe
Structure
Placard

Overgrown
vegetation

Overgrown site improvements proximate to Suite 37 (left) and at the entrance to 36 (right) Photographer: Brett Harris;

With the exception of Lot 22, the Study area meets criterion b for the reasons and
conditions site above, and summarized below:

There has been not less than two consecutive years of vacancy of 50% of the retail
floor area and 57% of the retail spaces.

This vacancy is spread throughout the site, resulting in no portion of the shopping
center being unimpacted by the vacancy and associated disrepair.

The shopping center is in a state of dilapidation and disrepair with examples
including but not limited to lack of electrical service, water damaged building
materials, missing gutters and flashing, facade cracking, and holes in the
buildings.

Site conditions are in are in a state of dilapidation and disrepair with examples
including but not limited to overgrown vegetation, damaged ADA ramp,
deteriorated pedestrian walkway, debris, unconsolidated debris, disconnected
handrails, and lack of drainage resulting in standing water.

The dilapidation and disrepair in the Study Area is unsightly, contributes to
continuing vacancy, and presents safety hazards, in terms of lack of electrical
service and damage to walkways and ADA ramps.

The state of dilapidation and disrepair of both the buildings and the site
improvements result in the site being untenantable. This is in part evidenced by
the approximate 23% increase in vacancy from November 2020 through July 2021.
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CRITERION C

Criterion c is defined in the LRHL as follows:

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

Criterion c applies to Lots 23, 24, and 25. While Lot 23 is classified in the tax records as
commercial, it is an unimproved vacant lot. All three lots have been vacant and
unimproved since at least 2007. The only exception is a dilapidated garage on Lot 24 that
appears to serve no purpose. See below for an aerial photograph from 2007 and
compare to current aerial photograph depicted on page 5.

2007 Aerial Photograph (Source: New Jersey Office of GIS)

These lots, which total approximately 1.5 acres, are unlikely to be developed through the
instrumentality of private capital due to the environmental constraints that exist. As
shown on the Environmental Constraints map on page 10 herein, and excerpted below,
all three lots are entirely within the Special Flood Hazard Area and all three are
impacted by streams in this area that are classified by NJDEP as FW2-TM. As a result,
development must adhere to flood hazard regulations and a riparian zone buffer of 150
feet. Only these three lots meet criterion c, despite Lots 22 and 31 also being within the
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Special Flood Hazard Area. These lots have particular development challenges given
that they do not have alternative access that through streets that are not impacted by
the Special Flood Hazard Area, such as Mine Street or Brown Street. Instead, all access
to/from these lots must occur within the Special Flood Hazard Area, which limits a sites
developability as well as marketability. Additionally, due to the location of the FW2-TM
streams, all or nearly all of the lands on these three lots are within the 150-foot riparian
zone (N.JA.C. T:13-4.1) where development is prohibited (M.J.A.C. 7:9B-1.12).

Excerpt of Environmental Constraints Map on page 10 herein

Lots 23, 24, and 25 meet criterion c for the reasons and conditions cited above, and
summarized below:

= The lots have been vacant since at least 2007.

= The lots, which total approximately 1.5 acres, are not likely to be developed
through the instrumentality of private capital due to the significant environmental
constraints of being located entirely within the Special Flood Hazard area and
subject to 150-foot riparian buffers from two streams.
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CRITERION D
Criterion d is defined in the LRHL as follows:

“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.”

Block 35, Lot 22 qualifies for criterion d based on its faulty arrangement and dilapidation.
This lot, which is occupied by a commuter parking lot, contains impervious paving for
approximately half of the lot and is located within the Special Flood Hazard Area. This
parking lot cannot properly address stormwater management, much less flood
mitigation. As a result, substantial standing water occurs on the site from rain events,
including not only, the parking area but also its primary access to Route 12. Standing
water is deleterious to the community as it can serve as a breeding ground for
mosquitos, bacteria, and other pests. Additionally, the parking area is dilapidated with
overgrown vegetation, potholes, and debris. These site conditions create a deleterious
land use that is detrimental to the safety, health, and welfare of the community.

The following photographs of Lot 22 depict standing water from the lack of proper
stormwater or flood facilities, as well as significant potholes, debris, broken fences, and
dead/fallen trees. The debris on the site, particularly that which is unconsolidated or
loose, has the potential to create water pollution by being captured in untreated runoff.

Ylack 6f
drainage and

overgrown H1-|.-E|+Hg-5
vegetatiens tryeture

Lot 22 Parking Lot; Photographer: Brett Harris; July 22, 2021
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Debris from
lack of
drainage and
overgrown
vegetation

Lot 22 Parking Lot; Photographer: Brett Harris; July 22, 2021

O Debris Debris
Overgrown
vegetation

Lack of
drainage and
potholes

Lot 22 Parking Lot; Photographer: Brett Harris; July 22, 2021
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Lack of
drainage

Lot 22 access to Route 12; Photographer: Brett Harris; July

Debris

@,

Lack of
drainage

Lot 22 Parking Lot; Photographer: Brett Harris,; July 22, 2021 Lot 22 Parking Lot; Photographer: Brett Harris; July 22, 2021

The westernmost string of suites on Lot 71 were determined to be unsafe for occupancy
by the Borough, on May 20, 2021. Borough Building Inspector, Jeff Klein, on July 27, 2021,
stated five (5) suites (Suites 59, 60, 61, 62, and 65) were determined to be unsafe for
human occupancy because of electrical service concerns. Electricity is unable to be
provided to the suites, creating a substandard and unsafe condition from the buildings
unable to provide conditioning (which may result in extreme temperatures) or
ventilation. The result is a deleterious land use that is detrimental to the safety and
welfare of the community. The following image depicts the placards that were placed on
the several buildings that were determined to be unsafe for occupancy.
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O

Vacant Suite 59; Photographer: Brett Harris; July 22, 2021

Also shown in in the following images, the shopping center is in a state of dilapidation
and disrepair. There are cracks in extrior facades, disconnected facade or building
elements, and water damage to various parts of building envelopes. In addition to the
buildings, other site improvments are also in a state of disrepair, such as but not limited
to significant overgrown vegetation, lack of drainage and maintenance in parking areas,
and substandard walkway conditions. The dilapidation is not limtied to Lot 71, but also
includes Lot 31, which includes two suites and parking. These dilapidated conditions
contribute to an unsightly appearance a feeling of abandonment, and safety concerns.

Missing
sign

O Unsafe

Structure
Placard

@

Hole in building
wall, rotted wood,
and water damage

Vacant Suite 61; Photographer: Brett Harris; July 22, 2021
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Missing

sign
Missing Fagade
sign cracking
Dilapidated sign proximate to pond;
Vacant Suite 35: Photographer; Brett Harris; July 22, 2021 Photographer: Brett Harris; July 22, 2021
Rotted material ana
water damage

D D
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Deteriorated
Disconnected gutter ADA ramp
and water damage
to walkway

Vacant Suite 26; Photographer: Brett Harris; July 22, 202]
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Rotted building

material &
water damage
Missing
sign
Overgrown
vegetation
Rotted door and
frame, water
damage

Vacant Suite 29; Photographer: Brett Harris; July 22, 2021

Poorly
maintained /
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sign fence

Peeling/ Peeling/
disconnected disconnected
facade, water fagcade, water
damage damage Overgrown

vegetation

Vacant Buildings; Photographer: Brett Harris; July 22,
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Lots 53 & 54; Photographer: Brett Harris; July 22, 2021

Lack of Overgrown L_ack of
maintenance X maintenance
and proper vegetation ana’/?raper
drainage drainage

- -

Occupied Suite 31; Photographer: Brett Harris; July 22, 2021
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Compromised
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mortar
: Deteriorated

door casing, Rotting
flashing, and improvised
gutter doorway

Vacant Suite 75; Photographer: Brett Harris; July 22, 2021

Deteriorated

eve and
window casing

Overgro 'wn Disconnected and
vegetation rotting handrails,
rotting steps

OoczO

Vacant building along Church St. and Suite 29; Photographer: Brett Harris; July 22, 2021
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Deteriorated
gutter with
potential water
intrusion above
Missing electrical boxes Missing

flashing o flashing

Overgrown
vegetation

Vacant Suite 65; Photographer: Brett Harris; July 22, 2021
Missing

flashing and
water damage

Missing flashing
and evidence of
water damage

Vacant Suite 93; Photographer: Brett Harris; July 22, 2021
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Missing
flashing and
deteriorated

siding

Overgrown
vegetation

Vacant Suite 35 and maintenance building; Photographer: Brett Harris; July 22, 2021

Deteriorated
siding,
including holes
Rotted
material
Overgrown and water
vegetation damage

Rear of vacant Suites 33 and 35; Photographer: Brett Harris; July 22, 202]
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Potholes and

lack of proper
drainage
Potholes and
lack of proper
drainage

Lot 31 parking lot; Photographer: Brett Harris; July 22, 202]

Damaged
fence,
potholes, and Debris,
lack of proper potholes, and
drainage lack of proper

drainage

Parking areas behind vacant Suites 38 & 39 (left) and 44 & 59 (right); Photographer: Brett Harris; July 22, 2021
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Deteriorated
O gutter with
potential water
Intrusion

Fallen
branches and
overgrown
vegetation

Courtyard between Suites 35 & 37; Photographer: Brett Harris; July 22, 2021

Overgrown
vegetation

Suite 71; Photographer: Brett Harris; July 22, 2021
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Deteriorated
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walkway and

Water damaged
ADA ramp

Pedestrian facilities proximate to Suite 59 (left) and at the entrance to 26 (right) Photographer: Brett Harris; July 22, 2021

Dead tree
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Placard

Overgrown
vegetation

Overgrown site improvements proximate to Suite 37 (left) and at the entrance to 36 (right) Photographer: Brett Harris;
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