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ADOPTED ORDINANCE
TOWNSHIP OF MONTCLAIR

ORDINANCE ADOPTING AN AMENDMENT TO THE AMENDED HAHNE’S
REDEVELOPMENT PLAN TO INCLUDE ASSISTED LIVING FACILITIES AS
A PERMITTED USE

May 22, 2012

WHEREAS, on September 21, 1999 and November 11, 1999, the Township
Council authorized the Planning Board to conduct a preliminary investigation pursuant to
N.J.S.A. 40A:12A-6 of the Local Redevelopment and Housing Law, N.J.S.4. 40A:12A-1,
et seq., (the "Act") to determine whether certain parcels of land in the Township
constituted areas in need of redevelopment; and

WHEREAS, the Planning Board undertook said investigation and conducted a
public hearing, all in accordance with N.J.S.4. 40A:12A-6; and

WHEREAS, thereafter on April 10, 2000, the Planning Board adopted the
recommendations and findings of the Preliminary Investigation and Map prepared by
David G. Roberts, Schoor DePalma, Inc., dated January 4, 2000 (the "Preliminary
Investigation Report"), and found that the properties identified as Block 2205, Lot 2,
Block 2208, Lot 17 and Block 2206, Lot 13 (the "Designated Parcels") satisfied certain
statutory criteria and thus constituted an area in need of redevelopment; and

WHEREAS, on January 30, 2001, the Township Council accepted the facts and
findings of the Preliminary Investigation Report and the finding of the Planning Board as
set forth in its April 10, 2000 Resolution and designated the Designated Parcels as an area
in need of redevelopment (the "Hahne's Redevelopment Site") and authorized the
Planning Board to prepare, in accordance with the Act, a redevelopment plan for the
Hahne's Redevelopment Site; and

WHEREAS, the Planning Board retained the firm of Heyer, Gruel and
Associates ("Planning Consultant") to prepare the Hahne's Redevelopment Site
Redevelopment Plan (the "Plan") and, at its February 11 and March 11, 2002 meetings,
heard a presentation from the Planning Consultant; and

WHEREAS, following modifications of the plan as directed by the Planning
Board and by the Township Council, the Township Council adopted the Plan on April 2,
2002; and

WHEREAS, on June 10, 2003, after hearing a presentation by the Planning
Consultant on amendments to the Plan, the Council referred amendments to the Plan to
the Planning Board for its consideration and recommendation, pursuant to N.J.S.A4.
40A:12A-7(e) and

WHEREAS, on June 16, 2003, the Planning Board considered the amendments
referred by the Council and recommended that the amendments referred by the Council
be adopted with the exception of the amendments to the parking requirements at the




Hahne's Site, and such amendments were adopted by the Council on August 19, 2003;
and ’

WHEREAS, the Planning Board considered further amendments to the
redevelopment plan on February 14, 2011 and March 2, 2011 and concluded that certain
changes be made to the redevelopment plan as summarized in a memorandum dated
March 3, 2011 which were adopted by the Council by ordinance on March 8, 2011; and

WHEREAS, the designated developer has requested that the Redevelopment Plan
be amended to permit a 6-story, 88-unit assisted living facility as a permitted use with
through a letter dated March 14, 2012; and

WHEREAS, on March 20, 2012, after hearing a presentation by the designated
developer and Fountain Square Properties on amendments to the Plan, the Council
referred amendments to the Plan to the Planning Board for its consideration and
recommendation, pursuant to N.J.S.4. 40A:12A-7(e); and

WHEREAS, on April 3, 2012, the Council adopted an amendment to the Hahne’s
Redevelopment Plan to include assisted living facilities as a permitted use on the Church
Street lot and to add a parking requirement for an assisted living facility of .5 spaces per
unit; and

WHEREAS, the amendment adopted by the Council on April 3" referenced an
88-bed facility, as opposed to an 88-unit facility;

NOW, THEREFORE, BE IT ORDAINED BY THE TOWNSHIP COUNCIL
OF THE TOWNSHIP OF MONTCLAIR THAT THE AMENDED HAHNE’S
REDEVELOPMENT PLAN BE FURTHER AMENDED AS FOLLOWS WITH
ADDITIONS NOTED IN UNDERLINE BOLDFACE TYPE AND DELETIONS
NOTED AS STRIKETHROUGHS:

1. Page 10 —Land Use Standards — Principal Permitted Uses for the Church Street Lot.
The principal permitted uses for the Church Street lot should be amended to include
the following: “Mixed-use building consisting of an 88-bed-unit assisted living
facility and first floor commercial use which may include retail sales and services;
restaurant and eating establishments; banks; offices; and health clubs. An assisted
living residence is a facility licensed by the New Jersey Department of Health and
Senior Services to provide apartment-style housing and congregate dining and
assisted living services. At least 10 percent of the beds shall be reserved for low- and
moderate income residents pursuant to N.J.A.C. 5:97-6.11.”




NO

Councilor Councilor
Africk Murnick ‘/
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I HEREBY CERTIFY the foregomg to be a true copy of an ordmance\adopted by the Council of the

Township of Montclair, in the County of Essex, at its meeting held on June 12, 2012.

Clerk of the Township of Montclair, N.J.
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ADOPTED ORDINANCE
TOWNSHIP OF MONTCLAIR

ORDINANCE ADOPTING AN AMENDMENT TO THE AMENDED HAHNE’S
REDEVELOPMENT PLAN TO INCLUDE ASSISTED LIVING FACILITIES AS
A PERMITTED USE

April 3, 2012

WHEREAS, on September 21, 1999 and November 11, 1999, the Township
Council authorized the Planning Board to conduct a preliminary investigation pursuant to
N.J.S.A. 40A:12A-6 of the Local Redevelopment and Housing Law, N.J.S. 4. 40A:12A-1,
et seq., (the "Act") to determine whether certain parcels of land in the Township
constituted areas in need of redevelopment; and

WHEREAS, the Planning Board undertook said investigation and conducted a
public hearing, all in accordance with N.J.S.4. 40A:12A-6; and

WHEREAS, thereafter on April 10, 2000, the Planning Board adopted the
recommendations and findings of the Preliminary Investigation and Map prepared by
David G. Roberts, Schoor DePalma, Inc., dated January 4, 2000 (the "Preliminary
Investigation Report"), and found that the properties identified as Block 2205, Lot 2,
Block 2208, Lot 17 and Block 2206, Lot 13 (the "Designated Parcels") satisfied certain
statutory criteria and thus constituted an area in need of redevelopment; and

WHEREAS, on January 30, 2001, the Township Council accepted the facts and
findings of the Preliminary Investigation Report and the finding of the Planning Board as
set forth in its April 10, 2000 Resolution and designated the Designated Parcels as an area
in need of redevelopment (the "Hahne's Redevelopment Site") and authorized the
Planning Board to prepare, in accordance with the Act, a redevelopment plan for the
Hahne's Redevelopment Site; and

WHEREAS, the Planning Board retained the firm of Heyer, Gruel and
Associates ("Planning Consultant”) to prepare the Hahne's Redevelopment Site
Redevelopment Plan (the "Plan") and, at its February 11 and March 11, 2002 meetings,
heard a presentation from the Planning Consultant; and

WHEREAS, following modifications of the plan as directed by the Planning
Board and by the Township Council, the Township Council adopted the Plan on April 2,
2002; and

WHEREAS, on June 10, 2003, after hearing a presentation by the Planning
Consultant on amendments to the Plan, the Council referred amendments to the Plan to
the Planning Board for its consideration and recommendation, pursuant to N.J.S.A4.
40A:12A-7(e) and




WHEREAS, on June 16, 2003, the Planning Board considered the amendments
referred by the Council and recommended that the amendments referred by the Council
be adopted with the exception of the amendments to the parking requirements at the
Hahne's Site, and such amendments were adopted by the Council on August 19, 2003;
and

WHEREAS, the Planning Board considered further amendments to the
redevelopment plan on February 14, 2011 and March 2, 2011 and concluded that certain
changes be made to the redevelopment plan as summarized in a memorandum dated
March 3, 2011 which were adopted by the Council by ordinance on March 8, 2011; and

WHEREAS, the designated developer has requested that the Redevelopment Plan
be amended to permit a 6-story, 88-bed assisted living facility as a permitted use with
through a letter dated March 14, 2012; and

WHEREAS, on March 20, 2012, after hearing a presentation by the designated
developer and Fountain Square Properties on amendments to the Plan, the Council
referred amendments to the Plan to the Planning Board for its consideration and
recommendation, pursuant to N.J.S.4. 40A:12A-7(e); and

NOW, THEREFORE, BE IT ORDAINED BY THE TOWNSHIP COUNCIL
OF THE TOWNSHIP OF MONTCLAIR THAT THE AMENDED HAHNE’S
REDEVELOPMENT PLAN BE FURTHER AMENDED AS FOLLOWS WITH
ADDITIONS NOTED IN BOLDFACE TYPE:

1. Page 10 -Land Use Standards — Principal Permitted Uses for the Church Street Lot.
The principal permitted uses for the Church Street lot should be amended to include
the following: “Mixed-use building consisting of an 88- bed assisted living facility
and first floor commercial use which may include retail sales and services;
restaurant and eating establishments; banks; offices; and health clubs. An
assisted living residence is a facility licensed by the New Jersey Department of
Health and Senior Services to provide apartment-style housing and congregate
dining and assisted living services. At least 10 percent of the beds shall be
reserved for low and moderate income residents pursuant to N.J.A.C. 5:97-
6.11.”

2. Page 10 — Land Use Standards - Bulk Standards for the Church Street Lot. The bulk
requirements for the Church Street Lot should be amended as follows:

e Maximum building height: 5 stories
e Parking

o Assisted Living Facility: .S spaces per unit.



Councilor Councilor

Africk Murnick
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Baskerville Terry
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inda S. Wanat

I HEREBY CERTIFY the foregoing tobe a trué copy of an ordinaﬁce adopted by the Couﬁci] of the
Township of Montclair, in the County of Essex, at its meeting held on May 1, 2012.
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sent

Clerk of the Township of Montclair, N.J.
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WHEREAS, on September 21, 1999 and November 11, 1999, the Township
Council authorized the Planning Board to conduct a preliminary investigation pursuant to
N.J.S.A. 40A:12A-6 of the Local Redevelopment and Housing Law, N.J.S.4. 40A:12A-1,
et seq., (the "Act") to determine whether certain parcels of land in the Township
constituted areas in need of redevelopment; and

WHEREAS, the Planning Board undertook said investigation and conducted a
public hearing, all in accordance with N.J.S.4. 40A: 12A-6; and

WHEREAS, thereafter on April 10, 2000, the Planning Board adopted the
recommendations and findings of the Preliminary Investigation and Map prepared by
David G. Roberts, Schoor DePalma, Inc., dated January 4, 2000 (the "Preliminary
Investigation Report"), and found that the properties identified as Block 2205, Lot 2,
Block 2208, Lot 17 and Block 2206, Lot 13 (the "Designated Parcels") satisfied certain
statutory criteria and thus constituted an area in need of redevelopment; and

WHEREAS, on January 30, 2001, the Township Council accepted the facts and
findings of the Preliminary Investigation Report and the finding of the Planning Board as
set forth in its April 10, 2000 Resolution and designated the Designated Parcels as an area
in need of redevelopment (the "Hahne's Redevelopment Site") and authorized the
Planning Board to prepare, in accordance with the Act, a redevelopment plan for the
Hahne's Redevelopment Site; and

WHEREAS, the Planning Board retained the firm of Heyer, Gruel and
Associates ("Planning Consultant") to prepare the Hahne's Redevelopment Site
Redevelopment Plan (the "Plan") and, at its February 11 and March 11, 2002 meeting,
heard a presentation from the Planning Consultant; and

WHEREAS, following modifications of the plan as directed by the Planning
Board and by the Township Council, the Township Council adopted the Plan on April2,
2002; and

WHEREAS, on June 10, 2003, after hearing a presentation by the Planning
Consultant on amendments to the Plan, the Council referred amendments to the Plan to
the Planning Board for its consideration and recommendation, pursuant to N.J.S.4.
40A:12A-7(¢); and

WHEREAS, on June 16, 2003, the Planning Board considered the amendments
referred by the Council and recommended that the amendments referred by the Council
be adopted with the exception of the amendments to the parking requirements at the




Hahne's Site, and such amendments were adopted by the Council on August 19, 2003;
and

WHEREAS, the Planning Board considered further amendments to the
redevelopment plan on February 14, 2011 and March 2, 2011 and concluded that certain

changes be made to the redevelopment plan as summarized in a memorandum dated
March 3, 2011; and

WHEREAS, the Council has reviewed the proposed amendments to the
Redevelopment Plan and finds that the proposed amendments are consistent with the
goals and objectives of the Township Master Plan and that adoption of the proposed
amendments would be in the best interests of the Township and its residents; and

WHEREAS, the Township Council wishes to approve the proposed amendments
which reflect the recommendations of the Planning Board and the reasoning supporting
the recommendation.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWNSHIP COUNCIL
OF THE TOWNSHIP OF MONTCLAIR THAT THE AMENDED HAHNE’S
REDEVELOPMENT PLAN BE FURTHER AMENDED AS FOLLOWS WITH
ADDITIONS NOTED IN UNDERLINE BOLDFACE TYPE AND DELETIONS
NOTED AS STRIKETHROUGHS:

1. Page 9 - Land Use Standards — Principal Permitted Uses for the Hahne’s Site. The
first paragraph on page 8 should be amended as follows: ‘“Retail uses shall be
required on the street level; retail uses may include restaurants and eating
establishments, retail sales and service uses, health clubs, banks, physical therapy
establishments, real estate offices and educational play centers.

2. Page 9 — Land Use Standards — Bulk Standards for the Hahne’s Site. The parking
requirement should be amended as follows: “Residential Minimum: 13 1.1 spaces
per unit. “

3. Page 10 — Land Use Standards — Principal Permitted Uses for the Church Street Lot.
The principal permitted uses for the Church Street lot should be amended as follows:
“Mixed-use development with retail commercial uses required on the street level and
residential uses permitted on the upper floors. Retail Commercial uses include retail
sales and services; restaurant and eating establishments; banks;_offices; and health
clubs. No drive-through uses shall be permitted.”

4. Page 10 — Land Use Standards - Bulk Standards for the Church Street Lot. The
parking requirements for the Church Street Lot should be amended as follows: “As
The Church Street lot is currently used for munieipat parking, with 106 spaces. The
redeveloper should provide, at a minimum, 20_parking spaces on-site available to
the general public, with the net amount of the 106 parking spaces plus any
additional parking demand created by the development currently-available—for

publie-parking-en-site;-or provided within the Redevelopment Area or other adjacent
areas as contemplated in this Plan, or through a financial and/or material




contribution to the Township of between $155,243 and $175,000 to improve

parking conditions at existing public lots in the area, as follows:

Fullerton Deck

a.

f.

Remove all parking meters from Fullerton Deck, including housings,
mechanicals, sticker/signage and mounting brackets.

Install four (4) multi-space meters.

Electrical work to power the multi-space meters.

Install new signage indicating how to use multi-space parking meters and
where to find permit parking (top level).

Design, fabricate and install signage on North Fullerton and Park Street that
directs patrons to the Fullerton Deck

10% contingency for project

Surrounding Area

a.

€.

Remove meters on Church Street, between Bloomfield and South Park, as
well as meters on The Crescent, between South Fullerton and South Park.

Replace meters on Church Street with two (2) paystations to allow for
variable rate setting.

Remove existing meters and replace meters on The Crescent with two (2
paystations.

Install new signage on Church Street and The Crescent that directs patrons
to use the new paystations.

10% contingency for project.

In addition, the improvements to the Fullerton Deck shall include improvements to

lighting, security and dynamic _information signage. Substitutions for individual

line items may be made at the discretion of the Parking Authority. Payment of the

financial contribution or delivery of the materials shall be made to the Township

before any building permits are issued for redevelopment of the Church Street lot.

" As part of a site plan application, the redeveloper shall submit and implement a

parking management plan to maximize efficient use of on-site parking to provide
additional shared parking to the public which will supplement the 20 public spaces

being provided.

5. On Page 10 - Land Use Standards - Bulk Standards for the Church Street Lot - The
last requirement under parking should be revised to indicate “Residential: Minimum
13 1.1 spaces per unit.”

6. Page 10 — Land Use Standards — The first paragraph under design standards for the
Church Street Lot should be amended as follows: “TFhe-redevelopment-ofthe-Chureh




for—public—and-munieipal-purposes—Rather—The redevelopment project shall be
designed to provide parking for new uses and to increase the supply of available
parking in the downtown_or_improve the conditions of existing parking areas
within the Central Business District.”

7. Page 11 — Design Standards — Church Street Lot. The following additional
requirement should be added: “A _minimum of sixty (60) percent of the ground
commercial facade shall be comprised of transparent glass.”

I HEREBY CERTIFY the foregoing to be a true copy of an ordinance adopted by the Council of the
Township of Montclair, in the County of Essex, at their meeting held on March 22, 2011.

Municipal Clerk, Township of Montclair, N.J.

YES | NO | ABS | N.V.| AB AB
Councilor Councilor
Africk / Murnick
Councilor / Councilor
Baskerville Terry
Mayor Fried Deputy Mayor

/ Weller- 14

Demming

Councilor
Lewis /




Amended Hahnes Redevelopment Plan

Introduction

Montclair has long recognized the imporance of s
Central Business District {"CBD"} 1o
aconomically strong and thriving CBD coniributes positively

the community. An

to the Township's tax base and provides entertainment,
shopping and employment opportunities for ifs residents.
In many ways, the CBD is an essential componani of
Moniclair’s identity and its quality of life. Consequenly,
the: Township's planning efforts have focused on ways 1o
stimulate investment and promote economic revitalization
within the CBD. In particular, the redevelopment of the
former Hohne's Depariment Store has been identified as
a crifical component of the Township's strategy o revitaiize
the CBD.

Available parking within the CBD has become a significant
lend use planning issue in Montclair. Without an adequate
supply of parking the Township’s efforts to revitalize the
BB will be severely limited . Consequently, the Township
has considered ways fo increase parking availability within
and proxirate to the CBD. The Township has defermined
that additional parking can be created in the CBD os
part of redevelopment efforts that promote publicprivate
partnerships to create new public parking faciliies, while

meeting the parking needs of the new development.

Montclair Township has also determined thal the use of the
redevelopment powers provided to municipalilies via state
statute will be an effective planning and implementation
strategy to achieve #ts goals of downtown revitalization
and the redevelopment of the Hahne's site. Based on the
Planning Board's recommendation, the Township Council
adopted a resclution on January 30, 2001, declaring
the properties containing the former Hahne's Department
store (the “Hahne's site”), the associated suface parking lof
located across the street from the Hahne's site on Church
Street {the “ Church Street lot”), and The Crescent municipal
parking lol 1o be “on area in need of redevelopment”
pursuant 1o the local Redevelopment Housing law
{"IRHL},

This Plan is an amendment to the Hahne's Redevelopment
Plan which was originally adopted by the Township Councl
on Aprit 2, 2002, and required a mix of residential, retail,
In May 2002, the

Township solicited o Request for Proposals (RFP) and

and parking uses on the three sites.

received several responses. Some of the proposals that
were submitted differed in several significant ways from
the adopted Hahne's Redevelopment Plan. Accordingly,
the Township commissioned an impact assessment study,
the purpose of which was 1o review and analyze the
proposals based upon criteria set forth in the Hohne's
Redevelopment Plan.  This Plan supersedes the original

Hahne's Redevelopment Plan.

This Plan is written pursuant to Section 40A:12A7 of the
LRHL which provides that "no redevelopment projects shall
be undertaken or carried out except in accordance with @
Redevelopment Plan adopted by ordinance of the munick-
oal governing body upon is finding that the specifically
delineated project area is located in an area in need of
redevelopment or an area in need of rehabilitation or in
both..." according fo criteria set forth in Section 5 or Sec-
tion 14 of PL 1992, C.79 (C. 40A1Z2A5 or C. 40A:;

12A-14), as appropriate.

45 Church St is a six. s.oruuut’n amily b o’mq ocared C(TOO)/ cormer
from the former Hahnes nwfqu




Township of Montclair

Statutory Requirements

According to the IRHL, the Redevelopment Plan shall

include an outline for the planning, developmeni, rede-

velopment or rehabilitation of the project area sufficient
to indicate:

1. lis relationship to definitive local objectives as 1o
appropricte land uses, density of population and im-
proved fraffic and public fransportation, public utiifes,
recreational and community facilities and other public
improverments;

2. Proposed land uses and building requirements in the
ared;

3. 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 displaces residents will be available to them in the
existing local housing market;

4. An identification of any property within the Redevel-
opmenl Area which is proposed to be acquired in
accordance with the Redevelopment Plan;

5. Any significant relationship of the Redevelopment Plan
fo:

* The Masler Plans of contiguous municipalities;

»  The Master Plan of the County in which the mu-
nicipatity is located; and

e The State Development and Redevelopment Plan
adopted pursuant lo the State Planning Act PL.
1985, C.398 {C.52:18A 196 el ol )

Area Description

The Hahne’s Redevelopment Area {the "Area"} includes
portions of three tax blocks located within the Township's
CBD, s shown on the enclosed aerial and tax maps.
The properties are loccted to the south of the Bloomfield
Avenue commercial coridor, east of Trinity Place, west of
Scuth Fullerton Avenve, and north of The Crascent. The
three lots that comprise the designated Redevelopment

Area include:

The Hahne's Site (Block 2205, Lot 2)

The Flahnre's Site contains approximalely 1.3 acres. The
property is iregular in shape, with 207 fesl of frontage on
South Park Street, 116 feet of frontage on Church Street,
and 105 feet of frontage on Trinity Place. The lot conlains
the former Hahne's Department Store, which has been
vacant since 1989, The twosstory masonry building is 30
feet high and contains approximately 108,000 square
feet of floor area, including two floor plates of 45,000
square feet each, and a basement of 18,000 square leet.
The westernmost portion of the property adiacent to Trinity

Place is currently used as a surtace parking lot.

View of the lormer Hohnes building .

The Church Street Lot [Block 2208, Lot 17]

The Church Sireel Lot (a k.. the Hahne's parking lot] con-
tains approximately 0.8 acres. The tract is rectangular in
shape, with approximately 140 feet of frontage on Church
Sireel. The lot is developed with a paved parking lol, which
accommadates approximately 131 vehicles, and a small
kiosk for the lot attendant. The site had been previously
used as a parking lof for the Hahne's Departiment Store.

The lot is leased to the Township as a municipally operated

View of the Church Street o,




Amended Hahnes Redevelopment Plan
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Township of Montclair
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Amended Hahnes Redevelopment Plan

parking lof. To the west of the fot is the Unitarian Church,
and to the north and east are the retail and office uvses
that frant onto Bloomfield Avenue and South Pasrk Street,

respectively.

The Crescent Parking Lot (Block 2206, Lot 13)

The Crescent Parking Lot is located to the south of the
commercial and mixed-use buildings fronling on Church
Street and befween multifamily residential uses locaied
along The Crescent. The property occupies a substantial
portion of the Block 2206 between South Fullerton Avenue
and South Park Stieet, The Crescent Parking Lot contains
approximately 1.8 acres. The fract is irregular in shape,
with 312 feet of frontage on The Crescent, 58 feet of
frontage on South Fullerton Avenue, 16 feef of frontage
on South Park Streef, and & feet of frontage on Church
Street, The lot is developed with a municipally owned
and operated surface parking iof, which contains 179

parking spaces.

Surrounding Land Uses

Land uses surrounding the Redevelopment Area include a
mix of commercial, residential and public uses. Many of
the buildings are In a mixed-use arrangemant with refail
commercial or other non-residential uses on the first floor
and residential uses on the upper floors, The thiee proper-
ties in the redevelopment area are located 1o the south
of the Bloomfield Avenue commercial coridor. Exisling
commercial uses proximate {0 the Redevelopment Area
are located primarily along Church Sireet and South Park
Streef to the north of the exisling ingress driveway to The
Crescent Lot. These uses consist of restaurants, small retail
sales, specialty shops, personal service esteblishments,

and boutiques.

Quasipublic uses are located to the west of the Redevel-
opment Area. The Christ Church, located on the comer
of Trinity Place and Church Street, is adjacent to the west-
am boundary of the Hahne's Site. The Unitarian Church,
located on the north side of Church Street acress from
Trinity Place, is adjacent fo the western boundary of the
Church Street Lo,

Residential uses in the area include primarily mulifans
ily residential developments and residential apartments
in the upper floors of mixeduse buildings. Less intensive
residential development is focated along portions of The
Crescent, Trinity Place and the eastem side of South Park
Steeet, south of the entrance driveway into The Crescent
Parking Lot. These include single family, as well as two or
three family frame dwellings. A number of these dwellings

include prolessional office space.

A review of the land uses surounding the Redevelopment
Area leads to the conclusion that the area functions as
“fransitional” area ot the edge of the CBD, with more infen-
sive uses located 1o the north and less intensive residenticd
and quasipublic uses to the south and west. The fransitional
nature of the area provides @ fand use planning rafionale
and foundation for the bullding requirements and design
standards contained in the Redevelopment Plan, includ-
ing the types of uses, building massing, and scale of the
proposed redevelopment projecis. Because of the differing
impacts of these factors on each of the three redevelopment
sites, the plan objectives and standards for each property
within the designated redevelopmeni arec are addressed

separately in the redevelopment pian.

The Christ Chuich with the former Hahnes Building in the lower feft
carmer




Township of Montclair

Plan Principles

The Redevelopment Plan seeks fo build upon the exisling
strengths and character of the Township of Montclair. The
Redevelopment Area is infended to become o high-quality
mixectuse development that will revitalize Montclair's CBD.

The following principles guide the Plan.

Revitalization

Recognizing the importance of an economically sirong
and thriving CBD, the Township’s recent planning efforts
have focused on stimulating investment and promoting
economic vitality within the CBD. For years, the Hahre's
Department Store stood as a prestigious anchor for the
downtown business district. Its closure in 1989 left
behind o vacant behemoth in one of the most prominent
locations in the downtown. The prolonged vacancy of
the Hahne's building has negatively cifected municipal
revenues, resulted in reduced foot traffic, and jeopardized
the viability of nearby stores. By requiring a high-quality
mixed-use development on the Hahne'’s site, it is the infent
of this Plan fo broaden the Township's tax base, improve the
aesthetic image of the downtown, and increase pedestrian

circulation in the area.

Location and Confext

One of the most impaortant aspects of the Redevelopment
Area is its location within Montclair. Situated on the edge
of the CBD, the Area, as manfioned previously, serves as
a transition area between several different land use zones.
While development of the Area is intended lo provide o
mixed-use downtown anchor, it is vital that redevelopment
of the Area respect the height, massing, and intensity of
surrounding land uses.  In addition, sensitivity to the sur-
rounding area requires thal new development be architec:
wrally compatible with the patiern, material and color of
the surrounding buildings, which will ensure @ consistent
and attractive streetscope. This Plan regulates developrrent
through the establishment of bulk standards, setbacks, and
design guidelines. The desired result is a high-quality
mixeduse project that is compatible with its surroundings

while slilf relaining a character of its own.

Parking

The economic success and viability of any community's

CBD is partially dependent on the amount and location of

parking within the CBD. Itis crucial that new development

not result in the reduction of existing parking resources
in the downtown, provide adequate parking for new
uses, and, if possible, confribute additional parking
for municipal purposes.  This plan ensures these results
by establishing three primary parking principles for the

Hahne's Redevelopment Area. Those principles are as

follows:

1. All new development in the Area that contains resi-
dential uses must provide adequate parking for those
uses onsite.

2. All new commercial uses in the Area must provide
adeguate parking for those uses on-site and/or within
the Hahne's Area.

3. New development in the Area should not result in the
reduction of existing parking resources in the Area.
Parking resources in the Orange Road Redevelop-
ment Area and/or the development of other parking
alternatives in adjacent areas may be considered in

satishying this principle.

Goals and Obijectives of the Redevelopment

Plan

The primary goal of the redevelopment plon is to redevelop

sach of the three parcels in the redevelopment arec consis-

lenfly with the longrange planning objectives of Monlclair

Township, including:

e Revilalize the Township's Central Business District;

*  Redevelop underutilized or vacant commercial prop-
erty;

«  Broaden the Township's tox base;

e Provide for a wide range of housing afferdability and
housing opporfunities in the Township;

* Increase municipal parking while minimizing the fiscal
ourden on the Township; and

*  Promote a public arts initialive consistent with the

Montclair Arts Plan.
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To achieve these goals, the redevelopment of the former
Hahne's site is of critical importance. The redevelopment
of the Hahne's sife info @ new mixed-use development will
be the comerstone of bath this redevelopment plan and

the future revitalization of the CBD.

The redevelopment plan proposes that the redevelopment
of the Hahne's site and the other parcels in the redevel
opment area be undertaken in a manner consislent with
sound planning practice, which recognizes the relotionship
of these properties with surrounding land uses and building
forms. In addition, the redevelopment of the three parcels
shall be complementary fo and suppertive of existing com-
mercial uses in proximity to the redevelopment area. In
particular, the plan is designed 1o increase pedestrian
activity in the area, provide sufficient parking for new uses
and additional parking for existing uses in the CBD, and

improve the aesthetic image of the downtown.

The Township s also sensilive to the redlities of the recl
esiate market place and the financial risks and practical
limitations inherent in undertaking any redevelopment
project. Consequenty, the redeveloprment plan is designed
io provide some fiexibility of approach in the design of the
project so long as the enumerated goals and objectives
of the plan are achieved. It is the intent of the Township
io establish, where possible, an effective publicprivate

oartnership in redeveloping the area.

Relationship of Plan to

referenced. Other standcrds and submission requirements
relating to all zones in the Township noi specifically enumer-
ated herein as detailed in the Township Land Development

Ordinance shall apply.

Any deviation from standards of this Plan that results in
o 'd" variance pursuant to NJ.S.A 40:55D-70d shall
be addressed as an amendment 1o the Plan rather than
vie varfonce reliel through the Township Zoning Board
of Adjustment. " variance relief pursuant fo NJ.S.A
40:550-70c and design waivers may be addressed by
the Planning Board through the development application
process. All developmenis must be approved by the Plan-
ning Board and shall be submitted through the normal site
plan and subdivision procedures as identified by NJ.S.A
40:55D, et seq.

Land Use Standards

Hahne's Site

Purpose: The purpose of the redevelopment project for the
Hahne's site is to creale o high quality mixed-use project
containing retail uses on the first floor and residential uses

on the upper floors of the development.

Principal Permitted Uses:

*  Mixeduse developmeni, with retail uses on the street
level and residential uses on the upper floors. Retail
and/or office uses may be permitied on the second

floor;

Township Land Development
Regulations

The Arec shall be redeveloped in ac-
cordance with the standards defailed
in this Redevelopment Plan. In order
to implement this Redlavelopment Plan
consistent with the goals and objec:
fives of the Plan, the Plan supersedes
the use, buik, and design standard
provisions of the Township Land Devel

opment Regufations unless specifically

Creation of a prominent vertical design element on
the farmer Hahnes site can create o dynamic focal
point for the project’s surounding orea. Compars
the photagraph at feflt of the former Hahnes building
with the pholograph af dght of o mixed-use building
wilh vertical design element
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Amended Hahnes Redevelopment Plan

Retait uses shall be required on the stieet level; refail
uses may include restaurants and eating establish-
menis, relail soles and service uses, health clubs and
banks. No drivedhru uses shall be permitied,

Accessory Uses: Any uses deemed incidental and acces-

sory lo the principal uses.

Bulk Standards:

Maximum residential density: 80 dwelling units per
acre. A 10 percent cffordable housing component
shall be included.

Maximum building height: 7 slories

Building Setbacks [see attached diagram):

o Minimum setback to South Park and Church
Streets: O feet

o Maximum setback o South Park and Church
Streets: 10 feet i used for cutdoor amenities.

o Minimum setback io east side of Christ Church:
30 feet for @ distance of 100 feet fom the Church
Street rightolway. The remaining yard setback
1o the Christ Church lot shall be @ minimum of O
feet.

o Minimum setback to Trinity Place: 110 feet

i " Rt

Fourstory multi-lamily building adajeent 1o
former Hahnas siie. Note architectural defails
and massing of building.

o Minimum remaining yard setback: O [eel

Parking:

o Residential: Minimum 1.3 spaces per unit. All resi-
dential spaces shall be accommodated onsite.

o Nonvesidentich: Minimum 2.5 spaces per 1,000
gross square footage.  All nonresidential park:
ing shall be accommodated onsite or within the
Hohne's Redevelopment Area (Church Streel lof

and/or Crescent parking deck}.

Design Standards:

The project shall include o prominent vertical design
element at the comer of South Park Street and Church
Street. This architectural feature shall be designed in ¢
manner fo create visual interest and provide o terminar
tion point for the South Park Streel corridor as viewed
from Bloomfield Avenue and Church Street.

The project shall be designed in a manner that mini-
mizes the impaci of the development on the adjocent
Christ Chureh. in particular, o generous setbuck shall
be required between the new building and the stained
glass window on the easl side of Christ Church. If
possible, an open space area or courtyard shall be
provided within the selback crea to allow for light and
air to enter the stained glass window, and to provide
an amenily for the occupans of the new building.
The building shall be consistent with the existing
styles, materials, colors and details of surounding
buildings.

The project shall contain o focal poini across from the
driveway entrance lo The Crescent parking lot. The
focal point should encourage pedestrian movement
through the area and may incorporate o public arts
feature in the design.

The building shall contain an articulated fagade and
significant architectural setbacks sufficient fo mitigate
the bulk of the building.

All mechanical equipment shall be hidden from view

from the slreet if located atop the building.




Township of Mantclair

* The project shall be designed to ensure o safe and
efficient flow of vehicular traffic both on and off-site.
Where possible, loading aclivities for commercial
wses shall occur onssite.

e The project shall include fealures to improve the
streelscape adjacent fo the site, including decore-
tive lighting, street frees, landscaping, and pedestiian
linkages and amenities.

¢ The project shall include @ public art component.

Church Street Lot

Purpose: The primary purpose is development of the
Church Street sile as either a mixed-use project or a
holel. The design of the redevelopment project shalt be
coordinated with the redevelopment of the Hahne'’s site
as part of a comprehensive redevelopment project for

the two sites.

Principal Permitted Uses:

*  Mixeduse development with relail uses required on
the street level and residential uses permitted on the
upper floors. Retail uses include refail sales and ser-
vice, restaurant and eating establishments, banks and
hecilth clubs. INo drivethru uses shall be permitted.

*  Minimum 100T00m hotel and optiona! accessory
refail. Mo residential uses shall be permitied.

o MultHevel publichrowned parking deck and mixed-
use development — maximum four levels over ground
level with first floor retall or other non-esidentic!

use,

View of Unitarian Churel through the Church Sireet lor

Accessory Uses: Any uses deemed incidental and acces:

sory to the principal uses.

Bulk Standards:

e Maximum building height: 5 stories

e Maximum residential density: &5 units per acre, of
which 10% of the units shall be afferdable housing.

e Minimum front yard setback: O feet

e Maximum front yard setback: 10 feet

s Minimum side and rear yard sethacks: O feet

« Parking: As the Church Street ot is currently used for
municipal parking, fhe redeveloper should provide, ot

a minimum, the net amount of spaces currently avail-

able for public parking onsite or within the Redevelop-

ment Area or other adjacen! areas as contemplated
in this Plan.  Additional parking standards:

o Nonresidential: Minimum 2.5 spaces per 1,000
gross square footage. Monresidential spaces
shall be accommodated on the Church Sireet lot
and /or Crescent parking deck.

o Hotel: Minimum 1 space per room. Any confer-
ence facility; 1 parking space per 4 seafs plus |
space per 250 square feet of general assembly
area. Hofel spaces shail be accommodated on-
site or within the Redevelopment Arec or other
adjacent areas as contemplated in this Plan.

o Residenticl: Minimum 1.3 spaces per unit. Resi-

dential spaces shall be accommodated on-site.

Design Standards:

o The redevelopment of the Church Stieet lot shall not
resulf in the reduction of existing parking that is cur-
reatly available for public and municipal purposes.
Rether, the redevelopment project shall be designed
fo provide parking for new uses and to increase the
supply of available parking in the downtown.

» if possible, the profect shall include o pedestian
linkage to Bloomfield Avenue. The redeveloper may
propose the use of the adjacent property fronting on
Bloomlfield Avenue which contains the Screening Zone
and associated alley way, or other properties fronting

on Bloomfield Avenue to create this design element.

10
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*  The project shall be designed to protect the adjacent
Unitarian Church through architectural details and
design sensitivity.

»  The development shall be architecturally compatible
wilh the architectural style of the Church Street
commercial area.

*  The design of the Church Street lot shall be coordinated
with the redevelopment of the Hahne's site to ensure

architectural compatibility.

The Crescent Municipal Parking Lot

Purpose: The purpose of The Crescent redevelopment
project is the creation of a multistory public parking deck.
The Township, through its municipal parking authority, is
currently proceeding with the design and construction of

the Crescent Deck.

Principal Permitted Uses:
e Muliistory public parking deck

Accessory Uses: Any uses deemed incidenial and acces

sory fo the principal use.

Bulk Standards:

e Minimum building height: 4 levels

s Maeximum building heighi: 5 levels

e Setbacks: See site plan

e Access to the Crescent Deck shall be designed to be

compatible with the circulation patterns of the existing

streat network,
»  The project shall provide a strong pedestrian connec-
tion between the Crescent Deck and the Church Street

retail area,

Design Standards:

e The Crescent parking deck, particularly The Crescent
facade, shall be designed to reduce the appearance
of the vertical height of the structure and to complement

the residential nature of the sireetscape.

e The parking structure shall contain an articulated
fugade, and should be architecturally compatible with
the architectural style of the Church Street commercial
area.

¢ The project shall include lealuies 1o improve the
streetscape adjacent fo the site, including decorative
lighting, street lrees, landscaping, and peadestricn
linkages and amenities.

* Llighting:

o lighting on all levels musl take into account
potential spiflover effects on surrounding buildings,
especially residential buildings.

o lighting along lot frontage and interior onsile
lighting shall consist of “Moniclair Style” street
lighting or a similar style currently provided in the
downlown.

»  Existing walkways that transverse the property on the
north and south sides shall be replaced.

*  Interior walkways shall consist of decorative pavers.

+ Al surface parking spaces on the site shall be
sulficiently screened from adjacent properties and

roadwarys through the use of frees and shrubs.

General Design Standards

Traffic and Circulation

Any traffic and circulation improvements shalt be designed
in conjunction with an overall plan for the Redevelopment
Area, The plan shall provide for an integrated system
of onsite and offsite vehicular circulation, storage and
service parking consistent with the enumerated goals of
the Redevelopmenl Plan. Pedestrion crosswalks and other
fraffic calming techniques shall be used to encourage
safe pedestrian circulation throughout the Redevelopment
Area. The redeveloper shall provide improvements fo the
circulation, so as to provide safe and efficient vehicular
ingress/egress and pedsstrian circulation. A pedestrian
connection from the former Hahne's site to the Church
Stree! parking lot, and from the Crescent parking lof to
the Church Streel commencial district shall be encouraged
through the use of pavers. Additionally, pavers shall be

used al pedestrian streel crossings.
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Architecture and Building Design

The development of the Redevelopment Area shalt be
architecturally consistent with the style, materials, color
and details of surrounding buildings. Facades shall be
affractive and interesting when viewed from the immedicte
sireetscape and from o dislance. Parking deck facades
at streel level shall be designed 1o emdlate building
tacades rather than typical deck structures, Al benches,
trash receptacles and other street or site fumiture shall be
compaiible with the architecture of the building and shall

complement the building features.

Pedesirian Realm and Streetscape
The streetscape shall be designed in a manner 1o create

a pedestiian friendly environment thal encourages activ-

Example of pedesidan aciivity adiacent ke o mixed vse building.

ity at the stree! level through the use of entrance details,
decorative lighting, omamenltation, signage and marquees
arliculating entranceways. The design of the Hohne's and
Church Street lols should provide pedesirian areas and
"bumprouts” for outdoor restaurant seating, pedesirian
amenities and an area for performing arts, pursuant to the
Moniclair Arts Plan, The design of the sidewalk areas shall
be coordinated with the Township’s Departments of Plan-

ning and Community Development and public works.

landscaping

Street trees shall be planted along the Church Stree,
South Park Streef and The Crescent frontage. Trees and
landscaping shall be provided in accordance with Town-

ship standards.

fxample of an interior courtyard which may be ceaed lor a focal
point en former Hahnes site across lrom the exisling egress poini on
The Crascent lol.

Lighting
lighting along lot froniage shall be decorative lighting
consisting of "Montclair Style” street lighting or a similar

style currently provided in the Downtown.

Sidewalks

Sidewalks shall be a minimum of six (&) feet wide and in-
clude paving elements and decorative pavers. Crosswalks
shall be decorative and complemenlary in material and

design 1o sidewalks,

Signage

No signage shall be permitted above the first level of any
development. Only building signs shall be permilied along
South Park and Church Streels. All signs must face South
Park Street, Church Street and Trinity Place in accordance

with existing Township standards.

Example of wide sidewalks and decoralive stieelscape.
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Loading
loading needs shall be addressed as a component of any

proposed development.

Off-Site Improvements

The redeveloper shall provide improvements to the cir-
culation, so as to provide safe and efficient vehicular
ingress/egress and pedestrian circulation. A pedestrian
connection from the former Hahne's site to the Church Stree
iot, and from the Crescent parking fot to the Church Street
commarcial district shall be encouraged through the use
of pavers. Additionally, pavers shall be used ot pedestrian

sireel crossings.

Public Art

In an effort to develop opportunities for working artists,
educate art studenls and publicly display art works,
the Township of Moniclair recognizes the need for a
comprehensive public arts initiative. In order to build an
ans presence throughout the Township, the Montclair Arts
Plan, adopted June 2001 and prepared by the Division
of Art and Culiural Development, recommends that new
development and redevelopment projects include public
art in their design. Public art components can include,
but are not limited to, sculpiure gardens, facade design,
structural design elements (fences, pathways, railings} and

areas for rofafing exhibits.

The Hahne's Redevelopment Flan offers a unique oppor-

tunity to implement the recommendations of the Moniclair

Arts Plan through the provisions of o public art componeni

n the design of the project. Conseguently, the Redevelop-

ment Plan shall include o public art component consisting

of at least one of the following elements in each of the

projects:

¢ Incorporation of art representations within the design
of the deck facades, fencing or railings; and

*»  Provision of areas for the placement of stotuary or other
art dispiays and rofating exhibits. The design of the
proposed arts component shall be coordinated with
the Department of Planning and Community Develop-

ment.

e Sidewalk areas or smalt plazas for sireet performances

or other similar entertainmant,

Proposed Concepi Plan

The Township has been actively discussing and formulating

an implementation strategy for the Redevelopment Arsar.

The Concept Plan for the Hahne's site proposes a 7-story

mixecuse bullding with one level of underground park-

ing. Above the lirst floor, the proposed building ulilizes

architectural stepbacks, recesses and projections, and

articulated fagade. These features are essential, as they

serve to mitigate the height and bulk of the proposed build-

ing. The aflached concept plan and elevation show the

type of development proposed.  The proposed building

includes the following:

»  Approximately 37,152 square feet of refail space on
the first floor.

e Approximately 3,546 square feet of retail space on
the second floor.

s Approximately 103 residential units.

The Concept Plan shall not be binding on either the
Township of the Planning Boord.  The evaluation of any
proposal submitted under the Redeveloprment Plan shall
be based upon the sections of this redevelopment plan
entiled "Relationship Plan fo the Township Land Develop-
ment Regulations”, “Permitted Uses”, “Butk Standards” and

"Design Standards”.

Property To Be Acquired

The Redevelopment Plan may require the acquisiion of
the former Hahne's site and the Church Street parking lot
through the use of eminent domain in accordance with
ihe LRHL and eminent domain law. Private acquisition of
these properties by the redeveloper(s} shall be pursued
prior to any action by the Township. The Crescent lot is
owned by the Township and, as such, does not need to

be acquired.
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Conceptual plan for the Hahne's Site.
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Relocation

The Plan does nol require the relocation of any businesses
or residents, The Hahne's site is currently not operating
so there is no need fo relocate. The Redevelopers) shall
prepare a Phasing Plan for the relocation of existing

parking during construction.

Aftordable Housing

The Montclair Townshin Planning Beard adopted o Hous-
ing Clement and Fair Share Plan in 1997 that received
substantive certification from the New Jersey Council on
Affordable Housing [COAH) in 1998, The Housing Plan
noted that there are a significant number of low and mod-
erate-income households in Mentclair and stated that the
Township should continue to address the housing needs of
these families. The 1999 Master Plan Reexamination Re-
port adopted by the Township Planning Board reaffirmed
the goals and ohjectives of the 1997 Housing Element
and made the provision of housing for o wide range of
population and income groups one of the primary land

use planning goals of the Township.

increasing the availability of affordable housing in the
Township continues to be one of the key godls of the
Township Council. Accordingly, the Redevelopment Plan
includes a requirement that 10 percent of the residentic!
units must be affordable units pursuant 1o COAH

guidelines,

Relationship to Definitive Local Objectives

The Redevelopment Plan is consistent with the goals and
objectives of the Township as stated in the 1999 Master
Plan Reexaminalion Report, specilically as il relates to
the moximization of public parking in the downtown,
revitalization of the CBD, redeveloping underutilized
or vacant commercicl properties, broadening the iax
base of the Township and providing new opportunities
for affordable housing. In addilion, the Redevelopment
Plan incorporates elements of the following related Plans

of the Township:

o The Moniclair Economic Development Corporation’s
(MEDC) Development Stictegy for an Arts, Culture &
Enterlainment District dated February 1998 focuses on
arts and entertainment as an economic development
fool within the Township, The Redevelopment Plan is
consistent with this strategy, specifically as it relates
to encouraging o broader array of arts, cultural and
entertainment activities ond providing more effective
parking and circulation for downiown visitors.

*  The Crescent Parking Structure Report dated July 1999
proposes the creation of a public parking deck on The
Crescent lot. The report includes design standards,
fecade renderings and planning improvements. The
Redevelopment Plan incorporates the recommendar-
tions made in the report and, as such, is consistent
with this planning document,

»  The Monlclair Arfs Plan, which was adopied by the
Township Council in June 2001, conlains recom-
mendations for the incorporation of o public ars
component in new development and redevelopment
in the Township. The Redevelopment Plan requires
that a public arts component be incorporated into the
design of the redevelopment project consistent with

the Montclair Aris Plan.

Towniship of Montclair

The Redevelopment Plan is consistent with the goals of
the Township as siated in the 1992 and 1999 Master
Plan Reexamination Reports, specifically as it relates to the
revitalization of the CBD and the expansion of parking

opportunities in the downlown.

Adjacent Municipalities

The Township of Moniclair is bordered by Glen Ridge
Borough, Clifton City, and the Townships of West Orange,
Litle Falls, Cedar Grove, and Verana, Mone of these
communities directly abut the Redevelopment Area. The
infent of the Redevelopment Plan is to support the continued
reviialization of the CBD, which doas not conflict with the

planning efforts of adjacent municipalities.
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Essex County

The Essex County Master Plan was prepared in the early
1980's. Due fo significant changes in the County since
that time. both in terms of land use, socioeconomics and
demographics, some aspecis of the County Plan may
not be specitically relevant 1o this Redevelopment Plan.
However, the Redevelopment Plan is consistent with the

County Plan’s general land use and policy objectives.

In February 1998, Essex County adopted a Cross Ac-
ceptance Reporl regarding the State Plan.  This Plan
serves as the most recent Counly planning document.
The Redevelopment Plan is consistent with a number of
issues identified in the Cross Acceptance Report, includ-
ing: the improvement of the visual image of the Township,
downtown revitalization, ond the placement of airt in public

spaces,

State Development and Redevelopment Plan
The State Development and Redevelopment Plan (SDRP},
adopted March 1, 2001, designates the Township
of Montclair as part of Metropolitan Planning Area ]
IPAT]. According fo the SDRP, most of the communities
within this Planning Area are fully developed or almost
fully developed with much of the new growth occurring
through redevelopment.  The following policy objectives
are infended as guidelines for planning within communities
located in the Metropolitan Planning Area:

¢ land Use: Guide new development and redevelop-
ment Io ensure efficient and benelicial uiilization of
scarce land while capitalizing on the inherent public
facility and service efficiencies of the concentrated
development palterns.

*  Economic Developrment: Promote economic develop-
ment by encouraging redevelopment efforis such as
infill and land assembly, public /private parinerships,
and infrastruciure improvements.

¢ Housing: The Township is fully developed and con-
tains a variety of housing options ranging from apart-
ments to singlefomily detached houses. Five historic

districts have been identified for potential designation

and the Township is considering @ revised ordinance
o reguiate demolition and renovation of sfructures in
these areas. A Housing Element and Fair Share Plan
was adopted in 199/ outlining policies on alfordable
housing and housing for the elderly and disabled. A
$55,000 twoyear grant was awarded o the Town-
ship by NIDCA for affordable housing renovations in
the New Street target neighborhood.

The Redevelopment Plan is consistent with these goals.

Administrative And Procedural

Requirements

Amending the Redevelopment Plan

Upon compliance with the requirements of applicable law,
the Township Councll may amend, revise or modily the
Redevelopment Plan, as circumstances may make such

changes appropriate.

Duration of Plan

The Plan, as amended, shall be in full force and effect
for 30 years from the date of approval of this Plan by the
Township Council.  The redeveloper(s) agreement may

include provisions for the termination of the Plan.

Conveyance of Land

The Township may sell, lease, or otherwise convey o
a redeveloper lor redevelopment, subject fo reskictions,
controls and requirements of the Plan, all or any portion of
the land within the Redevelopment Area which becomes
available to disposal by the Township as a result of public
action under this Plar.  The Township may also use its
redevelopment powers pursuant 1o the IRHL to enter info
other agreements with the designated redeveloper(s) in con

naction with the construction of any aspec of the Plan.

Financing

The Township may use its redevelopment powers pursu-
ant o the LHRL to provide financing for any aspect of the
Plan,  This may include (1] direct financing secured by

the revenues from any portion of the project underlaken
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pursuant 1o the Plan or by the general toxing power of
the Township, or {2} making of any loans fo the desig-
nated redeveloperls), or {3) the extension of credil 1o the
designated redeveloper(s} in such form as the Township
determines is appropriate, including o Township guaranty
of any loans made to the designated redeveloperls), or (4]

tax abatement and exemptions where appropriate.

Implemeniation of Redevelopment Plan

The following rastrictions and controls en redevelopment

are hereby imposed in conneclion with the selection of

o redeveloper(s) and shall apply notwithstunding the

provisions of any zoning or building ordinance or other

regulations now or herealter in force.

1. The redeveloper(s) will be obligated to carry oul
the specified improvements in accordance with the
Redevelopment Plan.

2. The redeveloper(s), its successors or assigns shall
devote land within the Redevelopment Area to the
uses specified in the Redevelopment Plan.

3. Until the completion of the improvements, the
radeveloper(s) will not be permitied to sell, lease, or
otherwise transfer or dispose of property within the
Redevelopment Area without prior written consent
of the Township Council excep! that his condition
shall not apply to any lender to the redeveloper(s) in
connection to the Plan.

4. Upon completion of the required improvements, the
conditions datermined to exist at the time the Rede-
velopment Area was determined to be in need of
redevelopment shall be deemed io no longer exist,
and the land and improvements hereon shall ne lon-
ger be subject o eminenl domain as result of those
determinations,

5. No covenant, agresmeni, lease, conveyance or
other instrument shall be effected or executed by the
redeveloper(s), the Township Council, or the succes-
sors, lessees, or assigns of either of them, by which
land in the Redevelopment Area is restricted as fo
sale, lease, or occupancy upon the basis of race,
color, creed, religion, anceslry, national origin, sex

or mariial siatus.

&,

Neither the redeveloper(s) nor the Township Coun-
cil, nor the successars, lessees, oi assigns or either
of them shall discriminate upon the basis of race,
creed, religion, ancesiry, national origin, sex or
marital status in the sale, lease or rental or in the vse
and occupancy of land or improvements erected or
o be erected thereon, or any part thereol, in the

Redevelopment Area.
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