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Statutory Requirements 

According to the LRHL, the Redevelopment Plan shall 

include on outline for the planning, development, rede­

velopment or rehobilitalion of the project area sufficient 

to indicate: 

I. Its relotionship to definitive local objectives as to 

oppropriole land uses, density of population and im­

proved traffic ond public transportation, public utilities, 

recreational and community facilities and other public 

improvements; 

2. Proposed land uses and building requirements in the 

area; 

3. Adequate provision for the temporary and permanent 

relocation as necessary of residents in the project 

area including on estimate of the extent to which 

decent, sofe and sonilory 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

opment Area which is proposed to be acquired in 

accordance with the Redevelopment Plan; 

5. Any significant relationship of the Redevelopment Pion 

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

The Hahne's Site conloins opproximotely I . 3 acres. The 

property is irregular in shape, with 297 feel of frontage on 

South Pork Street, I 16 feel of fronloge on Church Street, 

ond I 05 feel of frontage on Trinity Place. The lot contoins 

the former Hahne's Department Store, which has been 

vacant since 1989. The two-story mosonry building is 30 

feel high and contains approximately I 08,000 square 

feel of floor area, including two floor plotes of 45,000 

squore feel each, ond a bosemenl of I 8,000 square feel. 

The westernmost portion of the property odjocentlo Trinity 

Place is currently used os a surface parking lot. 

to: View of the former Hahncs building 
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• The Master Plans of contiguous municipalities; 

• The Moster Plan of the County in which the mu­

nicipolity is located; and 

• The Stole Development and Redevelopment Plan 

adopted pursuant to the State Planning Act P.L. 

1985, C.398 [C.52 18AI96 et al.) 

Area Description 

The Hahne's Redevelopment Area [the "Area") includes 

portions of three tax blocks locoted within the Township's 

CBD, as shown on the enclosed aerial and lox maps. 

The properties ore located to the south of the Bloomfield 

Avenue commerciol corridor, eosl of Trinity Place, west of 
South Fullerton Avenue, and north of The Crescent. The 

three lots that comprise the designated Redevelopment 

f\rea Include: 

The Church Street Lot (Block 2208, Lot 17) 

The Church Street Lot [o.k.o. the Hahne's parking lot) con­

tains opproximotely 0. 8 acres. The lrocl is rectangular in 

shape, with approximately 140 feet of frontage on Church 

Street. The lot is developed with a paved parking lot, which 

occommodotes approximotely I 3 I vehicles, and a small 

kiosk for the lot ollendanl. The site had been previously 

used as a porking lot for the Hahne's Deportment Store. 

The lot is leoseclto the Township as o municipally operoted 

View of the Church Street lo! 
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porking lot. To the west of the lot is the Unitarian Church, 

ond to the north and east ore the retail ond office uses 

that front onto Bloomfield Avenue and South Pork Street, 

respectively. 

The Crescent Parking Lot (Block 2206, Lot 13} 

The Crescent Parking lot is located to the south of the 

commerciol ond mixed-use buildings fronting on Church 

Street and between multi·family residential uses located 

along The Crescent. The property occupies a substantial 

portion of the Block 2206 between South Fullerton Avenue 

and South Pork Street. The Crescent Parking lot contains 

approximately I .8 acres. The troct is irregular in shape, 

with 31 2 feet of frontage on The, Crescent, 58 feet of 
frontage on South Fullerton Avenub, 16 feet of frontage 

on South Park Street, and 6 feet ~~ f frontage on Church 

Street. The lot is developed with a municipally owned 

and operated surface parking lot, which contains 179 

porking spaces. 

Surrounding Land Uses 

Land uses surrounding the Redevelopment Area include a 

mix of commercial, residential and public uses. Many of 

the buildings ore in o mixed-use orrongement with retail 

commercial or other non-residential uses on the first floor 

and residential uses on the upper floors. The three proper· 

ties in the redevelopment oreo ore locoted to the south 

of the Bloomfield Avenue commercial corridor. Existing 

commercial uses proximate to the Redevelopment Area 

are located primarily along Church Street ond South Pork 

Street to the north of the existing ingress driveway to The 

Crescent Lot. These uses consist of restaurants, small retoil 

soles, specialty shops, personal service estoblishments, 

and boutiques. 

Quasi-public uses ore lomted to the west of the Redevel· 

opment Area. The Christ Church, located on the corner 

of Trinity Place and Church Street, is odjacent to the west 

ern boundary of the Hahne's Site. The Unitarian Church, 

located on the north side of Church Street ocross from 

Trinity Ploce, is adjacent to the western boundary of the 

Church Street Lot. 

Amended Hahnes Redevelo ment Plan 

Residential uses in the oreo include primarily multi·fam· 

ily residentiol developments and residentiol apartments 

in the upper floors of mixed-use buildings. less intensive 

residential development is locoted along portions of The 

Crescent, Trinity Place and the eastern side of South Pork 

Street, south of the entrance drivewoy into The Crescent 

Parking Lot. These include single fomily, os well as two or 

three family frame dwellings. A number of these dwellings 

include professionol office space. 

A review of the land uses surrounding the Redevelopment 

Area leads to the conclusion that the mea functions os o 

"transitionol" orea ot the edge of the CBD, with more in ten· 

sive uses located to the north ond less intensive residentiol 

ond quasi-public uses to the south and west. The transitionol 

noture of the area provides a land use planning rationale 

and foundation for the building requirements and design 

standards contained in the Redevelopment Plan, includ· 

ing the types of uses, building massing, and scale of the 

proposed redevelopment projects. Because of the differing 

impacts of these foctors on each of the three redevelopment 

sites, the plan objectives ond standards for each property 

within the designated redevelopment a reo ore addressed 

seporately in the redevelopment plan. 

The Christ Church wilh the former Holmes Building in the lower lefl 
corner 
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Plan Principles 

The Redevelopment Pion seeks to build upon the existing 

strengths ond character of the Township of Montclair. The 

Redevelopment Area is intended to become a high-quality 

mixed-use development that will revitolize Montclair's CBD. 

The following principles guide the Plan. 

Revitalization 

Recognizing the importance of an economicolly strong 

ond thr·iving CBD, the Township's recent plonning efforts 

have focused on stimulating investment and promoting 

economic vitality within the CBD. For years, the Hahne's 

Department Store stood as o prestigious anchor for the 

downtown business district. Its closure in 1989 left 

behind o vacont behemoth in one of the most prominent 

locations in the downtown. The prolonged vacancy of 
the Hohne's building has negatively affected municipal 

revenues, resulted in reduced foot traffic, and jeopardized 

the viability of nearby stores. By requiring a high-quality 

mixed-use development on the Hohne's site, it is the intent 

of this Plan to brooden the Township's tax base, improve the 

aesthetic image of the downtown, and increase pedestrian 

circulation in the area. 

Location ond Context 

One of the most important aspects of the Redevelopment 

Area is its location within Montclair. Situated on the edge 

of the CBD, the Area, as mentioned previously, serves as 

a transition areo between several different lond use zones. 

While development of the Areo is intended to provide o 

mixed-use downtown anchor, it is vital thot redevelopment 

of the Area respect the height, massing, and intensity of 

surrounding land uses. In oddition, sensitivity to the sur­

rounding areo requires that new development be architec­

turally compatible with the pattern, material and color of 

the surrounding buildings, which will ensure o consistent 

and ottroctive streetscape. This Plan regulates development 

through the estoblishment of bulk standords, setbacks, and 

design guidelines. The desired result is a high-quality 

mixed-use project that is compatible with its surroundings 

while still retaining a character of its own. 

Parking 

The economic success and viability of any community's 

CBD is portiolly dependent on the amount and location of 

parking within the CBD. It is cruciol thai new development 

not result in the reduction of existing parking resources 

in the downtown, provide odequate porking for new 

uses, ond, if possible, contribute additional parking 

for municipol purposes. This pion ensures these results 

by establishing three primary parking principles for the 

Hohne's Redevelopment Area. Those principles ore as 

follows: 

I . All new development in the Areo that contains resi­

dential uses must provide adequate parking for those 

uses on-site. 

2. All new commercial uses in the Areo must provide 

adequate pocking for those uses on-site and/ or within 

the Hahne's Areo. 

3. New development in the Area should not result in the 

reduction of existing porking resources in the Area. 

Porking resources in the Oronge Rood Redevelop­

ment Area and/ or the development of other parking 

alternotives in adjacent areas may be considered in 

satisfying this principle. 

Goals and Objectives of the Redevelopment 

Plan 

The primory goal of the redevelopment plan is to redevelop 

each of the three parcels in the redevelopment oreo consis­

tently with the long-range planning objectives of Monlcloir 

Township, including: 

• Revitalize the Township's Central Business District; 

• Redevelop underutilized or vacant commercial prop­

erly; 

• Broaden the Township's tax base: 

• Provide foro wide range of housing offordobility and 

housing opportunities in the Township; 

• Increase municipol porking while minimizing the fiscal 

burden on the Township; ond 

• Promote o public orts initiative consistent with the 

Montcloir Arls Plan. 
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To achieve these goals, the redevelopment of the former 

Hohne's site is of critical imporlonce. The redevelopment 

of the Hahne's site into o new mixed-use development will 

be the cornerstone of both this redevelopment pion 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 mea be undertaken in a manner consistent with 

sound plonning practice, which recognizes the relationship 

of these properties with surrounding land uses and building 

forms. In addition, the redevelopment of the three parcels 

shall be complementary to and supportive of existing com­

mercial uses in proximity to the redevelopment area. In 

particular, the plan is designed to ·rncrease pedestrian 

activity in the area, provide sufficient parking for new uses 

and additioncrl parking for existing uses in the CBD, and 

improve the aesthetic image of the downtown. 

The Township is also sensitive to the realities of the real 

estate market place and the financial risks and practical 

limitations inherent in undertaking any redevelopment 

proiecl. Consequently, the redevelopment plan is designed 

to provide some flexibility of approach in the design of the 

proiecl so long as the enumerated goals and obieclives 

of the plan are achieved. II is the intent of the Township 

to establish, where possible, an effective public-private 

partnership in redeveloping the area. 

Relationship of Plan to 

Township Land Development 

Regulations 

referenced. Other standards and submission requirements 

relating to all zones in the Township not specifically enumer­

ated herein as detailed in the Township lcrnd Development 

Ordinance shall apply. 

Any deviation from standards of this Plan that results in 

a 'd' variance pursuant to NJS.A 40:55D-70d shall 

be addressed as an amendment to the Plan rother than 

via variance relief through the Township Zoning Boord 

of Adiuslmenl. 'C varicmce relief pursuant to f'-l.j.S.A 

40·.55D-70c and design waivers may be addressed by 

the Planning Board through the development application 

process. All developments must be approved by the Plan­

ning Boord and shall be submitted through the normal site 

plan and subdivision procedures as identified by NJS.A 

40:550, el seq. 

Land Use Standards 

Hahne's Site 

Purpose: The purpose of the redevelopment proiecl for the 

Hahne's site is to create a high quality mixed-use proiecl 

containing retail uses on the first floor and residential uses 

on the upper floors of the development. 

Principal Permitted Uses: 

• Mixed-use development, with retail uses on the street 

level and resiclenlicrl uses on the upper floors. Relcril 

and/ or office uses may be permitted on the second 

floor; 

'r r 

The Area shall be redeveloped in ac­

cordance with the standards detailed 

in this Redevelopment Plan. In order 

to implement this Redevelopment Plan 

consistent with the goals and obiec­

lives of the Plan, the Plan supersedes 

the use, bulk, and design standard 

provisions of the Township land Devel­

opment Regulations unless specifically 

point for the profect's surrounding oreo. Compore 
the photogroph otleft of the form~:.!r f-/ohnes building 
with the photograph at right of o mixed-use building 
with verlicol design clernenl 
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• Retail uses shall be required on the street level; retail 

uses may include restaurants and eating establish· 

menls, reloil soles and service uses, health clubs and 

banks. ~lo drive·lhru uses shall be permitted. 

o Minimum remaining yard setbock: 0 feet 

• Parking: 

o Residential: Minimum 1.3 spoces per unit. All resi· 

dential spoces shall be accommodoted on .. site. 

o Non-residential: Minimum 2.5 spaces per 1,000 

Accessory Uses: Any uses deemed incidental cmd acces· gross square footoge. All non-residential pork· 

sory lo the principol uses. ing sholl be occommodated on·sile or within the 

Hohne's Redevelopment Area (Church Street lot 

Bulk Stondards: and/or Crescent parking deckl. 

• Maximum residential density: 80 dwelling units per 

acre. A I 0 percent affordable housing component 

shcdl be included. 

• Maximum building height: 7 stories 

• Building Setbacks (see allached diagram): 

o Minimum setback lo South Park ond Church 

Streets: 0 feel 

a Maximum setback to South Pork and Church 

Streets: I 0 feel if used for outdoor amenities. 

o Min'tmum setback lo east side of Christ Church: 

30 feel for a distance of I 00 feet from the Church 

Street righl·of·way. The remaining yard setback 

lo the Christ Church lot sholl be a minimum of 0 

feel. 

o Minimum setback lo Trinity Place: I I 0 feet 

/:our-story multi-fomily building odojcent to 
former Holmes site. Note orchileclurol detoi/:; 
one/ mossing of building. 

Design Standards: 

• The project shall include o prominent vertical design 

element at the corner of South Park Street and Church 

Street. This architectural feature sholl be designed in a 

manner to create visual interest one! provide a termina­

tion point for the South Pork Street corridor as viewed 

from Bloomfield Avenue and Church Street. 

• The project shall be designed in a monner lhol mini· 

mizes the impact of the development on the adjacent 

Christ Chutch. In particular, a generous setback shall 

be required between the new building and the stained 

glass window on the east side of Christ Church. If 

possible, an open space area or courtyard shall be 

provided within the setback area lo allow for light and 

air to enter the stained glass window, and lo provide 

an amenity for the occupants of the new building. 

• The building shall be consistent with the existing 

styles, materials, colors and deloils of surrounding 

buildings. 

• The project shall conlc1in a focal point across from the 

driveway entrance lo The Crescent parking lot. The 

focal point should encourage pedestrian movement 

through the area and may incorporate a public arts 

feature in the design. 

• The building shall contain an orticulated fw;:ade ond 

significonl architectural setbocks sufficienllo mitigate 

the bulk of the building. 

• All mechonicetl equipment shall be hidden from view 

from the slreel if locoted olop the building. 

9 
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• The project shall be designed to ensure a safe and 

efficient flow of vehicular traffic both on and off-site. 

W here possible, loading activities for commercial 

uses shall occur on-site. 

• The project shall include features to improve the 

streetscope adjacent to the site, including decora­

tive lighting, street trees, landscaping, and pedestrian 

linkages and amenities. 

• The project shall include a public art component. 

Church Street Lot 

Accessory Uses: Any uses deemed incidental and acces­

sory to the principal uses. 

Bulk Standards: 

• Maximum building height: 5 stories 

• Maximum residential density: 65 units per acre, of 

which l 0% of the units shall be affordable housing. 

• Minimum front yard setback: 0 feel 

• Maximum front yard setback: l 0 feet 

• M inimum side and rear yard setbacks: 0 feet 

• Parking: As the Church Street lot is currently used for 

Purpose: The primary purpose is development of the m~l parking , the redeveloper should provide, at 

Church Street site as either a mixed-use project or a l5 CP A'liR t A'l~~~l'g~+~e~:~At of spaces CtJFFeAtly O'o'a il-

hotel. The design of the redevelopment project shall be able for p11blic ~erkiRS oR-iilg er ""'iiAiAIAe Redevelop-

coordinated with the redevelopment of the Hahne's site .) meat Argg er otl:ler ed j9cQnt oreo$ O$ ceRie~+~~loted 

as part of a comprehensive redevelopment project for ~~Additional parking standards: 

the two sites. o Non-residential: Minimum 2.5 spaces per l ,000 

Principal Permiffed Uses: CU"'""<Y(A J 
• Mixed-use development w ith ~ uses required on 

the street level and residentio uses permitted on the 

upper floors. 

vice, restaurant and eating establishments, bonks and 

health clubs. No drive-thru uses shall be permitted. 

• M inimum l 00-room hotel and optional accessory 

retail. N o residential uses shall be permitted. 

• Multi-level publicly-owned parking deck and mixed­

use development - maximum four levels over ground 

level with first floor retai l or other non-residential 

use. 

View of Unitarian Church through the Church Street /of. 
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gross square footage. N on-residential spaces 

shall be accommodated on the Church Street lot 

and/ or C rescent parking deck. 

o Hotel: Minimum l space per room. Any confer­

ence facility; l parking space per 4 seats p lus l 

space per 250 square feet of general assembly 

area. Hotel spaces shall be accommodated on­

site or within the Redevelopment Area or other 

adjacent areas as contemplated in this Plan. 

R ·d t· I M. · ' 1A I· I · R · o est en ta: tntmum/.~ spaces per untt. est-

dential spaces sha ll be accommodated on-site. 

rently available for public and municipal 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. 

• If possible, the project shall include a pedestr ian 

linkage to Bloomfield Avenue. The redeveloper may 

propose the use of the adjacent property fronting on 

Bloomfield Avenue which contains the Screening Zone 

and associated alley way, or other properties fronting 

on Bloomfield Avenue to create this design element. 



• The project shcdl be designed to protect the adjacent 

Unitarian Church through architectural details and 

design sensitivity. 

• The development sholl be architecturally compatible 

with 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 Ia ensure 

architeclurol compatibility. 

Amended Hahnes Redevelopment Plan 

• The parking structure sholl contain an articulated 

fo~ade, and should be architecturally compatible with 

the architectural style of the Church Street commercial 

area. 

• The project shall include features to improve the 

slreelscope odjacentlo the site, including decorolive 

lighting, street trees, landscaping, and pedeslricm 

linkages and amenities. 

• lighting: 

o lighting on all levels must take into occounl 

The Crescent Municipal Parking Lot potential spillover effects on surrounding buildings. 

Purpose: The purpose of The Cr·escenl redevelopment especially residential buildings. 

project is the creation of a multi·slory public parking deck. 

The Township, through its municipol parking authority, is 

currently proceeding with the design and construction of 

the Crescent Deck. 

Principal Permitted Uses: 

• Multi·slory public park'rng deck 

Accessory Uses: Any uses deemed incidental and acces· 

sory to the principol use. 

Bulk Standards: 

• Minimum building height: 4 levels 

• Maximum building height: 5 levels 

• Setbacks: See site plan 

• Access to the Crescent Deck shcdl be designed to be 

compatible with the circulation pollerns of the existing 

street network. 

• The project shall provide a strong pedestrian cannec· 

lion between the Crescent Deck and the Church Street 

retail area. 

Design Standards: 

• The Crescent porking deck. particularly The Crescent 

facade, shall be designed Ia reduce the appearonce 

of the vertical height of the structure and to complement 

the residential nature of the slreelscape. 

o Lighting along lot frontage and interior on·sile 

lighting shall consist of "Montclair Style" street 

lighting or a similar style currently provided in the 

downtown. 

• Existing walkways that transverse the properly on the 

north and south sides shall be replaced. 

• Interior walkways shall consist of decorative pavers. 

• All surface parking spaces an the site shall be 

sufficiently screened from adjacent properties and 

roadways through the use of trees ond shrubs. 

General Design Standards 

Traffic and Circulation 

Any traffic and circulation improvements sholl be designed 

in conjunction with an overall plan for the Redevelopment 

Area. The plan shall provide for an integrated system 

of an·sile and off.·sile vehicular circulation, storage and 

service parking consistent with the enumerated goals of 
the Redevelopment Plan. Pedestrian crosswalks and other 

traffic calming techniques shall be used Ia encourage 

sofe pedestrian circulation throughout the Redevelopment 

Area. The redeveloper shcrll provide improvements Ia the 

cirorlation, sa as to provide sofe and efficient vehiculcrr 

ingress/egress crnd pedestrian circulation. A pedeslrion 

connection from the former Hahne's site to the Church 

Street parking lot, ond from the Crescent parking lot to 

the Church Street commercial district shcrll be encouraged 

through the use of pavers. Aclclitionolly, povers shcrll be 

used at peclestrion str·eet crossings. 

II 
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Architecture and Building Design 

The development of the Redevelopment Area shall be 

architecturally consistent with the style, materials, color 

and details of surrounding buildings. Facades shall be 

attractive and interesting when viewed from the immediate 

streetscape and from a distance. Parking deck facades 

at street level shall be designed to emulate building 

focades rather thon typical deck structures. All benches, 

trash receptacles cmd other street or site furniture shall be 

compotible with the architecture of the building ond shall 

complement the building features. 

Pedestrian Realm and Streetscape 

The streetscape shall be designed in a manner to create 

o pedestrian friendly environment that encourages octiv-

Example of pedestrian octivily od;ocenl to a mixed use building 

ity at the street level through the use of entrance details, 

decorative lighting, ornamentation, signoge and marquees 

articulating entranceways. The design of the Hahne's and 

Church Street lots should provide pedestrian areas and 

"bump·outs" for outdoor restauront seating, pedestrian 

amenities ond an area for performing arts, pursuant to the 

Montclair 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 Chur'd1 Street, 

South Pork Street and The Crescent frontage. Trees ond 

londsccrping shall be provided in accordance with Town· 

ship standards. 

Exomple an interior courtyard which moy be creoled for a focal 
point on former !-Iohnes site ocross from the existing egress point on 
Fhc Crescent lo1 

Lighting 

Lighting along lot frontage 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 (61 feet wide and in· 

elude paving elements and decorative pavers. Crosswalks 

shall be decorative and complementary in materiol and 

design to sidewalks. 

Signage 

No signage shall be permitted above the first level of crny 

development. Only building signs shall be permitted along 

South Park ond Church Streets. All signs must face South 

Pork Street, Church Street and Trinity Place in accordance 

with existing Township stcrndards. 

Exomple of wide sidewolks ond decotolive streetscope. 



Loading 

looding needs shall be addressed as a component of any 

proposed development. 

Off-Site Improvements 

The redeveloper shall provide improvements to the cir· 

culotion, 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 Street 

lot, and fr·om the Crescent parking lot to the Church Street 

commercial district shall be encouraged through the use 

of pavers. Additionally, pcrvers shall be used at pedestrian 

street crossings. 

Public Art 

In on effort to develop opportunities for working artists, 

educate art students and publicly display art works, 

the Township of Montclair recognizes the need for a 

comprehensive public arts initiative. In order to build on 

arts presence throughout the Township, the Montclair Arts 

Plan, adopted june 2001 and prepared by the Division 

of Art and Cultural Development, recommends that new 

development and redevelopment projects include public 

art in their design. Public art components can include, 

but ore not limited to, sculpture gardens, facade design, 

structural design elements (fences, pathways, railings) and 

areos for rotating exhibits. 

The Hahne's Redevelopment Plan offers a unique oppor· 

tunity to implement the recommendations of the Montclair 

Arts Plan through the provisions of a public art component 

in the design of the project. Consequently, 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 statuary or other 

art displays and rotating exhibits. The design of the 

proposed arts component shall be coordinated with 

the Department of Planning ond Community Develop­

ment. 

Amended Hahnes Redevelopment Plan 

• Sidewalk areas or small plazas for street performances 

or other similar entertainment. 

Proposed Concept Plan 

The Township has been actively discussing and formulating 

on implementation strategy for the Redevelopment Area. 

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

mixed-use building with one level of underground pcrrk­

ing. Above the first floor, the proposed building utilizes 

architectural stepbocks, recesses and projections, and 

articulated foc;:ode. These features ore essential, as they 

serve to mitigate the height and bulk of the proposed build­

ing. The attached concept plan and elevation show the 

type of development proposed. The proposed building 

includes the following: 

• 

• 

• 

Approximately 37, 152 square feet of retail space on 

the first floor. 

Approximately 3,546 square feet of retoil space on 

the second floor. 

Approximately I 03 residenticrl units. 

The Concept Plan shall not be binding on either the 

Township or the Planning Boord. The evaluation of any 

proposal submilled under the Redevelopment Plan shall 

be based upon the sections of this redevelopment plan 

entitled "Relationship Plan to the Township land Develop· 

ment Regulat'rons", "Permitted Uses", "Bulk Standards" and 

"Design Standards". 

Property To Be Acquired 

The Redevelopment Plan may require the acquisition of 
the former Hahne's site and the Church Street parking lot 

through the use of eminent domain in accordance with 

the LRHL and eminent domain low. Private crcquisition 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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T ownshi of Montclair 

Conceptual plan for the Hahne's Site. 



Relocation 

The Plan does not require the relocation of any businesses 

or residents. The Hahne's site is currently not operating 

so there is no need to relocate. The Redeveloper(s) shall 

prepare a Phasing Plan for the relocation of existing 

parking during construction. 

Affordable Housing 

The Montclair Township Planning Board adopted a Hous· 

ing Element and Fair Shore 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· 

erote·income households in Montclair and stated that the 

Township should continue to address the housing needs of 

these families. The 1999 Moster Plan Reexamination Re· 

port adopted by the Township Planning Boord reaffirmed 

the goals and objectives of the 1997 Housing Element 

and made the provision of housing for o wide range of 

population and income groups one of the primory land 

use planning goals of the Township. 

Increasing the availability of affordable housing in the 

Township continues to be one of the key goals of the 

Township Council. Accordingly, the Redevelopment Plan 

includes a requirement that I 0 percent of the residential 

units must be affordable units pursuant to COAH 

guidelines. 

Relationship to Definitive Local Objectives 

The Redevelopment Plan is consistent with the gaols and 

objectives of the Township as stated in the 1999 Master 

Plan Reexominotion Report, specifically as it relates to 

the maximization of public parking in the downtown, 

r·evitolization of the CBD, redeveloping underutilized 

m vacont commercial propel'lies, broodening the tax 

base of the Township and providing new opportunities 

for affordable housing. In addition, the Redevelopment 

Plan incorporotes elements of the following related Plans 

of the Township: 

Amended Hahnes Redevelopment Plan 

• The Montclair Economic Development Corporation's 

(MEDC) Development Strategy for on Arts, Culture & 

Entertainment District dated February 1998 focuses on 

arts and entertainment as on economic development 

tool within the Township. The Redevelopment Plan is 

consistent with this strategy, specifically as it relates 

to encouraging a brooder array of arts, cultural and 

entertainment activities and providing more effective 

pcrrking and circulation for downtown visitors. 

• The Crescent Pcrrking Structure Report doted july 1999 

proposes the creation of a public parking deck on The 

Crescent lot. The report includes design standards, 

facade renderings and plcrnning improvements. The 

Redevelopment Plan incorporates the recommenda· 

lions mode in the report and, as such, is consistent 

with this planning document. 

• The Montclair Arts Plan, which was adopted by the 

Township Council in june 200 I, contains recom· 

mendotions for the incorporation of a public arts 

component in new development and redevelopment 

in the Township. The Redevelopment Plan requires 

that a public oris component be incorporated into the 

design of the redevelopment project consistent with 

the Montclair Arts Pion. 

Township of Montclair 

The Redevelopment Plan is consistent with the goals of 
the ·rownship as stated in the 1992 and 1999 Moster 

Plan Reexamination Reports, specifically as it relates to the 

revitalization of the CBD and the expansion of parking 

opportunities in the downtown. 

Adjacent Municipalities 

The Township of Montclair is bordered by Glen Ridge 

Borough, Clifton City, and the Townships of West Orcrnge, 

Little Falls, Cedar Grove, crncl Verona. f'.-lone of these 

communities directly abut the Redevelopment Arecr. The 

intent of the Redevelopment Plan is to support the continued 

revitalization of the CBD, which does not conflict with the 

planning efforts of crdjocent municipalities. 
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Town ship of Montclair 

Essex County 

The Essex County Moster Plan was prepared in the early 

1980's. Due to significant changes in the County since 

that time, both in terms of land use, socioeconomics and 

demographics, some aspects of the County Plan moy 

not be specifically relevont to this Redevelopment Plan. 

However, the Redevelopment Pion is consistent with the 

County Plan's generol lond use and policy obieclives. 

In Februory 1998, Essex County adopted o Cross Ac 

ceptonce Report regarding the Stale Pion. This Plan 

serves as the most recent County planning document. 

The Redevelopment Pion is consistent with a number of 

issues identified in the Cross Acceptance Report, includ­

ing: the improvement of the visual imoge of the Township, 

downtown revitolization, ond the placement of art in public 

spaces. 

State Development and Redevelopment Plan 

The Stale Development and Redevelopment Plan (SDRP), 

adopted March I, 200 I, designoles the Township 

of Montclair as part of Metropolitan Planning Area I 

[PA 1). According lo the SDRP, most of the communities 

within this Planning Areo ore fully developed or almost 

fully developed with much of the new growth occurring 

through redevelopment. The following policy obieclives 

are intended os guidelines for plonning within communities 

located in the Metropolitan Planning Areo: 

• Land Use: Guide new development and redevelop­

ment to ensure efficient ond beneficial utilization of 
scarce land while capitalizing on the inherent public 

focility and service efficiencies of the concentrated 

development patterns. 

• Economic Development: Promote economic develop­

ment by encouraging redevelopment efforts such as 

infill and land assembly, public/ private partnerships, 

ond infrastructure improvements. 

• Housing: The Township is fully developed and con­

loins a variety of housing options ranging from apart­

ments to single-family detached houses. Five historic 

districts have been identified for potential designation 
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and the Township is considering o revised ordinance 

lo regulate demolition and renovation of structures in 

these areas. A Housing Element ond Fair Share Plan 

was adopted in 1997 outlining policies on affordable 

housing and housing for the elderly and clisobled. A 

$55,000 two-year grant was awarded lo the Town­

ship by f'-,UDCA for affordable housing renovations in 

the New Streellorget neighborhood. 

The Redevelopment Plan is consistent with these gools. 

Administrative And Procedural 

Requirements 

Amending the Redevelopment Plan 

Upon compliance with the requirements of applicable low, 

the Township Council may omend, revise or modify the 

Redevelopment Plan, os circumstances may make such 

changes appropriate. 

Duration of Pion 

The Plan, os amended, shall be in full force and effect 

for 30 years from the elate 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 to 

a redeveloper for redevelopment, subiecl to restrictions, 

controls and requirements of the Pion, oil or ony portion of 
the land within the Redevelopment Area which becomes 

available lo disposal by the Township as a result of public 

action under this Plan. The Township may also use its 

redevelopment powers pursuant to the LRHL lo enter into 

other agreements with the designated redeveloper[s) in con­

nection with the construction of ony aspect of the Plan. 

Financing 

The Township may use its redevelopment powers pursu­

ant to the LHRL to provide finoncing for any aspect of the 

Pion. This may include (I) direct finoncing secured by 

the revenues from any portion of the proiect undertaken 



pursuant to the Plan or by the general taxing power of 

the Township, or (2) making of any loons to the desig­

nated redeveloper(s), or (3) the extension of credit to the 

designated redeveloper(s) in such form as the Township 

determines is appropriate, including a Township guaranty 

of any loans made to the designated redeveloper(s), or (4) 

tax abatement and exemptions where appropriate. 

Implementation of Redevelopment Plan 

The following restrictions and controls on redevelopment 

ore hereby imposed in connection with the selection of 

a redeveloper(s) and shall apply notwithstanding the 

provisions of any zoning or building ordinance or other 

regulations now or hereafter in force. 

I . The redeveloper( sf will be obligated to corry out 

the specified improvements in accordance with the 

Redevelopment Plan. 

2. The redeveloper(s), its successors or assigns shall 

devote fond within the Redevelopment Area to the 

uses specified in the Redevelopment Plan. 

3. Until the completion of the improvements, the 

redeveloper(s) will not be permitted to sell, lease, or 

otherwise transfer or dispose of property within the 

Redevelopment Area without prior written consent 

of the Township Council except that this condition 

shall not apply to any lender to the redeveloper( sf in 

connection to the Plan. 

4. Upon completion of the required improvements, the 

conditions determined to exist at the time the Rede­

velopment Area was determined to be in need of 

redevelopment shall be deemed to no longer exist, 

and the land and improvements hereon shall no lon­

ger be subject to eminent domain as result of those 

determinotions. 

5. ~lo covenant, ogreement, lease, conveyance or 

other instrument shcdl 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 to 

sole, leose, or occupancy upon the basis of race, 

color, creed, religion, ancestry, notioncd origin, sex 

or moritol status. 

Amended Hahnes Redevelopment Plan 

6. Neither the redeveloper(s) nor the Township Coun­

cil, nor the successors, lessees, or ossigns or either 

of them shall discriminate upon the basis of race, 

creed, religion, ancestry! national origin, sex or 

marital status in the sale, leose or r·entol or in the use 

and occupancy of land or improvements erected or 

to be erected thereon, or any part thereof, in the 

Redevelopment Area. 

17 



 1 

O-11-15 
INTRODUCED ORDINANCE 
TOWNSHIP OF MONTCLAIR 

 
ORDINANCE ADOPTING AN AMENDMENT TO THE AMENDED HAHNE’S 

REDEVELOPMENT PLAN 
 

March 8, 2011 
 

 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.A. 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.A. 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.A. 

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 
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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:  1.3 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 municipal 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 
public parking on-site, or provided within the Redevelopment Area or other adjacent 
areas as contemplated in this Plan, or through a financial and/or material 
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contribution to the Township of between $155,243 and $175,000 to improve 
parking conditions at existing public lots in the area, as follows: 
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Fullerton Deck 

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

b. Install four (4) multi-space meters. 

c. Electrical work to power the multi-space meters. 

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

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

f. 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. 

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

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

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

e. 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 
1.3 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:  “The redevelopment of the Church 
Street lot shall not result in the reduction of existing parking that is currently available 
for public and municipal purposes.  Rather, The redevelopment project shall be 
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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 façade shall be comprised of transparent glass.” 


