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I. 2026 Amendment 
 
 
2026 Amendment: Content that has been replaced or is no longer applicable is shown in strikethrough. 
New or revised content is indicated in green italics. 
 
This Housing Element and Fair Share Plan (“HEFSP”) was adopted by the Planning Board on June 16, 2025, 
and subsequently submitted to the Affordable Housing Dispute Resolution Program (the “Program”). 
 
On August 27-28, 2025, multiple interested parties filed challenges to the Township’s HEFSP pursuant to 
N.J.S.A. 52:27D-304.1(f)(2)(b), including 143 State Street LLC, Hill Street Realty LLC, 54 West Englewood 
Ave LLC, Mohammed Saddiqulla, Vision 23 LLC, and the Fair Share Housing Center (“FSHC”). The 
Township and all parties thereafter agreed to resolve the issues raised in the challenges through Settlement 
Agreements1. These agreements were submitted to the Program and referred to the Mount Laurel judge in 
accordance with N.J.S.A. 52:27D-304.1(f)(2)(b) and Administrative Directive #14-24. As a result of these 
settlements, the Township received Fourth Round compliance certification. 
 
In its final decision, the Court ordered that, for consistency purposes, the Township’s HEFSP be amended to 
incorporate additional property identified in the Settlement Agreements, specifically 822 Palisade Avenue. 
Accordingly, this Amendment is required to implement the terms of those agreements. 
 
This Amendment is limited to the following scope: 

1. (Required in the settlement agreements): Inclusion of 822 Palisade Avenue in the Township’s Fourth 
Round strategy.  

2. (Required in the settlement agreements): Updates to “remaining” undeveloped Round Three projects 
to reflect increasing the mandatory affordable housing set-aside from 15% to 20%.  

3. (Technical clarification since 2025 HEFSP): Update the 54 West Englewood project to include Block 
4905, Lots 1 and 2 (previously only Lot 3 was identified).  

4. (Technical clarification since 2025 HEFSP): Updates to the appendices to incorporate newly adopted 
ordinances and supporting documents that were previously included as draft placeholders. 

  

 
1 BER-L-000776-25 
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II. Introduction 
This Housing Element and Fair Share Plan will exhibit the Township of Teaneck’s (herein the 
“Township” or “Teaneck”) commitment to providing affordable housing within the 
municipality.  This document seeks to frame Teaneck’s efforts based on the current best 
knowledge of the affordable housing framework created by the State, applicable past rules 
established by the Council on Affordable Housing (COAH), and the requirements of P.L.2024, 
c.22 (the “Law” or “Amended Law”) which governs municipal responsibilities concerning 
provisions of affordable housing in the Fourth Round.  

This Plan has three sections.  The first section (“Introduction”) includes a brief history of New 
Jersey Housing Policy.  The second section (“Housing Element”) includes a Demographic 
Analysis, Housing Inventory, Employment Analysis, and review of land uses and policies, as 
required by statute.  The third section (Fair Share Plan) summarizes the Township’s affordable 
housing obligations for 2025-2035 and its plan for complying with these obligations. 

 

A. History of New Jersey Affordable Housing Policy 
1975 – 1985 | Mount Laurel Doctrine and the Fair Housing Act 

In 1975 the New Jersey Supreme Court decided Southern Burlington County NAACP v. the 
Township of Mount Laurel, more commonly referred to as “Mount Laurel I,” wherein it 
interpreted the New Jersey Constitution to create an affirmative obligation for developing 
municipalities to provide a “realistic opportunity for the construction of low- and moderate-
income housing in their communities.” In 1983, the New Jersey Supreme Court expanded the 
obligation from only developing municipalities to all municipalities in a decision commonly 
referred to as “Mount Laurel II.” In addition, the Supreme Court required the establishment of 
each municipality’s fair share obligation and required each municipality, through its zoning, to 
provide a realistic opportunity for the construction of that established fair share obligation. 
Subject to several prerequisites, conditions and requirements, Mount Laurel II also created the 
“builder’s remedy” as a mechanism to enforce the doctrine in instances where a developer 
successfully demonstrated a municipality’s zoning failed to create the requisite realistic 
opportunity.  Under such circumstances, a plaintiff may be entitled to have its site rezoned for 
an inclusionary development with an affordable set aside if the site is available, developable, 
approvable, and suitable for the proposed project and all other requirements for a successful 
builder’s remedy are met and all defenses defeated.  

In 1985, in response to Mount Laurel II and the flood of litigation stemming from it, the 
Legislature adopted the Fair Housing Act (“FHA”) to discourage litigation and incentivize 
voluntary compliance (see N.J.S.A. 52-27D-303). The FHA established, among other things, the 
Council on Affordable Housing (“COAH”) as an administrative alternative to litigation and 

 
2 https://pub.njleg.state.nj.us/Bills/2024/PL24/2_.PDF 

https://pub.njleg.state.nj.us/Bills/2024/PL24/2_.PDF
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judicial intervention. COAH was charged with establishing various housing regions in the state, 
estimating regional affordable housing obligations, and adopting criteria and guidelines for the 
municipal determination of housing need as well as guidelines for satisfying those obligations. 
The FHA also linked municipal planning and zoning powers to the satisfaction of affordable 
housing obligations. Under the FHA, a municipal zoning ordinance is presumptively invalid if 
a municipality fails to adopt a housing element as part of its master plan or enacts zoning 
regulations that are inconsistent with their housing plan. 

1987 – 2004 | Establishment and Administration of First Round and Second Round COAH Rules 

After the adoption of the Fair Housing Act, COAH adopted procedural and substantive rules to 
effectuate the FHA’s legislative intent in both the First Round (1987-1993) (N.J.A.C 5:91 and 5:92) 
and Second Round (1993-1999) (N.J.A.C. 5:93).  The Second Round substantive regulations 
(Chapter 93) superseded the First Round substantive regulations (Chapter 92) and recalculated 
the First Round obligations. Under COAH’s regulations, low-income households were defined 
as those with incomes no greater than 50 percent of the area median income (AMI), adjusted for 
household size, and moderate-income households were those with incomes no greater than 80 
percent and no less than 50 percent of the median household income. AMI limits were 
calculated based upon housing regions as established by COAH. 

2004 – 2010 | Third Round Litigation and Revisions 

In December 2004, COAH promulgated its Third Round “Growth Share” methodology , which 
adjusted prior round obligations and devised a new system for projecting future municipal 
housing obligations. Growth Share obligations were based upon municipal growth and the 
Third Round was defined as the period of 1999-2014. The initial Growth Share methodology 
required municipalities to provide one affordable housing unit for every eight market rate units 
and one affordable unit for every 25 jobs created.  In January 2007, the Appellate Division 
invalidated the Growth Share Methodology and required COAH to revise its rules, which it did 
in May 2008 via the Third Round substantive regulations of Chapter 97.  

The FHA was subsequently amended in July 2008.  This round of amendments, among other 
things, eliminated Regional Contribution Agreements and reduced non-residential 
development fees.  In September 2008, Executive Order #114 was which amended the COAH 
rules to ensure consistency with the Highlands Regional Master Plan. 

2010 – 2023 | COAH’s Noncompliance and Resumption of Court Responsibility 

During this period, there was inaction and increased uncertainty in the realm of affordable 
housing.  

After taking office Governor Chris Christie signed Executive Order No. 12, establishing the 
Housing Opportunity Task Force and charging them with a full review of the Fair Housing Act, 
COAH, and COAH’s regulatory structure. Ultimately, the task force recommended a model 
which included adjusted definitions of present and prospective need, a benchmark of 10 percent 
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growth predicted by the State Planning Commission to guide obligations, and transferring of 
procedural responsibility from COAH to the Home Mortgage Finance Agency (HMFA).  

Further complicating matters, in October 2010, the Appellate Division invalidated a substantial 
portion of COAH’s rules.  Most notably, the Court invalidated the Third Round Growth Share 
methodology and ordered COAH to revise its rules in accordance with the decision. In addition, 
the Court prohibited certification of housing plans that rely upon municipally sponsored 
affordable housing projects without specified funding and required COAH to create an 
incentive structure for inclusionary developments.  

In January 2011, the legislature passed S-1 / A-3447, which was subsequently vetoed. Then, in 
June Governor Christie issued a reorganization plan which transferred the administration of the 
State’s affordable housing program from COAH to the New Jersey Department of Community 
Affairs.  Upon challenge by the Fair Share Housing Center, the Appellate Court invalidated 
Governor Christie’s Reorganization Plan in March 2012.  The Supreme Court upheld this 
decision in July 2013.   

In September 2013, the Supreme Court confirmed the invalidation of the previously adopted 
Third Round regulations, upholding that the methodology used for projecting housing needs in 
these rules was unconstitutional.  In that ruling, the court established a February 2014 deadline 
for development and adoption of new COAH rules, which was eventually extended to 
November 2014. Significantly, no rules were adopted. 

In March 2015, in the case entitled In re: Adoption of N.J.A.C. 5:96 & 5:97, 221 N.J. 1 (2015), more 
commonly referred to as “Mount Laurel IV” the State Supreme Court determined that COAH 
was “moribund” and unable to carry out its duties as intended by the Fair Housing Act. The 
Court further held “that the courts may resume their role as the forum of first instance for 
evaluating municipal compliance with Mount Laurel obligations.”  

Thus, the Court designed a transitional process whereby municipalities could seek judicial 
approval of their HEFSPs.  Those transitional procedures gave municipalities the choice 
whether to seek compliance voluntarily via a Declaratory Judgment (DJ) Action or to not file a 
DJ Action and risk being sued. During this period, and in the absence of COAH, many 
municipalities entered into court-mediated Settlement Agreements involving the Fair Share 
Housing Center. 

2024 – Present | Adoption of P.L.2024, c.2 and Fourth Round Methodology Changes and Department of 
Community Affairs 

With the impending end of the Third Round in 2025, there was a push at the State level to 
implement new legislation that would reorganize the affordable housing process  and end the 
transitional and court-oriented process initiated by Mount Laurel IV.  The result of this effort 
was A-4 / S-50, which was signed into law by Governor Phil Murphy on March 20, 2024.  This 
legislation created a framework to be used for the Fourth Round and beyond.  In summary, the 
Law:  
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1. Abolishes the Council on Affordable Housing ("COAH") and transfers its duties to the DCA 
and the Administrative Office of the Courts ("AOC"); 

2. Enables the DCA to implement the judicial methodology provided by Judge Mary C. 
Jacobson, A.J.S.C. in her March 8, 2018 decision, In re Application of Municipality of 
Princeton (the "Princeton Case"), to calculate every municipality's affordable housing 
obligation for the Fourth Round; 

3. Creates the Affordable Housing Dispute Resolution Program (the "Program") to oversee 
disputes and provide for mediation; and 

4. Expands the availability of bonus credits, while eliminating the previously offered "rental 
bonus credit." Bonus credits are further described in this Housing Element and Fair Share 
Plan. 

5. Modifies applicable data and calculations underlying the methodology for calculation of 
affordable housing obligations, eliminating the prior dependance of Courts and court-
appointed Special Masters to deploy accepted methodologies to determine each 
municipality's affordable housing obligation.  

6. Sets timeframes under which municipalities must act to preserve immunity from 
exclusionary zoning litigation. 

Critically, the Amended Law requires that municipalities adopt a housing element and fair share plan 
no later than June 30, 2025 to maintain immunity from exclusionary zoning litigation.   

B. Housing Plan Requirements 
Municipal Land Use Law (“MLUL”) + Fair Housing Act (“FHA”) 

The MLUL, through incorporation of the New Jersey FHA, requires municipalities to include a 
housing element in their master plans as a prerequisite to the zoning power. The principal 
purpose is to enumerate and provide the data, policies, and methods by which municipalities 
will meet housing needs, with particular attention to low- and moderate-income households.  

Pursuant to Section 10 of P.L.1985, c.222 (C.52:27D-310) and as amended per Bill P.L.2024, c.2,3 
as amended, the required contents of the housing element shall contain at least: 

a. An inventory of the municipality's housing stock by age, condition, purchase or rental value, 
occupancy characteristics, and type, including the number of units affordable to low- and moderate-
income households and substandard housing capable of being rehabilitated, and in conducting this 
inventory the municipality shall have access, on a confidential basis for the sole purpose of conducting 
the inventory, to all necessary property tax assessment records and information in the assessor's office, 
including but not limited to the property record cards; 

 
3 https://pub.njleg.state.nj.us/Bills/2024/PL24/2_.PDF 

https://pub.njleg.state.nj.us/Bills/2024/PL24/2_.PDF
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b. A projection of the municipality's housing stock, including the probable future construction of low- 
and moderate-income housing, for the next ten years, taking into account, but not necessarily limited 
to, construction permits issued, approvals of applications for development and probable residential 
development of lands; 

c. An analysis of the municipality's demographic characteristics, including but not necessarily limited 
to, household size, income level and age; 

d. An analysis of the existing and probable future employment characteristics of the municipality; 

e. A determination of the municipality's present and prospective fair share for low- and moderate-
income housing and its capacity to accommodate its present and prospective housing needs, including 
its fair share for low- and moderate-income housing, as established pursuant to section 3 of P.L.2024, 
c.2 (C.52:27D-304.1); 

f. A consideration of the lands that are most appropriate for construction of low- and moderate-income 
housing and of the existing structures most appropriate for conversion to, or rehabilitation for, low- 
and moderate-income housing, including a consideration of lands of developers who have expressed 
a commitment to provide low- and moderate-income housing; and 

g. An analysis of the extent to which municipal ordinances and other local factors advance or detract 
from the goal of preserving multigenerational family continuity as expressed in the recommendations 
of the Multigenerational Family Housing Continuity Commission, adopted pursuant to paragraph (1) 
of subsection f. of section 1 of P.L.2021, c.273 (C.52:27D-329.20). 

h. For a municipality located within the jurisdiction of the Highlands Water Protection and Planning 
Council, established pursuant to section 4 of P.L.2004, c.120 (C.13:20-4), an analysis of compliance 
of the housing element with the Highlands Regional Master Plan of lands in the Highlands 
Preservation Area, and lands in the Highlands Planning Area for Highlands-conforming 
municipalities. This analysis shall include consideration of the municipality's most recent Highlands 
Municipal Build Out Report, consideration of opportunities for redevelopment of existing developed 
lands into inclusionary or 100 percent affordable housing, or both, and opportunities for 100 percent 
affordable housing in both the Highlands Planning Area and Highlands Preservation Area that are 
consistent with the Highlands regional master plan; and 

i. An analysis of consistency with the State Development and Redevelopment Plan, including water, 
wastewater, stormwater, and multi-modal transportation based on guidance and technical assistance 
from the State Planning Commission. 

In addition to the statutory components of the Housing Element and Fair Share Plan detailed in 
52:27D-310, Administrative Directive #14-24;4 which promulgated the procedures and 
guidelines for implementing the Affordable Housing Dispute Resolution Program; contains a 

 
4 https://www.njcourts.gov/sites/default/files/administrative-directives/2024/12/dir_14_24.pdf  

https://www.njcourts.gov/sites/default/files/administrative-directives/2024/12/dir_14_24.pdf
https://www.njcourts.gov/sites/default/files/administrative-directives/2024/12/dir_14_24.pdf
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section entitled “Required Elements of Housing Element and Fair Share Plan.”  In summary, 
the Directive requires four additional elements of the HEFSP to be included: 

1. A site suitability analysis for any inclusionary zone and/or 100% affordable site 

2. A concept plan for site development of any proposed inclusionary zone. 

3. A detailed review of the credit worthiness of all existing units in the municipality 

4. All ordinances and resolutions required to implement the plan attached as an Appendix 
to the HEFSP. 

However, it should be noted that the requirement to adopt all implementing ordinances to 
effectuate the HEFSP as set forth in the Fair Housing Act is March 15, 2026. Given this 
discrepancy of the dates, the statutory necessity of implementing ordinances to be reviewed by 
the Planning Board and deemed consistent with this adopted HEFSP, and the potential for 
challenges to the HEFSP as adopted, such ordinance amendments will be prepared following 
adoption of this plan element. 
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III. Housing Element: Municipal Summary 
Teaneck Township is roughly 6.24 square miles in area and is in Bergen County. For regional 
and planning purposes, Teaneck Township is located in Housing Region 1, a region that consists 
of Bergen, Hudson, Passaic and Sussex counties. 

In compiling the analysis for the Housing Element, this report utilizes the following data: 

1. American Community Survey (“ACS”): The most up to date information is the ACS 
estimates, which are generated between the decennial censuses. ACS figures are based on 
data collected over a 5-year time period. The estimates represent the average characteristics 
of population and housing between 2018-2023 and DO NOT represent a single point in time. 
Comparisons will be made with the 2018-2023 ACS to show change over time. See URL link5 
utilized in this HEFSP. 

2. Decennial Census: Every ten years, the Census conducts detailed data collection to create an 
image that is as accurate as possible of the conditions throughout the country in that year. 
Data from the decennial census is used for comparison when equivalent ACS information is 
unavailable, as well as for longitudinal analysis. See URL link6 utilized in this HEFSP. 

3. North Jersey Transportation Planning Authority (“NJTPA”): Every four years, the NJTPA 
updates its regional forecasts for population, households and employment as part of 
updating its long-range transportation plan (LRTP), the region’s blueprint for transportation 
investment. See URL link7 utilized in this HEFSP. 

4. State or Other Agency Sources: for select data types, State sources are used instead of the 
Census Bureau when equivalent Census data does not exist or the State data provides a more 
complete picture.  

 
A. Housing Conditions 
The analysis in this section shall satisfy Part A of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ A) “Inventory of housing stock by age, condition, purchase or rental value, occupancy 
characteristics, and type, including the number of units affordable to low- and moderate-income 
households and substandard housing capable of being rehabilitated, and in conducting this 
inventory the municipality shall have access, on a confidential basis for the sole purpose of 
conducting the inventory, to all necessary property tax assessment records and information in the 
assessor's office, including but not limited to the property record cards” 

 
5https://data.census.gov/table  
 
6https://data.census.gov/table?d=DEC%20Demographic%20Profile  
 
7https://www.njtpa.org/NJTPA/media/Documents/Planning/Plans-Guidance/Planning%20for%202050/draft%20final/E-2050-Demographic-
Forecasts.pdf 

https://data.census.gov/table
https://data.census.gov/table?d=DEC%20Demographic%20Profile
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Housing Stock by Age and Condition 

According to the 2023 ACS, there are an estimated 13,851 housing units in Teaneck Township 
which represented a 155 unit decrease since 2018 (14,006 units). 

77.6% of Teaneck Township’s housing structures were built prior to 1960, suggesting that almost 
3 out of 4 units are older than 65 years.  

Table 1: Year Structure Built 
 UNITS PERCENT 

    Total housing units 13,851  
        Built 2020 or later 0* 0.0* 
        Built 2010 to 2019 365 2.6 
        Built 2000 to 2009 294 2.1 
        Built 1990 to 1999 364 2.6 
        Built 1980 to 1989 671 4.8 
        Built 1970 to 1979 267 1.9 
        Built 1960 to 1969 1,141 8.2 
        Built 1950 to 1959 3,741 27.0 
        Built 1940 to 1949 2,190 15.8 

        Built 1939 or earlier 4,818 34.8 
Source: American Community Survey 2023 

DCA Reporter was reviewed to verify number of COs issued during the 2020-2023 period to further 
analyze the “zero” structures built ACS data.  A total of 395 COs were issued. 

The table below details the condition of housing within Teaneck Township based on heating 
fuel, plumbing facilities, kitchen facilities. These factors help determine the number of 
inadequate housing units within the Township. According to the current ACS estimate, 320 
housing units in Teaneck Township lacked either heating fuel, plumbing or kitchen facilities, 
which is more than 2018. 

 
Table 2: Housing Condition 

 2023 PERCENT 2018 PERCENT PERCENT 
CHANGE 

Total 320 2.3 133 1 1.3 
Lacking heating fuel  127 0.9 72 0.5 0.4 

Lacking complete plumbing facilities 57 0.40 21 0.2 0.2 
Lacking complete kitchen facilities 136 1.00 40 0.3 0.7 

Source: American Community Survey 2023 and 2018 
 

https://data.census.gov/table?q=year+structure+built+teaneck&t=Physical+Characteristics&g=060XX00US3400372360&y=2018&d=ACS+5-Year+Estimates+Data+Profiles
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360,3401326610,3401340890,3401346380,3401369274,3402706640,3402742510,3402748300,3402764050,3403979040&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://www.nj.gov/dca/codes/reporter/building_permits.shtml
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360,3401326610,3401340890,3401346380,3401369274,3402706640,3402742510,3402748300,3402764050,3403979040&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360,3401326610,3401340890,3401346380,3401369274,3402706640,3402742510,3402748300,3402764050,3403979040&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles


 

13 

Housing Values and Costs 
Since 2018, home values in the Township have increased by $99,900 (25.2%). This change is 
accompanied by an increase in homes worth between $ 500,000 and $499,999 and a decrease in 
homes worth between $200,000 and $299,000.  

Table 3: Value for Owner-Occupied Housing Units 

 2023 PERCENT 2018 PERCENT PERCENT 
CHANGE 

    Total Owner-occupied units 10,307 - 9,840 - 4.74 
        Less than $50,000 253 2.5 73 0.7 1.8 
        $50,000 to $99,999 101 1.0 46 0.5 0.5 

        $100,000 to $149,999 58 0.6 48 0.5 0.1 
        $150,000 to $199,999 147 1.4 233 2.4 -1 
        $200,000 to $299,999 500 4.9 1,012 10.3 -5.4 
        $300,000 to $499,999 4,191 40.7 6,120 62.2 -21.5 
        $500,000 to $999,999 4,168 40.4 1,855 18.9 21.5 
        $1,000,000 or more 889 8.6 453 4.6 4 

        Median (dollars) $496,400 - $396,500 - 25.2 
Source: American Community Survey 2023 and 2018 

 

The table below shows the housing expenditures for those who own and rent in Teaneck. The 
general affordability standard is that no more than 30% of gross income should be allocated for 
housing costs.  

A cost burden is the ratio of housing costs to household income. For renters, housing cost is the 
gross rent (lease rent plus utilities). For owners, housing cost is the monthly owner costs, which 
may include mortgage, utilities, association fees, insurance, and real estate taxes. 

Table 4: Housing Cost Burden 
Monthly Costs as Percentage of Household Income) 

RANGES 
OWNER RENTER 

W/ MORTGAGE W/O MORTGAGE TOTAL PERCENT TOTAL PERCENT TOTAL PERCENT 
Less than 20.0 

percent 2,399 37.2 
2,610 67.8 

3,307 27.4 
20.0 to 24.9 percent 1,278 19.8 165 4.30 281 16.5 
25.0 to 29.9 percent 433 6.7 223 5.80 466 12.8 
30.0 to 34.9 percent 507 7.9 66 1.70 361 9.4 

35.0 percent or more 1,836 28.5 783 20.40 264 33.9 
Not computed 0 (X) 7 (X) 955 (X) 

Source: American Community Survey 2023 

https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2018.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
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Occupancy Characteristics and Type of Housing 

As of 2023, the Township is predominately comprised of owner-occupied households, which 
comprise 76.9% of the Township’s households. A total of 23.1% of households are renters, and 
3.2% of the Township’s housing units are vacant. Since 2018, the Township has seen a shift 
towards owner-occupied households, coming from a 3.1% decrease in renters and a 1.6% 
increase in the Township's vacancy rate.  

Table 5: Housing Tenure and Occupancy 

 2023 PERCENT 2018 PERCENT PERCENT 
CHANGE 

Total 13,851  14,006   
Owner Occupied 10,307 76.9* 9,840 73.8** 3.1 
Renter Occupied 3,099 23.1* 3,490 26.2** -3.1 

Vacant Units 445 3.2 676 4.8 -1.6 
Source: American Community Survey 2023 and 2018; and County 

*Compared to 65.4% owner-occupied and 34.6% in Bergen County (353,307 units) 
** Compared to 64.4% owner-occupied and 35.6% in Bergen County (338,249 units) 

 

Housing units with more than one occupant per room are considered overcrowded. 
Overcrowded households in the Township rose 1% since 2018.  

 
Table 6: Occupants Per Room + Inadequate Units in Occupied Housing Units 

OCCUPANTS PER ROOM 2023 PERCENT 2018 PERCENT 
Total 13,406  13,330  

        1.00 or less 12,924 96.4 12,984 97.4 
        1.01 to 1.50 338 2.5 231 1.7 

        1.51 or more 144 1.1 115 0.9 
Source: American Community Survey  2023 and 2018 

 

Since 2018, the share of Township’s single-family housing stock decreased from 14,006 units to 
13,851 units.  

Table 7: Housing Type and Size 

HOUSING UNITS 2023 PERCENT 2018 PERCENT PERCENT 
CHANGE 

    Total housing units 13,851  14,006   
        1-unit, detached 10,219 73.8 10,188 72.7 1.1 

https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2018.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table?q=bergen+county+Housing+Tenure+and+Occupancy&g=060XX00US3400372360&y=2018&d=ACS+5-Year+Estimates+Data+Profiles
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2018.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
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        1-unit, attached 430 3.1 464 3.3 -0.2 
        2 units 683 4.9 696 5.0 -0.1 

        3 or 4 units 277 2.0 518 3.7 -1.7 
        5 to 9 units 862 6.2 868 6.2 0 

        10 to 19 units 332 2.4 498 3.6 -1.2 
        20 or more units 981 7.1 752 5.4 1.7 

        Mobile home 67 0.5 22 0.2 0.3 
        Boat, RV, van, etc. 0 0.0 0 0.0 0 

Source: American Community Survey 2023 and 2018 
 

Since 2018, the bedroom typology of Township’s has remained the same in “family” sized 3+ 
bedroom type (70.1%) in 2023.   

Table 8: Number of Bedrooms Per Unit 

ROOMS 2023 TOTAL PERCENT 2018 TOTAL PERCENT PERCENT 
CHANGE 

Total 13,851  14,006   
No Bedroom 227 1.6 199 1.4 0.2 
1 Bedroom 1,164 8.4 1,436 10.3 -1.9 
2 Bedrooms 2,736 19.8 2,557 18.3 1.5 
3 Bedrooms 5,198 37.5 5,904 42.2 -4.7 
4 Bedrooms 3,317 23.9 2,734 19.5 4.4 

5 or more Bedrooms 1,209 8.7 1,176 8.4 0.3 
Source: American Community Survey 2023 and 2018 

 
Existing Low- and Moderate-Income Housing Units 

Teaneck reviewed all property tax assessment records and information in the assessor's office, 
including but not limited to the property record cards, to determine the number of existing low- 
and moderate-income housing units. Based on this review, there are 351LMI units in the 
Township of Teaneck.  The Township is following the applicable requirements regarding unit 
monitoring and reporting.  

 

B. Housing Projections 
The analysis in this section shall satisfy Part B of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ B) “A projection of the municipality's housing stock, including the probable future construction of 
low- and moderate-income housing, for the next ten years, taking into account, but not necessarily 

https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2018.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2018.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2018&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
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limited to, construction permits issued, approvals of applications for development and probable 
residential development of lands.” 

 

Projection of Housing Stock 

Below is a general prediction by NJTPA of Teaneck Township’s household population growth 
to 15,461 households in 2050. This increase in 1,960 households would require available units to 
accommodate and may be a prediction indicator of new projected housing stock.  
 

Table 9: Housing Unit Projection 
YEAR POPULATION ANNUALIZED % CHANGE 
2015 13,501 - 

2050 (Predicted) 15,461 0.4% 

Source: NJTPA, "Appendix E - 2050 Demographic Forecasts" 
 
Zoning regulations and existing capital infrastructure may help determine where growth is 
expected and where new housing units are likely to be developed in the future.  
 
Teaneck Township expects new developments to bear the cost that such development puts upon 
the existing infrastructure, including its sewer and water systems, road infrastructure, school 
facilities, and emergency services. This includes the addition of capacity necessitated by the new 
development, as well as associated maintenance costs. New development should not be a 
burden on the Township’s infrastructure. 
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Figure 1: Existing Land Use Map 

 
Teaneck Township Land Use Map8 

 

8 Map Note: Classifications are based on assessor records.  "Vacant land" as depicted on this map should 
not be construed to limit or supersede any conclusions made in the Vacant Land Adjustments. 
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Figure 2: Existing Zoning Map 

 
Teaneck Township Master Plan (Page 27) 

https://www.teanecknj.gov/media/ukeliyju/teaneck-master-plan_august-2024.pdf
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C. Demographic Characteristics 
The analysis in this section shall satisfy Part C of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ C) “An analysis of the municipality's demographic characteristics, including but not necessarily 
limited to, household size, income level and age.” 

Population General 

The population estimate for Teaneck Township in 2023 was 41,126 which represents a decrease 
of 120 from the 2020 Census. Despite this trend, the NJTPA predicts Teaneck Township’s 
population to grow to 46,885 people in 2050. 

Table 10: Historic Population Growth 
YEAR POPULATION CHANGE 

1940 25,275 N/A 

1950 33,772 8,497 

1960 42,085 8,313 

1970 42,355 270 

1980 39,007 -3,348 

1990 37,825 -1,182 

2000 39,260 1,435 

2010 39,776 516 

2020 41,246 1,470 

2023 41,126 -120 

2050 (Predicted) 46,885 5,759 (est.) 

Source: NJ State Data Center, New Jersey Population Trends 1790 to 2000, US Census Bureau; NJTPA, 
"Appendix E - 2050 Demographic Forecasts" 

 

Population Composition by Age 

The estimated current median age in Teaneck Township is 37.9, compared to 42.1 for Bergen 
County and 40.1 for New Jersey. 

Table 11: Population by Age 

AGE RANGE TEANECK 
TOWNSHIP PERCENT BERGEN 

COUNTY PERCENT 
        Under 5 years 2,215 5.3 48,738 5.1 

        5 to 9 years 2,189 5.3 52,770 5.5 

        10 to 14 years 3,054 7.4 61,465 6.4 

        15 to 19 years 3,458 8.3 59,276 6.2 

https://www.nj.gov/labor/labormarketinformation/assets/PDFs/census/2kpub/njsdcp3.pdf#page=27
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AGE RANGE TEANECK 
TOWNSHIP PERCENT BERGEN 

COUNTY PERCENT 
        20 to 24 years 3,529 8.5 54,219 5.7 

        25 to 34 years 4,685 11.3 109,077 11.4 

        35 to 44 years 4,698 11.3 128,544 13.5 

        45 to 54 years 5,169 12.5 133,870 14.0 

        55 to 59 years 2,931 7.1 69,969 7.3 

        60 to 64 years 2,111 5.1 66,441 7.0 

        65 to 74 years 4,253 10.2 96,442 10.1 

        75 to 84 years 2,369 5.7 50,615 5.3 

85 years and over 838 2.0 23,291 2.4 

Median Age 37.9 (X) 42.1 (X) 

Source: American Community Survey 2023 
 

Households 

According to the US Census Bureau’s classification system, people either live in a household, 
housing unit, or in “group quarters.” Two types of “households” exist: family and non-family. 
A “household” consists of one or more persons living and eating together separately from other 
persons who may be in the same building. A “family” is a household with two or more related 
persons living together in the same housing unit. 

Table 12: Population by Housing Type 

 TEANECK TOWNSHIP BERGEN COUNTY 
2023 2023 

Total Housing Units 13,851 368,535 
Average Household Size (Owner) 3.20 2.7 
Average Household Size (Renter) 2.49 2.7 

Householders Living Alone 3,758 92,860 
Source: American Community Survey 2023; Census Reporter; U.S. Census Bureau QuickFacts 

 

Immigration 

Foreign born residents make up 26.6% percent of Teaneck Township’s population, which is 
lower than County (31.4%) and higher than State (23.5%) levels. Less than half of Teaneck 
Township’s foreign-born residents are not U.S. citizens, comprising 29.5% of the Township’s 
foreign born population, a smaller share than that of Bergen County (33.6%) and the State 
(43.1%).  

https://data.census.gov/table/ACSDP5Y2023.DP05?t=Age%20and%20Sex:Populations%20and%20People&g=050XX00US34003_060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://data.census.gov/table/ACSDP5Y2023.DP04?q=year%20structure%20built%20teaneck&t=Physical%20Characteristics&g=060XX00US3400372360&y=2023&d=ACS%205-Year%20Estimates%20Data%20Profiles&moe=false
https://censusreporter.org/profiles/06000US3400372360-teaneck-township-bergen-county-nj/?utm_source=chatgpt.com
https://www.census.gov/quickfacts/fact/table/teanecktownshipbergencountynewjersey
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Table 14: Residents Place of Birth 

 
TEANECK 

TOWNSHIP BERGEN COUNTY NEW JERSEY 
COUNT PERCENT COUNT PERCENT COUNT PERCENT 

Total 41,499  954,717  9,267,014  
Born in United States 29,132 70.2 634,008  66.4 6,849,548 73.9 

Foreign Born 11,056 26.6 300,087 31.4 2,181,755 23.5 
Naturalized Citizen 7,789 70.5 199,247 66.4 1,241,100 56.9 

Not a Citizen 3,267 29.5 100,840 33.6 940,655 43.1 
Source: American Community Survey 2023 

 
Income and Poverty Status 

The median household income for Teaneck Township grew from 2023 to 2018, growing 22.5% 
and outpacing the County (16.3%) and the State (22.2%).  

Table 15: Household Median Income 
 2023 2018 CHANGE % CHANGE 

Teaneck Township 134,311 109,677 24,634 22.5 
Bergen County 116,709 100,361 16,348 16.3 

New Jersey 99,781 81,740 18,041 22.1 
Source: American Community Survey 2023 and 2018; ACS County Financial Characteristics 

 
In Teaneck Township, 2,249 residents (5.5%) live below the poverty line, same as 5.5% in 2018. 
In this regard, the Township had a different trajectory than Bergen County, which experienced 
a decrease from 6.9% to 6.6% in 2023. 

Table 16: Poverty Status 
TEANECK TOWNSHIP 2023 PERCENT 2018 PERCENT CHANGE 

Total Persons 40,734  39,512   1,222 
Total Below Poverty 2,249 5.5 2,165 5.5 0 

BERGEN COUNTY 2023 PERCENT 2018 PERCENT CHANGE 
Total Persons 946,205  927,422   18,783 

Total Below Poverty 61,987 6.6 64,303 6.9 -0.3 
Source: American Community Survey 2023 and 2018; ACS County for Bergen and Teaneck 

 
 
 

https://data.census.gov/table/ACSDP5Y2023.DP02?t=Citizenship:Native+and+Foreign-Born:Native-Born:Place+of+Birth&g=040XX00US34_050XX00US34003_060XX00US3400372360&y=2023&d=ACS+5-Year+Estimates+Data+Profiles&moe=false
https://data.census.gov/table/ACSST1Y2023.S2503?q=housing+median+income&g=040XX00US34_050XX00US34003_060XX00US3400372360&y=2023&moe=false
https://data.census.gov/table/ACSST1Y2018.S2503?q=housing+median+income&g=040XX00US34_050XX00US34003_060XX00US3400372360&y=2018&moe=false
https://data.census.gov/table/ACSST5Y2023.S2503?q=housing+median+income&g=060XX00US3400372360&y=2023&moe=false
https://data.census.gov/table/ACSST5Y2023.S1701?t=Poverty&g=060XX00US3400372360,3401326610,3401340890,3401346380,3401369274&y=2023&moe=false
https://data.census.gov/table/ACSST5Y2018.S1701?t=Poverty&g=060XX00US3400372360,3401326610,3401340890,3401346380,3401369274&y=2018&moe=false
https://data.census.gov/table/ACSST1Y2023.S1701?t=Poverty&g=050XX00US34003,34013_060XX00US3400372360,3401326610,3401340890,3401346380,3401369274&y=2023&moe=false
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D. Multigenerational Housing Continuity 
The analysis in this section shall satisfy Part G of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ G) “An analysis of the extent to which municipal ordinances and other local factors advance or 
detract from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission, adopted 
pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c.273 (C.52:27D-329.20).” 

On November 8, 2021, the Senate and General Assembly of the State of New Jersey adopted 
C.52:27D-329.209, which establishes the “Multigenerational Family Housing Continuity 
Commission” for the purpose of conducting research, obtaining public input, and adopting 
recommendations on how to most effectively advance the goal of enhancing multigenerational 
family housing continuity, which can be defined broadly as the degree to which senior citizens 
are able to reside at the homes of their extended families.  

In short, the bill requires a municipal housing plan element to provide an analysis of the extent 
to which municipal ordinances and other local factors advance or detract from the goal of 
preserving multigenerational family continuity, as expressed in the recommendations of the 
commission.  

Teaneck is committed to promoting intergenerational harmony through the provision of diverse 
housing options in a manner consistent with the regulation. As demonstrated in the above 
demographic and housing analysis, Teaneck is diversifying its housing stock as the size of 
owner-occupied households increases and housing units containing 20+ units increases, too. 
The municipality is employing a variety of approaches to accomplish this task, such as 
redevelopment plans that convert former commercial properties into housing.  Strategies 
proposed or already implemented include the creation of family housing.  The municipality, in 
setting forth its compliance plan, is abiding by the limitations included in the statute. 

E. Employment Data 
The analysis in this section shall satisfy Part D of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ C) “An analysis of the existing and probable future employment characteristics of the 
municipality.” 

Below is a general growth prediction by NJTPA of Teaneck’s employment forecast in 2050.  

Table 17: Employment Projection 
YEAR LABOR FORCE CHANGE ANNUALIZED % CHANGE 
2015 14,724   

2050 (Predicted) 16,877 2,153 14.6 
Source: NJTPA 

 
9 https://pub.njleg.gov/Bills/2020/AL21/273_.HTM 

https://pub.njleg.gov/Bills/2020/AL21/273_.HTM
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IV. Fair Share Plan: Obligations and Compliance Plan 
A. Introduction 
As noted, on March 20, 2024, Governor Murphy signed P.L. 2024, c.2 into law, which established 
a new framework for determining and enforcing municipalities’ affordable housing obligations 
under the Mount Laurel doctrine and the Fair Housing Act. The Act sets forth the procedures 
for how New Jersey municipalities are assigned affordable housing obligations and how they 
may meet those obligations over a series of affordable housing “rounds.” On July 1, 2025, the 
“Fourth Round” will begin and run for a ten-year period ending on June 30, 2035.  

The Act required the Department of Community Affairs (the “DCA”) to prepare a report with 
the calculation of the regional and municipal Prospective Need and the municipal Present Need 
for the Fourth Round in accordance with the formula required by the Amended Act. The DCA 
released a report entitled “Affordable Housing Obligations for 2025-2035 (Fourth Round)” on 
October 18, 2024 and concluded that Teaneck’s fair share obligations for the Fourth Round 
included a Present Need of 214 units and a Prospective Need of 431 units. 

In accordance with N.J.S.A. 52:27D-301 et seq. and the implementation schedule set forth in 
Directive #1424, the Township adopted Resolution 42-2025 on January 30, 2025 (See Appendix 
A), as part of its participation in the Affordable Housing Dispute Resolution Program (the 
“Program”). 

Resolution 42-2025 revised the Fourth Round affordable housing Prospective Need from 431 
units to 384 units. These figures were derived from an analysis applying DCA’s Land Capacity 
Factor methodology, which updated properties deemed unavailable for development due to 
environmental constraints, existing structural improvements, highway rights-of-way, and 
similar limitations not making the land “developable.” 

In response, the New Jersey Builders Association (“NJBA”) filed a formal objection to the 
proposed adjustment. A case management conference was held on March 26, 2025 (Docket No. 
BER-L-776-25), during which the ruling favored adherence to the original DCA-issued 
obligation of 431 credits. As of the time of this Housing Element, no formal order has been issued 
from such decision, and the Township continues to reserve its right to appeal the determination. 

As such, the Housing Element and Fair Share Plan is based on the original obligation of 431 
affordable housing credits, as outlined by the New Jersey Department of Community Affairs 
(DCA) in its non-binding release of obligation figures in October 2024. 

The purpose of the following sections is to set forth the Township of Teaneck’s proposed 
approach to satisfying its Fourth Round obligation, where the Township Present Need or 
“Rehabilitation Obligation” is 214 credits, and the “Prospective Need” is 431 credits. 

 

 



 

24 

B. Prior Round Need Compliance “Look Back” (2015-2025) 
Teaneck has a history of fulfilling its affordable housing obligation.  Most recently, on February 
1, 2019, the Township received a Final Judgment of Compliance and Repose (“JCR”) relating to 
its Third Round obligation.  The JCR was issued after a period of negotiation and settlement, 
primarily between the Township and Fair Share Housing Center (“FSHC”).  During this period 
of negotiation, the Township adopted a Third Round Housing Element on February 6, 2019.  The 
HEFSP and settlement agreements set forth the Township’s Third Round obligation and 
identified the actions required by the Township to fulfill these obligations. As demonstrated in 
the tables below and supported by the issuance of the JCR, the Township fully satisfied its 
obligations under the Third Round as articulated in its settlement with the FSHC.  As such, no 
obligation is carried forward to the Fourth Round. 

Table 18: Projects Cited to Satisfy Third Round Realistic Development Potential (“RDP”) 

ROUND 3 RDP PROJECT 
(SEE ROUND 3 HEFSP, PG. 23-

26) 
LMI 

UNITS STATUS 

Surplus Units Carried from Prior 
Round 22 On-Going 

Supportive Shared Housing 28 Completed 
Teaneck Senior Citizens Addition 18 Completed 
Single-Family Homes  
(Bergen County Housing Authority) 8 Completed 

The Brookdale 26 Completed 
227 Teaneck Road 5 Completed 
1775 Windsor Road (Avalon Bay) 25 Completed 
1500 Teaneck Road 23 Completed 
1475 Palisade Avenue 10 Completed 

140 State Street 5 

On December 13, 2022 the Township 
adopted Ordinance 49-2022 which 
adopted a Redevelopment Plan for 140 
State Street for multifamily. 
 
On February 11, 2025 the Township 
amended the Redevelopment Plan 
(Ordinance 15-2025) which creates a 
concept for 10 affordable units (i.e. 5 
surplus). 

764 New Bridge Road 2 Completed 
Bonus Credits 44 On-Going 

https://www.teanecknj.gov/media/rlxfg0sz/housing-element-and-fair-share-plan-2019.pdf
https://teanecktownnj.iqm2.com/Citizens/FileOpen.aspx?Type=1&ID=1752&Inline=True
https://teanecktownnj.iqm2.com/Citizens/FileOpen.aspx?Type=1&ID=1967&Inline=True
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Table 19: Zoning Actions to Satisfy Third Round Unmet Need Requirements 
ROUND 3 

UNMET NEED 
MECHANISM 

REQUIREMENT  
(SUMMARY BELOW. SEE FULL TEXT PER 

ROUND 3 HEFSP, PG. 27-30) 
CREDITS SUPPLIED / MADE 

OPPORTUNITY 

Surplus 
Credits 

40 surplus non-age restricted units from 
projects addressing the RDP, 24 age-
restricted units from The Bookdale 

Complete 

Alfred Avenue 
Rezoning 

Rezone an 18-acre site (Block 6002, Lots 1-
9) from L-I Light Industry to R-MO3 
Residential-Multifamily 3 Overlay District. 
 
Permit densities up to 60 du/acre of non-
age restricted units, which could yield 
about 150 to 200 affordable units 
depending on the tenure and set-aside.  

Rezoned by Ord. No. 48-2015. on 
February 9, 2016. 
 
See R-MO3 standards at 
https://ecode360.com/38151638. 
 
329 Alfred Avenue / 1085 Decatur 
Avenue approved 38 affordable 
units via PB 2020-16 
 
359 Alfred Avenue approved 37 
affordable units via PB 2022-20 
 
Ord. No. 14-2026, adopted on March 
10, 2026, increased the mandatory 
affordable set-aside from 15% to 20% 
for remaining undeveloped 
properties. 

East Oakdene 

Rezone a 1.737-acre site from R-S 
Residential Single-Family / the B-2 
Business-Office zone to R-RO Overlay 
(Residential-Rowhouse Overlay District). 
 
Permit up to 30 du/acre non-age restricted 
development and could yield 
approximately 10 affordable units.  

Rezoned by  Ord. No. 14-2017 on 
July 6, 2017. 
 
See full standards at 
https://ecode360.com/38151547 
 
Ord. No. 14-2026, adopted on March 
10, 2026, increased the mandatory 
affordable set-aside from 15% to 
20%. 

https://ecode360.com/38151638
https://ecode360.com/38151547
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ROUND 3 
UNMET NEED 
MECHANISM 

REQUIREMENT  
(SUMMARY BELOW. SEE FULL TEXT PER 

ROUND 3 HEFSP, PG. 27-30) 
CREDITS SUPPLIED / MADE 

OPPORTUNITY 

1405 Teaneck 
Road and 1425 
Teaneck Road 

Rezone sites from B-R Business-
Residential zone to R-SCII Residential-
Senior Housing II Zone. 
 
Permit up to 60 du/acre age restricted 
development and could yield 
approximately 10 affordable units. 

Rezoned by  Ord. No. 15-2017 on 
July 6, 2017. 
 
See full standards at 
https://ecode360.com/38151548  
 
1425 Teaneck Road approved 40 
senior affordable units on 
September 21, 2020 
 
Additionally, a AHTF 
contribution of $900,000 was 
made on November 30, 2022. 
 
Ord. No. 14-2026, adopted on March 
10, 2026, increased the mandatory 
affordable set-aside from 15% to 20% 
for 1405 Teaneck Road. 

Holuba 

Rezone a 6.75-acre site from L-I Light 
Industry District. Permit densities 12 
du/acre non-age restricted development, 
which would yield approximately 16 
affordable units. 

The “Holuba” soap factory 
townhouse development at 520 
Palisades Ave has a Developer’s 
Agreement which requires 16 
affordable units. 

Township-
wide 
mandatory 
set-aside 
ordinance 

A multi-family or single-family attached 
development providing a minimum of five 
(5) new housing units created through any 
future municipal rezoning or Zoning Board 
action, use or density variance, 
redevelopment plan, or rehabilitation plan 
that provide for densities at or above six (6) 
units per acre is required to include an 
affordable housing set-aside of 20 percent 
if the affordable units will be for sale and 
15 percent if the affordable units will be for 
rent.  

Adopted. See Appendix D. 
 

Ordinance No. 15-2026, adopted on 
March 16, 2026, repealed and 
replaced Chapter 33, Article VI with 
the State’s Model Ordinance, as 
required for consistency with the 
Uniform Housing Affordability 
Control Act. All projects with five or 
more housing units are required a 
20% set-aside. 

https://ecode360.com/38151548
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As demonstrated in the tables above and supported by the issuance of the JCR, the Township 
fully satisfied its obligations under the Third Round as articulated in its settlement with the 
FSHC. As such, no obligation is carried forward to the Fourth Round. 

C. Present and Prospective Need Obligation (2025-2035) 
The analysis in this section shall satisfy Part E of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ E) “A determination of the municipality's present and prospective fair share for low- and 
moderate-income housing and its capacity to accommodate its present and prospective housing 
needs, including its fair share for low- and moderate-income housing, as established pursuant to 
section 3 of P.L.2024, c.2 (C.52:27D-304.1)” 

Present Need (Rehabilitation Share) 

The Rehabilitation Share is described as “deficient housing units occupied by low- and 
moderate-income households within a municipality and is a component of “present need” 
under N.J.A.C. 5:93-1.3. In Teaneck Township, the rehabilitation obligation through the end of 
the Fourth Round (i.e. July 2035) has been determined to be 214.  

Teaneck plans to continue its participation in Bergen County’s rehabilitation program. This 
program offers deferred payment loans to low- and moderate-income homeowners living in 
one- to three-family homes within the Bergen County Consortium. 

Qualified homeowners may receive a zero-interest, 10-year deferred loan covering the cost of 
necessary rehabilitation work. The County Division of Housing and Community Development 
administers these loans through the Home Improvement Program, which markets the program, 
screens applicants, and manages the repair process. 

The program will primarily serve owner-occupied units and address homes with lack of heat, 
lack of hot water, roof leaks, dangerous electrical problems, broken pipes, problems with 
sanitary facilities, and other housing conditions that threaten the health, safety, or well-being of 
the household members per COAH rules (N.J.A.C. 5:93). All rehabilitated units shall remain 
affordable to low- and moderate-income households for a period of at least 10 years (the control 
period). For owner-occupied units, the control period is enforced with a recorded lien; and for 
renter occupied units, the control period is enforced with a recorded deed restriction. 

The Township has also endorsed the Bergen County CDBG program proposed by Advance 
Housing Inc. for Commonwealth Drive Sustainability (via Resolution 28-2025). This project will 
serve 3 homeless LMI individuals with rehabilitation repairs at a residence located on 
Commonwealth Drive in Teaneck (See Appendix J). 

The Township also intends to program funding from the Affordable Housing Trust Fund to 
support rehabilitation of deficient housing units that are occupied by low- and moderate-
income households, in accordance with the New Jersey State Housing Code, N.J.A.C. 5:28, or 
the requirements of the Rehabilitation Subcode, N.J.A.C. 5:23-6, as applicable. All qualifying 
project contributions will be amended in the Spending Plan accordingly. 



 

28 

Prospective Need Obligation 

The Township has a prospective need of 431 credits for Round 4 (2015-2025). 

However, as demonstrated in the completed Vacant Land Analysis found in Appendix B, the 
Township does not have enough suitable land to address the obligation. Therefore, the 
Township seeks a vacant land adjustment (“VLA”) under the COAH Second Round Rules 
(N.J.A.C. 5:93-4.2) and an adjustment of its Fourth Round new construction obligation to reflect 
the available and developable land area within its municipal boundaries. It is the conclusion of 
this analysis that the Realistic Development Potential (“RDP”) is 11 units. 

In addition to vacant properties that have a realistic development potential, the Township must 
also consider known projects in its RDP assessment likely to be redeveloped in the 2025-2035 
Fourth Round obligation. The Legislation includes the following language (emphasis added): 

Any municipality that receives an adjustment of its prospective need obligations for the fourth 
round or subsequent rounds based on a lack of vacant land shall as part of the process of adopting 
and implementing its housing element and fair share plan identify sufficient parcels likely 
to redevelop during the current round of obligations to address at least 25 percent of the 
prospective need obligation that has been adjusted, and adopt realistic zoning that allows 
for such adjusted obligation, or demonstrate why the municipality is unable to do so. 

With a Fourth Round prospective need of 431 credits and Realistic Development Potential of 11, 
this leaves a remaining need to be addressed of 420 credits. In accordance with the above, 
twenty-five percent of the remaining need is 105. 

Realistic Development Potential (RDP) Mechanisms 

The Township will address at least 25 percent of the prospective need obligation that has been 
adjusted through the following projects: 

1. 140 State Street Amended Redevelopment Plan: 5 Credits* 

*Project previously planned at 36 units with 5 LMI set-aside in Round 3. Amended to 66 units 
with 10 LMI set-aside, where 5 new LMI units count towards Round 4 

2. Cedar Lane and American Legion Drive (Redevelopment)10: 48 Credits 

3. 143 State Street (Redevelopment): 9 Credits 

4. 827 Teaneck Road (Rezoning or Redevelopment): 6 Credits 

 

10 The subject site also fronts Beverly Road, Garrison Avenue, Windsor Road, Alma Terrace, North Street, 
and Water Street. For the purposes of this HEFSP, the project is referred to as “Cedar Lane and American 
Legion Drive.” However, a future Redevelopment Plan may adopt a different name while still referring to the 
same designated block and lot numbers. 
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5. 1387 Hill Street (Rezoning or Redevelopment): 4 Credits 

6. 54 West Englewood (Rezoning or Redevelopment): 11 Credits 

7. Bonus Credits Under the Fourth Round: 41.5 Credits 

Under N.J.S.A. 52:27D-311k, New Jersey updated the rules for bonus credits in Round 411. 
Municipalities can now earn bonus credits in the following ways: 

a. One (1) bonus credit for special needs or permanent supportive housing; 
b. One (1) bonus credit for 100% affordable housing projects for which the host 

municipality has contributed towards the cost of the project, subject to certain minimum 
contribution requirements; 

c. One (1) bonus credit for market rate units that are converted to affordable units; 
d. One-half (0.5) bonus credit for ownership units created in a partnership sponsorship 

with a non-profit housing developer; 
e. One-half (0.5) bonus credit for units located within a one-half mile radius (or a one­ 

mile radius for projects located in a Garden State Growth Zone) of NJ Transit or Port 
Authority rail, bus, or ferry stations, including all light rail stations; 

f. One-half (0.5) bonus credit for age-restricted units, subject to certain caps; 
g. One-half (0.5) bonus credit for each three-bedroom unit in excess of the three­ bedroom 

requirements set forth in the Uniform Housing Affordability Controls; 
h. One-half (0.5) bonus credit for housing units constructed on previously developed land 

that was utilized for retail, office, or commercial space; and 
i. One-half (0.5) bonus credit for units whose affordability controls are extended for a new 

term of affordability; 

The following are bonus credits applicable in Round Four: 

PROJECT PROJECT NOTE BONUS 
CREDITS 

140 State Street 
This project will replace former gas 
station, where 5 new LMI units (beyond 
the original 5 in Round 3) are planned 

+ 2.5 Credits 
(per H above) 

Cedar Lane and 
American Legion Drive 

This project will replace former 
commercial buildings / commercial 
parking lots, where 48 LMI units are 
planned 

+ 24 Credits 
(per H above) 

 
11 Note: 

• A municipality may claim only one type of bonus credit per affordable unit 
• Bonus credits may satisfy no more than 25% of the Round 4 obligation 

 

https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
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PROJECT PROJECT NOTE BONUS 
CREDITS 

143 State Street This project will replace a gas station, 
where 9 LMI units are planned 

+ 4.5 Credits 
(per H above) 

827 Teaneck Road 
This project will replace a commercial 
restaurant, where 6 LMI units are 
planned 

+ 3 Credits 
(per H above) 

1387 Hill Street 
This project is located within ½ mile of 
NJ Transit Bus Stop, where 4 LMI units 
are planned 

+ 2 Credits 
(per E above) 

54 West Englewood Ave 
This project is located within ½ mile of 
NJ Transit Bus Stop, where 11 LMI units 
are planned 

+ 5.5 Credits 
(per E above) 

 

In addition to the above compliance mechanisms addressing the “25 percent of the adjusted prospective need 
obligation,” the Township has rezoned 822 Palisade Avenue to permit a density of 60 dwelling units per acre, 
with a mandatory 20% affordable housing set-aside. 
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The following is a summary of the Round 4 Projects and bonus credits applicable in Round Four: 

Compliance Framework: 

ROUND 4 COMPLIANCE FRAMEWORK DCA OBLIGATION 
Prospective Need Obligation 431 
Realistic Development Potential (RDP) per VLA 11 
"Likely to Redevelop" 25% Requirement 105 
Maximum Bonus Credits 107.75 

 

Crediting Projects: 

PROJECT SITE B/L LMI 
UNITS 

BONUS 
CREDIT TYPE 

BONUS 
CREDITS 

W/ BONUS 
CREDITS 

140 State Street 
Amended RDP Block 5004, Lot 1 5 TOD (0.5) 2.5 7.5 

Cedar Lane and 
American 
Legion Drive 

Block 819, Lots 1, 
14, 16, 17; Block 

707, Lots 1-5; Block 
705, Lot 4.01 

48 TOD or Non-Res 
Conversion (0.5) 24 72 

143 State Street Block 5002, Lot 26 9 TOD or Non-Res 
Conversion (0.5) 4.5 13.5 

827 Teaneck 
Road Block 3902, Lot 2.01 6 TOD or Non-Res 

Conversion (0.5) 3 9 

1387 Hill Street Block 5003, Lot 16 4 TOD (0.5) 2 6 
54 West 
Englewood Ave 

Block 4905, Lots 1, 
2 and 3 11 TOD (0.5) 5.5 16.5 

822 Palisade Ave Block 2603, Lot 21 “Passive” Rezoning of 60 DU/AC 
Total: 124.5 

Unmet Need: 

CREDITS CREDITS 
Prospective Need Obligation  - 431 Credits 
Credits Toward 4th Round 25% VLA - 124 .5 Credits 
REMAINING UNMET NEED CREDITS 306.5 Credits 
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Figure 3: Prospective Need Projects Maps 
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Prospective Need Projects Description and Suitability Analysis 

Municipalities shall designate sites that are available, suitable, developable and approvable, as 
defined in N.J.A.C. 5:93-1. As such, the criteria for crediting units must meet the following: 

1. “Available site” – a site with clear title, free of encumbrances which preclude development 
for low- and moderate-income housing. 

2. “Suitable site” – a site that is adjacent to compatible land uses, has access to appropriate 
streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4. 

3. “Developable site” – a site that has access to appropriate water and sewer infrastructure, and 
is consistent with the applicable area wide water quality management plan (including the 
wastewater management plan) or is included in an amendment to the area wide water 
quality management plan submitted to and under review by DEP. 

4. “Approvable site” – a site that may be developed for low- and moderate-income housing in 
a manner consistent with the rules or regulations of all agencies with jurisdiction over the 
site. A site may be approvable although not currently zoned for low- and moderate-income 
housing. 

Based on the below, the following crediting sites can appropriately be included in the 
Township’s Fourth Round HEFSP. 

Table 20: Projects Description and Suitability Analysis 
As of March 2026, all implementing rezoning/redevelopment ordinances have been adopted 

140 STATE STREET (REDEVELOPMENT - AMENDED JANUARY 2025) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The Redevelopment Area is suitable. It is near a variety of 
residential and commercial uses. It contains access to bus routes, 
parks, sidewalk pedestrian access, and a built-out center. 

Description of Developable The Redevelopment Area is developable. It has access to 
infrastructure necessary to support development. 

Description of Approvable The Redevelopment Area is approvable. It has an adopted 
redevelopment plan in place. 

CEDAR LANE, AMERICAN LEGION DRIVE, ET AL. (REDEVELOPMENT PLANNED) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 
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Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable 
The site is approvable. The Township commits to a 
Redevelopment Plan and/or rezoning to permit the residential 
affordable housing. 

143 STATE STREET (REDEVELOPMENT OR REZONING PLANNED) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 

Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable 
The site is approvable. The Township commits to a 
Redevelopment Plan and/or rezoning to permit the residential 
affordable housing. 

827 TEANECK ROAD (REDEVELOPMENT OR REZONING PLANNED) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 

Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable 
The site is approvable. The Township commits to a 
Redevelopment Plan and/or rezoning to permit the residential 
affordable housing. 

1387 HILL STREET (REDEVELOPMENT OR REZONING PLANNED) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 
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Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable 
The site is approvable. The Township commits to a 
Redevelopment Plan and/or rezoning to permit the residential 
affordable housing. 

54 WEST ENGLEWOOD AVE (REDEVELOPMENT OR REZONING PLANNED) 

Description of Availability The site is owned by a Developer with clear title. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 

Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable 
The site is approvable. The Township commits to a 
Redevelopment Plan and/or rezoning to permit the residential 
affordable housing. 

822 PALISADE AVENUE (REZONING) 
Description of Availability The site is available to the Owner who may wish to redevelop. 

Description of Suitable 
The property is suitable. It is near a variety of residential and 
commercial uses. It contains access to bus routes, parks, sidewalk 
pedestrian access, and a built-out center. 

Description of Developable The site is developable. It has access to infrastructure necessary to 
support development. 

Description of Approvable The site is approvable. The Township has rezoned the project to 
permit the residential affordable housing. 

 

Land Most Appropriate for Affordable Housing 

The analysis in this section shall satisfy Part F of P.L.1985, c.222 (C.52:27D-310), which requires: 

§ F) “A consideration of the lands that are most appropriate for construction of low- and moderate-
income housing and of the existing structures most appropriate for conversion to, or rehabilitation 
for, low- and moderate-income housing, including a consideration of lands of developers who have 
expressed a commitment to provide low- and moderate-income housing” 

As part of this Fair Share Plan, the Township has considered land that is appropriate for the 
construction of very low-, low-, and moderate-income housing. By utilizing various zoning 
mechanisms, the Township has successfully met its affordable housing obligations and 
continues to facilitate the creation of such housing. The Township has amended zoning 
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regulations to establish affordable and inclusionary housing districts. Furthermore, the 
adoption of a mandatory set-aside ordinance guarantees that unexpected opportunities for 
affordable housing are utilized. The Township considers the strategies outlined in this 
document to be the most effective approach to meeting its affordable housing needs. While it 
acknowledges that developers may propose additional sites in the future that could be suitable 
for affordable housing, no further sites are currently required to fulfill the Township’s 
obligations. 

 

Endorsement of Affordable Housing Compliance Mechanisms 

The Township acknowledges that, in accordance with affordable housing regulations, it may be 
eligible to receive credit toward its affordable housing obligation through alternative 
mechanisms. This includes extending existing affordability controls by re-deed restricting units 
in compliance with Uniform Housing Affordability Controls (UHAC) standards; deed-
restricting approved Accessory Dwelling Units (ADUs) in accordance with UHAC; and/or 
exploring the potential to qualify units regulated under municipal rent control ordinances. The 
Township encourages these approaches and considers them viable strategies to support 
continued compliance with affordable housing obligations. 

Mandatory Obligation Subsets 

Below is a table reviewing additional obligation requirement thresholds. 

MANDATORY OBLIGATIONS CITATION 
# REQUIRED 
OF ACTUAL 

UNITS* 
PROPOSED 

Very Low-Income Units (13% 
Minimum) 
 
Shall count towards the minimum 50 
percent of the housing units required to be 
made available for occupancy by low-
income households to address a 
municipality's prospective need obligation.  

52:27D-329.1 11 
(Rounded Up) Projects will 

comply with 
UHAC 

Requirements 
for LMI 

requirements 
Family VLI Units  
(50% Minimum of VLI Units) 52:27D-329.1 6 

(Rounded Up) 
Low-Income Units (50% Minimum) 
 
Conversely, the maximum of Moderate-
Income Units shall not exceed 50%. 

52:27D-329.1 42 
(Rounded Up) 

Family Units (50% Minimum) 52:27D-311.l 42 
(Rounded Up) 

All 83 
physical units 

https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-1/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-1/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-1/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
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Rental Units (25% Minimum) 52:27D-311.l 21 
(Rounded Up) 

are Family 
Rental 

Family Rental Units  
(50% Minimum of Rental Units) 52:27D-311.k.5 11 (Rounded Up) 

Age-restricted units (30% Maximum) 52:27D-302.q 24 
(Rounded Down) 

None of the 
83 physical 

units are 
senior or 

transitional 
proposed at 

this time 

Transitional Housing  
(10% Maximum of Total Credits) 52:27D-311.e 8 

(Rounded Down) 
Age-Restricted Housing Bonus Credit  
(10% Maximum of Age-Restricted 
Units) 

52:27D-311.k.4 8 
(Rounded Down) 

* Based on 83 actual units that do not count the 41.5 bonus credits. 
 
Note 1: Maximum bonus credits shall not exceed 25% of Prospective Need per 52:27D-311.k.  
 
Note 2: Targets based on required units and will be enforced throughout the Fourth Round as part of 
site plan review and approval. 

 
  

https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-302/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-311/
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V. Appendices 
A. Regulatory Resolutions (Adopting Obligation Number) 

B. Vacant Land Adjustment 

C. Zoning Amendments (or redevelopment plans, if applicable) – Updated in 2026 

D. Affordable Housing, Developer Fee, Affirmative Marketing, and Administrative Agent 
Omnibus Ordinance – Updated in 2026 

The Township’s existing ordinance is attached and will remain in full force and effect during the Fourth 
Round. The Township will make all necessary modifications to this ordinance to comply with any 
forthcoming Fourth Round requirements as updated regulations and rules are released. 

E. Development Fee Ordinance – Former Appendix E merged into Appendix D 

The Township’s existing ordinance is attached and will remain in full force and effect during the Fourth 
Round. The Township will make all necessary modifications to this ordinance to comply with any 
forthcoming Fourth Round requirements as updated regulations and rules are released. 

F. Affirmative Marketing Plan 

The Township’s existing Affirmative Marketing Plan is attached and will remain in full force and effect 
during the Fourth Round. The Township will make all necessary modifications to this ordinance to 
comply with any forthcoming Fourth Round requirements as updated regulations and rules are 
released. 

G. Spending Plan 

H. Resolution of intent to fund cost of municipality’s municipally sponsored affordable housing 
development as well as its rehabilitation program 

I. Copies of resolutions appointing Administrative Agent(s) and ordinance creating the 
position of and appointing the Municipal Affordable Housing Liaison 

The Township’s existing appointing resolutions and ordinances are attached and will remain in full 
force and effect during the Fourth Round. The Township will make all necessary modifications to these 
resolutions and ordinances to comply with any forthcoming Fourth Round requirements as updated 
regulations and rules are released. 

J. CDBG Rehabilitation Project Endorsement 



Appendix A –  Regulatory Resolutions (Adopting Obligation Number) 

Note: The Housing Element and Fair Share Plan is based on the original obligation of 431 
affordable housing credits, as outlined by the New Jersey Department of Community Affairs 
(DCA) in its non-binding release of obligation figures in October 2024. In accordance with 
N.J.S.A. 52:27D-301 et seq. and the implementation schedule set forth in Directive #1424, the 
Town adopted Resolution 42-2025 on January 30, 2025, as part of its participation in the 
Affordable Housing Dispute Resolution Program (the “Program”). 

Resolution 42-2025 revised the Fourth Round affordable housing Prospective Need from 431 units 
to 384 units. These figures were derived from an analysis applying DCA’s Land Capacity Factor 
methodology, which updated properties deemed unavailable for development due to 
environmental constraints, existing structural improvements, highway rights-of-way, and similar 
limitations not making the land “developable.” 

In response, the New Jersey Builders Association (“NJBA”) filed a formal objection to the 
proposed adjustment. A case management conference was held on March 26, 2025 (Docket No. 
BER-L-776-25), during which the ruling favored adherence to the original DCA-issued 
obligation of 431 credits. 



 Township Council Meeting: 01/28/25 06:30 PM 
 c/o Township Clerk Department: Township Clerk 
 Teaneck, NJ  07666 Category: Authorization 

  DOC ID: 8862  

 RESOLUTION 42-2025  

 Page 1 

COMMITTING TO ROUND FOUR PRESENT AND PROSPECTIVE NEED 
AFFORDABLE HOUSING OBLIGATIONS 

 
COMMENTS - Current Meeting: 

CW Goldberg inquired why this presentation was made today and not earlier. Deputy Mayor 

Belcher explained the Affordable Housing subcommittee has not met and this has been handled 

by Legal & the Manager as the reporting deadlines and obligations came to be. 

RESULT: ADOPTED [5 TO 2] 

MOVER: Hillary Goldberg, Councilwoman 

SECONDER: Mark J. Schwartz, Councilman 

AYES: Katz, Schwartz, Orgen, Belcher, Gee 

NAYS: Michael S Pagan, Hillary Goldberg 

                                                                                                                                                                                               BER-L-000776-25   01/30/2025 5:29:16 PM   Pg 1 of 32   Trans ID: LCV2025239621 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

42-2025 

 

COMMITTING TO ROUND FOUR PRESENT AND PROSPECTIVE 

NEED AFFORDABLE HOUSING OBLIGATIONS 

 

WHEREAS, the Township has a demonstrated history of voluntary compliance as evidenced by 

its Round Three record; and  

 

WHEREAS, pursuant to In re N.J.A.C. 5:96 and 5:97, 221 N.J. 1 (2015) (Mount Laurel 

IV), on July 9, 2015, the Township of Teaneck  (hereinafter “Teaneck” or the “Township”) filed 

a Declaratory Judgment Complaint in Superior Court, Law Division seeking, among other 

things, a judicial declaration that its Housing Element and Fair Share Plan (hereinafter “Fair 

Share Plan”), to be amended as necessary, satisfies its “fair share” of the regional need for low 

and moderate income housing pursuant to the “Mount Laurel doctrine;” and 

 

WHEREAS, that culminated in a Court-approved Housing Element and Fair Share Plan 

and a Final Judgment of Compliance and Repose, which precludes builder’s remedy lawsuits 

until July 1, 2025; and 

 

WHEREAS, on March 20, 2024, Governor Murphy signed into law P.L. 2024, c.2 

(hereinafter “A4” or “Amended FHA”); and 

 

WHEREAS, A4 calculates the size of the regional affordable housing need as follows 

“projected household change for a 10-year round in a region shall be estimated by establishing 

the household change experienced in the region between the most recent federal decennial 

census, and the second-most recent federal decennial census. This household change, if positive, 

shall be divided by 2.5 to estimate the number of low- and moderate-income homes needed to 

address low- and moderate-income household change in the region, and to determine the regional 

prospective need for a 10-year round of low- and moderate-income housing obligations…”; and 

 

WHEREAS, instead, A4 required the Department of Community Affairs (“DCA”) to 

produce non-binding estimates of need on or before October 20, 2024, which it did provide on 

October 18, 2024 (“DCA Report”); and  

 

WHEREAS, the DCA Report calculates the Township’s Round Four (2025-2035) 

obligations as follows: a Present Need or Rehabilitation Obligation of 214 units and a 

Prospective Need or New Construction Obligation of 431 units; and 

 

WHEREAS, the Township accepts the conclusions in the DCA Report, except regarding 

the land capacity allocation factor; and 

 

WHEREAS, as to the Land Capacity Allocation Factor, the Township notes that the 

DCA belatedly provided the data it used to establish this factor, i.e., on or about November 27, 

2024 instead of by October 20, 2024; and 

                                                                                                                                                                                               BER-L-000776-25   01/30/2025 5:29:16 PM   Pg 2 of 32   Trans ID: LCV2025239621 
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WHEREAS, the Township further notes that the link to the DCA GIS data that the DCA 

belatedly made available to municipalities includes the following language: “The land areas 

identified in this dataset are based on an [sic] the best available data using publicly available data 

enumerated in N.J.S.A. 52:27D-304.3c. (4) to estimate the area of developable land, within 

municipal and regional boundaries, that may accommodate development. It is important to note 

that the identified areas could be over or under inclusive depending on various conditions 

and that municipalities are permitted to provide more detailed mappings as part of their 

participation in the Affordable Housing Dispute Resolution Program.” (emphasis added); 

and 

 

WHEREAS, the DCA maintains that the areas the DCA identified as developable are 

indeed overinclusive and, consequently, the Township’s Professional Planner, has prepared a 

report, attached hereto as Exhibit A; and 

 

WHEREAS, correcting the allocation factors results in the Township’s Round 4 

Prospective Need Obligation being 384 units rather than the 431 units the DCA calculated; and  

  

WHEREAS, Section 3 of A4 provides that: “the municipality’s determination of its fair 

share obligation shall have a presumption of validity, if established in accordance with sections 6 

and 7” of A4; and 

 

WHEREAS, Township’s calculation of need is entitled to a “presumption of validity” 

because it complies with Sections 6 and 7 of A4; and 

 

WHEREAS, the Township specifically reserves the right to adjust those numbers based 

on one or any of the foregoing adjustments: 1) a windshield survey or similar survey which 

accounts for a higher-resolution estimate of present need; 2) a Vacant Land Adjustment 

predicated upon a lack of vacant, developable and suitable land; 3) a Durational Adjustment 

(whether predicated upon lack of sewer or lack of water); and/or 4) an adjustment predicated 

upon regional planning entity formulas, inputs or considerations, including, but not limited to the 

Highlands Regional Master Plan and its build out, the Pinelands or Meadowlands regulations and 

planning document; and  

 

WHEREAS, in addition to the foregoing, the Township specifically reserves all rights to 

revoke or amend this resolution and commitment, as may be necessary, in the event of a 

successful challenge to A4 in the context of the Montvale case (MER-L-1778-24), any other 

such action challenging A4, or any legislation adopted and signed into law by the Governor of 

New Jersey that alters the deadlines and/or requirements of A4; and 

 

WHEREAS, in addition to the foregoing, the Township reserves the right to take a 

position that its Round Four Present or Prospective Need Obligations are lower than described 

herein in the event that a third party challenges the calculations provided for in this Resolution (a 

reservation of all litigation rights and positions, without prejudice); and 

 

WHEREAS, that reservation of all litigation rights shall include, but is not limited to, 

taking a position that the Equalized Non-Residential Valuation Factor erroneously captures 
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substantial mixed-use multifamily developments and mischaracterizes them entirely as non-

residential; and 

 

WHEREAS, in light of the above, the Mayor and Council finds that it is in the best 

interest of Township to declare its obligations in accordance with this binding resolution and in 

accordance with the Act and     

 

WHEREAS, in addition to the above, the Acting Administrative Director issued 

Directive #14-24, dated December 13, 2024, and made the directive available later in the week 

that followed; and 

 

WHEREAS, pursuant to Directive #14-24, a municipality seeking a certification of 

compliance with the Act shall file an action “in the form of a declaratory judgment complaint . . 

. within forty-eight (48) hours after adoption of the municipal resolution of fair share obligations, 

or by February 3, 2025, whichever is sooner”; and 

 

WHEREAS, nothing in this Resolution shall be interpreted as an acknowledgment of the 

legal validity of the AOC Directive and the Township reserves any and all rights and remedies in 

relation to the AOC Directive; and 

 

WHEREAS, the Township seeks a certification of compliance with the Act and, 

therefore, directs its Affordable Housing Counsel to file a declaratory relief action within forty-

eight (48) hours of the adoption of this resolution; and 

 

NOW, THEREFORE, BE IT RESOLVED on this 28th day of January 2025, by the 

Council of the Township of Teaneck, Union County, State of New Jersey, as follows: 

 

. All of the Whereas Clauses are incorporated into the operative clauses of this 

resolution.  

2. The Mayor and Council hereby commit to a Present Need Obligation of 214 units and 

the Round Four Prospective Need Obligation of 384 units as described in this resolution subject 

to all reservations of rights, which specifically include:  

 

a) The right to adjust the number based on a windshield survey, lack of land, 

sewer, water, regional planning inputs, or any combination thereof;  

 

b) As described in the WHEREAS section, all rights to revoke or amend this 

resolution in the event of a successful legal challenge, or legislative change, to 

A4;  

 

c) In furtherance of the WHEREAS clause reserving the Township’s rights to 

adjust its number to a lower number if the Township’s number is challenged, the 

Township specifically reserves the right to seek a downwards adjustment due to a 

correction of the Equalized Non-Residential Valuation Factor; and 

 

d) All rights to take any contrary position in the event of a third party challenge to 

the obligations.  
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3. The Township hereby directs its Counsel to file a declaratory judgment complaint 

within forty-eight (48) hours after adoption this resolution attaching this resolution.  

 

4.  The Township hereby directs its Counsel to (a) file this Resolution with the 

“Program” pursuant to the requirements on A4.  

 

5.  The Township hereby directs that this Resolution be published on the municipal 

website within forty-eight (48) hours of its passage, pursuant to A4. 

 

6. This resolution shall take effect immediately, according to law.  

 

 

This is to certify that the above Resolution was adopted by the 

Township Council on January 28, 2025 

Doug Ruccione 

Doug Ruccione 

Township Clerk 
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MEMORANDUM 

Date:  January 23, 2025 

To: Township of Teaneck 

From: Topology 

SUBJECT: FOURTH ROUND AFFORDABLE HOUSING  
ASSESSMENT OF DCA NUMBER 

The purpose of this memorandum is to provide an assessment of the non-binding calculations of the 
Township of Teaneck’s Prospective Need Obligation for the Fourth Round of Affordable Housing, published 
by the NJ Department of Community Affairs1. The non-binding calculations were published by the DCA on 
October 20, 2024, with supplemental data releases provided through November 23, 2024, with the publication 
of the Land Capacity Analysis GIS Composite Layer.  

Under the prepared calculations, the DCA has presented a non-binding prospective need obligation for the 
Township of Teaneck of 431 units. The following assessment reviews the component data of the DCA 
calculation methodology with localized data to either confirm or revise the figures presented by DCA.  

Based upon the analysis outlined in this memorandum, and with consideration given to the DCA Report, in 
accordance with N.J.S.A. 52:27D-304.1, -304.2 and -304.3 of P.L. 2024, c.2 and the 2018 Decision, Topology 
recommends the Township of Teaneck adopt a binding resolution committing to a Fourth Round Prospective 
Need Obligation of 384 units before taking into consideration any further credits, bonus credits, and/or 
adjustments as permitted by law. 

 
I. Land Capacity Factor Assessment 

A. The Land Capacity Factor is calculated pursuant to N.J.S.A. 52:27D-304.3.C.4, and is determined by 
estimating the area of developable land within the municipality’s boundaries, and regional 
boundaries, which may accommodate development. The DCA conducted the analysis using Land Use 
/ Land Cover data from the NJ DEP, MOD-IV Property Tax Data from the Dept. of Treasury, and 
construction permit data from the DCA. The DCA calculations of land that may accommodate 
development exclude lands subject to development limitations, including open space, preserved 
farmland, category one waterways and wetland buffers, steep slopes and open waters.  DCA 
preserved all areas that remained that were greater than 2,500 SF in size, under the assumption that 
an area of twenty-five feet by 100 feet may be considered developable. 

B. Under the analysis, the DCA estimates that the Township of Teaneck presently has 22.363 acres of 
land that may accommodate development. The DCA has calculated that Region 1, which is comprised 
of Bergen, Hudson, Passaic and Sussex Counties, contains a total of 1,979.764 acres of developable 
land. As calculated by DCA, the Township of Teaneck contains 1.13% of the amount of developable 
land across the entire Region 1. 

C. To assess the Land Capacity Factor, Topology extracted the resultant Land Capacity Analysis GIS 
Composite Layer and overlaid the file with the parcels for the Township of Teaneck.  Each area was 
further reviewed to ascertain whether land use approvals have been rendered, if the sites contain 

 
1 https://www.nj.gov/dca/dlps/pdf/FourthRoundCalculation_Methodology.pdf  
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existing development or utility infrastructure or whether the configuration of developable land within 
these parcels is in fact developable. Based upon this detailed parcel-by-parcel analysis, Topology 
estimates that 12.141 acres of the 22.363 acres calculated by DCA are not in fact developable. A parcel-
by-parcel summary is provided in the table below. Appendix A includes maps of all properties that 
have been identified as not available / limited acres for development.  

D. Properties Not Available for Development 
§ Aerials and ownership can be viewed via https://bchapeweb.co.bergen.nj.us/parcelviewer/  

SITE BLOCK + 
LOT ADDRESS 

DCA 
DEVELOPABLE 

ACRES 
STATUS 

Block 5608, Lot 10 210 Shepard Ave 5.373 

4.173 acres eligible due to 1.2 acres of land 
being encumbered as part of a diversion 
“replacement parcel” acquisition made by 
NJDOT Green Acres and Greenbelt 
Properties program.  

Block 6002, Lot 10 Route 4 Buffer 2.789 
Flood Hazard Area (FEMA). 0.00 acres 
eligible due to right-of-way on Route 4 / 
narrow configuration of land. 

Block 402, Lot 1 1100 River Road 1.542 DCA calculation accurate. 

Block 4808, Lot 15 Route 4 Buffer 1.501 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 5919, Lot 1 46 Robinson St 0.829 
0.00 acres eligible due to land developed 
with Church (St. Anastasia Roman 
Church) 

Block 4102, Lot 27 Farragut Dr 0.790 0.00 acres eligible due to right-of-way on 
Route 4 / inaccessible other than Route 4. 

Block 5911, Lot 1 1140 Loraine Ave 0.771 DCA calculation accurate. 
Block 5707, Lot 2 Englewood Ave 0.730 DCA calculation accurate. 
Block 5507, Lot 6 1603 Ardsley Ct 0.715 DCA calculation accurate. 

Block 1102, Lot 10 661 Roemer Ave 0.675 
NJDEP Wetlands and Riparian Buffer. 
Only 0.624 acres eligible without 
environmental constraint. 

Block 2703, Lot 10 Route 4 Buffer 0.604 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 5604.01, Lot 
23.01, Lot 23.02 Manhattan Ave 0.497 DCA calculation accurate. 

Block 5706, Lot 9 1423 Aspen Terr 0.493 DCA calculation accurate. 

Block 4003, Lot 23 Route 4 Buffer 0.421 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 6002, Lot 10 Route 4 Buffer 0.388 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 1107, Lot 1 440 New Bridge Rd 0.383 DCA calculation accurate. 
Block 5707, Lot 10 1423 Spruce St 0.365 DCA calculation accurate. 
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SITE BLOCK + 
LOT ADDRESS 

DCA 
DEVELOPABLE 

ACRES 
STATUS 

Block 5706, Lot 6 Englewood Ave 0.363 DCA calculation accurate. 

Block 5302, Lot 29 207 Liberty Rd 0.349 
Flood Hazard Area (FEMA). Only 0.192 of 
the land eligible without environmental 
constraint. 

Block 201, Lot 2 836 Cedar Lane 0.346 
Flood Hazard Area (FEMA). Only 0.13 
acres eligible without environmental 
constraint. 

Block 5925, Lot 7 1096 Loraine Ave 0.337 DCA calculation accurate. 
Block 5927, Lot 5, 

Lot 1 
Route 4 Buffer, 1101 

Loraine Ave 0.305 DCA calculation accurate. 

Block 2702, Lot 11 Route 4 Buffer 0.281 
0.00 acres eligible due to right-of-way on 
Route 4. Parcel also contains structure 
encroachment from adjacent Lot 10. 

Block 4303, Lot 1 314 Home St 0.275 NJDEP Wetlands and Riparian Buffer. 
DCA calculation accurate. 

Block 4812, Lot 15 1056 Margaret St 0.201 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 1103, Lot 4.01 600 Roemer Ave 0.188 
0.00 acres eligible due to land developed 
with Synagogue (Congregation Keter 
Torah) 

Block 4003, Lot 23 Route 4 Buffer 0.180 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 4402, Lot 11 
and 12 

320 Fabry Terr, 309 
E Oakdene Ave 0.169 

Flood Hazard Area (FEMA). 0.00 acres 
eligible without environmental constraint. 
Land has improvements: Darul Islah 
Temple on Lot 11 
Pumping Station on Lot 12 

Block 3502.01, Lot 8 18 E Sherwood Ave 0.153 NJDEP Wetlands and Riparian Buffer. 
DCA calculation accurate. 

Block 5925, Lot 2 1124 Loraine Ave 0.093 DCA calculation accurate. 

Block 4811, Lot 12 Route 4 Buffer 0.093 0.00 acres eligible due to right-of-way on 
Route 4 / narrow configuration of land. 

Block 5507, Lot 16 1615 Ardsley Ct 
(Rear) 0.093 0.00 acres eligible due to no frontage 

access. 

Block 4204, Lot 5 
Block 4201, Lot 19 

665 Glenwood Ave 
East Cedar Lane 0.071 

0.00 acres eligible due to: Lot 5 is a ROSI2 
parcel owned by Township (Hamilton 
Park); and Lot 19 is an active housing 
development 

 
2 https://dep.nj.gov/otpla/rosi/ 
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E. Given the constraints of these existing properties, Topology estimates that the amount of developable 
land within the Township of Teaneck should be revised to from 22.363 acres to 12.141 acres. This would 
also reduce the total developable land within Region 1 from 1,979.764 acres to 1,967.623 acres.  Thus, 
the Land Capacity Factor for the Township of Teaneck would be modified from 1.13 % as calculated 
by DCA to 0.60 %. 

 
II. Equalized Nonresidential Valuation Assessment 

A. The Equalized Nonresidential Valuation Factor is calculated pursuant N.J.S.A. 52:27D-304.3.C.2 and 
is determined by calculated the changes in nonresidential property valuations in the municipality, 
since the beginning of the gap period in 1999. The change in the municipality’s nonresidential 
valuations is divided by the regional total change in nonresidential valuations to determine the 
municipality’s share of the regional total change, which is the resulting factor. Data to used is from 
the Division of Local Government Services in the DCA, which aggregates local assessment 
information from all municipalities. 

B. Under the DCA calculation, the Township of Teaneck experienced an equalized nonresidential 
valuation growth of $490,512,639 between 1999 and 2023. This represents 1.5% of all growth 
experienced during this period across Region 1.  

C. Topology recommends the Township accept the Nonresidential Valuation Factor as calculated by the 
DCA, as Topology has reviewed and concluded that no further revisions can be made. 

 
III. Income Capacity Factor 

A. The Income Capacity Factor is calculated pursuant to N.J.S.A. 52:27D-304.3.C.3 and is determined by 
averaging the municipal share of the regional sum of differences between median household income 
and the same calculation but weighted by number of households within the municipality. To calculate 
this value, the DCA used the 2018-2022 5-year Estimates published by the Census Bureau’s American 
Community Survey program. 

B. Since the publication of the Fair Share Housing Obligations for 2025-2035 by the DCA in October 2024, 
the U.S. Census Bureau has released the 2019-2023 5-year estimates from the American Community 
Survey.   

C. Topology has prepared an update of the Income Capacity Factor for Region 1 and the Township of 
Teaneck based upon this newly available data.  In review of the new data, Topology has found no 
change to the Income Capacity Factor for the township of Township as a result of the newly released 
data. 
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IV. Recalculated Fourth Round Obligation Number 
Given the revisions detailed above, Topology recommends the Township of Teaneck’s allocation factors 
and prospective need obligations may be revised as follows below.  

ALLOCATION 
FACTOR/PROSPECTIVE NEED DCA CALCULATION TOPOLOGY PROPOSED 

REVISION 
Land Capacity Factor (Region 1) 1.13%  

(22.363 Acres of 1,980 Acres) 
0.60%  

(12.141 Acres of 1,967.623 Acres) 
Nonresidential Factor 1.51% Accept DCA Calculation 

Income Capacity Factor 2.03% Accept DCA Calculation 
Average Allocation Factor 1.55% 1.38% 

Prospective Need Obligation 431 Units 384 Units 
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Appendix “A” 
 

Teaneck DCA Land Capacity Factor Map with Environmental Layers 
+ 

Individual DCA Land Capacity Factor Maps with Environmental Layers / Narrow 
Lots 

 
GIS Data Sources: 
§ Land Capacity Analysis for P.L. 2024, c.2 from the New Jersey Department of Community Affairs 

(DCA), last updated November 22, 2024. 
§ Mod IV Tax Assessment Data was obtained from the most recent Assessment Records. Parcel files 

were used utilizing the New Jersey Geographic Information Network (NJGIN) Open Data portal. 
§ Flood Hazard Area Dataset was obtained from the Federal Emergency Management Agency 

(FEMA). 
§ Wetlands Dataset was developed using the Land Use/Land Cover from the New Jersey Department 

of Environmental Protection (NJDEP), last updated 2020. A 50-foot riparian buffer is also included. 
§ Waterbodies Dataset was obtained from the National Hydrography Dataset Waterbody Streams 

and Waterbodies dataset as developed by the NJDEP, last updated 2015. 
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Teaneck DCA Vacant Land Map with Environmental Layers
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Block 5608, Lot 10 (Owner: Township of Teaneck) 

 
 

Route 4, in the vicinity of Palisade Avenue, CSX Railroad and Windsor Road, suffers from geometric 
deficiencies, traffic congestion, safety issues, and a structurally deficient bridge. NJDOT proposes to replace 
the structurally deficient and functionally obsolete bridge and to improve the roadway operational 
problems3.  
 
As such, several Green Acres encumbered properties along the Route 4 corridor will be impacted and require 
equivalent replacement land or monetary compensation to address Green Acres mitigation requirements. 
As part of the compensation, NJDOT proposes utilizing approximately 1.2 acres of 210 Shepard Place (Block 
5608, Lot 10) as a “replacement parcel” for the diversions per N.J.A.C. 7:36-26.5 (amongst several solutions).  
 
Anticipated construction start date for the Route 4 Over Palisade Avenue, CSX Railroad, and Windsor Road 
Bridge Replacement is planned in June 2025, with completion anticipated in June 2028. 

 
3 https://www.nj.gov/transportation/capital/stip1827/sec3/pdf/routes/rt4.pdf  

Block 5608, Lot 10 
(Partially propose for NJDOT Diversion 

Green Acres Program Park) 
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Block 6002, Lot 10 (Owner: Township of Teaneck) 

 
  

Block 6002, 
Lot 10 
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Block 4808, Lot 15 (Owner: Township of Teaneck) 

 
 
 

Block 4808, Lot 15 
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Block 5919, Lot 1 (Owner: ST ANASTASIA'S CHURCH) 

 
 
 

Block 5919, Lot 1 
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Block 4102 Lot 27 (Owner: Township of Teaneck) 

 

Block 4102, 
Lot 27 
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Block 1102, Lot 10 (Owner: Township of Teaneck)

 
 

Block 1102, 
Lot 10 

                                                                                                                                                                                               BER-L-000776-25   01/30/2025 5:29:16 PM   Pg 18 of 32   Trans ID: LCV2025239621 



 

14 

Block 2703, Lot 10 (Owner: Township of Teaneck) 
Block 2702, Lot 11 (Owner: Township of Teaneck) 

 

Block 2703 
Lot 10 

Block 2702 
Lot 11 
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Block 4003, Lot 23 (Owner: Township of Teaneck) 

 

Block 4003 Lot 23 
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Block 6002, Lot 10 (Owner: Township of Teaneck) 

 
 
 

Block 6002 
Lot 10 

Block 4102, 
Lot 27 
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Block 5302, Lot 29 (Owner: Township of Teaneck) 

 
  

Block 5302, 
Lot 29 
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Block 201, Lot 2 (Owner: 836 CEDAR LA LLC C/O ERICHSEN,S) 

 
  

Block 201 
Lot 2 
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Block 4303 Lot 1 (Owner: Township of Teaneck) 

 

Block 4303 
Lot 1 
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Block 4812, Lot 15 (Owner: Township of Teaneck) 

 
 

Block 4812 
Lot 15 
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Block 1103, Lot 4.01 (Owner: NORTHERN TEANECK SYNAGOGUE ASSOC.) 

 
 
 

Block 1103 
Lot 4.01 

                                                                                                                                                                                               BER-L-000776-25   01/30/2025 5:29:16 PM   Pg 26 of 32   Trans ID: LCV2025239621 



 

22 

Block 4003, Lot 23 (Owner: Township of Teaneck) 

 
 
 

Block 4003 Lot 23 
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Block 4402, Lot 11 (Owner: Dar-Ul-Islah) 
Block 4402, Lot 12 (Owner: Township of Teaneck) 

 
 
 

Block 4402, 
Lot 12 

Block 4402, 
Lot 11 
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Block 3502.01, Lot 8 (Owner: Township of Teaneck) 

 
 

Block 
3502.01, 

Lot 8 
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Block 4811, Lot 12 (Owner: Township of Teaneck) 

 
 
 

Block 4811, Lot 12 
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Block 5507, Lot 16 (Owner: Township of Teaneck) 

 
 

Block 5507, 
Lot 16 
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Block 4204, Lot 5 (Owner: Township of Teaneck) 
Block 4201, Lot 19 (Owner: Township of Teaneck) 

 

Block 4201, 
Lot 19 

(Housing 
Development) 

Block 4204, 
Lot 5 

(Hamilton 
Park) 
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The Township of Teaneck  
Bergen County  

 

Vacant Land Adjustment 
Round Four (2025-2035) 

 
Prepared For: 

 
818 Teaneck Road 

Teaneck, NJ 07666  
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Introduction + Methodology 
Purpose of Vacant Land Adjustment 

The foregoing analysis was prepared on behalf of the Township of Teaneck (herein the “Township” 
or “Teaneck”). This analysis reviews the Township’s inventory of available vacant properties and 
summarizes an adjustment in the Fourth Round affordable housing obligation due to available land 
capacity. The analysis also takes into consideration projects likely to be redeveloped in the Fourth 
Round obligation.  These include projects that have existing land use approvals, are under 
construction or were constructed, or are part of the Township’s Fourth Round compliance plan. 

This analysis is otherwise known as a Vacant Land Adjustment (”VLA”). The VLA determines a 
municipality’s Realistic Development Potential (“RDP”) for its Fourth Round municipal obligation. 
Such obligation is memorialized in the municipal Fourth Round Housing Element and Fair Share 
Plan (“HEFSP”), which runs from 2025-2035. 

In conclusion, the Township’s RDP for its Fourth Round is 11 credits, and 105 credits must be 
accommodated on parcels likely to redevelop during the current round of obligations to address at 
least 25 percent of the prospective need obligation that has been adjusted. 

 

Legislation + Changes in Fourth Round VLA Requirements 

On March 20, 2024, Governor Phil Murphy signed P.L.2024, c.2 (the “Legislation”) which expands 
and modifies the State's affordable housing regulations. As a result of the Legislation, each 
municipality is assigned a non-binding affordable housing obligation to be met during the Fourth 
Round.  The non-binding calculations were published by the NJ Department of Community Affairs 
(“DCA”) on October 20, 2024, with supplemental data releases provided through November 23, 2024, 
with the publication of the Land Capacity Analysis GIS Composite Layer. This obligation is also 
referred to as the “prospective need.”   

The Prospective Need Obligation for the Township is 431. 

The Legislation sets forth procedures by which municipalities may adjust their prospective 
obligation, including via the VLA process (See 52:27D-310.1)1.  Under the Fourth Round, a 
municipality is permitted to make adjustments due to a lack of available land resources.  However, 
the bill requires a municipality that receives such a vacant land adjustment to its obligation identify 
parcels for development that address at least 25 percent of the prospective need and adopt zoning 
that allows for the adjusted obligation, or demonstrate why this is not possible.  

See Appendix “A” for the full legislation of municipal computation requirements and changes via 
Bill P.L.2024, c.2. 

 

 

 

 
1 https://law.justia.com/codes/new-jersey/title-52/section-52-27d-310-1/  

https://law.justia.com/codes/new-jersey/title-52/section-52-27d-310-1/
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Assumptions Underlying Realistic Development Potential 
Inclusionary Development 
N.J.A.C. 5:93-4.2(f) specifies that the RDP is based on an inclusionary zoning framework and 
available land is not assumed to be developed as 100% affordable housing. The minimum 
presumptive set aside for affordable housing is 20%, or one in five units. As such, suitable 
development sites for inclusionary development must have the capacity to provide a 
minimum of five units. 
 
Assumed Densities and Minimum Project Size  
According to the Second Round Rules, it is important to “consider the character of the area 
surrounding each site” when crafting assumptions underlying the intensity of residential 
development. As such, the maximum density for each assemblage was determined as 
follows: 

§ The permitted density of each parcel pursuant to the Municipal Zoning Ordinance;  
§ Minimum presumptive density of six units per acre as required by the Second Round 

Rules where permitted density is below six units per acre;  
§ Surrounding land uses;  
§ The need for affordable housing; and 
§ Density count of approved projects by the Planning or Zoning Board.  

 
Data Sources Used in Analysis 

In compiling the analysis for the VLA, this report utilizes the following data: 
§ Mod IV Tax Assessment Data was obtained from the most recent Assessment Records. 

Parcel files were used utilizing the New Jersey Geographic Information Network 
(NJGIN) Open Data portal. 

§ Flood Hazard Area Dataset was obtained from the Federal Emergency Management 
Agency (FEMA) data of flood zones2. 

§ Wetlands Dataset was developed using the Land Use/Land Cover from the New Jersey 
Department of Environmental Protection (NJDEP), last updated 2020. A 50-foot riparian 
buffer is also included. 

§ Waterbodies Dataset was obtained from the National Hydrography Dataset Waterbody 
Streams and Waterbodies dataset as developed by the NJDEP, last updated 2015. 

o Note: No Category One (C1) Waters were observed in Teaneck per N.J.A.C 7:13-4.1(c)(2)  
§ Steep Slope Dataset was developed using the NJGIN Open Data portal3. 

 
Methodology of Vacant Land Parcels Assemblage 

Step 1: Selection of Sites 
§ Step 1.1: Classification of Vacant Land / General Assemblages 

 
2 https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd  
3 https://njgin.nj.gov/njgin/edata/elevation/index.html  

https://dep.nj.gov/wp-content/uploads/rules/rules/njac7_13.pdf
https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd
https://njgin.nj.gov/njgin/edata/elevation/index.html
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Using the most recent Mod IV Tax Assessment Data, properties that did not have the tax 
class 1 (Vacant) and vacant properties with tax class 15C (Public) were removed from the 
analysis. Properties that appeared as tax class “Null” were individually analyzed to 
determine vacancy status for consideration to be included in the analysis. 
 
These remaining properties are considered in the analysis as an inventory of all vacant 
sites. Assembled vacant properties (including those adjacent and under common 
ownership) and confirmed acreage. 
 

§ Step 1.2: Removing “False” Vacant Land / General Assemblages 
 
The Mod IV Tax Assessment Data properties of the assemblages created in Step 1.1 was 
further analyzed for “false” vacant land results that were removed from the analysis. 
False vacant land results included: 
 

o Parcels that are actually a common area part of a larger townhome / condominium 
development (i.e. “Condo Mother Lot”) and thus not actually “vacant”. 

§ Example: Parkside Lane and townhomes had “vacant” coded land where structures 
are improved. 

o Parcels that are developed with active improvements, where MODIV Tax 
Assessment Data erroneously coded property as “vacant” or may not be up-to-
date given the construction status. 

§ For purposes of this analysis, “active improvements” means any structure 
upon the site with an active Certificate of Occupancy (“C.O”), or building 
permit / temporary “C.O” where structures are underway for a full C.O. 
Also included are parcels where there are no structures on the land but 
where there are improvements on the land that are associated with a 
structure on a different parcel (e.g. parking lot associated with building on 
a different, likely adjacent, parcel). 

o Parcels that are coded “vacant,” but are not in the municipal jurisdiction (i.e. small 
portion of vacant land belonging to larger assemblage that is in adjacent 
municipality). 

§ Example: Improved land in Bergenfield Township where portion of parcel in 
Teaneck coded vacant. 

 
Step 2: Exclusion of Known Land Encumbrances / Additional Exclusions 
§ Step 2.1: Exclusion of Parklands and Recreational Land 

 
All parklands and active recreational lands properties  were excluded based on their 
property tax classification under the MOD IV tax assessment data. 
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§ Step 2.2: Exclusion of Open Space Restricted Land 

 
All open space and properties on the Recreation and Open Space Inventory (ROSI) were 
excluded based on review of the NJ State ROSI4. 
 

§ Step 2.3: Exclusion of Historic and Architecturally Important Sites 
 
If applicable, areas of vacant land impacted by historically or architecturally important 
constraints5 were removed from the calculation of developable area. 

 
Step 3: Exclusion of Low Yield Properties 
§ Step 3.1: Exclude Properties Yielding Less Than 5 Units 

 
The Second Round Rules established by the Council of Affordable Housing in N.J.A.C. 
5:93 required development potential to consider principles of sound land use planning in 
regards to density, and that the minimum presumptive density be 6 du/ac.  
 
In conformance with this requirement, the analysis used existing zoning densities to 
determine the number of units per acre that could be constructed. In cases where 
permitted density under the zoning ordinance did not meet the minimum presumptive 
density, the development potential was calculated at 6 units per acre. The acreage of the 
assemblages created in Step 1 was multiplied by the permitted number of units per acre 
to determine the property yield. All vacant assemblages whose yield was less than five 
units were excluded from the Inventory of Vacant Sites. 

 
Step 4: Site Analysis (Exclusion of Environmentally Sensitive Areas from Development Calculations) 
§ Step 4.1: Overlay Environmentally Sensitive Areas 

 
Properties occupied by major environmental factors as described in the “Data Sources 
Used” section of this report above were removed as candidates for development. This 
was done using a Geographic Information Systems (GIS) program. 

 
§ Step 4.2: Calculate Development Potential. 

 
Areas of vacant land impacted by these environmental constraints were removed from 
the calculation of developable area. 

 

 
4 https://dep.nj.gov/otpla/rosi/  
5 https://www.arcgis.com/apps/webappviewer/index.html?id=6706acec2a7e46489f6d4dabba02fc9c  

https://dep.nj.gov/otpla/rosi/
https://www.arcgis.com/apps/webappviewer/index.html?id=6706acec2a7e46489f6d4dabba02fc9c
https://www.arcgis.com/apps/webappviewer/index.html?id=6706acec2a7e46489f6d4dabba02fc9c
https://dep.nj.gov/otpla/rosi/
https://www.arcgis.com/apps/webappviewer/index.html?id=6706acec2a7e46489f6d4dabba02fc9c
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Vacant Land Parcels Assemblages 
The map below illustrates the above methodology Section I.E, Steps 1-3 of this report to depict vacant 
land parcels assemblages that should be further reviewed for environmental sensitive areas per Step 4: 

 
Figure 1: Map of Vacant Land Parcel Assemblages to Analyze against Environmental Areas 

Note: Recreation and 
Open Space 
Inventory (ROSI) 
removed 
Source: MODIV Tax 
Assessor, NJGIN 
Open Data 

 Eligible for Environmental Analysis 
(Over 0.83 Acres or 6 DU/AC) 

Disqualified for Environmental Analysis 

https://dep.nj.gov/otpla/rosi/
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The map below summarizes the eligible vacant sites with environmentally sensitive mapping. Each 
assemblage was individually assessed for irregularities, access, and environmental constraints to 
conclude if the site is “developable” for consideration in the RDP (See individual environmental site 
analysis in Appendix “B”). 

 
Figure 2: Municipal-Wide Map of Vacant Properties and Environmental Constraints 

Source: MODIV 
Tax Assessor, 
NJGIN Open Data 
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Parcels With “Developability” 
 
Realistic Development Potential Based on Vacant Land Adjustment  

Analysis of sites remaining on the inventory of vacant sites revealed that most vacant land within the 
Town is environmentally constrained. A total of 4 vacant sites contained sufficient land free of 
environmental or access constraints with dimensions that could accommodate five or more residential 
units including a 20% affordable set aside. Together, these sites comprise of 59 “buildable” units 
according to the assemblage analysis, of which 11 is the estimated 20% set-aside. 

BLOCK LOT PROPERTY 
LOCATION 

UNCONSTRAINED 
ACRES 

UNIT 
YIELD 

RDP LMI 
SET-ASIDE 

5608 10 210 Shepard Ave 5.5 33 7 
402 1 1100 River Road 2.58 15 3 
1102 10 661 Roemer Ave 0.67 4 0 
5801 4 75 Bedford Ave 1.11 7 1 

TOTAL REALISTIC DEVELOPMENT POTENTIAL (RDP) 11 

 

Parcels Likely to be Redeveloped in Round 4 

In addition to vacant properties that have realistic development potential, the Town must also consider 
known projects in its RDP assessment likely to be redeveloped in the 2025-2035 Fourth Round obligation. 
The Legislation includes the following language (emphasis added): 

Any municipality that receives an adjustment of its prospective need obligations for the fourth round or 
subsequent rounds based on a lack of vacant land shall as part of the process of adopting and implementing 
its housing element and fair share plan identify sufficient parcels likely to redevelop during the 
current round of obligations to address at least 25 percent of the prospective need obligation that 
has been adjusted, and adopt realistic zoning that allows for such adjusted obligation, or 
demonstrate why the municipality is unable to do so. 

As noted, Teaneck’s Fourth Round prospective need is 431. The Realistic Development Potential is 11. 
This leaves a remaining need to be addressed of 420 credits. In accordance with the above, twenty-five 
percent of the remaining need is 105.  

Projects on parcels likely to be redeveloped between 2025-2035 are presented in the Housing Element 
and Fair Share Plan. 
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VLA Appendix A: Computing Municipal Adjustment, Exclusions (52:27D) 
 
NJ Rev Stat § 52:27D-310.1 (2024) – As Amended via bill P.L.2024, C.2 
 
52:27D-310.1 Computing municipal adjustment, exclusions. 
 

1. Any municipality that receives an adjustment of its prospective need obligations for the 
fourth round or subsequent rounds based on a lack of vacant land shall, as part of the 
process of adopting and implementing its housing element and fair share plan, identify 
sufficient parcels likely to redevelop during the current round of obligations to address at 
least 25 percent of the prospective need obligation that has been adjusted and adopt 
realistic zoning that allows for such adjusted obligation, or demonstrate why the 
municipality is unable to do so. When computing a municipal adjustment regarding 
available land resources as part of the determination of a municipality's fair share of 
affordable housing, the municipality, in filing a housing element and fair share plan 
pursuant to subsection f. of section 3 of P.L.2024, c.2 (C.52:27D-304.1), shall exclude from 
designating, and the process set forth pursuant to section 3 of P.L.2024, c.2 (C.52:27D-304.1) 
and section 13 of P.L.1985, c.222 (C.52:27D-313) shall confirm was correctly excluded, as 
vacant land: 
 

(a) any land that is owned by a local government entity that as of January 1, 1997, has adopted, 
prior to the institution of a lawsuit seeking a builder's remedy or prior to the filing of a 
petition for substantive certification of a housing element and fair share plan, a resolution 
authorizing an execution of agreement that the land be utilized for a public purpose other 
than housing; 
 

(b) any land listed on a master plan of a municipality as being dedicated, by easement or 
otherwise, for purposes of conservation, park lands or open space and which is owned, 
leased, licensed, or in any manner operated by a county, municipality or tax-exempt, 
nonprofit organization including a local board of education, or by more than one 
municipality by joint agreement pursuant to P.L.1964, c.185 (C.40:61-35.1 et seq.), for so 
long as the entity maintains such ownership, lease, license, or operational control of such 
land; 
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(c) any vacant contiguous parcels of land in private ownership of a size which would 
accommodate fewer than five housing units based on appropriate standards pertaining to 
housing density; 

 
(d) historic and architecturally important sites listed on the State Register of Historic Places 

or National Register of Historic Places prior to the date of filing a housing element and 
fair share plan pursuant to section 3 of P.L.2024, c.2 (C.52:27D-304.1) or initiation of an 
action pursuant to section 13 of P.L.1985, c.222 (C.52:27D-313); 

 
(e) agricultural lands when the development rights to these lands have been purchased or 

restricted by covenant; 
 

(f) sites designated for active recreation that are designated for recreational purposes in the 
municipal master plan; and 

 
(g) environmentally sensitive lands where development is prohibited by any State or federal 

agency, including, but not limited to, the Highlands Water Protection and Planning 
Council, established pursuant to section 4 of P.L.2004, c.120 (C.13:20-4), for lands in the 
Highlands Preservation Area, and lands in the Highlands Planning Area for Highlands-
conforming municipalities. 

 
No municipality shall be required to utilize for affordable housing purposes land that is excluded 
from being designated as vacant land. 
 
L.1995, c.231, s.1; amended 1997, c.49; 2008, c.46, s.39; 2024, c.2, s.23. 
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VLA Appendix B : Constraint Analysis Mapping (Parcels Above Presumed Density of 6DU/AC) 

Legend for all maps: 

 
210 Shepard Ave: 

§ Block and Lot(s): 5608, 10 
§ Approximate Area:  6.7 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Green Acres Diversion 
§ Constrained Area: 1.2 Acres 
 
§ Findings: Several Green Acres 

encumbered properties along the 
Route 4 corridor will be impacted by 
a NJDOT capital improvement 
project6, which will require 
equivalent replacement land or 
monetary compensation to address 
Green Acres mitigation 
requirements. As part of the 
compensation, NJDOT proposes 
utilizing approximately 1.2 acres of 
210 Shepard Place as a “replacement 
parcel” for the diversions per 
N.J.A.C. 7:36-26.5 (amongst several 
solutions). Anticipated construction 
start date for the Route 4 Over 
Palisade Avenue, CSX Railroad, and 
Windsor Road Bridge Replacement 
is planned in June 2025, with 
completion anticipated in June 2028. 

 
§ Total Units at 6DU/AC: 33 Units 
§ LMI Units at 20% Set-Aside: 7 Units 

 
6 https://www.nj.gov/transportation/capital/stip1827/sec3/pdf/routes/rt4.pdf  

https://www.nj.gov/transportation/capital/stip1827/sec3/pdf/routes/rt4.pdf
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672 Pomander Walk 
§ Block and Lot(s): 5608, 10 
§ Approximate Area:  8.5 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 
 

☒ Steep Slopes 
☒ Flood Hazard 
☒ Waterbodies 
 
§ Constrained Acres: 0 Acres 

 
§ Findings: 100% in flood zone with 

partial steep slopes 
 
§ Total Units at 6DU/AC: 
 
§ LMI Units at 20% Set-Aside: 

 
1100 River Road 

§ Block and Lot(s): 402, 1 
§ Approximate Area:  3.1 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Steep Slopes 
 
§ Constrained Area: 0.52 Acres 

 
§ Findings: Steep slopes partially 

covering property. 
 
§ Total Units at 6DU/AC: 15 
 
§ LMI Units at 20% Set-Aside: 3 
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Route 4 Buffer 
§ Block and Lot(s): 6002, 10 
§ Approximate Area:  4.8 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Flood Hazard 
☒ Steep Slopes 
☒ Route 4 Buffer 
 
§ Constrained Area: 4.8 Acres 

 
§ Findings: Flood area and steep 

slopes on lot that serves as Route 4 
buffer – not feasible for site plan 
functionality 

 
§ Total Units at 6DU/AC: 0 
 
§ LMI Units at 20% Set-Aside: 0 

 
18 E Sherwood Ave 

§ Block and Lot(s): 3502.01, 8 
§ Approximate Area:  2.049 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

   

☒ Flood Hazard 
☒ Steep Slopes 
☒ Route 4 Buffer 
 
§ Constrained Area: 2.049 Acres 

 
§ Findings: Dominantly in wetland, 

wetland 50FT buffer and contains 
steep slopes. The limited 
unconstrained portions cannot be 
accessed without cutting steep 
slopes 
 

§ Total Units at 6DU/AC: 0 
 

§ LMI Units at 20% Set-Aside: 0 
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1064 Cambridge Rd 
§ Block and Lot(s): 1510, 3 
§ Approximate Area:  1.782 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Steep Slopes 
☒ Route 4 Buffer 
 
§ Constrained Area: 1.782 Acres 

 
§ Findings: Steep slopes on lot that 

serves as Route 4 buffer – not 
feasible for site plan functionality 

 
§ Total Units at 6DU/AC: 0 
 
§ LMI Units at 20% Set-Aside: 0 

 
Route 4 Buffer  

§ Block and Lot(s): 4808, 15 
§ Approximate Area:  1.762 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 
 

 

☒ Steep Slopes 
☒ Route 4 Buffer 
 
§ Constrained Area: 1.762Acres 

 
§ Findings: Steep slopes on lot that 

serves as Route 4 buffer – not 
feasible for site plan functionality 

 
§ Total Units at 6DU/AC: 0 
 
§ LMI Units at 20% Set-Aside: 0 
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Route 4 Buffer  
§ Block and Lot(s): 2703, 10 
§ Approximate Area:  1.601 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 
 

 

☒ Route 4 Buffer 
 
§ Constrained Area: 1.601 Acres 

 
§ Findings: Serves as Route 4 buffer 

– not feasible for site plan 
functionality 

 
§ Total Units at 6DU/AC: 0 
 
§ LMI Units at 20% Set-Aside: 0 

 
 
661 Roemer Ave 

§ Block and Lot(s): 1102, 10 
§ Approximate Area:  1.281 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Steep Slopes 
☒ Wetlands 
 
§ Constrained Area: 0.611 Acres 
 
§ Findings: Wetlands, slopes 

and riparian buffer on 
property where remaining 
yield is less than 5 units at 
presumed density 

 
§ Total Units at 6DU/AC: 4 

 
§ LMI Units at 20% Set-Aside: 0 
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75 Bedford Ave 

§ Block and Lot(s): 5801, 4 
§ Approximate Area:  1.193 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Steep Slopes 
 
§ Constrained Area: 0.08 Acres 
 
§ Findings: Portion on west 

(rear of residential) 
containing some steep slopes 

 
§ Total Units at 6DU/AC: 7 

 
§ LMI Units at 20% Set-Aside: 1 

 
 
Route 4 Buffer 

§ Block and Lot(s): 4003, 23 
§ Approximate Area:  1.149 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 
 

  

☒ Steep Slopes 
☒ Route 4 Buffer 
 
§ Constrained Area: 1.149 Acres 

 
§ Findings: Steep slopes on lot that 

serves as Route 4 buffer – not 
feasible for site plan functionality 

 
§ Total Units at 6DU/AC: 0 
 
§ LMI Units at 20% Set-Aside: 0 
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Farragut Dr 
§ Block and Lot(s): 4102, 27 
§ Approximate Area:  0.99 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

 

☒ Flood Hazard 
☒ Limited Access 
 
§ Constrained Area: 0.99 Acres 
 
§ Findings: Contains some 

steep slopes. Site also has no 
access and serves as parcel 
between single family 
residential and Route 4 

 
§ Total Units at 6DU/AC: 0 

 
§ LMI Units at 20% Set-Aside: 0 

 
739 Roemer Avenue 

§ Block and Lot(s): 1101, 1 
§ Approximate Area:  0.934 Acres 

PROPERTY MAP WITH ENVIRONMENTAL CONSTRAINTS FINDINGS 

  

☒ Steep Slopes 
☒ Flood Hazard 
☒ Wetlands 
☒ Waterbodies 
 
§ Constrained Area: 0.934 Acres 
 
§ Findings: Completely 

constrained with slopes, 
wetlands, flood, stream, 
riparian. 

 
§ Total Units at 6DU/AC: 0 

 
§ LMI Units at 20% Set-Aside: 0 
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All Vacant Parcels: 

Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

   American Legion 
Redevelopment Plan 

     

201 11 15C 672 POMANDER 
WALK 8.54 100% in flood zone with 

partial steep slopes 0 0 0 

5608 10 15C 210 SHEPARD AVE 6.72 1.2 Acres part of Green 
Acres diversion 5.5 33 6.6 

6002 10 15C ROUTE 4 BUFFER 4.8 

Flood area and steep 
slopes on lot that serves as 
Route 4 buffer  – not 
feasible for site plan 

0 0 0 

402 1 1 1100 RIVER RD 3.1 Steep slopes partially 
covering property 2.58 15 3 

3502.01 8 15C 18 E SHERWOOD AVE 2.05 

Dominantly in wetland, 
wetland 50FT buffer and 
contains steep slopes. The 
limited unconstrained 
portions cannot be 
accessed without cutting 
steep slopes 

0 0 0 

1510 3 15C 1064 CAMBRIDGE RD 1.78 

Completely within steep 
slopes and serves as parcel 
between single family 
residential and Route 4 – 
not feasible for site plan 

0 0 0 

4808 15 15C ROUTE 4 BUFFER 1.76 
Steep slopes on lot that 
serves as Route 4 buffer – 
not feasible for site plan 

0 0 0 

2703 10 15C ROUTE 4 BUFFER 1.6 
Lot that serves as Route 4 
buffer – not feasible for 
site plan 

0 0 0 

1102 10 15C 661 ROEMER AVE 1.28 

Wetlands, slopes and 
riparian buffer on property 
where remaining yield is 
less than 5 units at 
presumed density 

0.67 4 0 

5801 4 15C 75 BEDFORD AVE 1.19 
Portion on west (rear of 
residential) containing 
some steep slopes 

1.11 7 1 

4003 23 15C ROUTE 4 BUFFER 1.15 
Steep slopes on lot that 
serves as Route 4 buffer – 
not feasible for site plan 

0 0 0 

4102 27 15C FARRAGUT DR 0.99 
Contains some steep 
slopes. Site also has no 
access and serves as parcel 

0 0 0 
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Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

between single family 
residential and Route 4 

1101 1 15C 739 ROEMER AVE 0.93 
Completely constrained 
with slopes, wetlands, 
flood, stream, riparian 

0 0 0 

5107 18 15C 56 TRYON AVE WEST 0.83         

5707 2 15C ENGLEWOOD AVE 0.8 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5004 4.01 1 100 STATE ST 0.77 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5911 1 15C 1140 LORAINE AVE 0.77 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5507 6 15C 1603 ARDSLEY CT 0.76 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2801 2 15C 101 CRANFORD PL 0.7 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

6001 7 15C ROUTE 4 BUFFER 0.67 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5706 6 1 ENGLEWOOD AVE 0.66 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1806 11 1 450 WINTHROP RD 0.65 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

502 18 15C ROUTE 4 BUFFER 0.61 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1107 1 15C 440 NEW BRIDGE RD 0.58 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5706 9 15C 1423 ASPEN TERR 0.49 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1510 1 15C PEMBROKE ST 0.47 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5103 7 15C 1665 STEPHENS PL 0.47 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2702 11 15C ROUTE 4 BUFFER 0.46 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5302 29 15C 207 LIBERTY RD 0.46 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4402 13 1 299 E OAKDENE AVE 0.45 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5002 23 15C 89 STATE ST 0.4 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4303 1 15C 314 HOME ST 0.4 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5707 10 15C 1423 SPRUCE ST 0.38 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5604.01 23.02 1 MANHATTAN AVE 0.37 Under 0.83 Acres 
(Presumptive Density) 0 0 0 



 

19 

Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

3605 7 1 370 GLENWOOD AVE 0.36 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5925 7 15C 1096 LORAINE AVE 0.36 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5927 1 15C 1101 LORAINE AVE 0.35 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

504.04 18 15C IN HACK RIVER 0.34 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

6001 1 15C 266 TIETJEN AVE 0.34 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

201 2 1 836 CEDAR LANE 0.33 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5927 5 15C ROUTE 4 BUFFER 0.32 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

6001 3 15C 286 TIETJEN AVE 0.3 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5106 16 1 44 GALWAY PL 0.28 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3705 5.01 1 497 TEANECK RD 0.27 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

302 4 15C 827 CEDAR LANE 0.27 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5604.01 23.01 1 MANHATTAN AVE 0.26 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5714 8 1 1276 LORAINE AVE 0.26 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4401 11 1 314 HARDING AVE 0.26 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1801 11.01 1 533 CHURCHILL RD 0.26 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1101 4 1 1772 LILBET RD 0.25 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3705 5.03 1 489 TEANECK RD 0.24 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4812 15 15C 1056 MARGARET ST 0.24 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5003 16 1 1387 HILL ST 0.24 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5106 11 1 77 TRYON AVE WEST 0.23 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3604 15 15C 492 GLENWOOD AVE 0.23 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2011 4 1 320 OGDEN AVE 0.23 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5002 1 15C 108 AMSTERDAM 
AVE 0.23 Under 0.83 Acres 

(Presumptive Density) 0 0 0 



 

20 

Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

2003 23 1 321 WARWICK AVE 0.22 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5714 7 1 1288 LORAINE AVE 0.22 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3502.01 6 1 365 FORT LEE RD 0.21 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

801 44 1 571 CUMBERLAND 
AVE 0.21 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5612 11 1 1466 ENDICOTT TERR 0.21 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3003 12 1 717 NORMA CT 0.21 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2205 9 15C 1192 WINDSOR RD 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2003 16 1 279 WARWICK AVE 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4002 11 15C ROUTE 4 BUFFER 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1507 1 15C ROUTE 4 BUFFER 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3003 2 1 106 CHADWICK RD 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1102 14 1 578 NEW BRIDGE RD 0.2 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5923 9 15C ROUTE 4 BUFFER 0.19 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3609 1 15C FORT LEE RD 0.19 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5604.01 18 15C 231 WASHINGTON PL 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

6001 8 15C 1091 WEBSTER AVE 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3003 3 1 100 CHADWICK RD 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1808 20 1 569 MAITLAND AVE 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1808 21 1 563 MAITLAND AVE 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2102 24 1 1279 PENNINGTON 
RD 0.18 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5602 1 15C 116 TRYON AVE 0.18 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5604.01 7 1 1576 SUMNER AVE 0.17 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5924 11 15C ROUTE 4 BUFFER 0.17 Under 0.83 Acres 
(Presumptive Density) 0 0 0 
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Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

2010 15 1 271 OGDEN AVE 0.17 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2105 17 1 1363 TAFT RD 0.17 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1502 1 15C ROUTE 4 BUFFER 0.16 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2007 5 1 312 MAITLAND AVE 0.16 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5706 7 1 542 ENGLEWOOD 
AVE 0.15 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

3103 17.01 1 16 JOHNSON AVE 0.15 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4402 14 1 289 E OAKDENE AVE 0.15 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

706 9 15C 380 CEDAR LANE 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2105 18 15C 1357 TAFT RD (REAR) 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4001 8 15C ROUTE 4 BUFFER 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3604 11 1 255 E OAKDENE AVE 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1503 1 15C ROUTE 4 BUFFER 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5207 14 1 43 SACKVILLE ST 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3003 14 1 88 CHADWICK RD 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5608 16 1 527 ENGLEWOOD 
AVE 0.14 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

4402 16 1 285 E OAKDENE AVE 0.14 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1108 8 1 640 THAMES BLVD 
(REAR) 0.13 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5604.01 10 1 191 WASHINGTON PL 0.13 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5918 3 15C 36 PROSPECT TERR 
SO 0.13 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5508 7 15C 201 HARGREAVES 
AVE 0.12 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5925 2 15C 1124 LORAINE AVE 0.12 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4402 1 1 411 GLENWOOD AVE 0.12 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5801 15 15C GENESEE AVE 0.12 Under 0.83 Acres 
(Presumptive Density) 0 0 0 
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Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

1618 1 1 
668 

NORTHUMBERLAND 
RD 

0.12 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

504 9 15C ROUTE 4 BUFFER 0.11 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5902 9 15C 66 E FOREST AVE 0.11 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5910 5 1 249 COOLIDGE AVE 0.11 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4011 4.02 1 71 CANTERBURY CT 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5602 10 1 190 TRYON AVE 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4811 12 15C ROUTE 4 BUFFER 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5927 4 15C 1111 WEBSTER AVE 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5502 4 15C 151 INTERVALE RD 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5905 2 15C 150 E FOREST AVE 0.1 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5916 2 1 1161 ARLINGTON 
AVE 0.09 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5402 23 15C 152 IRVINGTON RD 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5413 18 15C 93 VAN BUSKIRK RD 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

503 10 15C ROUTE 4 BUFFER 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2301 2 1 332 GROVE ST 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

604 5 15C 668 TILDEN AVE 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5413 20 1 97 VAN BUSKIRK RD 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3306 15 1 206 HENRY ST 0.09 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5713 39 15C ARLINGTON AV 0.08 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5608 25 15C 1478 SYLVAN TERR 0.08 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

510 2 15C 681 MARTENSE AVE 0.08 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5608 15 1 527A ENGLEWOOD 
AVE 0.08 Under 0.83 Acres 

(Presumptive Density) 0 0 0 
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Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

3306 16 1 203 QUEEN ANNE RD 
(REAR) 0.08 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

3306 18 1 193 QUEEN ANNE RD 
(REAR) 0.08 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

3306 19 1 187 QUEEN ANNE RD 
(REAR) 0.08 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5921 11 15C ROUTE 4 BUFFER 0.08 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5809 2 15C 1233 OVERLOOK AVE 0.07 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5802 3 15C 1279 LORAINE AVE 0.07 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1501 7 15C ROUTE 4 BUFFER 0.07 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5608 14 1 527B ENGLEWOOD 
AVE 0.06 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5816 2 15C GENESEE AVE 0.06 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5505 1 1 115 FAIRFIELD ST 0.06 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3301 26 1 211 HENRY ST 0.06 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5925 8 15C ROUTE 4 BUFFER 0.06 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1501 1 15C ROUTE 4 BUFFER 0.06 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1108 9 1 630 THAMES BLVD 
(REAR) 0.05 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

1907 11 1 416 BRIARCLIFFE RD 0.05 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5909 9 15C 254 E.FOREST AVE 0.05 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5608 13 1 527 ENGLEWOOD 
AVE (REAR) 0.04 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

502 19 15C ROUTE 4 BUFFER 0.04 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2603 23 1 FRANCES ST 0.04 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

1107 5 15C 416 NEW BRIDGE RD 0.04 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

105 21 1 440 KIPP ST 0.03 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5105 10 15C GALWAY PL 0.03 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

4303 19 15C HOME STREET 0.03 Under 0.83 Acres 
(Presumptive Density) 0 0 0 
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Block Lot Tax 
Class Address Acres Constraint Unconstrained 

Acres 
6 

DU/AC 
20% LMI 
Set-aside 

1610 13 15C 1196 THE STRAND 
(REAR) 0.03 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

5921 12 15C ROUTE 4 BUFFER 0.03 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5922 9 15C ROUTE 4 BUFFER 0.02 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

605 6 15C 668 MAPLE AVE 0.02 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5109 3 1 PALISADE AVE 0.02 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

6002 11 15C ROUTE 4 BUFFER 0.02 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2107 5 15C 1220 EMERSON AVE 0.01 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

5713 18.02 1 FRANKLIN RD 0.01 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

2306 15 15C 370 QUEEN ANNE RD 
(REAR) 0.01 Under 0.83 Acres 

(Presumptive Density) 0 0 0 

3114 68.01 15C 127 OAKDENE AVE 0.01 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

3301 1 1 129 FORT LEE RD 0.01 Under 0.83 Acres 
(Presumptive Density) 0 0 0 

 



Appendix C - Zoning Amendments (or redevelopment plans, if applicable): 
 
 

1. Ordinance O-15-2025, 140 State Street (Block 5004, Lot 1) 
 

2. Ordinance O-42-2025, 143 State Street (Block 5002, Lot 26) 
 

3. Ordinance O-6-2026, 822 Palisade Avenue (Block 2603, Lot 21) 
 

4. Ordinance O-10-2026, 1387 Hill Street (Block 5003, Lot 16) 
 

5. Ordinance O-17-2026, 54 West Englewood Ave (Block 4905, Lots 1-3) 
 

6. Ordinance O-18-2026, Cedar Lane + American Legion Drive (Block 819, Lots 1, 
14, 16 and 17; Block 707, Lots 1-5; Block 705, Lot 4.01) 

 
7. Ordinance O-22-2026, 827 Teaneck Road (Block 3902, Lot 2.01) 
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Ordinance No. 15-2025 ADOPTING AN AMENDED REDEVELOPMENT PLAN IN 
FURTHERANCE OF THE REDEVELOPMENT OF BLOCK 5004, LOT 1 AS SHOWN 

ON THE TAX MAP OF THE TOWNSHIP OF TEANECK IN ACCORDANCE WITH THE 
LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ.  BE 
IT RESOLVED by the Township of Teaneck that Ordinance #15-2025, passed on 

first reading and that said Ordinance will be further considered for a public 
hearing and final adoption thereon at a meeting of the Township Council to be 

held on March 11, 2025 at 8PM in the Council Chambers of the Municipal Building, 
818 Teaneck Road, Teaneck, New Jersey & on ZOOM, should the need arise; with 
login info available at teanecknj.gov under "Agendas & Minutes", on the website 
calendar, and within the agenda; at which time and place all persons interested 
therein will be given an opportunity to be heard concerning the same, and that 

the Township Clerk is hereby authorized to advertise same according to law and 
to provide the appropriate notices in accordance with law. 

ADOPTING AN AMENDED REDEVELOPMENT PLAN IN FURTHERANCE OF THE 

REDEVELOPMENT OF BLOCK 5004, LOT 1 AS SHOWN ON THE TAX MAP OF THE 

TOWNSHIP OF TEANECK IN ACCORDANCE WITH THE LOCAL REDEVELOPMENT 

AND HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ. 

 

BE IT RESOLVED by the Township of Teaneck that Ordinance #15-2025, passed on first 

reading and that said Ordinance will be further considered for a public hearing and final adoption 

thereon at a meeting of the Township Council to be held on March 11, 2025 at 8PM in the 

Council Chambers of the Municipal Building, 818 Teaneck Road, Teaneck, New Jersey & on 

ZOOM, should the need arise; with login info available at teanecknj.gov under "Agendas & 

Minutes", on the website calendar, and within the agenda; at which time and place all persons 

interested therein will be given an opportunity to be heard concerning the same, and that the 

Township Clerk is hereby authorized to advertise same according to law and to provide the 

appropriate notices in accordance with law. 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 15-2025 ADOPTING AN AMENDED 

REDEVELOPMENT PLAN IN FURTHERANCE OF THE 

REDEVELOPMENT OF BLOCK 5004, LOT 1 AS SHOWN ON THE TAX 

MAP OF THE TOWNSHIP OF TEANECK IN ACCORDANCE WITH 

THE LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 

40A:12A-1 ET SEQ.  BE IT RESOLVED BY THE TOWNSHIP OF 

TEANECK THAT ORDINANCE #15-2025, PASSED ON FIRST READING 

AND THAT SAID ORDINANCE WILL BE FURTHER CONSIDERED 

FOR A PUBLIC HEARING AND FINAL ADOPTION THEREON AT A 

MEETING OF THE TOWNSHIP COUNCIL TO BE HELD ON MARCH 

11, 2025 AT 8PM IN THE COUNCIL CHAMBERS OF THE MUNICIPAL 

BUILDING, 818 TEANECK ROAD, TEANECK, NEW JERSEY & ON 

ZOOM, SHOULD THE NEED ARISE; WITH LOGIN INFO AVAILABLE 

AT TEANECKNJ.GOV UNDER "AGENDAS & MINUTES", ON THE 

WEBSITE CALENDAR, AND WITHIN THE AGENDA; AT WHICH 

TIME AND PLACE ALL PERSONS INTERESTED THEREIN WILL BE 

GIVEN AN OPPORTUNITY TO BE HEARD CONCERNING THE SAME, 

AND THAT THE TOWNSHIP CLERK IS HEREBY AUTHORIZED TO 

ADVERTISE SAME ACCORDING TO LAW AND TO PROVIDE THE 

APPROPRIATE NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, by Resolution No. 71-2024, adopted on February 13, 2024, the Township 

Council authorized Phillips Preiss Grygiel Leheny Hughes LLC, Planning and Real Estate 

Consultants, having their offices at 33-41 Newark Street, Third Floor, Suite D, Hoboken, N.J. 

07030, to undertake professional planning services in connection with the potential 

redevelopment of properties located along State Street within the Township of Teaneck, 

including assisting the Planning Board in an investigation of whether the area is an area in need 

of redevelopment, the preparation of a redevelopment plan, and the review of various studies 

respecting traffic, parking, geotechnical factors, environmental impact, fiscal impact, 

infrastructure impact and other planning considerations in connection with said proposed 

redevelopment; and 

 

WHEREAS, by Resolution No. 33-2022, adopted on January 18, 2022, the Township 

Council of the Township of Teaneck authorized and directed the Planning Board of the 

Township of Teaneck to undertake a preliminary investigation as to whether the following area: 

  

Blo

ck 

Lot Address 

50

01 

2 153 State St 

50

01 

4 1465 Palisade 

Ave 

50 26 143 State St 
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02 

50

02 

25 105 State St 

50

02 

23 89 State St 

50

02 

20 29 State St 

50

02 

19 11 State St 

50

02 

22 49-71 State St 

50

04 

1 140 State St 

50

04 

2 122 State St 

50

04 

2.C0001 122A State St 

50

04 

2.C0002 122B State St 

50

04 

2.C0003 120A State St 

50

04 

2.C0004 120B State St 

50

04 

3 118 State St 

50

04 

4 100 State St 

50

04 

5 90 State St 

50

05 

1.01 (1, 2, 

11) 

189 the Plaza 

50

05 

12 195 the Plaza 

  

located along portions of State Street, Palisade Avenue and The Plaza, between Palisade Avenue 

on the west, The Plaza and Ayers Court to the south, Amsterdam Avenue to the north and 

Teaneck Road and Lozier Place to the east, (hereinafter referred to as the State Street Area) may 

be determined to be an area in need of redevelopment (as a non-condemnation redevelopment 

area) in accordance with the criteria set forth in N.J.S.A. 40A:12A-5; and 

 

WHEREAS, a public hearing thereon was held by the Planning Board on June 23, 2022, 

following the publication of a notice, once each week for two consecutive weeks, the last 

publication being not less than 10 days prior to the date set for the hearing, in The Record, of the 

time, date and place of the hearing before the Planning Board, setting forth the general 

boundaries of the area to be investigated, and stating that an “Area in Need of Redevelopment 

Investigation for Portions of Blocks 5001, 5002, 5004 & 5005 on State Street | Township of 
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Teaneck, New Jersey” prepared by Keenan Hughes, AICP, PP., from Phillips, Preiss, Grygiel, 

Leheny, Hughes, LLC and accompanying map, showing the boundaries of the proposed 

redevelopment area and location of the parcels included therein, along with a statement setting 

forth the basis for the investigation in accordance with N.J.S.A. 40A:12A-6(b)(1), and 

supporting documentation, are on file and available for public inspection at the Office of the 

Township Clerk, during regular business hours; and 

 

WHEREAS, following such hearing, the Planning Board by roll call vote on June 23, 

2022, found that the study area meets the criteria set forth in the Local redevelopment and 

Housing Law for designation as a Non-Condemnation Redevelopment Area in accordance with 

the criteria and procedures set forth in N.J.S.A. 40A:12-5 and 40A:12A-6 and recommended to 

the Township Council the designation of the State Street Area as a non-condemnation area in 

need of redevelopment; and 

 

WHEREAS, the Township Council has considered the recommendation of the Planning 

Board, the “Area in Need of Redevelopment Investigation for Portions of Blocks 5001, 5002, 

5004 & 5005 on State Street | Township of Teaneck, New Jersey” prepared by Keenan Hughes, 

AICP, PP., from Phillips, Preiss, Grygiel, Leheny, Hughes, LLC, comments from the public 

hearing before the Planning Board and any written objections received; 

 

WHEREAS, on July 12, 2022, by way of Resolution No. 211-2022, the Township 

Council of the Township designated portions of Blocks 5001, 5002, 5004, and 5005, as so 

designated on the official Tax Map of the Township, as a “Non-Condemnation Area in Need of 

Redevelopment” in accordance with N.J.S.A. 40A:12A-5 (the “Redevelopment Area”); and 

  
              WHEREAS, pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 

40A:12A-1, et seq. (the “Redevelopment Law”), the Township Council on December 13, 2022, 

by way of by Ordinance No. 49-2022, adopted a redevelopment plan for a portion of the 

Redevelopment Area (the “Redevelopment Plan”); and 

 

 WHEREAS, the owners of Block 5004, Lot 1, commonly known as 140 State Street, 

have presented concept plans to the Teaneck Zoning Sub-Committee that require minor 

amendments to the Redevelopment Plan; and  

 

 WHEREAS, the Concept Plan was also presented to the Township Council on August 

22, 2024; and 

 

WHEREAS, the Town Council now proposes certain amendments to the Redevelopment 

Plan based on the Concept Plan presented on August 22, 2024 and incorporated in the Amended 

Redevelopment Plan. 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, County of Bergen and State of New Jersey as follows:  

Section 1. The Amended Redevelopment Plan, a copy of which is annexed hereto and made part 

of this Ordinance, is adopted in accordance with N.J.S.A. 40A:12A-7 of the Redevelopment 

Law.  
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Section 2. This Ordinance constitutes an amendment to the Zoning Map for the Township of 

Teaneck, New Jersey.  

Section 3. All ordinances or parts of ordinances inconsistent with this Ordinance are hereby 

repealed to the extent of such inconsistency.  

Section 4. If any section, paragraph, clause or provision of this Ordinance shall be adjudged 

invalid, such adjudication shall apply only to such section, paragraph, subdivision, clause or 

provision and the remainder of this Ordinance shall be deemed valid and effective.  

Section 5. A copy of this Ordinance and the Amended Redevelopment Plan shall be available for 

public inspection at the office of the Township Clerk during regular business hours.  

Section 6. This Ordinance shall take effect in accordance with all applicable laws. 
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BLOCK 5004, LOT 1 | TOWNSHIP OF TEANECK
BERGEN COUNTY, NEW JERSEY

Prepared for the Township of Teaneck Planning Board by

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC
Planning & Real Estate Consultants

December 2024

12.D.b
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i 

REDEVELOPMENT PLAN 
140 STATE STREET 
(Block 5004, Lot 1) 
Township of Teaneck, Bergen County, New Jersey 
 
 

Adopted December 13, 2022 

AMENDED December 2024 
 
 
 

Prepared for: 
The Township of Teaneck 

 

 

Prepared by: 
Phillips Preiss Grygiel Leheny Hughes LLC 
Planning and Real Estate Consultants 
70 Hudson Street, Suite 5B 
Hoboken, NJ 07030 

 
 

 
The original of this report was signed and 
sealed in accordance with N.J.S.A. 13:41-1.2 
 

 

Paul Grygiel, AICP, PP 
New Jersey Professional Planner License #5518 
 

12.D.b
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I. INTRODUCTION 

A. Purpose and Statutory Basis 

This Redevelopment Plan has been prepared for a portion of a Redevelopment Area that includes 
Block 5004, Lot 1 at 140 State Street (the “Redevelopment Plan Area”) within the Township of 
Teaneck (“Township”), which was designated pursuant to N.J.S.A. 40A:12A-5. 

The Council of the Township of Teaneck adopted Resolution #33-2022 on January 18, 2022 
directing the Planning Board to study the area consisting of portions of Blocks 5001, 5002, 5004 
and 5005 along State Street in order to determine whether it should be deemed a non-
condemnation area in need of redevelopment in accordance with the criteria specified in the Local 
Redevelopment and Housing Law (LRHL) at N.J.S.A. 40A:12A-5. The Planning Board subsequently 
directed its consulting planners, Phillips Preiss Grygiel Leheny Hughes LLC, to conduct the study. 
The consultants submitted their report, titled Area in Need of Redevelopment Investigation for 
Portions of Blocks 5001, 5002, 5004 & 5005 on State Street (“AINR report”) to the Planning Board 
and a public hearing was held on June 23, 2022 by the Planning Board to determine whether it 
should recommend that the area be designated a non-condemnation area in need of 
redevelopment pursuant to the LRHL at N.J.S.A. 40A:12A-6. The Planning Board recommended 
that the entire State Street Area be designated as a non-condemnation area in need of 
redevelopment. 

The Township Council concurred with the Planning Board's recommendation and adopted 
Resolution #211-2022 on July 12, 2022, declaring the area a non-condemnation area in need of 
redevelopment pursuant to N.J.S.A. 40A:12A-5. The Township Council then directed Phillips Preiss 
Grygiel Leheny Hughes LLC to prepare a Redevelopment Plan for Block 5004, Lot 1 (the 
“Redevelopment Plan Area” or “Plan Area”) within the Redevelopment Area pursuant to the LRHL 
at N.J.S.A. 40A:12A-7, which provides that “no redevelopment projects shall be undertaken or 
carried out except in accordance with a Redevelopment Plan adopted by ordinance of the 
municipal governing body upon its 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, as appropriate.” 

B. Redevelopment Plan Area Boundaries 

The Redevelopment Plan Area is located in the north-central portion of the Township. The Plan 
Area is bounded by State Street to the north, Queen Anne Road to the west, and adjacent Lots 2, 
7, 8, and 11 within Block 5004 to the south and east. The location of the Plan Area within the 
Township of Teaneck is shown on Figure 1. The Plan Area’s tax lot designations are identified in 
Figure 2 and an aerial photograph is provided in Figure 3.  
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C. Description of the Redevelopment Area 

The Redevelopment Area consists of a single parcel, Block 5004, Lot 1, which has an area of 0.428 
acres. Lot 1 was formerly improved with a gas station, which was subsequently discontinued by the 
time of the 2011 Master Plan Reexamination Report. In 2013, the Board of Adjustment granted 
approval to construct a five-story residential/retail mixed-use building with parking underground. 
However, no actual construction activity has taken place since that approval, allowing the former 
gas station improvements to fall into a state of disrepair. In 2018, the structures were demolished 
due to public health, safety, and welfare concerns. Since then, no other efforts by private capital to 
develop the site have been proposed. Currently, there are remnants of the previous improvements, 
including paved areas and debris from the demolition. The pavement is in disrepair, overgrown 
weeds, and no landscaping to screen the site. The property presents a departure from the street 
wall and pedestrian-oriented environment formed along Queen Anne Road and State Street. 
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Figure 1: Location
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024
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Figure 2: Tax Map
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024
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Figure 3: Aerial Context
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024
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II. GOALS OF THE REDEVELOPMENT PLAN AND 
RELATIONSHIP TO LOCAL OBJECTIVES 

A. Redevelopment Plan Goals and Objectives 

The specific goals and objectives of this Redevelopment Plan are as follows: 

• To make productive use of a vacant and deteriorated property in a mixed-use area. 
• To add new retail and/or service space that meets the needs of modern retailers and 

activates the commercial areas of Queen Anne Road and The Plaza. 
• To diversify the housing supply to support the needs of a wider range of residents. 
• To provide residences within walking distance of a major park. 
• To provide for affordable housing. 
• To improve the aesthetics of the State Street and Queen Anne Road corridors. 

 
The land use plan outlined in the following section is intended to implement the above goals and 
objectives.  

B. Relationship to Local Objectives 

1. Township of Teaneck Master Plan 

The current, vacant and deteriorated conditions of the Plan Area contradict the Master Plan’s long-
held vision to transform The Plaza area and allow for mixed-use development with 
retail/commercial development on the first floor, commercial non-retail space on the second floor, 
and residential on the upper floors.  

The last comprehensive Master Plan for Teaneck was adopted in 2007 and has been reexamined a 
number of times since then. The 2007 Township of Teaneck Master Plan and subsequent 
reexamination reports have included focused discussions on the Plan Area. The Master Plan 
recommended zoning changes to allow an increase in the height of structures to four stories/45 
feet, with 0-foot front yard setbacks. A fifth story no greater than 55 feet was also recommended, 
provided that the additional story include setbacks, fenestrations, or visual breaks along the 
building façade. The Master Plan recommended these changes in order to facilitate mixed-use 
development with retail/ commercial development on the first floor, commercial non-retail space 
on the second floor, and residential on the upper floors. The Master Plan also encouraged the 
construction of parking structures. 

The 2007 Master Plan recognized that the portion of State Street between Teaneck Road and the 
CSX railroad, where the Plan Area is located, is an area of multifamily concentration. The 2017 
Master Plan Reexamination also noted that Teaneck had granted variances for, and rezoned, 
several parcels for the development of higher density multifamily apartment projects along State 
Street, including at 100 State Street and on the Plan Area. In light of these trends, the 2017 Master 
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Plan Reexamination highlighted a concern for the availability of parking to meet the needs of 
residents and guests if the supply is reliant on existing on-street parking or municipal parking lots 
in the area. 

The 2017 Master Plan Reexamination indicated that the Township is intent on pursuing a more in-
depth analysis of potential multifamily developments and other mixed-use developments along 
State Street. The report included the following statement: 

The future feasibility of developing such uses rests primarily on the ability to provide 
sufficient off-street parking to support such uses, including potentially the erection of 
multilevel parking garages. Such garages are most likely to be developed over existing 
municipal parking lots, perhaps under the auspices of a new Teaneck Parking Authority, 
whose creation and mission would be to develop and operate such lots for the benefit of 
all of Teaneck, including existing businesses and residents, in addition to new development, 
with a sharing of costs for their construction, operation and maintenance. 

The 2017 Report also noted that “a thriving retail center at Queen Anne Road/State Street is of 
paramount importance to the wellbeing of the Township.” This Redevelopment Plan is consistent 
with the vision and recommendations of the Township’s 2007 Master Plan and Reexamination 
Report for the Plan Area. This Plan provides the framework for mixed-use commercial and 
multifamily development to be built with structured parking, which will help revitalize The Plaza and 
Queen Anne Road commercial areas. 

2. Adjacent Redevelopment Plans 

The Plan Area is not located adjacent to any other redevelopment plans at this time. 

3. Township of Teaneck Zoning Ordinance 

The Redevelopment Plan Area is located within the B-1 Business-Retail District. Permitted principal 
uses include: 

a. Retail sales of goods and services, except as specifically prohibited in Section 33-26. 
b. Offices, financial institutions, business schools, and medical and dental clinics, provided, 

however, that offices and business schools shall not be permitted on the first floor along 
Cedar Lane frontage between Elm Street and the railroad. 

c. Restaurants, including fast-food restaurants, but such fast-food restaurants shall be limited 
to the following areas: 

1. The B-1 District which fronts upon Cedar Lane, between Elm Avenue and the 
railroad right-of-way only. 

2. The B-1 District in the West Englewood Plaza, in its entirety. 
3. The B-1 District which fronts upon Queen Anne Road and/or DeGraw Avenue. In all 

other portions of the B-1 District, fast-food restaurants shall be conditional uses. 
d. Funeral homes. 
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e. Theaters, assembly halls and bowling alleys. 
f. Apartments over commercial uses. 
g. Single-family dwellings, detached or attached, with frontage on Beverly Road. 

The B-1 District additionally allows the following conditional uses, subject to additional standards 
at Section 33-25: 

a. Motor vehicle service stations and public garages 
b. Nursing homes 
c. Fast-food restaurants 
d. Car washes 
e. Tire distribution centers 
f. Wireless communications towers and antennas 

The B-1 zone does not have lot area or dimension requirements. The front yard setback is required 
to be the average along the same side of the street, the side yard setback is 0 feet, and the rear 
yard is required to be 20 feet. Maximum requirements include 25 percent building coverage and 
80 percent for lot coverage, unless off-street parking is not required, in which case building 
coverage shall be 80 percent and lot coverage shall be 100 percent; principal building height of 
35 feet and accessory building height of 15 feet. 
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Figure 4: Zoning
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024

STATE STREET

AYERS COURT

Q
U

E
E

N
 A

N
N

E
 R

O
A

D

WALRAVEN DRIVE

H
IL

L
 S

T
R

E
E

T

L
O

Z
IE

R
 P

L
A

C
E

B-R

B-2B-2

R-M

R-M

B-RR-M
L-I

R-M

R-M

R-M

B-1

B-1
B-1

B-1

B-1

B-1

B-1

B-1
0                  100’                    200’

Block 5004 | Lot 1

12.D.b

Packet Pg. 290

A
tt

ac
h

m
en

t:
 R

ed
ev

el
o

p
m

en
t 

P
la

n
_1

40
 S

ta
te

 S
tr

ee
t_

T
ea

n
ec

k_
F

eb
 2

02
5 

 (
89

18
 :

 O
rd

in
an

ce
 N

o
. 1

5-
20

25
)



REDEVELOPMENT PLAN │ 140 STATE STREET, TOWNSHIP OF TEANECK  
  

10 

III. LAND USE AND DEVELOPMENT STANDARDS 

This Redevelopment Plan shall supersede all provisions of the Township of Teaneck Development 
Regulations Ordinance, except where the provisions of the Development Regulations Ordinance 
are expressly indicated as being applicable. 

A. Definitions and Terminology 

Throughout this Redevelopment Plan, a meaningful distinction is made in the regulations between 
“shall” and “should.” “Shall,” “must,” or “is required to” means that a developer is required to comply 
with the specific regulation, without deviation. “Should” means that a developer is encouraged to 
comply with a specific regulation or guideline but is not required to do so. If the exact 
recommendation cannot be met, the Planning Board will entertain any modification that meets the 
underlying spirit and intent of the regulation and/or the Redevelopment Plan generally. The words 
“may” or “is permitted to” indicate where the redeveloper has the option of a particular approach. 

Except as otherwise provided herein, words that appear in this Redevelopment Plan shall be 
interpreted in accordance with the “Definitions” section in the Township’s Land Use and 
Development Ordinance as set forth in Section 33-3. 

B. Illustrative Conceptual Development Plan 

The conceptual development plans herein illustrate the anticipated redevelopment concept for the 
subject property (see Figures 5 and 6). It is the intent of the Redevelopment Plan that the site will 
be redeveloped in a manner similar to these conceptual plans, including the quality and degree of 
architectural detailing and transparency, building massing and articulation, and site landscaping.  
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Figure 5a: Conceptual Elevation from State Street
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024 | SOURCE: CPA ARCHITECTURE
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Figure 5a: Conceptual Elevation from Queen Anne Road
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024 | SOURCE: CPA ARCHITECTURE
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Figure 6a: Retail/Upper Parking Level Concept Plan
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024 | SOURCE: CPA ARCHITECTURE
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Figure 6b: Utility/Lower Parking Level Concept Plan
         

Redevelopment Plan for 140 State Street | Block 5004, Lot 1 | Township of Teaneck, New Jersey
PHILLIPS PREISS GRYGIEL LEHENY HUGHES 2024 | SOURCE: CPA ARCHITECTURE
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C. Use, Area, Yard, and Bulk Requirements  

1. Permitted Principal Uses 

 Multifamily residential 
 Retail sales and services 
 Restaurants and cafes 

2. Permitted Accessory Uses and Structures 

 Off-street parking and loading. 
 Electric Vehicle Service Equipment (EVSE) and Make-Ready parking spaces. 
 Bicycle parking. 
 Residential lobby areas, common spaces, and amenities.  
 Any use or structure that is customarily incidental and subordinate to a permitted 

principal use. 

3. Area, Yard, and Bulk Requirements 

Bulk requirements for principal buildings within the Redevelopment Area shall be as set forth in the 
following table. 

Standard Requirement 

Min. Lot Area 0.4 acres 

Min. Lot Frontage 100 feet 

Min. Building Setbacks  
Queen Anne Road property line 0 feet 
State Street property line                                  0 feet 
All other property lines                                      4 feet 
 

Max. Building Height 80 feet  
 

Max. Impervious Coverage 95% 
 

 

4. Affordable Housing 

A minimum of 15 percent of all rental units or 20 percent of all ownership units within the 
Redevelopment Plan Area shall be set aside for low- and moderate-income residents. Income and 
bedroom distribution for the affordable units shall be provided in accordance with the Uniform 
Housing Affordability Controls (N.J.A.C. 5:80-26.1 et seq.), and the New Jersey Housing and the 
Mortgage Finance Agency’s Qualified Allocation Plan (N.J.A.C. 5:80-33.1 et. seq.). 
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5. Parking Requirements 

The minimum required residential parking is 1.25 off-street parking spaces per dwelling unit. Any 
retail, service, restaurant or cafe space shall be exempt from a parking requirement due to the Plan 
Area’s location within the Queen Anne Road commercial corridor and the availability of on-street 
parking. 

Full-size parking spaces shall be a minimum of 9 feet wide and 18 feet deep. Accessible parking 
spaces shall comply with dimensional requirements of the Americans with Disabilities Act (ADA). 
Tandem parking spaces may be provided for residential uses, but no more than 70% of parking 
spaces shall be in tandem. One compact parking space shall be permitted as part of a set of tandem 
parking spaces, and shall be a minimum of 7.5 feet wide and 14.67 feet deep.  

All projects shall comply with State law P.L. 2021, c. 171 (C.40:55D-66.18 through C.40:55D-66.20) 
regarding electric vehicle/service equipment (EVSE) and make ready parking spaces, as applicable. 

Bicycle parking shall be provided within a secure, locked room inside the building or garage. A 
minimum ratio of one (1) bicycle parking space for every 6 apartment units shall be provided. At 
least 15 square feet of floor area shall be provided for each bicycle space to account for 
maneuvering room around handlebars and pedals. Bicycle parking must include securely anchored 
racks to which the bicycle frame and one wheel can be locked.  One rack for visitor bicycle parking 
shall also be provided within 50 feet of the primary pedestrian building entry. 

D. Site Design Standards 

1. Access 

Pedestrian Entries 
The primary and most prominent pedestrian entry to the residential units in the building shall be 
provided within the State Street facade or at the corner of State Street and Queen Anne Road. The 
primary pedestrian entry shall open to a generous lobby and should be highlighted with a large 
sheltering canopy or overhang.  

The primary entry to the retail space shall be located along the Queen Anne Road frontage, and 
the retail space shall be located along Queen Anne Road. 

Secondary pedestrian entries do not need to be as prominently sited within the facade, but should 
still be highlighted by means of a logical location within a bay, shelter from a projecting canopy or 
a recessed entry, and wall-mounted lighting. 

Driveway Entries 
One driveway entry with ingress and egress to a garage is permitted along each street frontage. 
The frontage width of each garage entrance shall not exceed 30 feet. Garage entryways should be 
further highlighted within the facade by wall-mounted lighting and attractive signage. 
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2. Massing & Articulation 

Vertical Articulation  
Street-facing facades shall be divided into a series of major bays, each not to exceed 35 feet wide, 
on all levels in order to create variety along the street as well as shadow lines that lend a sense of 
depth. The middle of the State Street facade (at the elevator lobby) on all floors shall include a 
glazed curtain of approximately 20 feet in width that creates a vertical channel of glass through the 
facade.  

To qualify as a bay on a street-facing facade, a minimum two-foot (2’) change in plane shall be 
provided. Differentiation based only on facade colors or materials is insufficient to define a bay; 
and similarly, a flat facade area distinguished only by projecting balconies is not sufficiently 
differentiated in plane to be considered a distinct bay.   

In turn, each street-facing major bay should be visually divided into smaller elements by such means 
as piers, balconies, box bays, variation in facade cladding material, texture, or color, and/or window 
pattern and proportion.  

Horizontal Articulation 

On ground-floor street-facing frontages, materials and architectural detailing should be used to 
provide visual interest at the building base, for example: highly textured materials, contrasting and 
visually heavier materials compared to upper floors, flat sheltering canopies over entryways and 
over large expanses of windows, wall-mounted sconce lighting, decorative tilework, and 
dimensional building signage.  

The facade detailing and materials should be chosen to unify the lowest two levels (rather than just 
the ground floor) to help break down the building height and mass.  

Within all street-facing facades, projecting and recessed elements such as fins, overhangs, window 
framing, and balconies should be used to create shadow lines and visual interest.  

The roofline should be defined with lightshelves or overhangs, parapets, copings, and/or cornices. 
Variation in roofline height and detailing that relate to the bays below is encouraged. At the corner 
of State Street and Queen Anne Road, the roofline should include a tower-like cap or other taller 
element for emphasis.  

3. Transparency 

Where a street-facing frontage includes active uses (including lobbies and other common areas 
with higher pedestrian activity, such as resident fitness centers, mail rooms, meeting rooms, offices, 
and lounges), the ground floor facade shall have a high degree of transparency in order to make a 
more open and inviting street presence, with glazed doors and windows occupying at least 50 
percent of the facade area of the enframing bay.  
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Street-facing facade areas enclosing utility or mechanical rooms should have translucent or 
spandrel glazing to bring light and a feeling of connection to the street and/or create variation in 
the facade. If glazing is a security concern here, smaller clerestory windows (placed high on the 
facade) are encouraged. Large areas of blank wall are prohibited along street-facing facades.  

On upper residential levels along all frontages, windows should occupy at least 25 percent of the 
facade area.  

Roll-up doors or security grates are permitted at the garage entry. Any such doors or grates shall 
be visually permeable, made of mesh or grille with a high void-to-solid ratio.  

4. Structured Parking 

On street-facing ground floor facades, parking spaces should be placed behind active uses (such 
as vestibules, lobbies, lounges, retail space) or service rooms (such as package rooms or 
mechanical rooms). No more than six (6) parking spaces on the ground floor may extend to a street-
facing facade.  

On street-facing upper-floor facades, parking spaces should be placed behind active uses (such as 
resident gyms or other amenity spaces, offices, or meeting rooms). No more than four (4) parking 
spaces on each floor may extend to a street-facing facade. 

Parking may extend to the facade along interior side and rear lot lines.  

Where parking spaces extend to a street-facing facade, the garage should be enclosed with a solid 
wall having openings that echo the placement and proportions of residential windows on upper 
floors. Such openings may be fitted with metal privacy screening panels, grilles, or translucent or 
opaque glazing.  

5. Building Materials 

Primary permitted façade materials include, but are not limited to: brick, stone, natural stone 
veneer; fiber cement siding; metal panels; anodized aluminum cladding and storefront window 
framing, and glass. Stucco, EIFS, and polymer-based faux veneer stone are prohibited. No more 
than three different primary materials should be employed within each bay. Within the chosen 
primary materials, variation in color, texture, and/or pattern may be employed to create further 
distinctions.  

Changes in materials, colors, texture, or pattern that occur across a horizontal line should be 
marked by a change in plane, dimensional band or belt cornice, a recessed channel, or similar 
horizontal feature. Changes in materials, color, texture, or pattern that occur across a vertical line 
should be extended around corners and extensions to a logical vertical break in plane, in order to 
avoid a “pasted on” appearance. 
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The material palette, level of detail, and architectural style should generally be the same on all 
street-facing building facades.  

6. Service and Mechanical Areas 

Mechanical Rooms  
Mechanical, storage, and other utility rooms should be located below grade, or at the interior of 
the building, or along the side or rear lot lines of the building, rather than facing streets. If any 
portion of such rooms must extend to a street-facing facade, it should include dimensional 
articulation within the facade and punched openings with glazing. Window and door glazing for 
mechanical and related rooms may be translucent (admitting light but not views) or opaque (such 
as spandrel glass). 

Trash, Refuse, and Loading Areas 
Building trash and recycling collection areas shall be accessed from within the parking garage and 
from the street via a sealed garage door. No exterior dumpsters or similar containers are permitted.  

No separate loading dock or loading door is permitted in a street-facing facade. Any vehicular 
loading should use the one permitted garage entry/exit. 

Rooftop Mechanical Equipment 
All major mechanical equipment located on the roof shall be screened from view of sidewalks along 
adjoining public streets, using a material harmonious to that used in the façade of the building. 

7. Building Open Spaces 

Shared Roof Deck 
A shared common roof deck outdoor space shall be provided (above the garage) on the southern 
side of the building and shall be connected to an indoor resident lounge or amenity room. The roof 
deck shall include trees and other landscaping, areas of sun and shade, seating, and pedestrian-
scale lighting.  

Private Balconies and Terraces 
Balconies, Juliet balconies, and terraces are permitted and encouraged for individual units, and 
may project from the facade up to the property line. 

8. Landscaping within the Public Right-of-Way 

The project shall provide new, or improve existing, public sidewalks along all bounding public 
streets. Minimum clear width for all sidewalks shall meet the standards of the Township of Teaneck. 
Street trees shall be planted in the public sidewalk right-of-way next to the curb, supplementing 
any existing street trees, so that trees are spaced on average no more than 35 feet on center. A 
suspended pavement system such as “StrataCells” or “SilvaCells” is encouraged within the public 
sidewalk as a means to foster healthy tree growth and maximize stormwater infiltration. 
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9. Signage 

Signage shall be permitted for building identification purposes, conforming to the Township 
signage standards in Ordinance §33-18(c), except that the following standards which differ from 
those regulations shall apply to this redevelopment plan: 

• Two wall signs shall be permitted on the State Street façade, one each for the commercial 
and residential lobby entrances. 

• The top of an awning or canopy shall be no higher than 13.5 feet above grade. 
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IV. REDEVELOPMENT ACTIONS 

A. Outline of Proposed Actions 

1. Demolition and Site Work 

Construction of new structures and other improvements will take place as proposed in this 
Redevelopment Plan. Other actions that may need to be undertaken to implement the 
Redevelopment Plan include: the clearance of dilapidated, deteriorated, obsolete or underutilized 
structures or uses; installation of utility infrastructure necessary to service and support new 
development; and creation and/or vacation of other easements as may be necessary for 
redevelopment. 

2. New Construction and Environmental Remediation 

Construction of new structures and other improvements will take place as proposed in Chapter III 
of this Redevelopment Plan. Environmental remediation will take place as necessary to effectuate 
the plan. Infrastructure will be constructed as determined by the Borough’s professional consultants 
for the project. The redeveloper(s) must adhere to the overall parameters for development 
presented in Chapter III of this Redevelopment Plan. The redeveloper(s) will be required to enter 
into a redeveloper’s agreement with the Township of Teaneck that stipulates the precise nature and 
extent of the improvements to be made and their timing and phasing as permitted therein. 

B. Properties to be Acquired 

No property will be acquired by eminent domain by the Township of Teaneck to complete the 
redevelopment project. 

C. Easements 

No building shall be constructed over a public easement in the Redevelopment Area without prior 
written approval of the Township of Teaneck. 

D. Relocation 

Implementation of this Redevelopment Plan does not require the involuntary displacement and/or 
relocation of businesses within the Redevelopment Area. 

E. Other Actions 

In addition to the demolition and new construction described above, the Township of Teaneck 
Council may undertake other actions to further the goals of this plan.  These actions may include, 
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but shall not be limited to, provisions for public infrastructure necessary to service and support new 
development and/or environmental remediation. 
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V. RELATIONSHIP TO LOCAL, REGIONAL, AND 
STATEWIDE PLANNING POLICIES 

A. Township of Teaneck Development Regulations 

This Redevelopment Plan shall supersede all provisions of the Township of Teaneck Development 
Regulations, except where the provisions of the Development Regulations are indicated as being 
applicable.   

No “d” variance from the requirements herein in accordance with N.J.S.A. 40:55D-70 shall be 
cognizable by the Zoning Board of Adjustment.  Adoption of this Redevelopment Plan by the 
Township Council shall be further considered an amendment to the Township of Teaneck Zoning 
Map. 

B. Relationship to Master Plans of Adjacent Municipalities 

The Township of Teaneck is surrounded by eight municipalities, including Bergenfield Borough, 
the Borough of Bogota, the City of Englewood, the City of Hackensack, the Borough of Leonia, the 
Borough of New Milford, the Village of Ridgefield Park, and the Borough of River Edge. The 
Redevelopment Area is approximately 1/3-mile from the nearest municipality, the Borough of 
Bergenfield. Therefore, assessment of this Plan’s relationship to adjacent municipalities is not 
warranted. 

C. Bergen County Master Plan 

Bergen County adopted its new Master Plan in April 2023, its first comprehensive master planning 
effort since 1962.  Significant regional changes have occurred in this 60-year period, and the 
County Master Plan accordingly addresses existing conditions, emerging trends, future visioning, 
goals and objectives, and best practices moving forward. The Master Plan covers numerous topical 
elements, which include, Arts, History and Historic Resources; Land Use and Housing; Economic 
Vitality; Environment and Natural Resources; Open Space, Agriculture, Parks, and Recreation; 
Public Facilities and Services; Transportation and Mobility; and Sustainability. Many, if not all these 
elements, have significant crossover with others, illustrating the need for coordination across the 
various planning sectors.  

This Plan aims to coordinate future growth, development/redevelopment, and preservation of 
existing resources across all municipalities in the county, and encourages inter-municipal 
collaboration to achieve a “smarter, more efficient future.” 
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Much of the County Master Plan focuses on the ideas of diversity, access, and improved health 
outcomes, whether it be in land use and housing, open space/recreation, or transportation. It is a 
common theme throughout the various topical elements that there is no “one size fits all” solution, 
which is an important message to remember as no municipality or its challenges are the same. The 
following goals and objectives of the Master Plan are relevant to this redevelopment plan. 

Land Use & Housing 

1. Become the model for smart growth and sustainable development both in New Jersey and in 
the region. 

2. Encourage a wide variety of housing types, range of densities, and price points.  

a. Encourage municipalities to welcome more mixed-use projects. 

b. Help municipalities identify how to seamlessly integrate a more diverse housing stock into 
a community. 

Economic Vitality 

1. Maximize job creation and investment by facilitating economic development.  

a. Revitalize downtown areas and make transit a priority. 

This Redevelopment Plan is consistent with the Bergen County Master Plan, as it envisions the 
redevelopment of a vacant and deteriorating property into a mixed-use and inclusionary 
multifamily residential development near the Queen Anne Road and The Plaza commercial areas.  

D. State Development and Redevelopment Plan 

The New Jersey State Development and Redevelopment Plan (SDRP) was originally adopted in 
1992. The purpose of the SDRP according to the State Planning Act at N.J.S.A. 52:18A-200(f) is to: 

Coordinate planning activities and establish Statewide planning objectives in the following 
areas: land use, housing, economic development, transportation, natural resource 
conservation, agriculture and farmland retention, recreation, urban and suburban 
redevelopment, historic preservation, public facilities and services, and intergovernmental 
coordination. 

A revised version of the plan was adopted by the State Planning Commission in 2001. While 
required by the State Planning Act to be revised and re-adopted every three years, the SDRP has 
only been readopted once during the 32 years since its original adoption. A new State Strategic 
Plan (SSP) was proposed in 2011 as the revision to the 2001 SDRP, but has not been advanced in 
recent years. The State Office of Planning Advocacy started the process of preparing a new State 
Plan in 2023. 

This Redevelopment Plan is consistent with the SDRP and the draft SSP, as it is located within PA1 -
Metropolitan Planning Area. The goal of PA1 is to “provide for much of the state’s future 
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redevelopment; revitalize cities and towns; promote growth in compact forms; stabilize older 
suburbs; redesign areas of sprawl; and protect the character of existing stable communities.” In 
particular, this Redevelopment Plan furthers the SDRP policy to “provide for much of the state’s 
future redevelopment; revitalize cities and towns; promote growth in compact forms; stabilize older 
suburbs; redesign areas of sprawl; and protect the character of existing stable communities.” 

The purpose of this Redevelopment Plan is to produce an inclusionary multifamily development 
and to make improvements to a habitually underutilized property. The improvements therefore 
further the goals, strategies, and policies of the SDRP and the proposed SSP. In particular, the 
redevelopment effort will focus on the production of much-needed affordable housing within the 
Metropolitan Planning Area consistent with the goals, strategies, and policies of the SDRP and the 
draft SSP. 
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VI. GENERAL PROVISIONS 

A. Amendment to the Township Zoning Map 

Adoption of the Redevelopment Plan shall constitute an amendment to the Township Zoning Map.  

B. Subdivision and Site Plan Review 

Any construction, reconstruction or rehabilitation shall require the prior approval of the Teaneck 
Planning Board and shall be in accordance with the requirements of this Redevelopment Plan and 
the site plan requirements set forth in the Township’s Development Regulations. Where a provision 
of the Redevelopment Plan conflicts with a provision of the Development Regulations, the 
Redevelopment Plan shall control. No subdivision of land shall be permitted within the 
Redevelopment Area.  

No construction or alteration to existing or proposed construction shall take place until a site plan 
reflecting such additional or revised construction has been submitted to, and approved by, the 
Planning Board. This pertains to revisions or additions prior to, during and after completion of the 
improvements. 

C. Adverse Influences 

No use or reuse shall be permitted which, when conducted under proper and adequate conditions 
and safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, 
radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable 
features so as to be detrimental to the public health, safety or general welfare. 

D. Deviation Requests 

The Planning Board may grant deviations from the regulations contained within this 
Redevelopment Plan where, by reason of exceptional narrowness, shallowness or shape of a 
specific piece of property, or by reason of exceptional topographic conditions, pre-existing 
structures or physical features uniquely affecting a specific piece of property, the strict application 
of any area, yard, bulk or design objective or regulation adopted pursuant to this Redevelopment 
Plan, would result in peculiar practical difficulties to, or exceptional and undue hardship upon, the 
developer of such property.  The Planning Board may also grant such relief in an application relating 
to a specific piece of property where the purposes of this Redevelopment Plan would be advanced 
by a deviation from the strict requirements of this Plan and the benefits of the deviation would 
outweigh any detriments. No relief may be granted under the terms of this section unless such 
deviation or relief can be granted without substantial detriment to the public good and without 
substantial impairment to the intent and purpose of the Redevelopment Plan. Any deviation that 
would require “d” variance in accordance with the Municipal Land Use Law, NJSA 40:55D-70d et 
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seq., shall require an amendment to the Redevelopment Plan by the Township Council. An 
application for a deviation from the requirements of this Redevelopment Plan shall provide public 
notice of such application in accord with the requirements of public notice as set forth in N.J.S.A. 
40:55D-12a and b.   

E. Non-Discrimination Provisions 

No covenant, lease, conveyance or other instrument shall be affected or executed by the Township 
Council of the Township of Teaneck or by a developer or any of his successors or assignees, 
whereby land within the Redevelopment Area is restricted by the Township Council of the Township 
of Teaneck, or the developer, upon the basis of race, creed, color, or national origin in the sale, 
lease, use or occupancy thereof.  Appropriate covenants, running with the land forever, will prohibit 
such restrictions and shall be included in the disposition instruments.  There shall be no restrictions 
of occupancy or use of any part of the redevelopment area on the basis of race, creed, color or 
national origin. 

F. Severability 

If any section, paragraph, division, subdivision, clause or provision of this Redevelopment Plan shall 
be adjudged by the courts to be invalid, such adjudication shall only apply to the section, 
paragraph, division, subdivision, clause or provision so judged, and the remainder of this 
Redevelopment Plan shall be deemed valid and effective. 

G. Procedures for Amending the Plan 

This Redevelopment Plan may be further amended from time to time upon compliance with the 
requirements of State law. Any party requesting a future amendment shall submit such request to 
the Council of the Township of Teaneck and, unless the request is issued by an agency of the 
Township, shall pay a fee of $5,000.  The Township Council and/or Planning Board may require that 
the party requesting the amendment prepare a study of the impact of such amendments, which 
study shall be prepared by a professional planner licensed in the State of New Jersey, together with 
such other professionals licensed in the State of New Jersey (e.g., traffic engineer) as may be 
appropriate. In addition, the Township Council in its sole discretion may require that the party 
requesting the amendment establish an escrow account with the Township adequate to allow the 
Township and/or Planning Board to use the services of a professional planner and other necessary 
professionals licensed in the State of New Jersey to identify, review and/or prepare proposed 
further amendments that might be needed, together with any and all necessary documentation 
related thereto. 
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VII. OTHER PROVISIONS 

In accordance with N.J.S.A. 40A:12A-1 et seq., known as The Local Redevelopment and Housing 
Law, the following statements are made: 

• The Redevelopment Plan herein has delineated a definite relationship to local objectives as 
to appropriate land uses, population, off-street parking, the development of public electric 
vehicle charging infrastructure in appropriate locations, and other improvements. The Plan 
has laid out various requirements and strategies needed to be implemented in order to 
carry out the objectives of this Plan. 
 

• The Redevelopment Plan lays out the proposed land uses and building requirements for 
the Redevelopment Plan Area. 
 

• No involuntary displacement and/or relocation of residents in the Redevelopment Plan Area 
is anticipated on the part of the Township of Teaneck. 
 

• No condemnation or use of eminent domain shall occur within the Redevelopment Area. 
No affordable housing units that are set aside for low- and moderate-income households 
are proposed to be removed from the Redevelopment Area. 
 

• This Redevelopment Plan is consistent with the site’s designation in the Master Plan for the 
Township of Teaneck. As indicated in Chapter V, this Redevelopment Plan is also consistent 
with the goals and objectives of the New Jersey State Development and Redevelopment 
Plan and the draft State Strategic Plan. 
 

• This Redevelopment Plan provides proposed locations for electric vehicle charging 
infrastructure within the Redevelopment Area in a manner that appropriately connects with 
an essential public charging network. 
 

• If any section, paragraph, division, subdivision, clause or provision of this Redevelopment 
Plan shall be adjudged by the courts to be invalid, such adjudication shall only apply to the 
section, paragraph, division, subdivision, clause or provision so judged, and the remainder 
of this Redevelopment Plan shall be deemed valid and effective. 
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Section 1: Introduction and Plan Requirements 
 
A. Plan Goal 
 
The goal of this Redevelopment Plan is to provide a planning and policy 
framework for the redevelopment of 143 State Street in the 
Township of Teaneck through the adoption ofa potential program for 
development accorpding to the provisions of the Local Redevelopment and 
Housing Law (“LRHL”). Furthermore, this Redeevelopment Plan permits the 
Mayor and Council to engage with property owners and/or prospective 
redevelopers of the properties in a manner which encourages and promotes the 
economic well-being and overall health, safety, and welfare of the Township of 
Teaneck.  
 
 
B. Key Plan Outcomes 
 
Key outcomes of this redevelopment plan include: 

• Transform a key intersection, where the current land use is a blighted gas 
station, mixed-use site for multifamily and retail. 

• Support housing diversity by the inclusion of affordable housing. 

• Activate the streetscape with retail spaces and street trees for a more 
engaging pedestrian experience. 

• Improve traffic circulation and pedestrian safety by relocating curb cuts 
near the Queen Anne Road and State Street intersection to. 

• Upgrade existing sidewalks to enhance walkability and accessibility. 

• Design a visually appealing building that complements the surrounding 
State Street neighborhood. 

 
C. Plan Authorization 
 
The Township of Teaneck has determined that the use of redevelopment powers 
granted to municipalities under the LRHL (N.J.S.A. 40A-12A-1, et seq.) would 
be the most effective to revitalize the parcel contained in the Redevelopment 
Area. The property within the Redevelopment Area was designated as a non-
condemnation “Area In Need of Redevelopment” under Resolution #211-2022, 
adopted on June 23, 2022 (see Appendix A). Municipalities then have the option 
of adopting a redevelopment plan for all or a portion of the designated area and 
employ several planning and financial tools to make redevelopment projects 
more feasible to remove deleterious conditions.  
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Pursuant to the Area in Need of Redevelopment Study, the redevelopment 
designation does not allow the use of condemnation powers under 
redevelopment but does allow for long-term tax incentives. 
 
D. Required Plan Components and Relationship to Municipal Ordinance 

 
The LRHL identifies required components to be included in a redevelopment 
plan. In accordance with N.J.S.A 40A:12A-7a, the redevelopment plan must 
include an outline for the planning, development, redevelopment or 
rehabilitation of a project area which is sufficient to indicate: 
 

1. Its relationship to definite local objectives as to appropriate land uses, density of 
population, and improved traffic and public transportation, public utilities, 
recreational and community facilities and other public improvements. 

2. Proposed land uses and building requirements in the project area. 

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 displaced residents will be 
available to them in the existing local housing market. 

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

5. Any significant relationship of the redevelopment plan to (a) the master plans of 
contiguous municipalities, (b) the master plan of the county in which the 
municipality is located, and (c) the State Development and Redevelopment Plan 
adopted pursuant to the "State Planning Act," P.L.1985, c.398 (C.52:18A-196 et 
al.). 

6. As of the date of the adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all housing units affordable to low and moderate 
income households, as defined pursuant to section 4 of P.L.1985, c.222 
(C.52:27D-304), that are to be removed as a result of implementation of the 
redevelopment plan, whether as a result of subsidies or market conditions, listed 
by affordability level, number of bedrooms, and tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation 
of one comparable, affordable replacement housing unit for each affordable 
housing unit that has been occupied at any time within the last 18 months, that 
is subject to affordability controls and that is identified as to be removed as a 
result of implementation of the redevelopment plan. Displaced residents of 
housing units provided under any State or federal housing subsidy program, or 
pursuant to the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), 
provided they are deemed to be eligible, shall have first priority for those 
replacement units provided under the plan; provided that any such replacement 
unit shall not be credited against a prospective municipal obligation under the 

https://law.justia.com/codes/new-jersey/title-40a/section-40a-12a-7/
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"Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit 
which is removed had previously been credited toward satisfying the municipal 
fair share obligation. To the extent reasonably feasible, replacement housing 
shall be provided within or in close proximity to the redevelopment area. A 
municipality shall report annually to the Department of Community Affairs on 
its progress in implementing the plan for provision of comparable, affordable 
replacement housing required pursuant to this section. 

8. Proposed locations for zero-emission vehicle fueling and charging infrastructure 
within the project area in a manner that appropriately connects with an essential 
public charging network. 

In accordance with N.J.S.A. 40A:12A-7c, the Redevelopment Plan shall describe 
its relationship to pertinent municipal development regulations. This 
Redevelopment Plan shall supersede the existing zoning district to the existing 
standards set forth in the Land Development Ordinance and/or Zoning 
Ordinance of the Municipal Code. Any standard, definition, or regulation in the 
Municipal Code that is not specifically addressed by a standard, definition, or 
regulation in this Redevelopment Plan shall apply as part of this Redevelopment 
Plan.  
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Section 2: Relationship to Other Plans 
 
Pursuant to the LRHL, “all provisions of the redevelopment plan shall be either 
substantially consistent with the municipal master plan or designed to effectuate the 
master plan” (N.J.S.A 40A:12A-7(d)). As well, the redevelopment plan must 
address “any significant relationship of the redevelopment plan to (a) the master plans 
of contiguous municipalities, (b) the master plan of the county in which the municipality 
is located, and (c) the State Development and Redevelopment Plan” (N.J.S.A 40A:12A-
7(a)(5). This Plan is also consistent with the following plans: 
 

1. Housing Element and Fair Share Plan Round Four (June 17, 2025) 
 
The Township of Teaneck has adopted its Fourth Round Housing 
Element (“Housing Plan”) on June 16, 2025. Relevant sections of the 
Housing Plan pertaining to the Redevelopment Area include citing the 
project as producing 9 Low- and Moderate-Income units with 4.5 “bonus 
credits” (Page 29). As such, the project shall produce at least 13.5 credits 
towards the Township’s Fourth Round obligation. Furthermore, the 
HEFSP states “The Township commits to a Redevelopment Plan and/or 
rezoning to permit the residential affordable housing” (Page 35). 
 

2. Master Plan for the Township of Teaneck (January 2025) 
 
The Township of Teaneck adopted a new Master Plan in 2025. Relevant 
sections of the Master Plan pertaining to the Redevelopment Area are as 
follows: 
 
“Multi-unit development has occurred at the periphery of existing 
neighborhoods… and along other major corridors such as Teaneck Road and 
Queen Anne Road in the State Street area.” (Page 31). 
 
“The State Street Impact Study was prepared in 2019 and presented to the public 
regarding several approved and potential developments along State Street at the 
time, including some land within the State Street redevelopment area. The report 
found that development as specified along State Street would have minimal or 
no adverse impacts. The Township Engineer had reported that there would be 
sufficient water supply to meet demand, that stormwater runoff would be 
managed through adherence to regulations, that there were no capacity issues for 
electricity and gas, and that solid waste for new developments should be handled 
by private haulers. The Department of Public Works anticipated additional wear 
and tear on public roads, but with no significant impacts. No sensitive 
environmental features were identified for the corridor, most sites were 
previously disturbed, and any contaminated land would be remediated. The 
fiscal impact of the specified developments was net positive for both schools and 

https://www.teanecknj.gov/media/jdyn5ezd/council-endorsement-6-17-25-teaneck-housing-element-fourth-round.pdf
https://www.teanecknj.gov/media/1jqpliqt/teaneck-master-plan_adopted-january-30-2025-reduced-file.pdf
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the municipal budget. In terms of public safety, the Fire Department recommends 
providing access along the rear for new projects and meeting higher safety 
standards for new buildings. Despite the potential for increases in ambulance 
calls, no problems were anticipated. There was concern related to increasing 
police staffing. Visual impacts were left unaddressed in the State Street Impact 
Study. Much of the State Street redevelopment area remains without an adopted 
redevelopment plan.” (Page 41-42). 
 
“Any revitalization efforts should encourage development and revitalization that 
fits into the following broad identities: Mix of commercial, office, medical, and 
residential…State Street redevelopment area.” (Page 64). 
 
“Allow for development within the State Street redevelopment area to be similar 
to the uses and overall bulk that is recommended to be permitted in the adjacent 
business districts of Teaneck Road and/or West Englewood/The Plaza.” (Page 
74). 
 
“Pedestrian/bicycle priority areas: State Street (Township), between Queen Anne 
Road (Township) and Teaneck Road (County). Queen Anne Road (Township), 
between State Street (Township) and Englewood Avenue (Township).” (Page 
107). 
 
This Redevelopment Plan is a direct response to the specific goals and 
requirements as outlined in the 2025 Master Plan. As such, this Plan is 
consistent with the Township Master Plan. 
 

3. Bergen County Master Plan (2023) 
 
The County Master Plan discusses land use, housing, economic vitality, 
transportation/mobility, and other relevant goals and objectives. This 
Redevelopment Plan aims to create housing, economic development, 
streetscape improvements, and future growth within the County. The 
following goals are advanced within the County’s Master Plan: 
 

• Land Use + Housing Goal 4: Encourage a wide variety of housing 
types, range of densities, and price points 

o Objective 4.1: Encourage municipalities to welcome more mixed-
use projects 

 
• Economic Vitality Goal 2: Encourage redevelopment and 

revitalization of underutilized sites 
o Objective 2.1: Incentivize redevelopment 

 
This Redevelopment Plan envisions new quality housing products with 
the intention of incorporating inclusionary housing, as well as 

https://www.co.bergen.nj.us/county-master-plan-public-notice
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incentivizes redevelopment of underutilized property in favor of new 
development with public incentive giveback. As such, this Plan is 
consistent with the Bergen County Master Plan. 
 

4. Adjacent Municipalities 
 
There are 7 contiguous municipalities to the Township of Teaneck: 
Hackensack, Bogota, Ridgefield Park, Leonia, Englewood, Bergenfield, 
and Tenafly. The Redevelopment Area is approximately 2,000 feet away 
from any municipal border. No significant relationship was identified 
between the Redevelopment Plan and the Master Plan of these 
contiguous municipalities. 
 

5. State Development and Redevelopment Plan (2001 – New Plan 
Underway) 
 
The Redevelopment Area is located within Planning Area 1 (PA-1), which 
is envisioned for much of the State’s future redevelopment. This 
Redevelopment Plan will advance encouragement of redevelopment. 
(Page 182, 187-194).  

https://www.nj.gov/state/bac/planning/state-plan/planning-areas/
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Section 3: Existing Conditions 
 
A. Map of Redevelopment Area Context 

 
Figure 1: Study Map of Teaneck and the Redevelopment Area 
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B. Redevelopment Background and History 
 
The subject property is currently occupied by Auto Kraft & Glass, with frontage 
at the corner of Queen Anne Road and State Street. The single-story commercial 
building was previously occupied by Novus Windshield Repair & Replacement, 
accompanied by haphazardly organized surface parking without any buffer 
from the sidewalk. There is no interior landscaping, curbs, striping, or lighting 
on the property. This auto-oriented design appears to have changed little since 
at least the 1950s, as suggested by historical aerial images. 
 

 

 
Figure 2: Aerial Imagery of Site from 1953 (Top) and 2022 (Bottom) 
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C. Existing Zoning 
 
The property within the Redevelopment Area is in the B-1 Business - Retail 
District. Permitted uses include retail sales of goods and services, offices, 
financial institutions and business schools, cabarets and restaurants, including 
fast-food restaurants. A link to the Zoning Ordinance can be found online: 
https://ecode360.com/13628370  
 

 
Figure 3: Map of Redevelopment Plan Area and Existing Zoning 

 
D. Property Restrictions - Easements 
 
The Redeveloper(s) will be responsible for identifying, maintaining, and 
relocating, if necessary, any existing easements. 
 
E. Property Restrictions - Contamination 
 
At this time, the Township of Teaneck makes no representations as to the 
presence of environmental contamination on any parcel within the 
Redevelopment Area. The Redeveloper(s) will be responsible for investigating 
and remediating any possible contaminations on parcels they seek to redevelop. 

https://ecode360.com/13628370
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Section 4: Land Use, Building and Design Requirements 
 

A. Concept Plan 

(Illustration below are conceptual in nature only): 

 
Figure 4: Rendering of Site from corner of Queen Anne Rd and State St 

 

 
Figure 5: Elevation from Queen Anne Rd (Left) and State St (Right) 
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B. Permitted Principal Uses 

1. Multifamily Dwellings 

2. The following uses are permitted only on the ground floor of a mixed-use 
multifamily development. Where grade changes occur, these uses may 
be located on the second floor with mezzanine or direct ground-level 
access: 

a. Art Galleries 

b. Artisan Workshops 

c. Banks 

d. Cafes and Restaurants, excluding drive-through establishments. 

e. Convenience Stores 

f. Health Clubs 

g. Medical Offices 

h. Office 

i. Pharmacies 

j. Retail Sales, except as specifically prohibited in § 33-26. 

 
C. Accessory Uses 

1. Permited Uses 
a. Off-street parking facilities, including below-grade parking or at-

grade parking. 
b. Lobbies, mail rooms, and common spaces serving residential units. 
c. Rooftop amenity decks. 
d. Utility and service rooms. 
e. Any other uses determined to be customary or incidental to the 

permitted principal uses. 
2. Bulk Standards 

a. No accessory structure shall be permitted within any front yard area. 
b. All accessory structures shall maintain a minimum setback of 5 FT 

from all side property lines and not exceed 15 FT in height. 
 
  

https://ecode360.com/13628370#13629279
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D. Area, Bulk + Density Requirements 
Standard Requirement 
Lot Area (Min.) 12,000 SF 
Lot Width (Min.) 100 FT 
Front Setback (Min.) 0 FT 
Side Setback (Min.) - North 5 FT 
Side Setback (Min.) - East 5 FT 
Building Coverage (Max.) 93%* 
Impervious Coverage (Max.) 93%* 
Building Height (Max.)** 6 Stories / 67 FT 
Density (Max.) 41 Units  
*The development shall incorporate green infrastructure of at least 2,200 SF 
coverage to assist with stormwater management and site drainage. Acceptable 
strategies include green roof infrastructure such as sedum trays / stormwater 
detention or retention systems. 
 
**Due to the grade change of the site, building height shall be calculated by taking 
the average elevation of the existing grade at the four corners of the building, 
subtracted from the peak roofline elevation. The following elements are exempt 
from the building height calculation: appurtenances necessary for elevator 
bulkheads or stair access; and mechanical equipment mounted on the roof. 

 
 
E. Affordable Housing Requirements 

1. Any multi-family residential development, including the residential 
portion of a mixed-use project, shall be subject to the Affordable Housing 
Ordinance in Article VI: Affordable Housing. Nonresidential 
development fees shall also apply. 

2. A minimum set-aside of nine (9) units shall be provided, consistent with 
the Low- and Moderate-Income requirement of the June 16, 2025 
Housing Element and Fair Share Plan. 

 

https://ecode360.com/13629467
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F. Parking and Loading Requirements 

1. Vehicle Parking and Circulation Standards. 
a. A minimum parking ratio of 1.2 spaces per residential unit shall be 

provided. 
b. Retail, service, restaurant, or café spaces shall be exempt from parking 

requirements, recognizing the site’s location within the Queen Anne 
Road commercial corridor and the availability of on-street parking. 

c. Parking spaces shall measure a minimum of 9 feet in width and 18 feet 
in depth. Compact parking spaces may be permitted at a minimum of 
8 feet in width and 18 feet in depth, provided that no more than 35% of 
all parking spaces are designated as compact. 

d. Tandem parking spaces may be provided for residential uses, subject 
to the following conditions: 

e. No more than 15% of total parking spaces shall be tandem; and 
a. Tandem spaces must be assigned to the same dwelling unit. 
f. Accessible parking spaces shall comply with the dimensional 

standards of the Americans with Disabilities Act (ADA). 
g. Electric vehicle charging infrastructure shall be provided in 

accordance with the requirements of P.L. 2021, c.171 and the Electric 
Vehicle Infrastructure Ordinance in Chapter 33, Article VII. 

h. A minimum drive aisle width of 24 feet shall be provided. 
i. Each street frontage shall be limited to no more than one (1) curb cut. 
j. Given the garage slope changes, Applicants shall provide vehicle 

turning templates, including those for emergency service vehicles, as 
part of the site plan submission. These templates shall be reviewed to 
confirm adequate turning radii and safe circulation throughout the 
garage. 

 
2. Bicycle Parking Standards. 

a. A minimum ratio of one (1) bicycle parking space per five (5) 
residential units shall be provided. 

b. Bicycle parking shall be provided within a secure, locked area located 
inside the building or parking garage. Bicycle parking areas shall 
include securely anchored racks designed to allow the bicycle frame 
and at least one wheel to be locked. 

c. A minimum of 15 square feet of floor area per bicycle space shall be 
allocated to ensure adequate maneuvering room around handlebars 
and pedals. 

d. One (1) visitor bicycle rack shall also be provided within 50 feet of the 
primary pedestrian building entrance. 

 

https://ecode360.com/45535488
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3. Loading Standards.  
a. No separate loading dock or loading door is permitted in a street-facing 

facade. Any vehicular loading should use the permitted garage 
entry/exit. 

 
G. Signage Requirements 

1. Signage shall be permitted for building identification purposes, 
conforming to the Township signage standards in Ordinance § 33-18.c 
(where residential signage shall be required to follow the business sign 
requirements), except that the following standards which differ from 
those regulations shall apply to this redevelopment plan: 

a. Two wall signs shall be permitted on the State Street façade, one each 
for the commercial and residential lobby entrances. 

b. The top of an awning or canopy shall be no higher than 13.5 feet above 
grade. Awning or canopy materials may be any building material 
complimentary to the building. 

 

H. Building Design Standards 

1. Permitted Primary Building Materials. 

a. Fiber cement paneling 

b. Wood or composite wood paneling 

c. Masonry materials, including brick or stone 

d. Aluminum or metal panels 

e. Glass windows with clear or low-emissivity glazing 

f. High-quality steel or iron detailing (e.g. balcony railings, trim, 
canopies) 

2. Prohibited Building Materials. 

a. Vinyl siding or PVC cladding 

b. Plastic panels or composite laminates with glossy finishes 

c. Exterior insulation finishing systems (EIFS) 

d. Simulated or faux materials intended to imitate higher-quality 
finishes (e.g. faux brick, faux stone veneer) 

 

https://ecode360.com/13627950
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3. Required Garage Screening. 

a. Garage openings facing the public right-of-way shall be designed with 
a high-quality material such as a metal or decorative grille. 

b. Unless explicitly permitted in this Redevelopment Plan, R-MO3 
standards enumerated within § 33-18(e)(3)g shall apply to the 
Redevelopment Area. 

 
4. Required Roof Utility Screening. 

a. Any rooftop mechanical equipment shall be screened from view using 
architectural enclosures or parapets.  

b. Screening materials shall match or complement the building façade. 

 
5. Required Massing Control. 

a. To reduce visual massing, for buildings exceeding 100 feet in length 
along State Street, the façade shall be broken into distinct visual 
segments through the use of a courtyard, recess, or U-shaped massing 
configuration above the first floor. A rooftop deck may be incorporated 
within this space. 

b. The Planning Board may consider alternative façade modulation 
strategies in lieu of a U-shaped form if the applicant demonstrates that 
such design achieves comparable visual and spatial relief. 

 
6. Articulation and Application of Materials. 

a. The material palette, level of detail, and architectural style should 
generally be the same on all street-facing building facades. 

b. Within the chosen primary materials, variation in color, texture, and/or 
pattern may be employed to create further distinctions. 

c. Vertical Articulation: Any street-facing facade shall be divided into 
distinct sections in order to create variety along the street. The 
following techniques should be applied:  

d. Awnings or canopies shall be permitted over ground floor entrances. 

e. Differentiation between vertical components, as follows: 

i. Materials 

ii. Masonry details 

iii. Color changes 

iv. Fenestration changes 

v. Inclusion of pre-cast or masonry details to the base 

https://ecode360.com/36671471
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vi. Decorative gutters, downspouts and scuppers 

f. Changes in materials, color, texture, or pattern that occur across a vertical 
line should be extended around corners and extensions to a logical 
vertical break in plane, in order to avoid a “pasted on” appearance.  

g. Horizontal Articulation: 

i. Generally, all buildings shall incorporate elements that divide 
façade planes and create a visual play of light and shadow. 
Long, uninterrupted horizontal façades are prohibited. 

ii. Horizontal rhythm may be created using the following design 
elements: 

1. Building projections 

2. Stepbacks 

3. Uniformity and/or variety in fenestration patterns. 

4. A bay window 

5. A change in building materials that correspond to a 
change in the façade plane 

6. Differentiated lighting fixtures or similar architectural 
elements 

7. Landscape features such as trellises, trees, or other 
landscape features 

8. Shifting façade planes 

iii. Rooflines shall be modulated with the remainder of the façade 
and can be used as an effective horizontal rhythm technique. 
For flat roofs or façades with a horizontal eave, fascia, or 
parapet, the roofline shall correspond with the modulation of 
the primary façade. 

iv. Changes in materials, colors, texture, or pattern that occur 
across a horizontal line should be marked by a change in 
plane, dimensional band or belt cornice, a recessed channel, 
or similar horizontal feature. 

7. Floor to Ceiling Heights. 

a. Commercial spaces shall provide a minimum floor-to-floor height of 
twelve (12) feet.  

b. Residential spaces shall provide a minimum floor-to-floor height of 
ten (10) feet. 
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8. Fenestration. 

a. Street-level façades serving lobby or commercial uses shall provide a 
high proportion of transparent glazing, totaling between fifty percent 
(50%) and seventy-five percent (75%) of the façade area. Garage 
entrances and façade areas associated with parking access are exempt 
from this glazing requirement; however, such areas shall comply with 
the garage screening and design standards set forth in this plan. 

b. Storefront windows shall remain clear and unobstructed by 
merchandise displays, window coverings, or interior installations that 
block visibility into the business. Interior window treatments shall 
allow for at least partial transparency during business hours. 

c. Residential façades located on upper floors shall incorporate a 
minimum of thirty percent (30%) glazing per story, measured 
individually by floor level. Window placement should emphasize 
rhythm, proportion, and alignment consistent with overall building 
design. 

9. Rooftop Decks. 

a. Access to terraces shall be limited to tenants and their visitors. 

b. Decks shall be designed in an attractive manner that will not detract 
from adjacent uses and will prevent nuisance and safety issues. 
Design of the rooftop must utilize all reasonable efforts to minimize 
the effect of noise and light on adjacent properties and the street. 

c. Planters, trellises, or green screens along deck perimeters is required. 

d. No lighting shall be placed more than 12 FT above the terrace. Lights 
must be turned off when roof deck is not in use. 

e. There shall be at no time permitted any television or video or electric 
screens or displays and no live entertainment, music, speakers, or 
public address system shall be permitted on the rooftop. The terraces 
must be maintained as a quiet, relaxed environment. 

f. Decks shall be utilized between the hours of 7:00 am and 10:00 pm. 

 

I. Street Tree and Landscaping Standards 

1. Street Tree Standards.  

a. A minimum of 3 pollution resistant shade trees shall be planted along 
State Street frontage, spaced at regular intervals of 30 FT. Trees shall 
be a minimum of 2.5 inches in diameter at breast height. 

b. A minimum of 2 pollution resistant shade trees shall be planted along 
Anne Anne Road frontage, spaced at regular intervals of 30 FT. Trees 
shall be a minimum of 2.5 inches in diameter at breast height. 
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c. Brick or Belgian block pavers at the perimeter of tree pits are 
encouraged. 

d. Raingardens and/or bioswales in tree pits are encouraged. 

e. Tree irrigation bags must be installed and maintained for at least 6 
months after planting. 

f. Unless otherwise specified, Chapter 37: Trees and Shrubs shall apply. 

g. Specific parameters of long-term street tree maintenance may be 
addressed within Redevelopment Agreement(s). 

2. Landscaping Standards.  

a. A planted strip of at least five (5) feet in depth shall be provided 
between the building façade and the side yard setback area. 

b. The State Street Road frontage shall incorporate greenery and visual 
interest along the public realm. Acceptable techniques may include, but 
are not limited to: 

i. Green walls or vertical planting systems 

ii. Planters or raised beds integrated into the sidewalk zone 

iii. Landscape beds or vines at the building base 

 

J. Lighting Standards. 

1. Lighting shall be between 1-3 fc at all sidewalks, parking area and 
driveways.  

2. Lighting shall not exceed .5 fc at any property line. 

3. No exterior light source, including fixtures not mounted on the primary 
structure, shall be mounted higher than 12 FT measured from the actual 
grade immediately beneath the light source.  

4. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon exterior 
lighting is permitted.  

5. All new exterior site and building lighting shall be selected to minimize 
glare, light trespass, and light pollution, particularly with regards to 
adjoining residential neighborhoods.  

6. Lighting fixtures shall be selected from the International Dark Sky 
Association's Fixture Seal of Approval Program, which specifies fixtures 
that are directionally downcast, full-cutoff, and that have a warm color 
temperature. 

 

https://ecode360.com/13627122
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K. Sidewalks Standards 

1. A public sidewalk shall be provided along every street which borders the 
property.  

2. A dedicated pedestrian zone along any public sidewalk shall be provided 
and will have a minimum unobstructed width of 6 FT within the public 
right-of-way, and a 2-foot grass strip between the sidewalk and the 
roadway. 

3. Tactile pavers shall be installed to the same standards required by ADA 
at the base of public sidewalk curb ramps.  

4. Where pedestrian pathways cross vehicular aisles or driveways, 
crosswalks shall be provided with textured pavement, pavers, or raised 
pavement with adequate striping.  

5. Unless otherwise specified, Chapter 32: Streets and Sidewalks shall 
apply. 

 

L. Utilities Standards 

1. Utilities (e.g. transformers, generators, meters, hot boxes, HVAC etc.) 
shall be placed within the footprint of the building. Utility distribution 
supply lines and service connections shall be underground where 
permitted by local utility. 

2. All buildings shall provide an interior refuse area sufficient to 
accommodate all trash and recycling generated on-site between 
collections. 

3. Stormwater management shall comply with Chapter 38: Stormwater 
Control. 

  

https://ecode360.com/13650617
https://ecode360.com/13650863
https://ecode360.com/13650863
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Section 5: Administration 
 
A. Validity of Plan: If any section, subsection, paragraph, division, subdivision, 

clause, or provision of this Plan shall be deemed by a court of competent 
jurisdiction to be invalid, such part(s) shall be severed and the invalidity 
thereby shall not affect, impair, or invalidate the remainder of the Plan. 

 
B. Computations: When a numerical calculation of zoning standards for a 

particular Lot results in a fractional number, such numbers shall be rounded 
down to the next whole number for fractions less than .500 and rounded up 
for fractions .500 and above. 

 
C. Other Actions by the Township of Teaneck in Furtherance of the Plan: 

Other actions may be taken by the Township of Teaneck in its sole discretion, 
to further the goals of the Plan. These actions may include, but shall not be 
limited to, provisions for public infrastructure necessary to service new 
development and vacation of public utility easements and other easements 
and rights-of-way as may be necessary for redevelopment. The costs for such 
actions shall be borne by the designated redeveloper(s). 

 
D. Municipal Designation – Redevelopment Agreement: 
 

Usage of the word “Developer”: Anytime the word “developer” is utilized in 
this Redevelopment Plan, the same shall mean the redeveloper or 
redeveloper(s) that are designated by the Municipal Council in accordance 
with this Redevelopment Plan and the LRHL. 
 
Standing before Planning Board: Only redevelopers designated by the 
Township Council by resolution of the Municipal Council and having 
executed a Redevelopment Agreement with the Township Council may 
proceed to implement the redevelopment projects set forth in this 
Redevelopment Plan before the Planning Board. 
 
In order to assure that the vision of this Redevelopment Plan will be 
successfully implemented in an effective, comprehensive, and timely way, 
and in order to promptly achieve the public purpose goals of the Plan, the 
Municipal Council, will select the redeveloper(s) in all areas governed by this 
Redevelopment Plan. Any party not specifically designated as the 
“redeveloper” as set forth above shall not have the standing to proceed 
before the Planning Board for site plan approval. 
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E. Procedural Standards for Redeveloper Applications: All designated 
redeveloper(s) will be required to execute a Redevelopment Agreement 
satisfactory to and authorized by the Municipal Council. The procedural 
standards described here will guide redeveloper selection. The Municipal 
Council, acting as the Redevelopment Entity may, at any time, entertain 
unsolicited proposal(s) from a prospective redeveloper(s) for redevelopment 
of one or more parcels.  

 
The selection process will likely include the submission of some or all of the 
following materials, at the discretion of Municipal Council: 

 
1. Conceptual plans and elevations sufficient in scope to demonstrate that 

the design approach, architectural concepts, land uses, parking, traffic 
circulation, flood mitigation, landscaping, open space, construction 
schedule, including estimated pre-construction time period to secure 
permits and approvals, and other elements are consistent with the 
objectives and standards of this Redevelopment Plan. 
 

2. Documentation evidencing the financial responsibility and capability of 
the proposed redeveloper with respect to carrying out the proposed 
redevelopment includes but is not limited to: type of company or 
partnership, disclosure of ownership interest, list of comparable projects 
successfully completed, list of references with name, address and phone 
information, list of any general or limited partners, financing plan, and 
financial profile of the redeveloper entity and its parent, if applicable. 
 

3. Required escrows to the Township of Teaneck. 
 

4. Additional submission materials may be requested as deemed 
appropriate to the particular project sites. 

 
F. Approval Process: Upon designation by the Municipal Council as a 

Redeveloper, all development applications shall be submitted to the 
Planning Board through the site plan and subdivision procedures as outlined 
in N.J.S.A. 40:55D-1 et seq. The Planning Board shall deem any application 
for redevelopment for any property subject to this Redevelopment Plan 
incomplete if the applicant has not been designated by the Municipal 
Council as a redeveloper(s) and a Redevelopment Agreement has not been 
fully executed.  
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All projects within the Redevelopment Area shall require site plan or 
subdivision approval by the Planning Board in the normal course. The 
Planning Board may request additional reasonable analyses and information 
as is required to make a decision. All submissions shall meet design 
standards enumerated in this Redevelopment Plan and indicate any 
deviations from this Redevelopment Plan. 

 
G. Deviations: The Planning Board may grant deviations from the regulations 

contained within this Plan where, by reason for exceptional narrowness, 
shallowness, or shape of a specific piece of property, or by reason of 
exceptional topographic conditions, preexisting structures or physical 
features uniquely affecting a specific piece of property, the strict application 
of any area, yard, bulk, or design objective or regulation adopted pursuant 
to this Redevelopment Plan would result in peculiar practical difficulties to, 
or exceptional and undue hardship upon, the developer of such property. 
The Planning Board may also grant such relief in an application relating to a 
specific piece of property where the purposes of this Plan would be advanced 
by a deviation from the strict requirements of this Redevelopment Plan and 
the benefits of the deviation would outweigh any detriments. No relief may 
be granted under the terms of this section unless such deviation or relief can 
be granted without substantial detriment to the public good and without 
substantial impairment of the intent and purpose of this Redevelopment 
Plan. An application for a deviation from the requirements of this 
Redevelopment Plan shall provide public notice of such application in 
accord with the requirements of public notice as set forth in NJSA 40:55D-12. 
a. and b. Notwithstanding the above, any changes to the uses permitted in 
this Redevelopment Area, or any other deviation requiring a “d” variance 
shall be permitted only by means of an amendment of the Redevelopment 
Plan by the Municipal Council. 

 
H. Approvals by Other Agencies: The redeveloper shall be required to provide 

the Township of Teaneck with copies of all permit applications made to 
federal, state, and county agencies upon filing such applications, as will be 
required by the Redevelopment Agreement to be executed between the 
redeveloper and the Township of Teaneck. 
 

I. Severability: The provisions of this Plan are subject to approval by 
Ordinance. If a Court of competent jurisdiction finds any word, phrase, 
clause, section, or provision of this Redevelopment Plan to be invalid, illegal, 
or unconstitutional, the word, phrase, clause, section, or provision shall be 
deemed severable, and the remainder of the Plan and implementing 
Ordinance shall remain in full force and effect. 
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J. Adverse Influences: No use or reuse shall be permitted which, when 
conducted under proper and adequate conditions and safeguards, will 
produce corrosive, toxic or noxious fumes, glare, electromagnetic 
disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or 
vibration, or other objectionable features so as to be detrimental to the public 
health, safety or general welfare. 
 

K. Non-Discrimination Provisions: No covenant, lease, conveyance or other 
instrument shall be effected or executed by the Township of Teaneck or by a 
developer or any of their successors or assignees, whereby land within the 
Area is restricted by the Township of Teaneck, or the developer, upon the 
basis of race, creed, color, national origin, ancestry, sexual orientation, 
gender identity, marital status, or gender in the sale, lease, use or occupancy 
thereof. Appropriate covenants, running with the land in perpetuity, will 
prohibit such restrictions and shall be included in the disposition 
instruments. There shall be no restrictions of occupancy or use of any part of 
the Area on the basis of race, creed, color, national origin, ancestry, sexual 
orientation, gender identity, marital status, or gender. 
 

L. Redevelopment Actions: The Township of Teaneck shall have such powers 
and duties as set forth in the LRHL and as may be conferred by this Plan, 
including, but not limited to, the authority to acquire real property without 
eminent domain, to relocate residents and businesses, to designate 
redevelopers, to establish clear terms and conditions for redevelopment 
through the negotiation, execution, and administration of redevelopment 
agreements, and to do such other things as permitted by law. 
 

M. Relocation Requirements: Implementation of this Plan may require the 
displacement and relocation of businesses located within the 
Redevelopment Area. At the time of property acquisition, the actual extent 
of displacement will be confirmed, and if it is necessary, a Workable 
Relocation Assistance Plan will be prepared and submitted to the New Jersey 
Department of Community Affairs for approval. The Township of Teaneck 
will comply with the requirements of the New Jersey State relocation statutes 
and regulations as applicable and will provide all benefits and assistance 
required under applicable law. 
 

N. Escrows: At a minimum, the Redevelopment Agreement shall provide that 
the redeveloper shall be responsible to post sufficient escrows to cover any 
and all costs of the Township of Teaneck and the professional consultants 
retained by the Township of Teaneck to negotiate the Redevelopment 
Agreement, undertake any studies in connection with the project, review the 
proposed redevelopment project and advise the Township of Teaneck on 
any and all aspects of the redevelopment process and as otherwise set forth 
in the Redevelopment Agreement. 
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O. Infrastructure: The redeveloper, at the redeveloper’s cost and expense, shall 
provide all reasonably necessary engineering studies for, and construct or 
install all on- and off-site municipal infrastructure improvements and 
capacity enhancements or upgrades to traffic control measures, water 
service, sanitary sewer service, stormwater management, and flood 
mitigation measures to the project or required due to the impacts of the 
project, in addition to all required tie-in or connection fees. The redeveloper 
shall also be responsible for providing, at the redeveloper’s cost and 
expense, all sidewalks, curbs, streetscape improvements (street trees and 
other landscaping), street lighting, and on- and off-site traffic controls and 
road improvements for the project or required due to the impacts of the 
project. 

 
P. Procedures for Amending the Plan: This Plan may be amended from time to 

time upon compliance with the requirements of state law. A request for same 
may be submitted to the Municipal Council. The Township of Teaneck 
reserves the right to amend this plan. The Township of Teaneck, at its sole 
discretion, may require an escrow deposit from the party requesting the 
amendments, so that the Township of Teaneck may prepare a study of the 
impact of such amendments, which study must be prepared by a 
professional planner licensed in the State of New Jersey and other additional 
professionals as may be required by the Township of Teaneck. 
 

Q. Redevelopment Plan Duration: The provisions of this Plan specifying the 
redevelopment of the Redevelopment Area and the requirements and 
restriction with respect thereto shall be in effect until such time as the 
purpose of the Plan has been satisfied and the designated Redevelopment 
Area’s need for redevelopment has been substantially alleviated. 
 

R. Certificates of Completion: Upon final inspection and issuance of a 
certificate of occupancy by the construction official for all buildings and the 
release of all performance and maintenance bonds for improvements by the 
Township of Teaneck, the redeveloper may apply to the Township of 
Teaneck for issuance of a certificate of completion, which will release the 
redeveloper from any further obligation under the redevelopment 
agreement for that project.  
 

S. Land Use Map Amendments: The adoption of this Plan or any amendments 
thereto shall automatically allow for any necessary modifications to the 
Official Zoning Map of the Township of Teaneck to ensure consistency 
between the two documents. 
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T. Additional Superseding Provisions: The standards contained within this 
Redevelopment Plan shall supersede any conflicting standards contained 
within the Zoning Ordinance of the Township of Teaneck or other applicable 
municipal codes or ordinances. 

U. Terms + Definitions: Any terms or definitions not addressed within this Plan 
shall rely on the applicable terms and conditions set forth in the Zoning 
Ordinance of the Township of Teaneck. 
 

V. Other Applicable Design + Performance Standards: Any design or 
performance standards not addressed within this Redevelopment Plan shall 
rely on the applicable design and performance standards set forth in the 
Zoning Ordinance of the Township of Teaneck. 

 
W. Other Provisions: This Redevelopment Plan herein has delineated a definite 

relationship to local objectives as to appropriate land uses, density of 
population, improved public utilities, recreation and community facilities, 
and other public improvements. This Plan has laid out various programs and 
strategies requiring implementation in order to carry out the objectives set 
forth herein. This Plan lays out the proposed land uses and building 
requirements for the Redevelopment Area. The diagrams, images and other 
graphic representations provided in this Plan are intended to provide a 
framework for interpretation of the written standards and regulations 
contained herein. Nothing in this Redevelopment Plan shall preclude the 
partial redevelopment of a Block depicted in such diagrams, images, or other 
graphic representations, provided that such subdivision or resubdivision 
and partial redevelopment of a Block is fully in conformance with the written 
standards and regulations contained herein. Pursuant to the provisions of 
the LRHL, the RAB Law and other applicable law, the Township of Teaneck 
is authorized to issue bonds, and in anticipation thereof, bond anticipation 
notes, to fund any of the redevelopment project improvements described 
herein, including but not limited to, acquisition of land, construction and/or 
renovation of municipal facilities, water, sewer, roadway, parking and 
pedestrian infrastructure, and any other public improvements as necessary 
to effectuate such redevelopment projects. The Mayor or Business 
Administrator are hereby authorized to execute and deliver, on behalf of the 
Township of Teaneck, any agreements, contracts, or additional instruments 
for the purpose of effectuating the issuance of such bonds and bond 
anticipation notes. 
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Appendix A: Council Resolution Adopting “Area in Need” 
Study
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Appendix B: Definitions 
The following definitions supersede those found in the Zoning Ordinance. For 
anything not defined within this Redevelopment Plan, the definitions found in 
§33-3 of the Zoning Ordinance shall continue to be applicable. 
 
Art Gallery shall mean a space devoted to the public display, exhibition, and 
sale of artworks, including paintings, sculpture, photography, and mixed media. 
 
Artisan Workshop shall mean a small-scale production or fabrication space 
where goods are handcrafted, assembled, or customized by artists, makers, or 
craftspeople. Typical uses include woodworking, ceramics, jewelry making, 
glasswork, and similar trades, provided the activity does not create noise, odor, 
or vibration impacts on adjoining properties or adjacent residential units. 
 
Bank shall mean an establishment engaged in deposit banking, that is federally 
chartered or state chartered. Typical uses include commercial banks, savings 
institutions, and credit unions. 
 
Café shall mean an establishment primarily engaged in the preparation and sale 
of food and beverages for on-premises consumption. 
 
Convenience Store shall mean a small-scale retail establishment offering a 
limited selection of food, beverages, household products, and other 
convenience items intended primarily for neighborhood or passerby use. May 
include the sale of prepared or packaged foods but excludes fuel sales or fast-
food operations. 
 
Health Club shall mean a facility providing indoor space and equipment for 
physical exercise, fitness training, and wellness activities. 
 
Medical Office shall mean an office or clinic providing medical, dental, or 
therapeutic services to the general public by licensed healthcare professionals. 
Typical uses include physician offices, dental practices, physical therapy clinics, 
or similar outpatient facilities. 
 
Pharmacy shall mean an establishment primarily engaged in the preparation 
and sale of prescription and non-prescription medications, health and wellness 
products, and related items. 
 
Retail Sales shall mean a establishment engaged in the sale or renting of goods 
and services directly to the general public for personal or household 
consumption, including general merchandise stores, apparel shops, bookstores, 
electronics retailers, and similar uses. Wholesaling shall not be included in the 
definition. 

https://ecode360.com/13627418
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Ordinance No. 6-2026 AMENDING AND SUPPLEMENTING CHAPTER 33 
(DEVELOPMENT REGULATIONS) OF THE LAND USE ORDINANCE OF THE 

TOWNSHIP OF TEANECK TO ADDRESS THE REQUIREMENTS OF THE FAIR 
HOUSING ACT REGARDING COMPLIANCE WITH THE TOWN’S AFFORDABLE 

HOUSING OBLIGATIONS BY ESTABLISHING AN AFFORDABLE HOUSING 
OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY HOUSING 2 (IH-2) 
OVERLAY DISTRICT AND MODIFYING THE ZONING MAP” - 822 PALISADE 

AVENUE  BE IT RESOLVED by the Township Council of the Township of Teaneck 
that Ordinance #6-2026 pass upon second and final reading and that the 
Township Clerk is hereby authorized and directed to advertise the same 

according to law and to provide the appropriate notices in accordance with law. 

AMENDING AND SUPPLEMENTING CHAPTER 33 (DEVELOPMENT REGULATIONS) 

OF THE LAND USE ORDINANCE OF THE TOWNSHIP OF TEANECK TO ADDRESS THE 

REQUIREMENTS OF THE FAIR HOUSING ACT REGARDING COMPLIANCE WITH THE 

TOWN’S AFFORDABLE HOUSING OBLIGATIONS BY ESTABLISHING AN 

AFFORDABLE HOUSING OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY 

HOUSING 2 (IH-2) OVERLAY DISTRICT AND MODIFYING THE ZONING MAP” - 822 

PALISADE AVENUE 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #6-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

01/27/26 Township Council INTRODUCED   

02/10/26 Township Council TABLED - NO VOTE  Next: 03/10/26 

COMMENTS - Current Meeting: 

1) Chuck Powers - expressed appreciation to Council to modifying this ordinance. 

RESULT: ADOPTED BY CONSENT VOTE [UNANIMOUS] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Danielle Gee, Councilwoman 

AYES: Katz, Schwartz, Orgen, Pagan, Belcher, Gee, Goldberg 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 6-2026 AMENDING AND SUPPLEMENTING 

CHAPTER 33 (DEVELOPMENT REGULATIONS) OF THE LAND USE 

ORDINANCE OF THE TOWNSHIP OF TEANECK TO ADDRESS THE 

REQUIREMENTS OF THE FAIR HOUSING ACT REGARDING 

COMPLIANCE WITH THE TOWN’S AFFORDABLE HOUSING 

OBLIGATIONS BY ESTABLISHING AN AFFORDABLE HOUSING 

OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY HOUSING 2 

(IH-2) OVERLAY DISTRICT AND MODIFYING THE ZONING MAP” - 

822 PALISADE AVENUE  BE IT RESOLVED BY THE TOWNSHIP 

COUNCIL OF THE TOWNSHIP OF TEANECK THAT ORDINANCE #6-

2026 PASS UPON SECOND AND FINAL READING AND THAT THE 

TOWNSHIP CLERK IS HEREBY AUTHORIZED AND DIRECTED TO 

ADVERTISE THE SAME ACCORDING TO LAW AND TO PROVIDE 

THE APPROPRIATE NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, the Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., 

authorizes municipalities to adopt and amend zoning ordinances to promote the public health, 

safety, morals, and general welfare; and 

WHEREAS, pursuant to the Fair Housing Act, N.J.S.A. 52:27D-301 et seq., and the 

MLUL, the Teaneck Township Planning Board adopted a Housing Element and Fair Share Plan 

(“HEFSP”) on June 16, 2025, to address the Township’s Fourth Round constitutional obligation 

to provide a realistic opportunity for the development of housing affordable to low- and 

moderate-income families and individuals; and 

WHEREAS, Fair Share Housing Center (“FSHC”) filed a challenge pursuant to a 

N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the 4th Round HEFSP on August 29, 2025; and 

WHEREAS, the Township and FSHC have agreed to amicably resolve the issues set 

forth in FSHC’s challenge through a settlement agreement pursuant to N.J.S.A. 52:27D-

304.1(f)(2)(b) and Administrative Directive #14-24; and 

WHEREAS, in accordance with the Township’s settlement agreement with FSHC, “the 

Township shall provide draft zoning with 20% inclusionary affordable for total density of 60 

units per acre for Block 2603, Lot 21 (822 Palisades Ave) in accordance with the terms herein by 

January 16, 2026 for comment, and adopt this zoning ordinance by no later than March 15, 

2026.” (Page 11); and 

WHEREAS, in order to implement the settlement agreement, the Code of the Township 

of Teaneck must be amended to allow for overlay zone districts to address the prospective need 

obligation in accordance with N.J.S.A. 52:27D-304.1(f)(2)(c); 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, in the County of Bergen and the State of New Jersey, as follows: 

SECTION I. The Zoning Map shall be and is hereby amended and supplemented by the 

addition of the Inclusionary Housing 2 Overlay (IH-2) District, incorporating the following 
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property as shown on the Official Tax Map of the Township of Teaneck into said overlay zone:  

822 Palisade Avenue (Block 2603, Lot 21) 

SECTION II. Attachment 1 <https://ecode360.com/attachment/TE0774/TE0774-

033a%20Table%20of%20Zoning%20Map%20Amendments.pdf>, “Table of Article V, 

“Zoning,” of Chapter 33, “Development Regulations” of the Land Use Ordinance of the 

Township of Teaneck is hereby amended to incorporate the following:  

Ord. No. Adoption Date Change 

06-2026 3/10/2026 The following block and lots are hereby included 

within the IH-2 Overlay District Block 2603, Lot 21 

 

SECTION III. Section 33-24.32, “Inclusionary Housing 2 Overlay (IH-2) District” of 

Article V, “Zoning,” of Chapter 33, “Development Regulations” of the Land Use Ordinance of 

the Township of Teaneck is hereby created to read in its entirety as follows: 

a) Intent. The intent of the overlay zone is to permit the development of an inclusionary 

multifamily residential development in which a certain proportion of the dwelling units 

are set aside for occupancy by low- and moderate-income households. 

b) Permitted principal uses. 

1. Multifamily dwellings. 

2. The following uses are permitted only on the ground floor of a mixed-use 

multifamily development: 

a. Art Galleries. 

b. Artisan Workshops. 

c. Banks. 

d. Cafes and Restaurants, excluding drive-through establishments. 

e. Convenience Stores. 

f. Health Clubs. 

g. Medical Offices. 

h. Office. 

i. Pharmacies. 

j. Retail Sales, except as specifically prohibited in § 33-26 

<https://ecode360.com/13628370>. 

c) Permitted accessory uses. Accessory uses and structures which are customary and 
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incidental to the principal permitted uses on the lot. 

d) Dimensional, density, and other bulk restrictions. 

1. Minimums. 

a. Lot area: 0.25 AC. 

b. Street frontage: 150 FT. 

c. Front yard setback: 15 feet, except where an adaptive reuse of an existing 

structure is proposed the setback may be reduced to 0 feet. 

d. Side yard setback (Palisade Ave lot line): 12 FT. 

e. Rear yard setback (Frances Street lot line): 20 FT. 

2. Maximums. 

a. Dwelling units: 60 DU/AC. 

b. Building coverage: 40%. 

c. Lot coverage: 75%, which may be increased to a maximum of 80%, provided 

that the development incorporates green infrastructure measures to assist 

with stormwater management and site drainage. Acceptable strategies may 

include, but are not limited to: Rain gardens or bioswales; Rainwater 

harvesting systems; Green roofs; Stormwater detention or retention systems. 

d. Building height: 4 stories / 44 FT. 

1. Stepback Requirement: Any story above 32 FT shall have no less than an 

8-feet stepback in depth from the primary facade. Stepback areas may be 

used for the provision of outdoor space for occupants with a balcony or 

rooftop deck. Buildings should define the upper-story stepback through a 

horizontal element, such as a cornice, band, or frieze. 

e) Accessory structures restrictions. 

1. Accessory buildings are prohibited.  

2. No accessory structure (e.g. wall, utility structure) shall be permitted within any 

front yard area. 

3. All accessory structures shall maintain a minimum setback of 5 FT from all side 

property lines and not exceed 6 FT in height. 

f) Affordable housing requirements. 



Ordinance (ID # 9465)  Meeting of March 10, 2026 

 Page 5 

1. Any multi-family residential development shall be subject to the Affordable 

Housing Ordinance in Article VI: Affordable Housing unless otherwise stated in 

this section <https://ecode360.com/13629467> except whereas otherwise required 

in this Section.  

2. A minimum set-aside of 20% shall be provided. 

g) Off-street parking and loading requirements. 

1. Any development shall be subject to § 33-28 <https://ecode360.com/13629335> 

except otherwise permitted in this Section relating to multifamily. 

2. A minimum parking ratio of 1.25 spaces per residential unit shall be provided. 

3. Residential parking spaces may be reduced to a minimum of 9 FT in width and 

18 FT in depth. Accessible parking spaces shall comply with the dimensional 

standards of the Americans with Disabilities Act (ADA). 

4. No front yard parking is permitted on Palisade Ave frontage. 

5. A minimum drive aisle width of 12 FT (for one-way) and 24 FT (for two-way) 

shall be provided.  

6. Electric vehicle charging infrastructure shall be provided in accordance with the 

requirements of P.L. 2021, c.171 and the Electric Vehicle Infrastructure 

Ordinance in Chapter 33, Article VII <https://ecode360.com/45535488>. 

h) Bicycle Parking. 

1. A minimum ratio of one (1) bicycle parking space per two (2) residential units 

shall be provided. 

i) Design Standards. 

1. Building exteriors should use high-quality materials. The following materials are 

discouraged: vinyl siding or PVC cladding; plastic panels or glossy composite 

laminates; exterior insulation finishing systems (EIFS); and faux materials 

intended to imitate higher-grade finishes. 

2. All rooftop mechanical equipment must be screened from public view with 

architectural enclosures, parapets or screening walls. 

3. Residential floors must provide a minimum floor-to-floor height of 9 FT. 

4. Windows viewing into a residential unit is not permitted on the ground level 

facing Palisades Avenue. 

5. Architectural projections and features are encouraged to add visual interest. 

6. Sidewalks shall be a minimum of six (6) FT in width. 

7. All new utilities must install electrical conduits and wiring underground. 

j) Signs. 

1. Any development shall be subject to § 33-18(c) except otherwise permitted in this 
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Section. 

2. Two sign maximum is permitted per building (one per façade elevation), and may 

not exceed 25 SF. 

k) Landscaping Standards. 

1. All parking areas must be screened with landscaping at least four (4) FT in 

height. 

2. Frontage must incorporate greenery and features that enhance the public realm. 

Acceptable strategies include, but are not limited to: green walls or vertical 

planting systems; planters or raised beds integrated into the sidewalk zone; 

landscape beds or climbing vines at the building base. 

3. Chapter 37: Trees and Shrubs <https://ecode360.com/13627122> shall apply.  

l) Lighting Standards. 

1. Lighting shall be between 1-3 fc at all sidewalks, parking area and driveways. 

Lighting shall not exceed .5 fc at any property line. 

2. No exterior light source, including fixtures not mounted on the primary 

structure, shall be mounted higher than 12 FT measured from the actual grade 

immediately beneath the light source.  

3. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon exterior lighting 

is permitted.  

4. All new exterior site and building lighting shall be selected to minimize glare, 

light trespass, and light pollution, particularly with regards to adjoining 

residential neighborhoods.  

5. Lighting fixtures shall be selected from the International Dark Sky Association's 

Fixture Seal of Approval Program, which specifies fixtures that are directionally 

downcast, full-cutoff, and that have a warm color temperature. 

 

SECTION IV. All ordinances or parts of ordinances in conflict or inconsistent with any 

part of this Ordinance are hereby repealed to the extent that they are in conflict or inconsistent. 

SECTION V. If any section, provision, or part of provision of this Ordinance shall be 

held to be unenforceable or invalid by any court, such holding shall not affect the validity of this 

Ordinance, or any part thereof, other than the part so held unenforceable or invalid. 

SECTION VI. This Ordinance shall take effect after passage and publication in the 

manner provided by law. 
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ATTEST: 

 

 

 

 

 

_____________________________ 

Doug Ruccione 

Township Clerk 

 

  

 

  

 

 

 

 

     ___________________________________    

                  Mark J. Schwartz, 

Mayor 
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Ordinance No.14-2026 AMENDING AND SUPPLEMENTING CHAPTER 33 
(DEVELOPMENT REGULATIONS) OF THE LAND USE ORDINANCE OF THE 

TOWNSHIP OF TEANECK - Set-Aside in Round Three 20%  BE IT RESOLVED by 
the Township Council of the Township of Teaneck that Ordinance #14-2026 pass 
upon second and final reading and that the Township Clerk is hereby authorized 

and directed to advertise the same according to law and to provide the 
appropriate notices in accordance with law. 

AMENDING AND SUPPLEMENTING CHAPTER 33 (DEVELOPMENT REGULATIONS) 

OF THE LAND USE ORDINANCE OF THE TOWNSHIP OF TEANECK - Set-Aside in 

Round Three 20% 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #14-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

02/10/26 Township Council INTRODUCED   

RESULT: ADOPTED BY CONSENT VOTE [UNANIMOUS] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Danielle Gee, Councilwoman 

AYES: Katz, Schwartz, Orgen, Pagan, Belcher, Gee, Goldberg 



Ordinance (ID # 9530)  Meeting of March 10, 2026 

 Page 2 

TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO.14-2026 AMENDING AND SUPPLEMENTING 

CHAPTER 33 (DEVELOPMENT REGULATIONS) OF THE LAND USE 

ORDINANCE OF THE TOWNSHIP OF TEANECK - SET-ASIDE IN 

ROUND THREE 20%  BE IT RESOLVED BY THE TOWNSHIP 

COUNCIL OF THE TOWNSHIP OF TEANECK THAT ORDINANCE #14-

2026 PASS UPON SECOND AND FINAL READING AND THAT THE 

TOWNSHIP CLERK IS HEREBY AUTHORIZED AND DIRECTED TO 

ADVERTISE THE SAME ACCORDING TO LAW AND TO PROVIDE 

THE APPROPRIATE NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, the Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., 

authorizes municipalities to adopt and amend zoning ordinances to promote the public health, 

safety, morals, and general welfare; and 

WHEREAS, pursuant to the Fair Housing Act, N.J.S.A. 52:27D-301 et seq., and the 

MLUL, the Teaneck Township Planning Board adopted a Housing Element and Fair Share Plan 

(“HEFSP”) on June 16, 2025, to address the Township’s Fourth Round constitutional obligation 

to provide a realistic opportunity for the development of housing affordable to low- and 

moderate-income families and individuals; and 

WHEREAS, Fair Share Housing Center (“FSHC”) filed a challenge pursuant to a 

N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the 4th Round HEFSP on August 29, 2025; and 

WHEREAS, the Township and FSHC have agreed to amicably resolve the issues set 

forth in FSHC’s challenge through a settlement agreement pursuant to N.J.S.A. 52:27D-

304.1(f)(2)(b) and Administrative Directive #14-24; and 

WHEREAS, in accordance with the Township’s settlement agreement with FSHC, “the 

Township shall provide draft zoning to replace the 15% affordable set-aside on rental units with 

a 20% set-aside on the remaining parcels in the Alfred Avenue zone, East Oakdene, 1405 

Teaneck Road, and the mandatory set-aside ordinance in accordance with the terms herein by 

January 16, 2026 for comment, and adopt this zoning ordinance by no later than March 15, 

2026.” (page 11); and 

WHEREAS, this Ordinance is adopted in furtherance of, and in direct response to, the 

settlement agreement by amending the affordable housing set-aside requirement from fifteen 

percent (15%) to twenty percent (20%) for the remaining parcels in the Alfred Avenue overlay, 

East Oakdene overlay, 1405 Teaneck Road district, and the amendment to the Township’s 

general mandatory affordable housing set-aside ordinance shall be addressed under a separate 

ordinance, as newly adopted Uniform Housing Affordability Controls (“UHAC”) rules 

necessitate more substantial revisions to that ordinance to ensure compliance with applicable 

requirements and deadlines. 

WHEREAS, in order to implement the settlement agreement, the Code of the Township 

of Teaneck must be amended to allow for overlay zone districts to address the prospective need 

obligation in accordance with N.J.S.A. 52:27D-304.1(f)(2)(c); 
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NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, in the County of Bergen and the State of New Jersey, as follows: 

SECTION I. The remaining parcels in the “Alfred Avenue” overlay in Section 24.27, 

“R-MO3 Residential - Multifamily 3 Overlay District.” of the of Article V, “Zoning,” of Chapter 

33, “Development Regulations” of the Land Use Ordinance of the Township of Teaneck is 

hereby amended and supplemented as follows (additions are bold underlined and deletions 

appear as strikethroughs): 

§ 33-24.27(d)(5) <https://ecode360.com/38161301>. Affordable housing. A minimum of 

15% 20% of all units shall be designated for low- and moderate-income families in 

accordance with Uniform Housing Affordability Controls (UHAC). 

 

SECTION II. The remaining parcels in the “East Oakdene” overlay in Section 24.28, 

“R-RO Residential Row House Overlay District.” of the of Article V, “Zoning,” of Chapter 33, 

“Development Regulations” of the Land Use Ordinance of the Township of Teaneck is hereby 

amended and supplemented as follows (additions are bold underlined and deletions appear as 

strikethroughs): 

§ 33-24.28(e)(1)a.1 <https://ecode360.com/38161360>. all projects: 15% 20% of the 

total units. 

 

SECTION III. The remaining parcels in the “1405 Teaneck Road” district in Section 

24.6, “R-SCII Residential Senior Housing II District.” of the of Article V, “Zoning,” of Chapter 

33, “Development Regulations” of the Land Use Ordinance of the Township of Teaneck is 

hereby amended and supplemented as follows (additions are bold underlined and deletions 

appear as strikethroughs) 

§ 33-24.6(f)(2)a <https://ecode360.com/38161451>. all projects: 15% 20% of the total 

units. 

 

SECTION IV. All ordinances or parts of ordinances in conflict or inconsistent with any 

part of this Ordinance are hereby repealed to the extent that they are in conflict or inconsistent. 

SECTION V. If any section, provision, or part of provision of this Ordinance shall be 

held to be unenforceable or invalid by any court, such holding shall not affect the validity of this 

Ordinance, or any part thereof, other than the part so held unenforceable or invalid. 

SECTION VI. This Ordinance shall take effect after passage and publication in the 

manner provided by law. 

 

    

  

ATTEST: 
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_____________________________ 

Doug Ruccione 

Township Clerk 

 

  

 

 

     ___________________________________    

                  Mark J. Schwartz, 

Mayor 

 



 Township Council Meeting: 03/16/26 07:00 PM 
 c/o Township Clerk Department: Township Clerk 
 Teaneck, NJ  07666 Category: Authorize 

  DOC ID: 9570  

 ORDINANCE (ID # 9570)  

 Page 1 

 

Ordinance No. 17-2026 ADOPTING A REDEVELOPMENT PLAN IN FURTHERANCE 
OF THE REDEVELOPMENT OF BLOCK 4905, LOTS 1, 2 & 3 AS SHOWN ON THE 

TAX MAP OF THE TOWNSHIP OF TEANECK (54 W ENGLEWOOD AVE) IN 
ACCORDANCE WITH THE LOCAL REDEVELOPMENT AND HOUSING LAW, 

N.J.S.A. 40A:12A-1 ET SEQ.  BE IT RESOLVED by the Township Council of the 
Township of Teaneck that Ordinance #17-2026 pass upon second and final 
reading and that the Township Clerk is hereby authorized and directed to 

advertise the same according to law and to provide the appropriate notices in 
accordance with law. 

ADOPTING A REDEVELOPMENT PLAN IN FURTHERANCE OF THE 

REDEVELOPMENT OF BLOCK 4905, LOTS 1, 2 & 3 AS SHOWN ON THE TAX MAP OF 

THE TOWNSHIP OF TEANECK (54 W ENGLEWOOD AVE) IN ACCORDANCE WITH 

THE LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ. 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #17-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

03/05/26 Township Council INTRODUCED   

COMMENTS - Current Meeting: 

1) Aneida - expressed concern over the proposed development on 54 West Englewood Avenue. 

2) Shelley Worrell - expressed concern over the proposed development on 54 West Englewood 

Avenue. 

3) Andrea Balmant - expressed concern over the proposed development on 54 West Englewood 

Avenue. 

4) Alicia R - expressed concern over the proposed development on 54 West Englewood Avenue. 

5) Issac - inquired on what builder's remedy is precisely. 

RESULT: ADOPTED [4 TO 1] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Karen Orgen, Councilwoman 

AYES: Mark J. Schwartz, Karen Orgen, Denise Belcher, Danielle Gee 

NAYS: Hillary Goldberg 

ABSTAIN: Michael S Pagan 

RECUSED: Elie Y. Katz 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 17-2026 ADOPTING A REDEVELOPMENT PLAN IN 

FURTHERANCE OF THE REDEVELOPMENT OF BLOCK 4905, LOTS 

1, 2 & 3 AS SHOWN ON THE TAX MAP OF THE TOWNSHIP OF 

TEANECK (54 W ENGLEWOOD AVE) IN ACCORDANCE WITH THE 

LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 

ET SEQ.  BE IT RESOLVED BY THE TOWNSHIP COUNCIL OF THE 

TOWNSHIP OF TEANECK THAT ORDINANCE #17-2026 PASS UPON 

SECOND AND FINAL READING AND THAT THE TOWNSHIP CLERK 

IS HEREBY AUTHORIZED AND DIRECTED TO ADVERTISE THE 

SAME ACCORDING TO LAW AND TO PROVIDE THE APPROPRIATE 

NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq., 

as amended and supplemented (the "Act"), provides a process for municipalities to participate in 

the redevelopment and improvement of areas designated as areas in need of redevelopment or as 

areas in need of rehabilitation; and 

WHEREAS, by resolution No. 129-2022, adopted on May 17, 2022, the Township 

Council of the Township of Teaneck authorized Phillips, Preiss, Grygiel, Leheny, Hughs LLC to 

undertake professional planning services in connection with the potential redevelopment of 

Block 4905, Lots 1-22.01 as shown and designated on the Tax Map of the Township of Teaneck, 

including assisting the Planning Board in an investigation of whether the area is an area in need 

of redevelopment.  

WHEREAS, by Resolution No. 127-2022, adopted on May 17, 2022, the Township 

Council of the Township of Teaneck authorized and directed the Planning Board of the 

Township of Teaneck to undertake a preliminary investigation to determine whether the area 

known and designated as Block 4905, Lots 1-22.01 as shown on the Tax Map of the Township of 

Teaneck, may be determined to be an non-condemnation area in need of redevelopment in 

accordance with the criteria set forth in N.J.S.A. 40A:12A-5, which shall not authorize the 

Township of Teaneck to exercise the power of eminent domain to acquire any property within 

the delineated area; and  

WHEREAS, Phillips, Preiss, Grygiel, Leheny, Hughs LLC submitted to the Planning 

Board a report dated August 2022 entitled “Area in Need of Redevelopment Investigation Block 

4905, Lots 1-22.01 | Township of Teaneck, New Jersey;” and  

WHEREAS, a public hearing was held by the Planning Board on August 11, 2022, 

following the publication of a notice, once each week for two consecutive weeks (July 24, 2022, 

and August 1, 2022), the last publication being not less than 10 days prior to the date set for the 

hearing, in The Record, of the time, date and place of the hearing before the Planning Board, 
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setting forth the general boundaries of the area to be investigated, and stating that an “Area in 

Need of Redevelopment Investigation for Blocks 4905, Lots 1-22.01 | Township of Teaneck, 

New Jersey” prepared by Keenan Highes, P.P., from Phillips, Preiss, Grygiel, Leheny, Hughs 

LLC and accompanying map, showing the boundaries of the proposed redevelopment area and 

location of the parcels included therein, along with a statement setting forth the basis for the 

investigation in accordance with N.J.S.A. 40A:12A-6(b)(1), and supporting documentation, are 

on file and available for public inspection at the Office of the Township Clerk, during regular 

business hours; and  

WHEREAS,  a copy of the notice of such hearing was mailed at least 10 days prior to 

the date set for the hearing to the last owners of each parcel of property within the area according 

to the assessment records of the Township of Teaneck and to all persons at their last known 

address, if any, whose names are noted on the assessment records as claimants of an interest in 

any such parcels; and  

WHEREAS, at said hearing the Planning Board heard and considered the testimony of 

Keenan Hughes and the “Area in Need of Redevelopment Investigation for Blocks 4905, Lots 1-

22.01 | Township of Teaneck, New Jersey”, dated August, 2022, prepared by Keenan Highes, 

P.P., from Phillips, Preiss, Grygiel, Leheny, Hughs LLC, Planning and Real Estate Consultants, 

as well as both questions and comments from the public; and  

WHEREAS, following such hearing, the Planning Board voted on August 11, 2022, to 

recommend to the Township Council the designation of Block 4905, Lots 1-15 and 17 as shown 

on the Tax Map of the Township of Teaneck, as a non-condemnation area in need of  

redevelopment, as memorialized in the letter dated August 16, 2022, from the Planning Board’s 

attorney, Brian E. Eyerman, Esq.; and  

WHEREAS, the Township Council has considered the recommendations of the Planning 

Board, the “Area in Need of Redevelopment Investigation for Blocks 4905, Lots 1-22.01 | 

Township of Teaneck, New Jersey”, dated August, 2022, prepared by Keenan Highes, P.P., from 

Phillips, Preiss, Grygiel, Leheny, Hughs LLC, Planning and Real Estate Consultants, comments 

from the public at the aforesaid hearing before the Planning Board and any written objections 

received;  

WHEREAS, the 2022 designation resolution included certain properties pursuant to 

N.J.S.A. 40A:12A-3, which permits the inclusion of properties "which of themselves are not 

detrimental to the public health, safety or welfare, but the inclusion of which is found necessary, 

with or without change in their condition, for the effective redevelopment of the area of which 

they are a part"; and 

WHEREAS, the New Jersey Supreme Court established the Mount Laurel Doctrine 

through decisions in Southern Burlington County NAACP v. Mount Laurel as a civil rights 

remedy to address exclusionary zoning and residential segregation; and 
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WHEREAS, Fair Share Housing Center has recognized that the Mount Laurel Doctrine 

"creates pathways for racial and economic integration" and represents "one of the strongest 

frameworks in the country to prevent and address residential segregation"; and 

WHEREAS, P.L.2024, c.2 provides that "the provision of housing in urban areas must 

be balanced with the need to provide housing throughout the State for the free mobility of 

citizens"; and 

WHEREAS, the Township has undertaken Fourth Round Affordable Housing 

compliance planning pursuant to P.L.2024, c.2; and WHEREAS, the Township adopted a 

Housing Element and Fair Share Plan on June 17, 2025, which identified Block 4905, Lots 1, 2 

& 3 (54 West Englewood Avenue) as a site for affordable housing development providing 11 

low- and moderate-income units; and  

 

 WHEREAS, the owners are intervenors in the matter of the Township’s compliance with 

its Fourth Round Housing obligation in Docket No. BER-L-776-25; and 

WHEREAS, the Township entered into a settlement agreement with the owners dated 

January 6, 2026 to resolve the litigation and adopt a redevelopment plan on or before March 15, 

2026; and 

WHEREAS, the Township Council is committed to ensuring that its Fourth Round 

affordable housing compliance advances the Mount Laurel Doctrine's integration objectives and 

promotes geographically balanced affordable housing development throughout the Township; 

and 

WHEREAS, the Township Council hosted a meeting with the owner and the community 

to receive feedback and discussion on the proposed project; and  

WHEREAS, the Township Planner, Topology, prepared a redevelopment plan that 

incorporated feedback from neighbors in order to mitigate any adverse impacts to neighboring 

properties or the neighborhood; and 

WHEREAS, the Township Council now proposes to adopt the Redevelopment Plan to 

effectuate the redevelopment project. 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, County of Bergen and State of New Jersey as follows:  

Section 1. The Redevelopment Plan, a copy of which is annexed hereto and made part of this 

Ordinance, is adopted in accordance with N.J.S.A. 40A:12A-7 of the Redevelopment Law.  

Section 2. This Ordinance constitutes an amendment to the Zoning Map for the Township of 

Teaneck, New Jersey.  
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Section 3. All ordinances or parts of ordinances inconsistent with this Ordinance are hereby 

repealed to the extent of such inconsistency.  

Section 4. If any section, paragraph, clause or provision of this Ordinance shall be adjudged 

invalid, such adjudication shall apply only to such section, paragraph, subdivision, clause or 

provision and the remainder of this Ordinance shall be deemed valid and effective.  

Section 5. A copy of this Ordinance and the Redevelopment Plan shall be available for public 

inspection at the office of the Township Clerk during regular business hours.  

Section 6. This Ordinance shall take effect in accordance with all applicable laws. 

 

    

  

ATTEST: 

 

 

 

 

 

_____________________________ 

Doug Ruccione 

Township Clerk 

 

  

 

  

 

 

 

 

     ___________________________________    

                  Mark J. Schwartz, 

Mayor 
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Section 1: Introduction and Plan Requirements 
 
A. Plan Goal 
 
The goal of this Plan is to provide a planning and policy framework for the 
redevelopment of 54 West Englewood Avenue in the Township of Teaneck 
through the adoption of a potential program for development according to the 
provisions of the Local Redevelopment and Housing Law (“LRHL”). 
Furthermore, this Plan permits the Mayor and Council to engage with property 
owners and/or prospective redevelopers of the properties in a manner which 
encourages and promotes the economic well-being and overall health, safety, 
and welfare of the Teaneck Township.  
 
B. Key Plan Outcomes: 
Key outcomes of this redevelopment plan include: 

§ Support housing diversity and inclusion through the development of 
multifamily housing with an affordable housing component, fulfilling the 
Township’s state-mandated obligations under its settlement agreement. 

§ Improve neighborhood circulation and safety through required roadway 
widening and infrastructure upgrades along Mersereau Terrace and 
Graham Place, enhancing emergency access and local street 
functionality. 

§ Establish enhanced architectural and site design standards that address 
building massing, roof articulation, façade treatment, pedestrian-
oriented streetscape improvements and neighborhood compatibility 
beyond what is typically regulated through conventional zoning. 

§ Incorporate sustainability and operational performance standards to 
reduce nuisance impacts. 

§ Require traffic and parking management measures to address 
circulation, guest parking demand, and potential overflow impacts on 
surrounding neighborhood streets. 

§ Implement enhanced stormwater management and green infrastructure 
strategies to mitigate increased impervious coverage and improve 
environmental performance. 

§ Ensure redevelopment proceeds in a predictable and transparent 
manner through additional required Planning Board submission reports 
and documents. 

§ Advance smart growth and reinvestment near the Teaneck Road 
Business District by concentrating inclusionary housing development in 
proximity to existing commercial services, transit access, and established 
infrastructure. 
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C. Plan Authorization 
 
The Township of Teaneck has determined that the use of redevelopment powers 
granted to municipalities under the LRHL (N.J.S.A. 40A-12A-1, et seq.) would 
be the most effective to revitalize the parcel(s) contained in the Redevelopment 
Area. All properties within the Redevelopment Area were designated as “area 
in need of redevelopment” under Resolution #237-2022, adopted on August 30, 
2022. These parcels were originally included as part of a larger Area in Need of 
Redevelopment study. Subsequently, the Township Council amended the 
designation to remove all other parcels from the study area, leaving only Block 
4905, Lots 1-3 as the designated Redevelopment Area and the subject of this 
Redevelopment Plan. The Report and both resolutions were adopted and are 
included in this Redevelopment Plan (see Appendix A). Municipalities then 
have the option of adopting a redevelopment plan for all or a portion of the 
designated area and employ several planning and financial tools to make 
redevelopment projects more feasible to remove deleterious conditions.  
 
Pursuant to the Area in Need of Redevelopment Study, the redevelopment 
designation does not allow the use of condemnation powers. 
 
D. Required Plan Components and Relationship to Municipal Ordinance 

 
The LRHL identifies required components to be included in a redevelopment 
plan. In accordance with N.J.S.A 40A:12A-7a, the redevelopment plan must 
include an outline for the planning, development, redevelopment or 
rehabilitation of a project area which is sufficient to indicate: 
 

1. Its relationship to definite local objectives as to appropriate land uses, density of 
population, and improved traffic and public transportation, public utilities, 
recreational and community facilities and other public improvements. 

2. Proposed land uses and building requirements in the project area. 

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 displaced residents will be 
available to them in the existing local housing market. 

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

5. Any significant relationship of the redevelopment plan to (a) the master plans of 
contiguous municipalities, (b) the master plan of the county in which the 
municipality is located, and (c) the State Development and Redevelopment Plan 
adopted pursuant to the "State Planning Act," P.L.1985, c.398 (C.52:18A-196 et 
al.). 

https://teanecktownnj.iqm2.com/Citizens/FileOpen.aspx?Type=1&ID=1724&Inline=True
https://teanecktownnj.iqm2.com/Citizens/FileOpen.aspx?Type=1&ID=1724&Inline=True
https://law.justia.com/codes/new-jersey/title-40a/section-40a-12a-7/
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6. As of the date of the adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all housing units affordable to low and moderate 
income households, as defined pursuant to section 4 of P.L.1985, c.222 
(C.52:27D-304), that are to be removed as a result of implementation of the 
redevelopment plan, whether as a result of subsidies or market conditions, listed 
by affordability level, number of bedrooms, and tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation 
of one comparable, affordable replacement housing unit for each affordable 
housing unit that has been occupied at any time within the last 18 months, that 
is subject to affordability controls and that is identified as to be removed as a 
result of implementation of the redevelopment plan. Displaced residents of 
housing units provided under any State or federal housing subsidy program, or 
pursuant to the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), 
provided they are deemed to be eligible, shall have first priority for those 
replacement units provided under the plan; provided that any such replacement 
unit shall not be credited against a prospective municipal obligation under the 
"Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit 
which is removed had previously been credited toward satisfying the municipal 
fair share obligation. To the extent reasonably feasible, replacement housing 
shall be provided within or in close proximity to the redevelopment area. A 
municipality shall report annually to the Department of Community Affairs on 
its progress in implementing the plan for provision of comparable, affordable 
replacement housing required pursuant to this section. 

8. Proposed locations for zero-emission vehicle fueling and charging infrastructure 
within the project area in a manner that appropriately connects with an essential 
public charging network. 

In accordance with N.J.S.A. 40A:12A-7c, the Redevelopment Plan shall describe 
its relationship to pertinent municipal development regulations. This 
Redevelopment Plan shall supersede the zoning district to the existing 
standards set forth in the Land Development Ordinance and/or Zoning 
Ordinance of the Municipal Code. Any standard, definition, or regulation in the 
Municipal Code that is not specifically addressed by a standard, definition, or 
regulation in this Redevelopment Plan shall apply as part of this Redevelopment 
Plan.  
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Section 2: Relationship to Other Plans 
 
Pursuant to the LRHL, “all provisions of the redevelopment plan shall be either 
substantially consistent with the municipal master plan or designed to effectuate the 
master plan” (N.J.S.A 40A:12A-7(d)). As well, the redevelopment plan must 
address “any significant relationship of the redevelopment plan to (a) the master plans 
of contiguous municipalities, (b) the master plan of the county in which the municipality 
is located, and (c) the State Development and Redevelopment Plan” (N.J.S.A 40A:12A-
7(a)(5). This Plan is also consistent with the following plans: 
 

1. Housing Element and Fair Share Plan Round Four (June 17, 2025) 
 
The Township of Teaneck has adopted its Fourth Round Housing 
Element (“Housing Plan”) on June 16, 2025. Relevant sections of the 
Housing Plan pertaining to the Redevelopment Area include citing the 
project as producing 11 Low- and Moderate-Income units with 5.5 “bonus 
credits” (Page 29). As such, the project shall produce at least 16.5 credits 
towards the Township’s Fourth Round obligation. Furthermore, the 
HEFSP states “The Township commits to a Redevelopment Plan… to permit 
the residential affordable housing” (Page 36). 
 
Furthermore, the owner of the Redevelopment Area filed a challenge 
pursuant to N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the Fourth-Round 
Housing Plan on August 27, 2025. As a result, the Township and the 
owner entered into a settlement agreement pursuant to N.J.S.A. 52:27D-
304.1(f)(2)(b) and Administrative Directive #14-24 (see Appendix B). 
 
A unique requirement of the settlement agreement mandated that “a 
community impact meeting with neighbors and members of the public be held in 
a public forum…” (Settlement Agreement, Page 1). Such meeting was held 
on February 17, 2026. See Section 3.F of this Redevelopment Plan for 
further discussion of the meeting. 
 
This Redevelopment Plan adopts zoning standards to permit the 
development of inclusionary housing providing at least eleven (11) low- 
and moderate-income units. Accordingly, the Redevelopment Plan is 
consistent with the Township’s Housing Plan and the terms of the 
settlement agreement. 
 

2. Master Plan for the Township of Teaneck (January 2025) 
 

The Township of Teaneck adopted a new Master Plan in 2025.  

By way of background, the Master Plan discusses Redevelopment Areas 
and describes this Redevelopment Area as part of the West Englewood 

https://www.teanecknj.gov/media/jdyn5ezd/council-endorsement-6-17-25-teaneck-housing-element-fourth-round.pdf
https://www.teanecknj.gov/media/1jqpliqt/teaneck-master-plan_adopted-january-30-2025-reduced-file.pdf
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Avenue an “Area in Need” (Page 41). The Master Plan also delineates the 
Redevelopment Area in both the built-out analysis and future land use 
maps as a “Business District” within the Teaneck Road corridor (see maps 
below). While the map is now outdated where the adjacent properties 
have been de-designated, this Redevelopment Area remains designated. 

 
 

 
Figures 1-2: Redevelopment Area and Inclusion Within the Teaneck Road Business 

District (Master Plan, page 58 and 71), Annotated with Zoomed-In Detail 
 

While the Redevelopment Area is in context of the Teaneck Road 
business corridor as mapped above, the proposed Redevelopment Plan 
envisions multifamily housing. During the Master Plan process, 
community workshops asked residents to share preferences in terms of 
building and site design for certain new development types. The 
following recommendations were suggested to be incorporated into 
design standards within redevelopment (Page 49-50): 

 

All Development Types: 

§ Provide traditional architectural styles (Tudor, Colonial, etc.) that 
mimic the historic development patterns of the Township. 

§ Provide continuity in architectural vernacular for the same 
building. 
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§ Provide extensive landscaping along the street and in front yards. 
Specifically, full-foliage landscaping, lawns/courtyards, and 
greenery in front yards. 

§ Avoid “boxy” architectural styles or industrial styles. 

§ Avoid locating parking garages in prominent locations, 
particularly near the front of a building. 

Multifamily/Multi-Unit: 

§ Provide open spaces (courtyards, plazas, landscaped setbacks, 
open space for “gathering,” etc.) 

§ Provide street trees. 

§ Relegate parking to the rear or side of buildings with low visual 
prominence. 

§ Avoid buildings that are “bulky” or “boxy.” 

§ Provide features that break up the bulk or massing of the building, 
e.g., step-backs, roof dormers, recessed portions of the façade, 
broken-up roofline, etc. 

§ Avoid flat building facades that extend the full height of the 
building. 

 
Additionally, the following goals and objectives are outlined within the 
Township’s Master Plan: 

 
• Land Use Goal 1: Promote a range of housing options to meet the 

needs of residents in different life phases 

o Objective L.1.3 Expand housing options for young adults, seniors 
seeking to age-in-place, and single individuals  

o Objective L.1.5 Continue to address the Township’s constitutional 
obligation to provide a realistic opportunity for the construction of 
its fair share of affordable housing 

 
• Land Use Goal 2: Provide high standards of design and quality in 

the built environment 

o Objective L.2.7 Improve the streetscape environment 

o Objective L.2.9 Ensure that proposed multifamily and mixed-use 
development projects feature site circulation plans that 
accommodate increased vehicle loading and unloading 

o Objective L.2.10 Promote sustainable building designs and 
materials 
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• Land Use Goal 3: Encourage the revitalization of Teaneck’s 

business districts 

o Objective L.3.1 Utilize the tools of zoning and rehabilitation or 
redevelopment designations to promote revitalization and a 
cohesive identity for business districts 

o Objective L.3.3 Advance “smart growth” planning principles in 
business district revitalization 

o Objective L.3.8 Advance public-private partnerships that build 
neighborhoods through the provision of community benefits. 

o Objective L.3.9 Provide efficient parking in appropriate locations 
to accommodate demand. 

 
This Redevelopment Plan is intended to guide the development of 
affordable inclusionary multifamily housing suitable for young adults, 
singles, and seniors seeking to age in place. The developement proposes 
incorporating architecture and sustainable design practices that enhance 
the streetscape and existing structures while providing community 
benefits such as street widening and on-site parking in an area with 
limited parking options. Located near the Teaneck Road business district, 
the Site encourages residential development in close proximity to 
commercial uses. As shown on the Master Plan maps, the Site is 
incorporated within the business district at its fringe, prior to crossing 
Mersereau Terrace, which lies directly across the street from the 
multifamily R-M district. Parcels closer to Teaneck Road currently 
contain residential uses and transition into a business-residential district. 
 
While the adopted Master Plan provides the overarching framework for 
development within the community, certain detailed design and site-
specific considerations contemplated by this Redevelopment Plan were 
not fully anticipated at the time of its adoption. Subsequent to the January 
2025 Master Plan, the property became subject to a court-approved 
settlement agreement and state-mandated affordable housing litigation 
and compliance plan, which requires the inclusion of eleven (11) low-
income affordable housing units on the site. These obligations were 
imposed outside the control of the municipality and necessitated design 
responses that differ in limited respects from the Master Plan’s original 
assumptions.  
 

To the greatest extent practicable, the project’s architecture, site layout, and 
landscape design have been carefully regulated to achieve consistency with 
Master Plan objectives, including minimizing the visual perception of density, 
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incorporating landscaping, and utilizing high-quality materials and design 
elements. While the redevelopment may not align with every fine-grained 
aspect of a Master Plan adopted prior to the affordable housing requirements, 
it represents the most effective and reasonable approach to implementing 
zoning controls and achieving Master Plan goals under the unique legal and 
regulatory constraints now governing the property.  
 

3. Bergen County Master Plan (April 2023) 
 
The County Master Plan discusses land use/housing, economic vitality, 
transportation/mobility, and other relevant goals and objectives. This 
Redevelopment Plan aims to create housing, economic development, 
streetscape improvements, and future growth within the County. The 
following goals and objectives are advanced within the County’s Master 
Plan: 
 

• Land Use + Housing Goal 4: Encourage a wide variety of housing 
types, range of densities, and price points 

o Objective 4.2: Help municipalities identify how to seamlessly 
integrate a more diverse housing stock into a community 

 
• Economic Vitality Goal 2: Encourage redevelopment and 

revitalization of underutilized sites 

o Objective 2.1: Incentivize redevelopment 

 
This Redevelopment Plan envisions new quality housing with the 
intention of incorporating inclusionary housing, as well as  
redevelopment of an underutilized site with sustainable design practices, 
integrating diverse housing stock into an existing community. As such, 
this Plan is consistent with the Bergen County Master Plan. 
 

4. Adjacent Municipalities 
 
There are 7 contiguous municipalities to the Township of Teaneck: 
Hackensack, Bogota, Ridgefield Park, Leonia, Englewood, Bergenfield, 
and Tenafly. The Redevelopment Area is approximately 0.6 miles away 
from the nearest municipal border. No significant relationship was 
identified between the Redevelopment Plan and the Master Plan of these 
contiguous municipalities. 

 
 
 
 

https://bergencountynj.gov/bergen-county-department-of-planning-engineering/bergen-county-master-plan/


6 0  U n i o n  S t r e e t ,  # 1 N

N e w a r k ,  N J   0 7 1 0 5

UNLOCKING POTENTIAL

IN PLACES YOU LOVE

DRAFT 2026-02-27  

 11 

5. State Development and Redevelopment Plan (“State Plan”) 
 
§ 2001: The Redevelopment Area is located within Planning Area 1 (PA-

1), which is envisioned for much of the State’s future redevelopment. 
This Redevelopment Plan will advance encouragement of 
redevelopment. (Page 182, 187-194). 
 

§ 2025: The new Preliminary State Development and Redevelopment 
Plan was approved on December 4, 2024 and released on December 6, 
2024. The project advances the State Plan’s emphasis on equitable, 
inclusive housing by providing a mix of residential units with an 
inclusionary affordable component, directly supporting statewide 
goals to expand housing opportunities and counter exclusionary 
zoning practices. As an infill redevelopment within an established 
community, the project aligns with the Plan’s focus on revitalization, 
efficient land use, and directing growth toward areas with existing 
infrastructure.  

https://www.nj.gov/state/bac/planning/state-plan/planning-areas/
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Section 3: Existing Conditions 
 
A. Redevelopment Area Context 

 
Figure 3: Study Map of Teaneck and the Redevelopment Area 
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Figure 4: Study Map of the Redevelopment Area 

 
The following properties are included within the Redevelopment Area, as 
mentioned in the most recent tax records at the time of Plan adoption. 
 

BLOCK, LOT ADDRESS 
Block 4905, Lot 1 61 Graham Place 
Block 4905, Lot 2 1347 Mersereau Terrace 
Block 4905, Lot 3 54 West Englewood Avenue 

 
B. Key History Timeline of Redevelopment Area 
 
Below is an abridged timeline highlighting key milestones in the designation 
of the Redevelopment Area and the evolution of the Redevelopment Plan: 

§ May 2022: The Township Council authorizes a Area in Need of 
Redevelopment Investigation (“AINR”) to determine whether the Block 
4905, Lots 1 to 15 and 17 to 22.01 qualify as an Area in Need of 
Redevelopment. 

§ July 2022: Per the AINR, “Lot 3 was the subject of a Zoning Board 
application in 2021 and 2022 for consolidation with Lot 2 and a site plan 
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proposal with variances for multifamily development. The Board denied 
the application in July 2022.” 

§ August 2022: An AINR is prepared. The Township passes Resolution No. 
237-2022 on August 30, 2022, declaring Block 4905, Lots 1, 2, 3, 4.01, 5, 6, 7, 
8, 9, 10, 11, 12, 13, 14, 15, and 17 as a non-condemnation area in need of 
redevelopment. 

§ June 2025: The Township adopts its Fourth Round Housing Element and 
Fair Share Plan, which identifies 54 West Englewood Avenue as 
providing a realistic development potential of 11 LMI units, either 
through rezoning or redevelopment. 

§ August 2025: The owner of the Redevelopment Area files a challenge 
pursuant to N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the Fourth-Round 
Housing Plan on August 27, 2025. As a result, the Township and the 
owner enters into a settlement agreement pursuant to N.J.S.A. 52:27D-
304.1(f)(2)(b) and Administrative Directive #14-24 (see Appendix B). 

§ December 2025: The Township passes Resolution No. 347-2025 on 
December 22, 2025, de-designating Block 4905, Lots 4.01, 5, 6, 7, 8, 9, 10, 
11, 12, 13, 14, 15, and 17 (the parcels not located at 54 West Englewood 
Avenue) as a non-condemnation area in need of redevelopment. 

§ January 2026: A Settlement Agreement is reached between the 
Prospective Redeveloper and the Township requiring adoption of zoning 
by March 15, 2026, pursuant to N.J.S.A. 52:27D- 301(f)(2)(c) (BER-L-
000776-25). 

§ February 2026: The Township holds a public community meeting where 
the Prospective Redeveloper presents the conceptual plan and receives 
input from the public. 

 

C. Redevelopment Area Existing Conditions 
 
The properties subject to this Plan are currently occupied by three lots with 
frontage along West Englewood Avenue, Mersereau Terrace, and Graham 
Place. Per the 2022 Area in Need of Redevelopment Preliminary Investigation, 
the following describes the site conditions in the Redevelopment Area: 

 
§ Block 4905, Lot 1 – 61 Graham Place: “Lot 1 is a corner lot with 81.97 feet of 

frontage on the east side of Mersereau Terrace and 106 feet of frontage on the 
north side of Graham Place. Both streets terminate adjacent to this lot. The 
property consists of a 1½-story, two-family dwelling built in 1948… There are 
two driveways, with the front driveway leading to an attached one-car garage 
from Graham Place, and the rear driveway leading to another attached one-car 
garage, from Mersereau Terrace” (Page 13). 
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§ Block 4905, Lot 2 – 1347 Mersereau Terrace: “This property is located on the 

east side of Mersereau Terrace with 37 feet of frontage and a depth of 106 feet. 
The property was built in 1925 and consists of a two-story, single-family 
residence with an attached, below-grade garage” (Page 14). 

 
§ Block 4905, Lot 3 – 54 West Englewood Avenue: “This property is a corner 

lot with 106 feet of frontage on the south side of West Englewood Avenue and 
145 feet of frontage on the east side of Mersereau Terrace. The property consists 
of a 2½-story frame dwelling built in 1909, a one-car garage/shed, and a short 
driveway from Mersereau Terrace” (Page 15). 

 

Figure 5: Tax Map 49 
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D. Existing Zoning 
 
The property within the Redevelopment Area is in the R-S Residential Single 
Family Detached District. The sole permitted use is single-family detached 
dwellings. Permitted conditional uses include home professional offices, 
nurseries, elementary and secondary schools, quasi-public buildings and 
recreation areas, and houses of religious worship.  
 
A link to the Zoning Ordinance can be found online: 
https://ecode360.com/38151231.  
 

 
Figure 6: Map of Redevelopment Plan Area and Existing Zoning  

 
 

https://ecode360.com/38151231
https://ecode360.com/38151231
https://ecode360.com/38151231
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E. Property Restrictions - Easements 
 
The Redeveloper(s) will be responsible for identifying, maintaining, and 
relocating, if necessary, any existing easements. 
 
F. Property Restrictions - Contamination 
 
At this time, the Municipality makes no representations as to the presence of 
environmental contamination on any parcel within the Redevelopment Area. 
The Redeveloper(s) will be responsible for investigating and remediating any 
possible contaminations on parcels they seek to redevelop. 
 

G. Neighborhood Impact Meeting 
 

See meeting video here: https://youtu.be/Hs68wb9G09c?si=5wbhjorwqQ39P5-O 

A community meeting was held on February 17, 2026, at the Township 
Municipal Complex to review the preliminary concept proposed by the property 
owner and to receive neighborhood feedback regarding the proposed project 
cooncept in the Redevelopment Area. The meeting was attended by a 
Councilmember, the Township Redevelopment Attorney, the Township 
Planner, the Township Architect (subcontracted through the Township 
Planner), the Prospective Redeveloper, and members of the public. 

The meeting served as a forum for residents and neighboring property owners 
to provide direct feedback on the concept plan and to identify key areas of 
concern to be considered through redevelopment plan standards and future site 
plan review. Overall, public comments focused on ensuring that any 
multifamily redevelopment adjacent to established single-family 
neighborhoods is appropriately scaled and designed to mitigate potential 
nuisance impacts. 

A primary theme of the discussion was neighborhood compatibility. Residents 
expressed concern regarding the proposed building mass, parking 
configuration, and related infrastructure in proximity to adjacent homes. 
Attention was also given to the constrained nature of the surrounding street 
network, particularly circulation along Mersereau Terrace and Graham Place. 

The Township Professionals acknowledged that certain design controls are 
necessary to mitigate adverse impacts identified by the community within this 
Redevelopment Plan. In particular: 

§ Roadway widening and related infrastructure upgrades may be 
necessary, including potential right-of-way dedication to accommodate 
expanded cartway widths. 

https://youtu.be/Hs68wb9G09c?si=5wbhjorwqQ39P5-O
https://www.teanecknj.gov/news-and-notices/posts/54-west-englewood-ave-community-update-21726-7pm/
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§ Building height, setbacks, and massing associated with a four-story 
structure must be carefully regulated to ensure compatibility with the 
existing neighborhood character, including enhanced architectural 
standards. 

§ Parking supply (resident and visitor), traffic circulation, deliveries, 
loading and the potential for overflow parking impacts on neighborhood 
streets require formal traffic impact analysis and related controls. 

§ Operational and environmental considerations warrant enhanced 
development standards, including regulations addressing lighting, 
landscaping, utilities, construction staging, trash removal and 
environmental impact analysis. 

Overall, the community impact meeting provided guidance to the Township in 
identifying appropriate design and performance controls within the 
Redevelopment Plan. To the extent practicable within the framework of a 
multifamily inclusionary housing development in a formerly R-S zoned area, 
the feedback received informed the development of bulk, design, circulation, 
and submission requirements incorporated into this Redevelopment Plan.  
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Section 4: Land Use, Building and Design Requirements 
 
The purpose of these standards is to ensure that multifamily residential 
development is compatible with adjacent single-family neighborhoods and 
mitigates potential nuisances related to scale, traffic, parking, lighting, and 
operations. 
  

A. Permitted Principal Uses 

1. Multifamily Dwellings 

 
B. Prohibited Uses 

1. Any other uses not specifically permitted by this Redevelopment Plan 

 
C. Accessory Uses 

1. Permited Uses 
a. Off-street parking facilities. 
b. Lobbies, mail rooms, and common spaces serving residential units. 
c. Utility and service rooms. 
d. Any other uses determined to be customary or incidental to the 

permitted principal uses. 
2. Bulk Standards 

a. No accessory structure shall be permitted within any front yard area. 
b. All accessory structures shall maintain a minimum setback of 5 FT 

from all side property lines and not exceed 15 FT in height. 
D. Area, Bulk + Density Requirements 

1. Lot Area and Lot Width (Minimum): The minimum lot area and lot width 
shall be calculated using the aggregate area and frontage of existing Lots 
1, 2, and 3. Such minimums may only be reduced to the extent necessary 
to accommodate required right-of-way dedication for the widening of 
Mersereau Terrace and Graham Place. 

2. Front Setback (Minimum) - West Englewood Avenue: Twenty (20) feet. 
3. Front Setback (Minimum) - Mersereau Terrace: Fifteen (15) feet. 
4. Front Setback (Minimum) - Graham Place: Fifteen (15) feet. 
5. Side Setback – East (Minimum): Thirty (30) feet. The eastern side setback 

may be reduced to a minimum of twenty (20) feet, provided that all 
windows on the east-facing façade incorporate triple-pane glazing or 
equivalent enhanced sound attenuation measures, subject to review by 
the Township. 

6. Building Coverage (Maximum): Sixty percent (60%). 
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7. Impervious Coverage (Maximum): eighty percent (80%), inclusive of any 
right-of-way dedication required for roadway widening per Section 4.F. 

8. Density (Maximum): Fifty-three (53) dwelling units. 
9. Height (Maximum): The maximum permitted building height shall be 

three (3) stories and thirty-six (36) feet to the highest architectural roof 
element. A conditional height increase to a maximum of four (4) stories 
and forty-six (46) feet to the highest architectural roof element may be 
permitted, provided that: 
a. A licensed professional engineer submits a subsurface feasibility 

analysis in accordance with Section G.2 of this Redevelopment Plan 
demonstrating that below-grade or partially below-grade parking is 
infeasible due to documented geotechnical, groundwater, or 
structural constraints, to the satisfaction of the Township; and 

b. In the event that below-grade parking is determined to be infeasible, 
any portion of the building exceeding thirty-six (36) feet in height shall 
be stepped back a minimum of eight (8) feet from the primary façade. 

c. The conditional fourth story shall comply with all applicable roof 
articulation and massing requirements set forth in this 
Redevelopment Plan. 
 

E. Affordable Housing Requirements 
Any multi-family residential development, including the residential portion 
of a mixed-use project, shall be subject to the Affordable Housing Ordinance 
in Article VI: Affordable Housing. 
A minimum set-aside of eleven (11) units or 20% (whichever is greater) shall 
be provided, consistent with the Low- and Moderate-Income requirement of 
the June 16, 2025 Housing Element and Fair Share Plan. 

https://ecode360.com/13629467
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F. Roadway Improvements and Right-of-Way Requirements 

1. Both Mersereau Terrace and Graham Place are existing two-way streets 
with a pattern of curbside parking. Roadway improvements shall be 
designed using a complete street cross-section approach and shall 
include, at minimum: 
a. A two-way carriageway in width compliant with RSIS. 
b. On-street parking accommodation on side of street adjacent to the 

Redevelopment Area compliant with RSIS. 
2. Where necessary to accommodate the approved cross-section, right-of-

way dedication shall be required and incorporated into any 
Redevelopment Agreement (RDA). 

3. Final dimensions may be adjusted based on engineering constraints, 
utility locations, emergency access requirements, and existing conditions, 
provided that the overall intent of improving circulation, pedestrian 
safety, and streetscape character is achieved. 

4. Final roadway widening dimensions and cross-sections for Mersereau 
Terrace and Graham Place shall be determined by a licensed traffic 
engineer and subject to review and approval by the Township Engineer. 
Improvements shall reflect the existing two-way traffic operations and 
the established on-street parking conditions. 

G. Parking and Loading Requirements 

1. Vehicle Parking Standards. 
a. All required parking shall comply with the Residential Site 

Improvement Standards (RSIS), N.J.A.C. 5:21, as amended. 
b. Parking areas adjacent to the eastern residential property line shall 

maintain a minimum setback of five (5) feet and shall be subject to 
required landscape buffering. 

c. No surface parking spaces shall front on West Englewood Avenue, 
Mersereau Terrace, or Graham Place. 

d. No head-on parking spaces shall be oriented toward or directly face an 
adjacent residential property unless such parking is fully enclosed 
within the building or adequately screened to prevent headlight glare 
and nuisance impacts. Screening shall be designed to eliminate direct 
light spillover onto neighboring residential properties. 

e. All required parking shall be located within an enclosed garage 
structure and shall not be visible from public streets or adjacent R-S 
zoned properties. 

f. Standard parking spaces shall measure a minimum of nine (9) feet in 
width and eighteen (18) feet in depth. 
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g. Compact parking spaces may be permitted at a minimum of eight (8) 
feet in width and eighteen (18) feet in depth, provided that no more 
than twenty percent (20%) of the total parking supply is designated as 
compact. 

h. Tandem parking spaces may be provided for residential uses subject 
to the following: No more than twenty percent (20%) of the total 
required parking spaces shall be tandem; and Tandem spaces shall be 
assigned to and used exclusively by the same dwelling unit. 

i. Accessible parking spaces shall comply with the dimensional and 
locational standards of the Americans with Disabilities Act (ADA) and 
all applicable State requirements. 

j. Angle parking may be permitted and shall comply with RSIS aisle 
width and maneuverability standards. 

k. Electric vehicle charging infrastructure shall be provided in 
accordance with P.L. 2021, c.171 and the Electric Vehicle Infrastructure 
requirements set forth in Chapter 33, Article VII of the Township Code. 

l. Prior to any Redeveloper designation, both a Traffic Impact Study and 
an overflow parking plan shall be submitted addressing on-site 
parking, guest parking, and spillover parking mitigation. 

 
2. Below-Grade Parking Feasibility Requirement 

To the greatest extent practicable, the Prospective Redeveloper shall 
incorporate below-grade or partially below-grade parking in order to 
reduce the apparent building height, minimize above-grade massing, 
and improve compatibility with adjacent single-family residential 
properties. 
a. As part of the Redeveloper designation and Redevelopment 

Agreement (RDA) process, the Redeveloper shall submit a formal 
feasibility analysis prepared by a licensed professional engineer 
evaluating the potential for subsurface or semi-subsurface parking. 
Such analysis shall include, at minimum: 
1) A geotechnical and soils investigation addressing groundwater 

conditions, bearing capacity, and constructability constraints; 
2) Structural and engineering considerations related to excavation, 

drainage, and building design; 
3) An assessment of whether below-grade parking could reduce the 

need for an additional above-grade story or lower the building’s 
apparent height; and 

4) A written explanation of any site conditions or technical limitations 
that would prevent incorporation of below-grade parking. 

5) A estimate of costs to construct subsurface parking. 
 

https://ecode360.com/45535488
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b. Below-grade parking shall be required unless the Redeveloper 

demonstrates to the satisfaction of the Township Engineer that such 
parking is infeasible due to documented subsurface constraints or 
undue engineering hardship.   

           
3. Circulation Standards. 

a. A minimum drive aisle width of 24 feet shall be provided. 
b. The Mersereau Terrace street frontages shall be limited to no more 

than two (2) curb cuts. West Englewood Avenue and Graham Place 
shall not have a curb cut. 

c. During Site Plan, turning movement templates shall be submitted 
demonstrating safe ingress and egress (including emergency vehicles). 

 
4. Bicycle Parking Standards. 

a. A minimum ratio of one (1) bicycle parking space per two (2) 
residential units shall be provided. 

b. Bicycle parking shall be provided within a secure, locked area located 
inside the building or parking garage. Bicycle parking areas shall 
include securely anchored racks designed to allow the bicycle frame 
and at least one wheel to be locked. 

c. A minimum of 15 square feet of floor area per bicycle space shall be 
allocated to ensure adequate maneuvering room around handlebars 
and pedals. 
 

5. Loading Standards.  
a. No separate loading dock or loading door is permitted in a street-facing 

facade. Any vehicular loading should use the permitted garage 
entry/exit. 

b. A dedicated loading and staging space shall be required for residential 
move-ins/outs and package deliveries.  

 

H. Signage Requirements 

1. Signage shall be permitted only on the building façade fronting West 
Englewood Avenue. Such signage shall: 

a. Be mounted no higher than twelve (12) feet above finished grade; 

b. Project no more than six (6) inches from the façade surface; and 

c. Not exceed fifteen (15) square feet in sign area. 

d. Signage shall be limited to building identification only. 
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2. No signage of any kind shall be permitted on building façades or site 
areas facing Mersereau Terrace, Graham Place, or the eastern side yard 
frontage. 

3. Illuminated signs are prohibited, except if lighting is deemed necessary 
for safety or identification purposes, illumination shall be limited to low-
level, downward-directed fixtures, and externally illuminated. 

 

I. Building Materials Standards 
1. Permitted Primary Building Materials. 

a. Natural wood clapboard or shingles (or high-quality engineered wood 
siding). 

b. Fiber cement lap siding and panels. 

c. High-quality vinyl siding is permitted on condition that sample 
materials be provided to Planning Board during site plan review 
process to ensure premium grade materials are selected. 

d. Other quality materials approved by the Planning Board, provided 
they are consistent with residential character. 

2. Permitted Accent / Secondary Materials 

a. Natural brick or brick veneer 

b. Natural stone or stone veneer 

c. Cast stone detailing 

d. Decorative masonry piers or foundation treatments 

3. Prohibited Building Materials. 

a. Reflective, glossy, or visibly synthetic materials. 

b. Exterior insulation finishing systems (EIFS) 

c. Simulated or faux materials intended to imitate higher-quality finishes 
(e.g. faux brick, faux stone veneer) 

 
J. Garage Screening Standards. 

1. Garage openings visible from a R-S zoned public right-of-way shall: 

a. Be screened with high-quality architectural treatments (e.g. decorative 
metal grilles; perforated metal panels; wood or composite slat systems; 
architectural louvers; brick or masonry screening elements). 

b. Be integrated into the building façade design so as to appear as a 
finished architectural element rather than exposed parking. 
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c. Mechanical exhaust vents associated with parking garages shall not 
face adjacent residential properties. 

 

K. Building Design Standards 

See precedent imagery at end of this section, provided by Earl Jackson Architecture 
Workshop to inform intent of regulating a larger-scale multi-family development 
adjacent to R-S single-family zoned homes. 

 
1. Required Massing and Building Segmentation 

a. Required Massing Breaks 

i. Along West Englewood Avenue and Graham Place, façades shall 
incorporate a minimum of two (2) massing breaks. 

ii. Along Mersereau Terrace, façades shall incorporate a minimum of 
four (4) massing breaks. 

iii. Along Mersereau Terrace, building segments shall be articulated to 
create the visual appearance of four (4) distinct residential-scale 
structures. This shall be achieved through: 

§ Bringing each segment down to grade; 

§ Step-ins and step-outs of the façade plane; 

§ Roofline variation; and 

§ Material and color differentiation. 

iv. Each required massing break shall include a minimum horizontal 
plane offset of four (4) feet and extend vertically from grade to 
roofline. 

v. Long, continuous façade planes exceeding fifty (50) feet without 
articulation shall be prohibited. 

 
2. Required Façade Treatment 

a. All building elevations facing any public street shall comply with 
façade standards. No façade visible from a public right-of-way shall be 
treated as a secondary or service elevation (i.e. appears as “front” 
façade). 

b. Rear and side elevations facing residential properties shall incorporate 
comparable levels of architectural detailing, materials, and 
articulation. 

c. Blank walls exceeding twenty (20) feet in horizontal length shall be 
prohibited on any façade. 
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d. Architectural articulation, windows, material changes, or decorative 
elements shall be provided to interrupt wall planes. 

e. Vertical and Horizontal Articulation 

i. Vertical articulation shall be provided at regular intervals along any 
façade. 

ii. Horizontal articulation shall include material changes, belt courses, 
trim bands, roofline changes, or plane shifts sufficient to break 
down building mass. 

iii. The parking base shall be fully integrated into the architectural 
design and shall not appear as a continuous single-plane podium 
wall or as a continuous open parking band. The façade at the 
parking level shall be articulated, screened, and treated with 
residential-scale materials so that the building does not appear to 
“float” above the parking structure. 

Particular attention shall be given to the south and east elevations, 
where proximity to adjacent residential properties requires 
enhanced screening. Parking openings on these elevations shall be 
minimized and designed to prevent direct headlight glare onto 
neighboring properties. Continuous horizontal openings are 
prohibited. 

 
3. Required Top Floor and Roof Regulations 

To reduce perceived building mass and ensure neighborhood 
compatibility, any fourth story shall incorporate the following: 

a. Any portion of the building above thirty-six (36) feet in height shall be 
stepped back a minimum of eight (8) feet from the façade. 

b. Stepbacks shall be expressed through a continuous horizontal 
architectural element. 

c. The uppermost level shall incorporate residential roof design 
elements, including: 

i. Eaves designed to visually reduce the apparent height of the upper 
floor; 

ii. Roof materials wrapping down a minimum of one (1) story below 
the top level to visually lower the building mass; 

iii. Sloped roof forms, dormers, and/or gamble roof configurations. 

d. Flat, unarticulated rooflines are prohibited along public street 
frontages. 

e. Roof forms shall incorporate a pitched configuration consistent with 
residential architectural character. Minimum roof pitch shall be 
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established during final architectural review but shall not be less than 
6:12 unless otherwise approved by the Planning Board. 

f. All rooftop mechanical equipment (e.g. exhaust fans and similar 
appurtenances) shall be fully screened from view from public streets 
and adjacent residential properties using architectural enclosures 
integrated into the building design. Screening materials shall match or 
complement façade materials. 

4. Precedent Imagery: 

The below precedent diagram illustrates the intended architectural 
approach for building massing and façade articulation along Mersereau 
Terrace. 

 

The diagram demonstrates how a multifamily building may be visually 
composed as a series of distinct residential-scale forms rather than as a 
single continuous structure. In this concept, four foreground building 
masses are brought fully to grade, creating the appearance of individual 
houses aligned along the street frontage. These masses are articulated 
with pitched roof forms and consistent vertical proportions to reinforce a 
residential rhythm. 

Behind these foreground masses, a larger background building volume 
is set visually apart through several architectural techniques: 

§ The upper story is stepped back from the façade plane to reduce 
perceived height. 

§ The eave line is lowered by one story through the extension of roof 
materials downward, visually masking the uppermost level. 

§ The background mass is treated with darker or more recessive 
materials and colors to reduce its visual prominence. 

§ Roof forms, dormers, and sloped elements are used to break up the 
horizontal roofline and avoid a flat, monolithic appearance. 

§ At the ground level, the parking base is integrated into the overall 
architectural composition and visually screened so that the 
building does not appear to “hover” above grade. The intent is to 
avoid a long, uninterrupted podium wall and instead create depth, 
shadow, and rhythm along the street. 
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This precedent is provided to illustrate the Redevelopment Plan’s 
requirement that development along Mersereau Terrace be articulated to 
read as multiple residential-scale structures, with massing, roof forms, 
and façade treatment coordinated to reduce the perceived scale of the 
overall building. 

The diagram does not prescribe a specific architectural style; rather, it 
demonstrates the massing principles required under this Redevelopment 
Plan to ensure compatibility with adjacent single-family properties. 

The below precedent images illustrate the Redevelopment Plan’s intent 
to reduce the perceived height and mass of any uppermost story through 
roof articulation and architectural techniques that visually “drop” the top 
floor into a residential roof form. 

 
As shown, the apparent scale of a four-story building can be significantly 
moderated when the upper level is not expressed as a full vertical façade 
plane, but instead is incorporated into the roof structure. The progression 
demonstrates several key principles required under this Redevelopment 
Plan: 

§ Lowered Eave Line and Roof Wrap-Down: By bringing the eave 
line downward and extending roof materials one story below the 
top level, the uppermost floor becomes visually absorbed into the 
roof mass rather than reading as an additional full story. 

§ Dormers and Sloped Roof Forms: The use of dormers, gables, and 
pitched roof configurations breaks up the continuous roofline and 
provides residential-scaled window proportions on the upper 
floor. This avoids the appearance of a flat, monolithic fourth-story 
façade. 

§ Step-Back and Shadow Effects: Upper-story step-backs, combined 
with deeper roof overhangs, create shadow lines that further 
reduce the visual prominence of the top level and set it back from 
the façade plane. 

§ Material and Color Differentiation: The precedent demonstrates 
how the top floor may be visually recessed through the use of 
darker or more subdued roof materials, allowing the uppermost 
mass to recede while the lower floors maintain a more traditional 
residential façade composition. 
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Overall, these images are provided to illustrate the Redevelopment Plan 
requirement that any fourth story be architecturally disguised through 
roof form, eave placement, dormer articulation, and material treatment. 
The objective is not to mandate a particular style, but to ensure that the 
building’s height is perceived as compatible with the surrounding 
residential neighborhood character. 

 

L. Street Tree Standards 
1. A minimum of three (3) pollution resistant shade trees shall be planted 

along the West Englewood Avenue frontage, spaced at regular intervals 
of 30 FT. Trees shall be a minimum of 2.5 inches in diameter at breast 
height. 

2. A minimum of eight (8) pollution resistant shade trees shall be planted 
along Mersereau Terrace frontage, spaced at regular intervals of 30 FT. 
Trees shall be a minimum of 2.5 inches in diameter at breast height. 

3. A minimum of three (3) pollution resistant shade trees shall be planted 
along Graham Place frontage, spaced at regular intervals of 30 FT. Trees 
shall be a minimum of 2.5 inches in diameter at breast height. 

4. Brick or Belgian block pavers at the perimeter of tree pits are encouraged. 

5. Raingardens and/or bioswales in tree pits are encouraged. 

6. Tree irrigation bags must be installed and maintained for at least 6 
months after planting. 

7. Unless otherwise specified, Chapter 37: Trees and Shrubs shall apply. 

8. Specific parameters of long-term street tree maintenance may be 
addressed within Redevelopment Agreement(s). 

 

M. Landscaping Standards.  
1. Landscaping within the Redevelopment Area shall be designed to 

reinforce a high-quality residential character, enhance neighborhood 
compatibility, and soften the visual impacts of building mass and parking 
areas. All landscaped areas shall incorporate a cohesive planting plan 
utilizing shade trees, ornamental plantings, and foundation landscaping 
consistent with the surrounding residential context. 

2. The eastern yard setback area shall include a continuous landscaped 
buffer consisting of aplanted evergreen screen, designed to provide year-
round opacity; and solid fencing of a minimum height of six (6) feet. 

3. Foundation plantings shall be required along all building façades visible 
from a public right-of-way or adjacent residential properties. 

https://ecode360.com/13627122
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4. All landscaping and screening shall be maintained in a healthy and 
attractive condition. Any dead or damaged plant material shall be 
replaced within the next planting season. 

 

N. Sustainability Standards 
1. Sustainable design strategies and materials are encouraged. Sustainable 

design strategies shall include at least 3 of the following elements:  

a. Low VOC paints, stains, and building materials 

b. LED lighting 

c. Low Flow Water Fixtures 

d. Energy Star Fixtures 

e. Double or triple paned windows 

 

O. Lighting Standards. 
1. Lighting fixtures shall be residential in character. 

2. Light spillover onto adjacent residential properties shall be prohibited. 

3. Lighting shall be between 0.5-2 fc at parking area and driveways. 

4. No exterior light source, including fixtures not mounted on the structure, 
shall be mounted higher than 12 Feet measured from the actual grade 
immediately beneath the light source.  

5. All exterior lighting fixtures shall be equipped with houseside shields. 

6. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon exterior 
lighting is permitted.  

7. All new exterior site and building lighting shall be selected to minimize 
glare, light trespass, and light pollution, particularly with regards to 
adjoining residential neighborhoods.  

8. Lighting fixtures shall be selected from the International Dark Sky 
Association's Fixture Seal of Approval Program, which specifies fixtures 
that are directionally downcast, full-cutoff, and that have a warm color 
temperature. 

 

P. Sidewalk Standards 
1. A public sidewalk shall be provided along every street which borders the 

property of atleast four (4) feet.  

2. Tactile pavers shall be installed to the same standards required by ADA 
at the base of public sidewalk curb ramps.  
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3. Where the Englewood Avenue pedestrian pathway cross vehicular aisles 
or driveways, crosswalks shall be provided with textured pavement, 
pavers, or raised pavement with adequate striping.  

4. Unless otherwise specified, Chapter 32: Streets and Sidewalks shall 
apply. 

 

Q. Utility and Operational Standards 
1. Utilities and mechanical equipment (including, but not limited to, 

transformers, generators, meters, utility boxes, HVAC units, and similar 
appurtenances) shall be located within the footprint of the building to the 
maximum extent feasible.  

2. Where a third-party utility provider requires such equipment to be 
placed externally, all exterior utility meters shall be fully screened 
through architectural enclosures and/or landscaping so that they are not 
visible from the public right-of-way or adjacent residential properties. 
Due to the property situated within a R-S zone and having three 
frontages, all ground-mounted utility boxes (e.g. transformer) shall be 
placed in underground vault. 

3. Utility distribution supply lines and service connections shall be 
underground where permitted by local utility. 

4. All buildings shall provide an interior refuse area sufficient to 
accommodate all trash and recycling generated on-site between 
collections. 

5. A snow removal plan shall be submitted with site plan application. 

6. A trash management plan shall be submitted with site plan application. 

7. A construction staging plan addressing on-site staging, material storage,  
traffic/pedestrian management, construction access, public street access, 
and neighborhood protection measures shall be submitted with site plan 
application. 

 

R. Stormwater Standards 
1. Given the increased impervious coverage associated with multifamily 

development and required roadway widening in a previous R-S zone, 
enhanced stormwater management controls shall be required beyond the 
minimum standards of the New Jersey Stormwater Management Rules. 

2. The development shall incorporate 3 of the following stormwater 
mitigation techniques, subject to review and approval by the Township 
Engineer: 

https://ecode360.com/13650617
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a. Subsurface detention systems exceeding minimum storage 
requirements. 

b. Bioretention basins (rain gardens) integrated into site landscaping. 

c. Underground infiltration galleries designed to reduce runoff volume. 

d. Stormwater planters incorporated along building edges or frontages. 

e. Extended detention basins designed to reduce peak flow below pre-
development rates. 

f. Tree box filters or similar green infrastructure installations along street 
frontages. 

g. Reduction of impervious coverage below the maximum permitted 
where feasible. 

h. On-site stormwater reuse systems (e.g. irrigation or graywater reuse). 

3. All stormwater systems shall be designed to: 

a. Reduce peak discharge rates, 

b. Improve water quality treatment, 

c. Maximize on-site infiltration where soil conditions permit, and 

d. Minimize off-site runoff impacts to adjacent residential properties. 

4. Stormwater management shall comply with Chapter 38: Stormwater 
Control.  

https://ecode360.com/13650863
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Section 5: Administration 
A. Validity of Plan: If any section, subsection, paragraph, division, subdivision, 

clause, or provision of this Plan shall be deemed by a court of competent 
jurisdiction to be invalid, such part(s) shall be severed and the invalidity 
thereby shall not affect, impair, or invalidate the remainder of the Plan. 

 

B. Computations: When a numerical calculation of zoning standards for a 
particular Lot results in a fractional number, such numbers shall be rounded 
down to the next whole number for fractions less than .500 and rounded up 
for fractions .500 and above. 

 

C. Other Actions by the Township of Teaneck in Furtherance of the Plan: Other 
actions may be taken by the Township of Teaneck in its sole discretion, to 
further the goals of the Plan. These actions may include, but shall not be 
limited to, provisions for public infrastructure necessary to service new 
development and vacation of public utility easements and other easements 
and rights-of-way as may be necessary for redevelopment. The costs for such 
actions shall be borne by the designated redeveloper(s). 

 

D. Municipal Designation – Redevelopment Agreement: 

Usage of the word “Developer”: Anytime the word “developer” is utilized in 
this Redevelopment Plan, the same shall mean the redeveloper or 
redeveloper(s) that are designated by the Municipal Council in accordance 
with this Redevelopment Plan and the LRHL. 

Standing before Planning Board: Only redevelopers designated by the 
Township Council by resolution of the Municipal Council and having 
executed a Redevelopment Agreement with the Township Council may 
proceed to implement the redevelopment projects set forth in this 
Redevelopment Plan before the Planning Board. 

In order to assure that the vision of this Redevelopment Plan will be 
successfully implemented in an effective, comprehensive, and timely way, 
and in order to promptly achieve the public purpose goals of the Plan, the 
Municipal Council, will select the redeveloper(s) in all areas governed by this 
Redevelopment Plan. Any party not specifically designated as the 
“redeveloper” as set forth above shall not have the standing to proceed 
before the Planning Board for site plan approval. 

 

E. Procedural Standards for Redeveloper Applications: All designated 
redeveloper(s) will be required to execute a Redevelopment Agreement 
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satisfactory to and authorized by the Municipal Council. The procedural 
standards described here will guide redeveloper selection. The Municipal 
Council, acting as the Redevelopment Entity may, at any time, entertain 
unsolicited proposal(s) from a prospective redeveloper(s) for redevelopment 
of one or more parcels.  

The selection process shall include the submission of the following materials, 
at the discretion of Municipal Council: 

§ Conceptual plans and elevations sufficient in scope to demonstrate that 
the design approach, architectural concepts, land uses, parking, traffic 
circulation, flood mitigation, landscaping, open space, construction 
schedule, including estimated pre-construction time period to secure 
permits and approvals, and other elements are consistent with the 
objectives and standards of this Redevelopment Plan. 

§ Documentation evidencing the financial responsibility and capability of 
the proposed redeveloper with respect to carrying out the proposed 
redevelopment includes but is not limited to: type of company or 
partnership, disclosure of ownership interest, list of comparable 
projects successfully completed, list of references with name, address 
and phone information, list of any general or limited partners, financing 
plan, and financial profile of the redeveloper entity and its parent, if 
applicable. 

§ Traffic Impact Study 

§ Overflow Parking Management Plan (See Section 4 for requirements) 

§ Subsurface or Semi-Subsurface Parking Analysis (See Section 4 for 
requirements) 

§ Required escrows to the Township of Teaneck. 

§ Additional submission materials may be requested as deemed 
appropriate to the particular project sites. 

 

F. Approval Process: All submission documents shall be submitted to the 
Township Zoning Subcommittee for Consistency Review. Thereafter, upon 
designation by the Municipal Council as a Redeveloper, all development 
applications shall be submitted to the Planning Board through the site plan 
and subdivision procedures as outlined in N.J.S.A. 40:55D-1 et seq. The 
Planning Board shall deem any application for redevelopment for any 
property subject to this Redevelopment Plan incomplete if the applicant has 
not been designated by the Municipal Council as a redeveloper(s) and a 
Redevelopment Agreement has not been fully executed.  
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G. All projects within the Redevelopment Area shall require site plan or 
subdivision approval by the Planning Board in the normal course. The 
Planning Board may request additional reasonable analyses and information 
as is required to make a decision. All submissions shall meet design 
standards enumerated in this Redevelopment Plan and indicate any 
deviations from this Redevelopment Plan. 

 

H. Deviations: The Planning Board may grant deviations from the regulations 
contained within this Plan where, by reason for exceptional narrowness, 
shallowness, or shape of a specific piece of property, or by reason of 
exceptional topographic conditions, preexisting structures or physical 
features uniquely affecting a specific piece of property, the strict application 
of any area, yard, bulk, or design objective or regulation adopted pursuant 
to this Redevelopment Plan would result in peculiar practical difficulties to, 
or exceptional and undue hardship upon, the developer of such property. 
The Planning Board may also grant such relief in an application relating to a 
specific piece of property where the purposes of this Plan would be advanced 
by a deviation from the strict requirements of this Redevelopment Plan and 
the benefits of the deviation would outweigh any detriments. No relief may 
be granted under the terms of this section unless such deviation or relief can 
be granted without substantial detriment to the public good and without 
substantial impairment of the intent and purpose of this Redevelopment 
Plan. An application for a deviation from the requirements of this 
Redevelopment Plan shall provide public notice of such application in 
accord with the requirements of public notice as set forth in NJSA 40:55D-12. 
a. and b. Notwithstanding the above, any changes to the uses permitted in 
this Redevelopment Area, or any other deviation requiring a “d” variance 
shall be permitted only by means of an amendment of the Redevelopment 
Plan by the Municipal Council. 

 

I. Approvals by Other Agencies: The redeveloper shall be required to provide 
the Township of Teaneck with copies of all permit applications made to 
federal, state, and county agencies upon filing such applications, as will be 
required by the Redevelopment Agreement to be executed between the 
redeveloper and the Township of Teaneck. 

 

J. Severability: The provisions of this Plan are subject to approval by 
Ordinance. If a Court of competent jurisdiction finds any word, phrase, 
clause, section, or provision of this Redevelopment Plan to be invalid, illegal, 
or unconstitutional, the word, phrase, clause, section, or provision shall be 
deemed severable, and the remainder of the Plan and implementing 
Ordinance shall remain in full force and effect. 
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K. Adverse Influences: No use or reuse shall be permitted which, when 
conducted under proper and adequate conditions and safeguards, will 
produce corrosive, toxic or noxious fumes, glare, electromagnetic 
disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or 
vibration, or other objectionable features so as to be detrimental to the public 
health, safety or general welfare. 

 

L. Non-Discrimination Provisions: No covenant, lease, conveyance or other 
instrument shall be effected or executed by the Township of Teaneck or by a 
developer or any of their successors or assignees, whereby land within the 
Area is restricted by the Township of Teaneck, or the developer, upon the 
basis of race, creed, color, national origin, ancestry, sexual orientation, 
gender identity, marital status, or gender in the sale, lease, use or occupancy 
thereof. Appropriate covenants, running with the land in perpetuity, will 
prohibit such restrictions and shall be included in the disposition 
instruments. There shall be no restrictions of occupancy or use of any part of 
the Area on the basis of race, creed, color, national origin, ancestry, sexual 
orientation, gender identity, marital status, or gender. 

 

M. Redevelopment Actions: The Township of Teaneck shall have such powers 
and duties as set forth in the LRHL and as may be conferred by this Plan, 
including, but not limited to, the authority to acquire real property without 
eminent domain, to relocate residents and businesses, to designate 
redevelopers, to establish clear terms and conditions for redevelopment 
through the negotiation, execution, and administration of redevelopment 
agreements, and to do such other things as permitted by law. 

 

N. Relocation Requirements: Implementation of this Plan may require the 
displacement and relocation of businesses located within the 
Redevelopment Area. At the time of property acquisition, the actual extent 
of displacement will be confirmed, and if it is necessary, a Workable 
Relocation Assistance Plan will be prepared and submitted to the New Jersey 
Department of Community Affairs for approval. The Township of Teaneck 
will comply with the requirements of the New Jersey State relocation statutes 
and regulations as applicable and will provide all benefits and assistance 
required under applicable law. 

 

O. Escrows: At a minimum, the Redevelopment Agreement shall provide that 
the redeveloper shall be responsible to post sufficient escrows to cover any 
and all costs of the Township of Teaneck and the professional consultants 



6 0  U n i o n  S t r e e t ,  # 1 N

N e w a r k ,  N J   0 7 1 0 5

UNLOCKING POTENTIAL

IN PLACES YOU LOVE

DRAFT 2026-02-27  

 37 

retained by the Township of Teaneck to negotiate the Redevelopment 
Agreement, undertake any studies in connection with the project, review the 
proposed redevelopment project and advise the Township of Teaneck on 
any and all aspects of the redevelopment process and as otherwise set forth 
in the Redevelopment Agreement. 

 

P. Infrastructure: The redeveloper, at the redeveloper’s cost and expense, shall 
provide all reasonably necessary engineering studies for, and construct or 
install all on- and off-site municipal infrastructure improvements and 
capacity enhancements or upgrades to traffic control measures, water 
service, sanitary sewer service, stormwater management, and flood 
mitigation measures to the project or required due to the impacts of the 
project, in addition to all required tie-in or connection fees. The redeveloper 
shall also be responsible for providing, at the redeveloper’s cost and 
expense, all sidewalks, curbs, streetscape improvements (street trees and 
other landscaping), street lighting, and on- and off-site traffic controls and 
road improvements for the project or required due to the impacts of the 
project. 

 

Q. Procedures for Amending the Plan: This Plan may be amended from time to 
time upon compliance with the requirements of state law. A request for same 
may be submitted to the Municipal Council. The Township of Teaneck 
reserves the right to amend this plan. The Township of Teaneck, at its sole 
discretion, may require an escrow deposit from the party requesting the 
amendments, so that the Township of Teaneck may prepare a study of the 
impact of such amendments, which study must be prepared by a 
professional planner licensed in the State of New Jersey and other additional 
professionals as may be required by the Township of Teaneck. 

 

R. Redevelopment Plan Duration: The provisions of this Plan specifying the 
redevelopment of the Redevelopment Area and the requirements and 
restriction with respect thereto shall be in effect until such time as the 
purpose of the Plan has been satisfied and the designated Redevelopment 
Area’s need for redevelopment has been substantially alleviated. 

 

S. Certificates of Completion: Upon final inspection and issuance of a 
certificate of occupancy by the construction official for all buildings and the 
release of all performance and maintenance bonds for improvements by the 
Township of Teaneck, the redeveloper may apply to the Township of 
Teaneck for issuance of a certificate of completion, which will release the 
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redeveloper from any further obligation under the redevelopment 
agreement for that project.  

 

T. Land Use Map Amendments: The adoption of this Plan or any amendments 
thereto shall automatically allow for any necessary modifications to the 
Official Zoning Map of the Township of Teaneck to ensure consistency 
between the two documents. 

 

U. Additional Superseding Provisions: The standards contained within this 
Redevelopment Plan shall supersede any conflicting standards contained 
within the Zoning Ordinance of the Township of Teaneck or other applicable 
municipal codes or ordinances. 

 

V. Terms + Definitions: Any terms or definitions not addressed within this Plan 
shall rely on the applicable terms and conditions set forth in the Zoning 
Ordinance of the Township of Teaneck. 

 

W. Other Applicable Design + Performance Standards: Any design or 
performance standards not addressed within this Redevelopment Plan shall 
rely on the applicable design and performance standards set forth in the 
Zoning Ordinance of the Township of Teaneck. 

 

X. Other Provisions: This Redevelopment Plan herein has delineated a definite 
relationship to local objectives as to appropriate land uses, density of 
population, improved public utilities, recreation and community facilities, 
and other public improvements. This Plan has laid out various programs and 
strategies requiring implementation in order to carry out the objectives set 
forth herein. This Plan lays out the proposed land uses and building 
requirements for the Redevelopment Area. The diagrams, images and other 
graphic representations provided in this Plan are intended to provide a 
framework for interpretation of the written standards and regulations 
contained herein. Nothing in this Redevelopment Plan shall preclude the 
partial redevelopment of a Block depicted in such diagrams, images, or other 
graphic representations, provided that such subdivision or resubdivision 
and partial redevelopment of a Block is fully in conformance with the written 
standards and regulations contained herein. Pursuant to the provisions of 
the LRHL, the RAB Law and other applicable law, the Township of Teaneck 
is authorized to issue bonds, and in anticipation thereof, bond anticipation 
notes, to fund any of the redevelopment project improvements described 
herein, including but not limited to, acquisition of land, construction and/or 
renovation of municipal facilities, water, sewer, roadway, parking and 



6 0  U n i o n  S t r e e t ,  # 1 N

N e w a r k ,  N J   0 7 1 0 5

UNLOCKING POTENTIAL

IN PLACES YOU LOVE

DRAFT 2026-02-27  

 39 

pedestrian infrastructure, and any other public improvements as necessary 
to effectuate such redevelopment projects. The Mayor or Business 
Administrator are hereby authorized to execute and deliver, on behalf of the 
Township of Teaneck, any agreements, contracts, or additional instruments 
for the purpose of effectuating the issuance of such bonds and bond 
anticipation notes. 
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Appendix A: Council Resolution Adopting “Area in Need” 
Study  
 

See full Area in Need of Redevelopment report: 

https://www.teanecknj.gov/media/zjclvms3/ainr-investigation-block-4905-
west-englewood-ave-_-teaneck.pdf 

 

 

https://www.teanecknj.gov/media/zjclvms3/ainr-investigation-block-4905-west-englewood-ave-_-teaneck.pdf
https://www.teanecknj.gov/media/zjclvms3/ainr-investigation-block-4905-west-englewood-ave-_-teaneck.pdf
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Appendix B: Settlement Agreement 
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Appendix C: Definitions 
 

The following definitions supersede those found in the Zoning Ordinance. For 
anything not defined within this Redevelopment Plan, the definitions found in 
§ 33-3 of the Zoning Ordinance shall continue to be applicable. 

 

Blank Wall shall mean a façade segment lacking windows, doors, architectural 
relief, material variation, or other features providing visual interest. 

 

Massing Break shall mean a substantial variation in building plane, height, 
roofline, or architectural composition intended to visually divide a façade into 
smaller residential-scaled components.  

 

Overflow Parking Management Plan shall mean a plan demonstrating how 
guest, service, and excess parking demand will be accommodated on-site 
without spillover onto neighborhood streets. 

 

Residential Character shall be achieved through pitched roofs, dormers, façade 
articulation, and use of permitted residential materials. 

https://ecode360.com/13627418
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Ordinance No. 18-2026 ADOPTING THE CEDAR LANE CBD REDEVELOPMENT 
PLAN IN FURTHERANCE OF THE REDEVELOPMENT OF BLOCK 819, LOTS 1, 14, 
16 AND 17; BLOCK 707, LOTS 1 – 5; BLOCK 705, LOT 4.01 AS SHOWN ON THE 

TAX MAP OF THE TOWNSHIP OF TEANECK IN ACCORDANCE WITH THE LOCAL 
REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 ET SEQ.  BE IT 

RESOLVED by the Township Council of the Township of Teaneck that Ordinance 
#18-2026 pass upon second and final reading and that the Township Clerk is 
hereby authorized and directed to advertise the same according to law and to 

provide the appropriate notices in accordance with law. 

ADOPTING THE CEDAR LANE CBD REDEVELOPMENT PLAN IN FURTHERANCE OF 

THE REDEVELOPMENT OF BLOCK 819, LOTS 1, 14, 16 AND 17; BLOCK 707, LOTS 1 - 

5; BLOCK 705, LOT 4.01 AS SHOWN ON THE TAX MAP OF THE TOWNSHIP OF 

TEANECK IN ACCORDANCE WITH THE LOCAL REDEVELOPMENT AND HOUSING 

LAW, N.J.S.A. 40A:12A-1 ET SEQ. 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #18-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

03/05/26 Township Council INTRODUCED   

COMMENTS - Current Meeting: 

The Township Engineer, Farah Gilani, was in attendance to speak on drainage and stormwater 

flow in relation to the project area and proposed development. 

 

1) Debbie Eliyahu - expressed concern over the proposed development 

2) Tracy C - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

3) Phil Yucht - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

4) Robert Lazaroff - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

5) Chris Brown - voiced reluctant support for the redevelopment plan, detailing hope for Council 

to look out for the neighborhood during the time of redevelopment agreement negotiation. 

6) Avi Berliner - explained the fiduciary responsibility of Council to abide by State deadlines. 

7) Susan Meir - expressed concern over the proposed development on American Legion/Cedar 

Lane. 
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8) Paula Rogovin - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

9) Barry Obut - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

10) Howard Rose - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

11) Chasity - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

12) Shahnaz Arjumand - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

13) Laurie Ludmer - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

14) Nicole Stanley - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

15) Ted Finklestein - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

16) Cerise Myers - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

17) Annika Trinidad - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

18) Ms. Justine - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

19) Alan Sohn - expressed concern over the proposed development. 

20) Dana Williams - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

21) Jenny business owner on Cedar Lane - expressed concern over the proposed development on 

American Legion/Cedar Lane. 

22) ? - expressed concern over the proposed development on American Legion/Cedar Lane. 

23) Liza Fernandez - expressed concern over the proposed development 

24) Judy Distler - expressed concern over the proposed development on American Legion/Cedar 

Lane. 

25) Ron Schwartz - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

26) Lisa Schwartz - expressed concern over the proposed development on American 

Legion/Cedar Lane. 

27) Sam Passner - express concern over overall development in the township. 

28) Juanita Brown - expressed concern over the proposed development on American 

Legion/Cedar Lane. 
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RESULT: ADOPTED [4 TO 3] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Karen Orgen, Councilwoman 

AYES: Elie Y. Katz, Mark J. Schwartz, Karen Orgen, Danielle Gee 

NAYS: Michael S Pagan, Denise Belcher, Hillary Goldberg 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 18-2026 ADOPTING THE CEDAR LANE CBD 

REDEVELOPMENT PLAN IN FURTHERANCE OF THE 

REDEVELOPMENT OF BLOCK 819, LOTS 1, 14, 16 AND 17; BLOCK 

707, LOTS 1 – 5; BLOCK 705, LOT 4.01 AS SHOWN ON THE TAX MAP 

OF THE TOWNSHIP OF TEANECK IN ACCORDANCE WITH THE 

LOCAL REDEVELOPMENT AND HOUSING LAW, N.J.S.A. 40A:12A-1 

ET SEQ.  BE IT RESOLVED BY THE TOWNSHIP COUNCIL OF THE 

TOWNSHIP OF TEANECK THAT ORDINANCE #18-2026 PASS UPON 

SECOND AND FINAL READING AND THAT THE TOWNSHIP CLERK 

IS HEREBY AUTHORIZED AND DIRECTED TO ADVERTISE THE 

SAME ACCORDING TO LAW AND TO PROVIDE THE APPROPRIATE 

NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, by Resolution No. 203-2020, adopted on September 22, 2020, the 

Township Council authorized Phillips Preiss Grygiel Leheny Hughes LLC, Planning and Real 

Estate Consultants, having their offices at 33-41 Newark Street, Third Floor, Suite D, Hoboken, 

N.J. 07030, to undertake professional planning services in connection with the potential 

redevelopment of properties located along American Legion Drive within the Township of 

Teaneck, including assisting the Planning Board in an investigation of whether the area is an area 

in need of redevelopment; and  

WHEREAS, the Planning Board of the Township of Teaneck undertook a preliminary 

investigation as to whether the areas commonly known as the American Legion Drive Parking 

Lot and 719, 713, 699, 689 and 665 American Legion Drive, Teaneck N.J., being also known and 

designated as Block 705, Lot 4.01 and Block 707, Lots 1-5 as shown on the Tax Map of the 

Township of Teaneck, bordered by Water Street, Alma Terrace, American Legion Drive and 

North Street, should be designated as a non-condemnation area in need of redevelopment in 

accordance with the criteria set forth in N.J.S.A. 40A:12A-5; and  

WHEREAS, a public hearing thereon was held by the Planning Board on March 25, 

2021, following the publication of a notice, once each week for two consecutive weeks, the last 

publication being not less than 10 days prior to the date set for the hearing, in The Record, of the 

time, date and place of the hearing before the Planning Board, setting forth the general 

boundaries of the area to be investigated, and stating that a map, showing the boundaries of the 

proposed redevelopment area and location of the parcels included therein, along with a statement 

setting forth the basis for the investigation, as well as any supporting documentation, in 

accordance with N.J.S.A. 40A:12A-6(b)(1), are on file and available for public inspection at the 

Office of the Township Clerk, during regular business hours; and  

WHEREAS, at said hearing the Planning Board heard and considered the testimony and 

the Area in Need of Redevelopment Investigation Report for Block 705, Lot 4.01 and Block 707, 
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Lots 1-5, dated February 2, 2021, prepared by Phillips Preiss Grygiel Leheny Hughes LLC, 

Planning and Real Estate Consultants; and  

WHEREAS, following such hearing, the Planning Board voted to recommend to the 

Township Council the designation of premises commonly known as the American Legion Drive 

Parking Lot and 719, 713, 699, 689 and 665 American Legion Drive, Teaneck N.J., being also 

known and designated as Block 705, Lot 4.01 and Block 707, Lots 1-5 as shown on the Tax Map 

of the Township of Teaneck, bordered by Water Street, Alma Terrace, American Legion drive and 

North Street, as a non-condemnation area in need of redevelopment; and  

WHEREAS, the Township Council has considered the recommendations of the Planning 

Board, the Area in Need of Redevelopment Investigation Report dated February 2, 2021, 

prepared by Phillips Preiss Grygiel Leheny Hughes LLC, Planning and Real Estate Consultants, 

comments from the public hearing before the Planning Board and any written objections 

received;  

 WHEREAS, on April 13, 2021, the Council, following the Planning Board’s 

recommendation, adopted Resolution No. 87-2021 declaring and determining the Proposed 

Redevelopment Area to be a “non-condemnation area in need of redevelopment” (the 

“American Legion Drive Redevelopment Area”). 

 

WHEREAS, on or about May 28, 2021, Stop & Shop commenced an action captioned The 

Stop & Shop Supermarket Company LLC v. Township of Teaneck et als., Docket No. BER- L-

3507-21, in which the Township, the Council and the Planning Board are named as defendants, 

challenging the Township’s designation of the American Legion Drive Redevelopment Area (the 

“Action”); and 

WHEREAS, by Resolution No. 312-2021, adopted on December 14, 2021, the Township 

Council of the Township of Teaneck authorized and directed the Planning Board of the Township 

of Teaneck to undertake a preliminary investigation to determine whether the areas identified as 

Block 819, Lots 1 (408 Beverly Road), 14 (824 Windsor Road), 16 (Beverly Road), 17 (821 

Garrison Ave)  each in the Township of Teaneck, may be determined to be non-condemnation 

areas in need of redevelopment in accordance with the criteria set forth in N.J.S.A. 40A:12A-5 

and 40A:12A-6, which shall not authorize the Township of Teaneck to exercise the power of 

eminent domain to acquire any property within the delineated area; and  

 WHEREAS, a public hearing thereon was held by the Planning Board on April 14, 

2022,  following the publication of a notice, once each week for two consecutive weeks, the last  

publication being not less than 10 days prior to the date set for the hearing, in The Record, of 

the time, date and place of the hearing before the Planning Board, setting forth the general  

boundaries of the area to be investigated, and stating that an Area In Need of Redevelopment 

Investigation ("Area in Need Study") prepared by Keenan Hughes, AICP, PP from Phillips 
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Preiss Grygiel Leheny Hughes LLC.  dated March, 2022 and accompanying map, showing the 

boundaries of the proposed redevelopment area and location of the parcels included therein, 

along with a statement setting forth the basis for the investigation in accordance with N.J.S.A. 

40A:12A-6(b)(1), and supporting documentation, are on file and available for public inspection 

at the Office of the Township Clerk, during regular business hours; and 

 WHEREAS, at said hearing the Planning Board heard and considered the testimony and 

Area in Need Study; and  

 WHEREAS, following such hearing, the Planning Board voted on April 14, 2022 to 

recommend to the Township Council the designation of areas identified as Block 819, Lots 1 

(408 Beverly Road), 14 (824 Windsor Road), 16 (Beverly Road), 17 (821 Garrison Ave), 

Teaneck, N.J., as non-condemnation areas in need of redevelopment; and  

 WHEREAS, on or about May 31, 2022, by Resolution 148-2022, the Council designated 

the Beverly/Garrison Site as a “non-condemnation area in need of redevelopment” (the 

“Beverly/Garrison Redevelopment Area”); and 

 WHEREAS, on or about September 20, 2022, by Resolution 252-2022, the Council 

approved a Settlement Agreement to the Action that provided details for the requirements, 

obligations and performances of the Township, Stop & Shop, and Crossroads to facilitate the 

redevelopment of the American Legion Drive and Beverly/Garrison Redevelopment Area 

(together as “the Redevelopment Areas”); and 

 WHEREAS, the Settlement Agreement obligated the Township to work cooperatively 

to draft a mutually satisfactory redevelopment plan for the American Legion Drive 

Redevelopment Areas; and 

 WHEREAS, on or about November 2022, by Resolution 278-2022, the Council 

conditionally designated Crossroad Companies, Inc. as the Redeveloper for the Redevelopment 

Areas; and  

 WHEREAS, between 2023 and 2025, Crossroads presented revised concept plans for 

the Redevelopment Areas in July 2023, November 2023, March 2024 and December 2025; and  

 WHEREAS, by letter dated April 30, 2025, Crossroads sent a letter to Mayor and 

Council requesting the Township to include the Redevelopment Area in the Township’s 

Housing Element and Fair Share Plan to help satisfy the Township’s Fourth Round obligation, and 

adopt a Redevelopment Plan for the Property in accordance with the Settlement Agreement, 

consisting of approximately 318 total units, of which 15% would be set aside as affordable housing 

units; and 

 WHEREAS, the Township of Teaneck has adopted its Fourth Round Housing Element 

on June 16, 2025 with relevant sections of the Housing Plan pertaining to the Property include 
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citing the project as producing 48 Low- and Moderate-Income units with 24 “bonus credits” 

(Page 29) with the project producing at least 72 credits towards the Township’s Fourth Round 

obligation; and 

 WHEREAS, Crossroads are intervenors in the matter of the Township’s compliance with 

its Fourth Round Housing obligation in Docket No. BER-L-776-25; and 

 

WHEREAS, the Township and Crossroads have agreed to amicably resolve the issues set 

forth in FSHC’s challenge through a mediation agreement and present the agreement for review 

by the Program and referral to the Bergen County Mount Laurel judge pursuant to N.J.S.A. 

52:27D-304.1(f)(2)(b) and Administrative Directive #14-24, and the mediation agreement, if 

approved, will result in a compliance certification for the Township for the Fourth Round; and 

WHEREAS, on or about January 6, 2026, by Resolution 11-2026, the Council approved 

a Mediation Settlement Agreement with Crossroads which was filed in BER-L-776-25 which 

requires the Township to draft Redevelopment Plan for Block 819, Lots 1, 14, 16, and 17, Block 

707, Lots 1-5, and Block 705, Lot 4.01 (the “Redevelopment Plan”) in accordance with the terms 

herein by January 16, 2026 and adopt the ordinance authorizing the Plan no later than March 15, 

2026, the statutorily mandated deadline for implementation of zoning ordinances required by 

N.J.S.A. 52:27D-304.1(f)(2)(c); and 

 

WHEREAS, the Redevelopment Plan requires public benefits for the Township, 

including: 

 

1) Significant public stormwater infrastructure upgrades for improved drainage in and 

the redevelopment area; 

 

2) Expand affordable housing opportunities within the community; 

 

3) Provide indoor community space accessible for public use; 

 

4) Deliver a public parking garage to serve the Cedar Lane Business District; 

 

5) Create vibrant public open spaces, including a plaza for the Teaneck Farmers 

Market; 

 

6) Establish high-quality architectural and urban design standards; 

 

7) Upgrade lighting, landscaping and streetscape standards; 

 

8) Improve circulation infrastructure and pedestrian improvements; 
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9) Strengthen the connection between the existing Stop & Shop supermarket and the 

Cedar Lane Business District; and 

 

10) Concentrate residential density near the Cedar Lane Business District to support 

local commerce.   

 

WHEREAS, the Township Council now proposes to adopt the Redevelopment Plan to 

effectuate the redevelopment project. 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, County of Bergen and State of New Jersey as follows:  

Section 1. The Redevelopment Plan, a copy of which is annexed hereto and made part of this 

Ordinance, is adopted in accordance with N.J.S.A. 40A:12A-7 of the Redevelopment Law.  

Section 2. This Ordinance constitutes an amendment to the Zoning Map for the Township of 

Teaneck, New Jersey.  

Section 3. All ordinances or parts of ordinances inconsistent with this Ordinance are hereby 

repealed to the extent of such inconsistency.  

Section 4. If any section, paragraph, clause or provision of this Ordinance shall be adjudged 

invalid, such adjudication shall apply only to such section, paragraph, subdivision, clause or 

provision and the remainder of this Ordinance shall be deemed valid and effective.  

Section 5. A copy of this Ordinance and the Redevelopment Plan shall be available for public 

inspection at the office of the Township Clerk during regular business hours.  

Section 6. This Ordinance shall take effect in accordance with all applicable laws. 
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Section 1: Introduction and Plan Requirements 
 
A. Plan Goal 
 
The goal of this Redevelopment Plan is to provide a planning and policy 
framework for the redevelopment of Block 819, Lots 1, 14, 16, and 17; Block 707, 
Lots 1-5; and Block 705, Lot 4.01 in the Township of Teaneck through the 
adoption of a potential program for development according to the provisions of 
the Local Redevelopment and Housing Law (“LRHL”). Furthermore, this 
Redevelopment Plan permits the Mayor and Council to engage with property 
owners and/or prospective redevelopers of the properties in a manner which 
encourages and promotes the economic well-being and overall health, safety, 
and welfare of the Township of Teaneck.  
 

 
Redevelopment Area 
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B. Key Plan Outcomes and Public Benefits Requirements 
 
Key outcomes of this redevelopment plan include: 

§ Implement significant public stormwater infrastructure upgrades for 
improved draignage in and around the redevelopment area. 

This public benefit is required per Section 5, Subsections N and O (Page 47). 
Accordingly, this Plan requires the redeveloper, at its sole cost, to prepare 
all necessary engineering studies to support the design and construction of 
stormwater capacity enhancements and infrastructure upgrades. The Plan 
also requires off-site drainage improvements to reduce flooding impacts 
beyond the redevelopment area to surrounding neighborhoods. All NJDEP 
regulatory oversight of stormwater management improvements will be 
further required. 

§ Expand affordable housing opportunities within the community. 

This public benefit is required per Section 4, Subsection H (Page 25). The 
property is the subject of 2 affordable housing settlement agreements (BER-
L-000776-25), requiring the rezoning of the redevelopment area to produce 
48 low- and moderate-income units. 

§ Provide indoor community space accessible for public use. 

This public benefit is required per Section 4, Subsection M (Page 37). Public 
community municipal spaces are required, shall include exterior entrances 
without entering the main building, and must contain atleast 1,000 SF of 
space. 

§ Deliver a public parking garage to serve the Cedar Lane Business District. 

This public benefit is part of the concpept plans per Section 4, Subsection 
C, and is a regulated use per Section 4, Subsection J.1.b (Page 28). At 
minimum, 450 spaces shall be open to the public. 

§ Create vibrant public open spaces, including a plaza for the existing 
Teaneck Farmers Market. 

This public benefit is required per Section 4, Subsection N (Page 38). The 
Farmers Market will be located along Garrison Avenue. Additional open 
space will be located along Alma Terrace. The Plan further regulates design 
of streetscape standards. 

§ Establish high-quality architectural and urban design standards. 

This public benefit is required per Section 4, Subsection K (Page 30-35). The 
plan requires high-quality building materials, articulation of materials, 
garage screening, fenestration levels, and sustainable design requirements. 

§ Upgrade lighting, landscaping and streetscape standards. 
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This public benefit is required per Section 4, Subsection N (Page 38-40). The 
plan requires street trees, landscaping, regulated lighting, 
sidewalk/pedestrian crossings, and underground/screened utilities. 

§ Improve circulation infrastructure and pedestrian improvements. 

This public benefit is required per Section 4, Subsection P (Page 41). Any 
Redeveloper shall prepare a Traffic Impact Study to evaluate additional 
circulation, roadway, or pedestrian infrastructure improvements, 
including enhancements to pedestrian safety and walkability. All 
necessary improvements shall be addressed in a Redevelopment Agreement. 

§ Strengthen the connection between the existing Stop & Shop 
supermarket and the Cedar Lane Business District. 

This public benefit is required per Section 4, Subsection D (Page 24). The 
existing supermarket is permitted as-of-right and will be more integrated 
into the surrounding neighborhood through incorporation into a 
development, improved roadway access to the Cedar Lane Business 
District, enhanced visibility, and improved pedestrian connectivity. 

§ Concentrate residential density near the Cedar Lane Business District to 
support local commerce. 

This public benefit is required pursuant to Section 4, Subsection D (Page 
24). Residential development is a permitted use, incorporated into the 
concept plans and required in applicable settlement agreements. The 
concentration of residential density in proximity to the Cedar Lane 
Business District is intended to strengthen local businesses by increasing 
foot traffic and supporting a vibrant, mixed-use environment. 
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C. Plan Authorization 
 
The Township of Teaneck has determined that the use of redevelopment powers 
granted to municipalities under the LRHL (N.J.S.A. 40A-12A-1, et seq.) would 
be the most effective to revitalize the parcel(s) contained in the Redevelopment 
Area. Pursuant to the LRHL, Block 705, Lot 4.01 and Block 707, Lots 1-5 were 
designated as an "Area in Need of Redevelopment" by Resolution 87-2021, 
adopted April 13, 2021, and Block 819, Lots 1, 14, 16, and 17 were designated as 
“area in need of Redevelopment” under Resolution 148-2022, adopted on May 
31, 2022.  (see Appendix A). Municipalities then have the option of adopting a 
redevelopment plan for all or a portion of the designated areas and employing 
several planning and financial tools to make redevelopment projects more 
feasible to remove deleterious conditions.  
 
The designations of the above block and lots as "areas in need of 
redevelopment" does not allow the use of condemnation powers under the 
LRHL but does allow for long-term tax incentives. 
 
D. Required Plan Components and Relationship to Municipal Ordinance 

 
The LRHL identifies required components to be included in a redevelopment 
plan. In accordance with N.J.S.A 40A:12A-7a, the redevelopment plan must 
include an outline for the planning, development, redevelopment or 
rehabilitation of a project area which is sufficient to indicate: 
 

1. Its relationship to definite local objectives as to appropriate land uses, density of 
population, and improved traffic and public transportation, public utilities, 
recreational and community facilities and other public improvements. 

2. Proposed land uses and building requirements in the project area. 

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 displaced residents will be 
available to them in the existing local housing market. 

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

5. Any significant relationship of the redevelopment plan to (a) the master plans of 
contiguous municipalities, (b) the master plan of the county in which the 
municipality is located, and (c) the State Development and Redevelopment Plan 
adopted pursuant to the "State Planning Act," P.L.1985, c.398 (C.52:18A-196 et 
al.). 

6. As of the date of the adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all housing units affordable to low and moderate 

https://law.justia.com/codes/new-jersey/title-40a/section-40a-12a-7/
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income households, as defined pursuant to section 4 of P.L.1985, c.222 
(C.52:27D-304), that are to be removed as a result of implementation of the 
redevelopment plan, whether as a result of subsidies or market conditions, listed 
by affordability level, number of bedrooms, and tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation 
of one comparable, affordable replacement housing unit for each affordable 
housing unit that has been occupied at any time within the last 18 months, that 
is subject to affordability controls and that is identified as to be removed as a 
result of implementation of the redevelopment plan. Displaced residents of 
housing units provided under any State or federal housing subsidy program, or 
pursuant to the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), 
provided they are deemed to be eligible, shall have first priority for those 
replacement units provided under the plan; provided that any such replacement 
unit shall not be credited against a prospective municipal obligation under the 
"Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit 
which is removed had previously been credited toward satisfying the municipal 
fair share obligation. To the extent reasonably feasible, replacement housing 
shall be provided within or in close proximity to the redevelopment area. A 
municipality shall report annually to the Department of Community Affairs on 
its progress in implementing the plan for provision of comparable, affordable 
replacement housing required pursuant to this section. 

8. Proposed locations for zero-emission vehicle fueling and charging infrastructure 
within the project area in a manner that appropriately connects with an essential 
public charging network. 

 
In accordance with N.J.S.A. 40A:12A-7c, the Redevelopment Plan shall describe 
its relationship to pertinent municipal development regulations. This 
Redevelopment Plan shall supersede all provisions of the Township of Teaneck 
Development Regulations Ordinance, except where the provisions of the 
Development Regulations Ordinance are expressly indicated as being 
applicable. 
 
To facilitate redevelopment, the owner of Block 707, Lot 1 and Lot 2, and the 
owner of Block 707, Lot 5, entered into an agreement for the conveyance of Lot 
1 and Lot 2 in exchange for the conveyance of a portion of Lot 5.  Prior to the 
completion of such land exchange, (i) the zoning provisions of the 
Redevelopment Plan as applied to Block 707, Lots 1 and 2 shall be overlay 
zoning, and the existing B-1 zoning regulations shall continue to apply (except 
that the Redeveloper shall not seek building height or use variance relief), until 
such time as the land exchange has been fully effectuated as to Lots 1 and 2,, and 
(ii) the provisions for supermarket use as set forth in this Redevelopment Plan 
shall apply to the portion of Lot 5 to remain in supermarket use. Once the land 
exchange has been fully effectuated, all zoning provisions of this 
Redevelopment Plan shall supersede the existing zoning.  
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Section 2: Relationship to Other Plans 
 
Pursuant to the LRHL, “all provisions of the redevelopment plan shall be either 
substantially consistent with the municipal master plan or designed to effectuate the 
master plan” (N.J.S.A 40A:12A-7(d)). As well, the redevelopment plan must 
address “any significant relationship of the redevelopment plan to (a) the master plans 
of contiguous municipalities, (b) the master plan of the county in which the municipality 
is located, and (c) the State Development and Redevelopment Plan” (N.J.S.A 40A:12A-
7(a)(5). This Plan is also consistent with the following plans: 
 

1. Housing Element and Fair Share Plan Round Four (June 17, 2025) 
 

The Township of Teaneck has adopted its Fourth Round Housing 
Element (“Housing Plan”) on June 16, 2025. Relevant sections of the 
Housing Plan pertaining to the Redevelopment Area include citing the 
project as producing 48 Low- and Moderate-Income units with 24 
“bonus credits” (Page 29). As such, the project shall produce at least 72 
credits towards the Township’s Fourth Round obligation. Furthermore, 
the HEFSP states “The Township commits to a Redevelopment Plan and/or 
rezoning to permit the residential affordable housing” (Page 35). 

 
2. Master Plan for the Township of Teaneck (January 2025) 

 
The Township of Teaneck has adopted a brand new Master Plan in 
2025. Relevant sections of the Master Plan pertaining to the 
Redevelopment Area include: 

 
“[A] settlement agreement for an area in need of redevelopment along 
American Legion Drive, Garrison Avenue, and Beverly Drive has included the 
construction of a multi-level parking garage at the corner of Garrison Avenue 
and Beverly Drive that would include public parking spaces to support the 
Cedar Lane corridor. New multifamily housing is also anticipated on the 
periphery of the core downtown of Cedar Lane. 
 
There are potential benefits to adding public parking and a density of residents 
in close proximity to the business district, both of which will increase the 
number of possible shoppers and strengthen the vitality of the downtown core 
of Cedar Lane. However, due to the proximity of single family residences, the 
anticipated developments require special consideration of building scale, 
placement of improvements, and buffering. The developments should also 
manage traffic concerns, adequacy of parking, and walkability between public 
parking and storefronts. MX-1 zoning is uniform in the downtown core of 
Cedar Lane.” Master Plan, Page 36. […] 
 

https://www.teanecknj.gov/media/jdyn5ezd/council-endorsement-6-17-25-teaneck-housing-element-fourth-round.pdf
https://www.teanecknj.gov/media/1jqpliqt/teaneck-master-plan_adopted-january-30-2025-reduced-file.pdf
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“An Area in Need of Redevelopment Investigation was prepared for Block 705, 
Lot 4.01 and Block 707, Lots 1-5, dated February 2, 2021, for properties along 
American Legion Drive that includes the Stop & Shop supermarket. The 
Township Council adopted Resolution No. 87-2021 declaring a non-
condemnation area in need of redevelopment on the properties. A subsequent 
Area in Need of Redevelopment Investigation was also prepared for Block 819, 
Lots 1, 14, 16, and 17, dated March 2022, for properties on Beverley Road and 
Garrison Avenue. The Township Council adopted Resolution No. 148-2022 
designating the properties as a non-condemnation area in need of 
redevelopment. A settlement was agreed on March 27, 2023 between The Stop 
& Shop Supermarket Company LLC, the Township of Teaneck, the Township 
Council, the Planning Board, 713-719 Teaneck LLC, 719 Teaneck LLC, 
Crossroads Companies LLC, and NNN Teaneck NJ Owner LP, including a 
concept plan prepared by Crossroads Companies. The concept plan depicts 
multifamily residential development, a parking garage with public spaces and 
resident parking spaces, retail/commercial space, and retention of the Stop & 
Shop supermarket and associated parking lots […] The Township held a 
community meeting on November 20, 2023 to seek community feedback on the 
concept design. A redevelopment plan has not yet been completed, but it 
should seek to address goals and objectives for neighborhood-scale businesses 
districts as outlined in this plan, and within the confines of the settlement 
agreement.” Master Plan, Page 42. 
 
The Master Plan also includes a specific goal to prioritize mitigation 
efforts in areas with repeated poor drainage, flooding, or erosion, 
noting that interventions in flood-prone locations provide significant 
public benefits by ensuring residents can safely travel during 
emergencies (Page 69). 
 
The neighborhoods around Belle Avenue/Beatrice Street and Belle 
Avenue/Beverly Road, located north of the Redevelopment Area, 
experience street flooding, most notably during Tropical Storm Ida in 
2021. Following that event, the Township Council and Township 
Manager met with affected residents and initiated a drainage study, 
which resulted in recommendations including a stormwater detention 
system and bioswales at Belle Avenue and Beverly Road and 
constructing bioswales. 
 
This Redevelopment Plan requires green infrastructure and 
stormwater enhancements. The plan mandates the incorporation of 
sustainable design strategies and obligates the redeveloper, at its own 
cost, to provide all necessary engineering studies and to construct or 
install all required on-site and off-site municipal infrastructure 
improvements. These include stormwater capacity improvements, 
enhancements and upgrades to traffic control measures, water service, 
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sanitary sewer service, stormwater management systems, and flood-
mitigation measures needed to support the project. 

 
Additionally, the following goals and objectives are outlined within the 
Township’s Master Plan: 

 
• Land Use Goal 1: Promote a range of housing options to meet the 

needs of residents in different life phases 

o Objective L.1.3 Expand housing options for young adults, seniors 
seeking to age-in-place, and single individuals  

o Objective L.1.5 Continue to address the Township’s constitutional 
obligation to provide a realistic opportunity for the construction of 
its fair share of affordable housing 

 
• Land Use Goal 2: Provide high standards of design and quality in 

the built environment 

o L.2.1 Promote a welcoming and attractive environment in 
business districts. 

o L.2.3 Prioritize design and utilization improvements for 
underperforming and lackluster buildings and sites in business 
districts. 

o Objective L.2.7 Improve the streetscape environment 

o L.2.9 Ensure that proposed multifamily and mixed-use 
development projects feature site circulation plans that 
accommodate increased vehicle loading and unloading. 

o Objective L.2.10 Promote sustainable building designs and 
materials 

 
• Land Use Goal 3: Encourage the revitalization of Teaneck’s 

business districts 

o Objective L.3.1 Utilize the tools of zoning and rehabilitation or 
redevelopment designations to promote revitalization and a 
cohesive identity for business districts 

o Objective L.3.3 Advance “smart growth” planning principles in 
business district revitalization 

o L.3.7 Provide public amenities and gathering spaces. 

o L.3.8 Advance public-private partnerships that build 
neighborhoods through the provision of community benefits. 
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o L.3.9 Provide efficient parking in appropriate locations to 
accommodate demand. 

 
This Redevelopment Plan is intended to guide the development of 
inclusionary multifamily housing, incorporating architecture and 
sustainable design practices that enhance the streetscape and existing 
structures. Located near the Cedar Lane business district, the Site 
encourages residential development in close proximity to commercial 
uses. The project includes public benefits including municipal 
community spaces, municipal open spaces, public parking, and 
revitalization of properties determined in “An Area in Need of 
Redevelopment” (See Section 1 of this Plan). 

 
As such, this Redevelopment Plan is a direct response to the specific 
goals and requirements as outlined in the 2025 Master Plan. As such, 
this Plan is consistent with the Township Master Plan. 
 

3. Bergen County Master Plan (2023) 
 

The County Master Plan discusses land use, housing, economic 
vitality, transportation/mobility, and other relevant goals and 
objectives. This Redevelopment Plan aims to create housing, economic 
development, streetscape improvements, and future growth within the 
County. The following goals are advanced within the County’s Master 
Plan: 
 
§ Land Use + Housing Goal 4: Encourage a wide variety of housing 

types, range of densities, and price points 
i. Objective 4.1: Encourage municipalities to welcome more mixed-

use projects 
 

§ Economic Vitality Goal 2: Encourage redevelopment and 
revitalization of underutilized sites 

i. Objective 2.1: Incentivize redevelopment 
 

This Redevelopment Plan envisions new quality housing products 
with the intention of incorporating inclusionary housing, as well as 
incentivizes redevelopment of underutilized property in favor of new 
development with municipal parking, public amenity space, and other 
public incentive giveback. As such, this Plan is consistent with the 
Bergen County Master Plan. 

 
4. Adjacent Municipalities 

 

https://www.co.bergen.nj.us/county-master-plan-public-notice
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There are 7 contiguous municipalities to the Township of Teaneck: 
Hackensack, Bogota, Ridgefield Park, Leonia, Englewood, Bergenfield, 
and Tenafly. The Redevelopment Area is approximately 4,000 feet 
away from any municipal border.  No significant relationship was 
identified between the Redevelopment Plan and the Master Plan of 
these contiguous municipalities. 
 

5. State Development and Redevelopment Plan (“State Plan”) 
 
§ 2001: The Redevelopment Area is located within Planning Area 1 (PA-

1), which is envisioned for much of the State’s future redevelopment. 
This Redevelopment Plan will advance encouragement of 
redevelopment. (Page 182, 187-194). 
 

§ 2025: The new Preliminary State Development and Redevelopment 
Plan was approved on December 4, 2024 and released on December 6, 
2024. The project advances the State Plan’s emphasis on equitable, 
inclusive housing by providing a mix of residential units with an 
inclusionary affordable component, directly supporting statewide 
goals to expand housing opportunities and counter exclusionary 
zoning practices. As an infill redevelopment within an established 
community, the project aligns with the Plan’s focus on revitalization, 
efficient land use, and directing growth toward areas with existing 
infrastructure. The inclusion of upgraded stormwater management 
features further strengthens consistency with the State Plan’s priorities 
for resilient, sustainable, and climate-adaptive development. 
 

 
 

 
 

https://www.nj.gov/state/bac/planning/state-plan/planning-areas/
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Section 3: Existing Conditions 
A. Map of Redevelopment Area Study Areas 
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See Appendix B for a tabulation of the blocks and lots of the properties 
designated within the Redevelopment Areas. 
 
B. Key History Outline of Redevelopment Area 
 
Below is an abridged timeline highlighting key milestones in the designation of 
the Redevelopment Area and the evolution of the Redevelopment Plan: 

§ September 2020: The Township Council authorizes the first Preliminary 
Investigation to determine whether Block 705 and Block 707 areas qualify 
as Areas in Need of Redevelopment (AINR). 

§ March-April 2021: The Planning Board recommends AINR designation, 
and the Township Council formally declares the first AINR. 

§ May 2021: Stop & Shop files litigation against the Township and 
Crossroads (“Prospective Developer”) (BER-L-3507-21). 

§ December 2021: The Township Council authorizes a second Preliminary 
Investigation for the Block 819 area. 

§ April-May 2022: The Planning Board recommends AINR designation, 
and the Township Council formally declares the second AINR. 
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§ September 2022: Prospective Developer is conditionally designated as 
Redeveloper pursuant to Resolution No. 249-2022. 

§ March 2023: All parties to the litigation including Crossroads, the 
Township, the Planning Board, and Stop & Shop reach a Settlement 
Agreement providing for a land swap and parking relocation. 

§ July 2023: The Township holds a public community meeting where 
Prospective Developer presents the conceptual plan. 

§ November 2023: The Township holds a second public community 
meeting where Prospective Developer presents revisions to the 
conceptual plan based on community feedback from prior meetings. 

§ March 2024: The Township holds a third public community meeting 
where Prospective Developer presents the conceptual plan. 

§ 2024-2025: New Affordable Housing regulations are issued. The 
Prospective Developer submits a request for inclusion of the properties 
in the Township’s Housing Element and Fair Share Plan (HEFSP), which 
is subsequently adopted to include the subject properties. 

§ December 2025: The Prospective Developer presents the conceptual plan 
at the Township Council Meeting, including upgrades to stormwater 
management and revisions made to concept plan. 

§ January 2026: A Settlement Agreement is reached between the 
Prospective Redeveloper and the Township requiring adoption of 
implementing zoning by March 15, 2026, pursuant to N.J.S.A. 52:27D-
301(f)(2)(c) (BER-L-000776-25). 

 
 
C. Site Description 
 
Block 819 
As described in the Preliminary Investigation Report (prepared March 2022 by 
Phillips Preiss Grygiel Leheny Hughes LLC): 
 

“Block 819, Lot 1 is a rectangular parcel totaling 0.2382 acres. It has 83 feet 
of frontage along Beverly Road and a depth of 125 feet. The lot is paved 
and striped with angled parking rows. Landscaped islands and lighting 
poles are provided in the interior by parking row bookends. A curb and 
landscaped strip separate the parking area from the sidewalk along 
Beverly Road. 
 
Block 819, Lot 14 is an irregularly shaped lot with frontage on both 
Windsor Road and Beverly Road. It has a total area of 0.36 acres. The 
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parcel mainly encompasses driveway entrances from the two streets into 
the rest of the municipal parking area. 
Block 819, Lot 16 is a small parcel with 20 feet of frontage along Beverly 
Road and a depth of 145 feet, totaling 0.0666 acres. It constitutes a narrow 
strip of land connecting Lots 14 and 17.  
 
Block 819, Lot 17 is the largest parcel in the Study Area and contains most 
of the municipal parking area. It totals 2.03 acres and is irregularly 
shaped, with frontage along both Beverly Road and Garrison Avenue. 
The parcel is improved with vast expanses of surface parking consisting 
of 233 spaces, including a variety of angled parking rows, driveway 
entrances on both street frontages, and a small number of landscaped 
islands at the ends of parking rows. Landscaped strips are additionally 
provided along the street frontages and where the parcel abuts 
residential and church properties.” 

 
Block 705 and Block 707 
As described in the Preliminary Investigation Report (prepared February 2021 by 
Phillips Preiss Grygiel Leheny Hughes LLC): 
 

“Block 705, Lot 4.01 is a “L” shaped municipal surface parking lot totaling 
±1.47 acres. The parcel extends through entire frontages along American 
Legion Drive and Water Street (Alma Terrace) of Block 705, and 
additionally has frontages along Chestnut Avenue and North Street. 
Three continuous parking rows are located within the lot, with a small 
number of interior landscaped islands dispersed at the ends of parking 
rows and along the American Legion Drive frontage. Pole-mounted 
lighting fixtures are provided within the landscaped islands. The parcel 
is the largest within Block 705 and takes up approximately half of the 
entire size of the block. Neighboring uses within the block consist of 
single- and multi-family residences. 
 
Within the ±5.2-acre Block 707 portion of the Study Area, Lot 2 is 
improved with the SGI-USA Buddhist Center, Lot 5 is improved with a 
Stop & Shop supermarket, and the remaining ±1.046 acres on Lots 1, 3 & 
4 are surface parking areas. The SGI-USA Buddhist Center is a single-
story building with pedestrian and vehicular entrance on American 
Legion Drive and a small parking area located along the southern façade 
of the building. Parking for the SGI-USA Buddhist Center is additionally 
provided on Lot 1 to the north of the main building, which has a one-way 
driveway on American Legion Drive and a two-way driveway on Water 
Street. Parking rows are striped along the perimeter of the lot, as well as 
in the center. Landscaped islands are provided at the driveway entrances 
and at the edge of the central parking rows. 
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The Stop & Shop is also a single-story building located directly to the east 
of the SGI-USA Buddhist Center, separated by a driveway running 
between the two buildings. The primary vehicular access to the 
supermarket is provided via two driveways on American Legion Drive, 
while truck deliveries are accommodated via driveways on Water Street 
that lead to the loading bays located to the building’s rear. Surface 
parking areas on Lots 3-5 feature similar design and layout as other 
parking areas within the Study Area. They are characterized by 
continuous striped parking rows with a small number of interior 
landscaped islands by driveway entrances and at the ends of parking 
rows. The southwestern, southern, and eastern property lines of Lot 5 are 
lined by mature trees and vegetation. Within Block 707, neighboring 
properties include single- and multi-family dwellings along American 
Legion Drive.” 

 
D. Property Restrictions - Easements  
 
At the time of the preparation of this Redevelopment Plan, a number of 
easements exist within the Redevelopment Area. The Redeveloper(s) will be 
responsible for identifying, maintaining, and relocating, if necessary, any 
existing easements. The following easements are noted on the property surveys 
(prepared by Dynamic Engineering on March 14, 2025): 
 
Block 705: 

§ No restrictions, grants, easements found 
 
Block 707: 

§ Rights of Way for railroad, switch tracks, spur tracks, railway facilities and 
other related easements, if any, on and across the land 

§ Slope and drainage rights in and to that portion of the subject premises 
that lies within or abuts the railroad 

§ Easement grant to Public Service Electric and Gas company as set forth 
in Book 5915 Page 294 (located on American Legion Drive near pole 
#63095) 

§ Declaration of notice of condition of site plan resolution as set forth in 
Book 8676 Page 405 

§ Cross access and easement agreement as set forth in Book 8829 Page 202 
(near stop sign in parking lot off American Legion Drive) 

§ Term and conditions of a lease with Mayfair Supermarkets, Inc., as tenant 
as evidenced by a memorandum of lease recorded in Book 7824, Page 204 
and by a memorandum of lease recorded in Book 8066 Page 645  

§ Deed Notice recorded in Book 5079, Page 429 
 
Block 819: 

§ Deed Book 1291 Page 26, Unable to determine location 
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§ Deed Book 1158 Page 661; Not survey related 
§ Deed Book 1149 Page 518; Unable to determine location  
§ Deed Book 1449 Page 521; Unable to determine location 
§ Deed Book 1565 Page 330; Runs concurrently with existing storm sewer 

easement 
§ Deed Book 1786 Page 601 – Right of Way easement frontage on Garrison 

Avenue  
§ Deed Book 2596 Page 164; Unable to determine location 
§ Deed Book 2960 Page 129 – Approximate location of 9’ wide storm sewer 

easement near Cedar Lane  
§ Deed Book 2991 Page 372; Vehicle Ingress/egress easement 
§ Deed Book 3044 Page 451; Not survey related 
§ Deed Book 3422 Page 315; Document not provided  
§ Deed Book 3422 Page 319; Unable to determine location 
§ Deed Book 3506 Page 507; Right of ingress and egress, blanket in nature 
§ Deed Book 3529 Page 154; Referenced documents are addressed directly 

by other documents. Rights in storm sewer crossing property, insufficient 
information; unable to determine location 

§ Deed Book 3554 Page 193; Not survey related 
§ Subject to all matters including any terms conditions easements, rights of 

way, reservations, restrictions, setbacks, provisions, notes, limitations 
and/or requirements shown on a certain map entitled “Map of Station 
Manor” situated in the Township of Teaneck, County of Bergen, State of 
NJ which map was filed in the Bergen County Clerk's office as Map No. 
2066 and entitled “Map No. 1 of Flora Park, property belonging to S.B.; 
Document not provided  

 
Block 819, Lot 13 may contain a portion where ownership of land is 
undetermined. 
 
E. Property Restrictions - Contamination 
 
At this time, the Municipality makes no representations as to the presence of 
environmental contamination on any parcel within the Redevelopment Area. 
The Redeveloper(s) will be responsible for investigating and remediating any 
possible contamination on parcels they seek to redevelop. 
 
We note that one property within the Redevelopment Area is on the New Jersey 
DEP’s Known Contaminated Sites List1: 
 

§ NJEMS Site ID: 57,272.00 
§ NJEMS Preferred ID: 032250 
§ PI Name: HOME TOWN LAUNDRIES INC 

 
1 https://dep.nj.gov/srp/kcsnj 
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§ Address: 713 AMERICAN LEGION DR, Teaneck Twp, Bergen, 07666 
 

F. Existing Zoning 

a) Zoning Districts 

The properties within the Redevelopment Area are in the following 
zoning districts: 

§ B-1 Business – Retail District: Permitted uses include retail sales of 
goods and services, offices, financial institutions and business schools, 
cabarets and restaurants, including fast-food restaurants.  

§ MX-1 Mixed Use 1 District: Permitted uses include retail sales of 
goods and services, offices, including medical offices, financial 
institutions and business schools, cabarets and restaurants, with the 
exception of fast-food, drive-through restaurants; theaters, assembly 
halls, and bowling alleys; apartments over commercial uses; off-street 
parking facilities.  

§ P Public Land District: Public schools, administrative facilities, 
parking lots, libraries, recreational facilities, wireless communications 
towers and antennas, and other public buildings and structures. 

A link to the Township’s Development Regulations can be found 
online: https://ecode360.com/13628370 

https://ecode360.com/13628370
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b) Zoning Map 
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Section 4: Land Use, Building and Design Requirements 
A. Subdistricts 

Given the overall size of the Redevelopment Area and the massing scale of 
different buildings envisioned, this Plan imagines a multi-district approach 
to redevelopment. Distinguishing subdistricts within the larger 
Redevelopment Area allows for land use patterns that are tailored toward 
those specific future uses. These districts are defined below, and color coded 
on the subsequent map: 

Cedar Lane North American Legion Drive East American Legion Drive West 
Block 819, Lots 1, 14, 16, 17 Block 707, Lots 1-5 Block 705, Lot 4.01 
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B. Concept Plan Site Plan 

1. Concept Site Plan (Illustrations below are conceptual in nature only) 
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C. Concept Massing Plan 

1. Concept Massing Plan (Illustrations below are conceptual in nature only) 
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D. Permitted Principal Uses 

1. Cedar Lane North Subdistrict 
a. Dwelling, Multifamily. 
b. Public Community Space. 
c. Public Open Space. 
d. Structured Garage Parking as a principal use and that a portion of the 

parking spaces as specified herein are utilized for public Township 
purposes.  

e. Ground floor space for the use currently located in the existing Block 
707, Lot 2 on the tax map of Teaneck at the time of this Redevelopment 
Plan adoption. In the event that the existing tenant does not occupy the 
space, use as parking, amenity space and/or Municipal space as 
defined in this Plan. 

f. Any combination of the above uses permitted in a mixed-use structure. 
Multiple principal / accessory building uses and structures shall be 
permitted on one lot. 

2. American Legion Drive East Subdistrict 
a. Dwelling, Multifamily. 
b. Public Open Space. 
c. Retail use, limited to the parcels associated with the existing 

Supermarket. 
d. Surface parking as a principal use in that it serves an associated lot 

within the same subdistrict that contains a principal use above. 
e. Any combination of the above uses permitted in a mixed-use structure. 

3. American Legion Drive West Subdistrict 

a. Dwelling, Multifamily. 

b. Public Open Space. 

c. Any combination of the above uses permitted in a mixed-use structure. 

 
E. Accessory Uses (All Districts) 

1. Structured Garage Parking. 
2. Surface Parking. 
3. Any other uses determined to be customary or incidental to permitted 

principal uses including but not limited to indoor and outdoor residential 
amenities and mechanical/utility areas. 
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F. Accessory Uses for Retail Use in the American Legion Drive East 
Subdistrict: 

1. Shopping cart corrals, which may be covered or open, with identifying 
logo, design and signage. 

2. Outdoor display of merchandise. 
3. Outdoor lockers for customer pickup, with identifying signage. 
4. Interior home delivery storage areas, order fulfillment areas, and 

designated parking spaces for delivery vehicles. 
5. Bank within store. 
6. Food and beverage retailer within store (coffee, baked goods, 

sandwiches, etc.) and associated indoor and outdoor seating areas. 
7. Propane tank exchange, e.g., Blue Rhino. 
8. Electric vehicle charging stations. 
9. Solar energy systems. 
10. Customary and incidental uses. 

 

G. Prohibited Uses 

1. Any other uses not specifically permitted by this Redevelopment Plan. 

 
H. Affordable Housing Requirements 

Any multi-family residential development, including the residential portion 
of a mixed-use project, shall be consistent with the Low- and Moderate-
Income requirement of the June 16, 2025 Housing Element and Fair Share 
Plan.  Such plan requires a maximum inclusionary requirement of fifteen 
percent (15%).  Any otherwise applicable non-residential development fee 
shall not apply to any parking area/structures in this Plan, public 
community spaces in this Plan, or the potential use specified in the Cedar 
Lane North District of this Plan. Unless otherwise conflicting by the June 16, 
2025 Housing Element and Fair Share Plan, requirements per Article VI 
shall apply. 

 
 

https://ecode360.com/36672675
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I. Area, Bulk + Density Requirements 

Standard Cedar Lane North* American Legion 
Drive East* 

American Legion 
Drive West 

Tract Area 
(Min.) 2.5 Acres 1.00 Acres 1.4 Acres 

Front Setback 
(Min.) 

§ 10FT (Beverly Rd) 
§ 25FT (Garrison Ave) 
§ 100FT (Windsor Rd) 
§ 80 FT (Cedar Lane) 

10 FT (Any Frontage) 

§ 10 FT (American 
Legion Dr)*** 

§ 10 FT (Alma Terrace) 
§ 10FT (Chestnut Ave) 
§ 10FT (North St)*** 

Side Setback 
(Min.) 

3FT where yard may be reduced 
to 0FT along the southern and/or 
eastern property line 

10 FT** 10 FT 

Rear Setback 
(Min.) 

N/A 10 FT** 10 FT 

Coverage 
(Max.) 

§ 85% (Building) 
§ 95% (Improved) 

§ 85% (Building) 
§ 95% (Improved) 

§ 85% (Building) 
§ 95% (Improved) 

Building 
Height 

(Max.)**** 

§ Garage Structures: 3 Stories / 
40 FT from the average grade 
along the Garrison Ave 
frontage to the roof structure , 
where a 4th story elevator / 
stair bulkhead is permitted at 
the corner of Garrison Ave and 
Beverly Rd. Such elevator/stair 
is exempted and may extend 
an additional 18FT in height 
from the maximum building 
height 

§ All Other Structures: 4 Stories 
/ 50 FT from the average grade 
to the roof structure  

6 Stories / 72 FT from 
the average grade to 
the roof structure  

4 Stories / 50 FT from the 
average grade to the roof 
structure  

Density 
(Max.) 

96 Units  128 Units  94 Units  

* For the purposes of zoning, the Cedar Lane North and American Legion East Districts shall be 
considered entire “tracts” and the bulk and density requirements shall be applied to the entire tracts, 
regardless of whether subdivision occurs within said tracts. For example, the approval of a subdivision 
shall not create any bulk or density variance condition. 
 
**Existing Supermarket building structure shall be exempt from the setback so long as there is no 
building addition proposed. 
 
All lands under the Supermarket's Control are treated as a single tract for zoning purposes.  
 
***At the corner of North Street and American Legion Drive the setback may be reduced to 5' along 
the curved property line, so long as a sight triangle per AASHTO complies with Board Engineer 
satisfaction. 
 
****Appurtenances are permitted above building at a maximum of 18FT. 
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J. Parking, Driveway + Loading Requirements 

Specific parameters of parking, driveway and loading space operations may 
be addressed as negotiated as part of a Redevelopment Agreement(s) with 
the Township of Teaneck.  

1. Parking 

a. The following off-street minimum parking space ratio shall be required: 

i. Residential Unit:  

1) Cedar Lane North District:  1.0 spaces per unit. 

2) American Legion Drive East District: 1.33 spaces per unit2. 

3) American Legion Drive West District: 1.5 spaces per unit 
(inclusive of on-street spaces as described below)3. 

ii. Public Community Space: 1 space per 1,000 SF (May be included in 
public parking garage allocation) 

iii. Supermarket:  

1) 1 space per 275 square feet of building floor area, including 
accessory uses (meaning that no separate parking calculation is 
required for bank, food and beverage retailer, outdoor display, 
etc.), but excluding floor area devoted to interior home delivery 
storage and order fulfillment (meaning that these areas do not 
have a parking requirement).   

2) All parking spaces within lands under the supermarket’s control, 
including those designated for employee use or for curbside 
pickup, may be used to satisfy the parking requirement. 

iv. Re-Located Use from Block 707, Lot 2:  3 spaces per 1,000 SF. 

 

 
2 In the event the parking ratio is not met, the Redeveloper shall reduce the number of 
residential units in order to comply with the parking ratio.   
3 In the event the parking ratio is not met, the Redeveloper shall reduce the number of 
residential units in order to comply with the parking ratio.   
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b. The following public parking spaces minimum shall be required: 

i. Cedar Lane North District: 450 spaces open to the public 

ii. All Districts:  

1) Township Code § 36-12 may be amended to permit parking on: 
(i) American Legion Drive, East side, from Water Street to North 
Street; (ii) American Legion Drive, West side, from Alma Terrace 
to North Street; (iii) American Legion Drive, either the East side 
or the West side at the Township’s election, between North 
Street and Kipp Street; (iv) Alma Terrace, both sides, between 
American Legion Drive and Chestnut Avenue; (v) Garrison 
Avenue, East side between Beverly Road and Cedar Lane; and 
(vi) Beverly Road, South side between Garrison Road and 
Windsor Road.   

2) Thirty-six (36) parallel parking spaces shall be provided, on both 
sides of American Legion Drive (between Alma Terrace/Water 
Street and North Street) and/or Alma Terrace, between 
American Legion Drive and Chestnut Avenue, with each space 
having a minimum dimension of eight (8) feet in width and 
twenty-two (22) feet in length. Such parallel parking spaces shall 
be available for use free of charge, unrestricted, and shall not 
require a permit. 

3) If the number of parallel parking spaces along American Legion 
Drive (both sides), between Alma Terrace/Water Street and 
North Street, and/or Alma Terrace (both sides) between 
American Legion Drive and Chestnut Avenue, is reduced below 
36, or if the right-of-way is of insufficient width to provide a 
minimum twelve (12) foot travel way, together with the parallel 
parking and sidewalks at the minimum required dimensions, 
then parallel parking spaces shall be eliminated to the extent 
necessary to satisfy the dimensional requirements for the travel 
way, parallel parking spaces and sidewalks, and as a result of 
which the number of dwelling units in American Legion Drive 
West District shall be reduced accordingly to maintain the 
specified parking ratio of 1.5 spaces per dwelling unit as set forth 
above. 
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4) During any times when the 36 on-street parallel parking spaces 
which may be counted toward meeting minimum parking 
requirements, are fully occupied or their use is restricted (e.g., 
during a snow or other emergency), Redeveloper shall 
affirmatively direct its tenants and visitors to off-street parking 
areas, and shall provide overnight visitors with parking passes 
allowing them to park in one of the garages overnight, in order 
to avoid unauthorized use of the supermarket parking lot. 

c. All required on-site parking spaces must be a minimum of 9 feet wide 
x 18 feet deep except for handicapped spaces. In the Beverly/Garrison 
Redevelopment Area only, up to fifteen percent (15%) of the spaces may 
be compact with minimum dimensions of eight feet by 16 feet.  

d. Bicycle Parking: A minimum of one bicycle parking space shall be 
provided for every 3 residential units. A minimum of 50% of provided 
bicycle parking spaces shall be located internally. 

e. Existing parking spaces located on public streets will not count towards 
meeting minimum parking requirements, with the exception of on-
street parking spaces on American Legion Drive between Alma 
Terrace/Water Street and North Street, and/or on Alma Terrace 
between American Legion Drive and Chestnut Avenue, which shall 
count toward minimum parking requirements for American Legion 
Drive West residential development.   

f. Electric vehicle charging infrastructure shall be provided in accordance 
with the requirements of P.L. 2021, c.171 and the Electric Vehicle 
Infrastructure Ordinance in Chapter 33, Article VII. 

2. Vehicular Aisle Widths: 

a. Driveway Aisle Widths: 20 feet (Minimum) 

b. Parking Aisle Widths (Public Garage/ Surface Lots): 24 feet (Minimum) 

c. Parking Aisle Widths (Residential Use): 22 feet (Minimum) 

d. Cartway width along Beverly Road may be reduced to 22 feet to allow 
for on-street parking on the south side of the street.  

3. Access in American Legion Drive West District: Vehicular access shall be 
from Alma Terrace, Chestnut Avenue, and North Street only; no 
vehicular access shall be permitted from American Legion Drive. 

4. Loading 

a. One (1) loading space minimum shall be required per Subdistrict.   

b. Existing Supermarket Loading spaces are permitted as of the adoption 
of this Redevelopment Plan.  

https://ecode360.com/45535488
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c. Loading space for the residential buildings shall be located within the 
property and outside the public right-of-way. 

d. Loading spaces shall be a minimum of 10FT wide x 20FT long and within 
50FT of a building entrance. 

e. Existing loading spaces located on public streets shall not count towards 
meeting minimum loading requirements laid out in this 
Redevelopment Plan.  

K. Building + Architectural Design Standards for Residential Development 

1. Concept Elevations, Amenity and Interior Spaces: Design of all 
residential building facades and amenities in the subdistricts shall be 
informed by the conceptual renderings below: 

a. Beverly Road Elevation (Entire Frontage): 

 
b. Beverly Road Elevation (Residential Portion - Left): 

 
c. Beverly Road Elevation (Garage Portion - Right): 
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d. Amenity Spaces (Theme Imagery): 

 
 

e. Interior Spaces (Theme Imagery): 
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1. Building Materials 

a. Required Building Façade Materials: 

i. High-quality masonry such as brick, brick veneer, stone, natural 
stone veneer. Garage structures may be permitted precast panels, 
metal mesh panel or decorative grille. 

ii. Fiber cement siding and panel. 

iii. Metal panels. 

iv. Anodized aluminum cladding. 

v. Storefront window framing, and glass. 

b. Prohibited Material Regulations: 

i. Stucco, EIFS, and polymer-based faux veneer stone are prohibited. 

ii. No more than 3 different primary materials should be employed 
within each bay.  

c. Required Garage Screening: 

i. Where a garage extends to a street facing facade, the facade shall 
be broken down into a series of vertical bays. Within each bay, the 
garage should have regularly-spaced punched openings that echo 
or relate to the placement and pattern of windows in the 
residential towers above.  

ii. Garage openings may be fitted with a high-quality metal mesh 
panel or decorative grille. Any grillwork or mesh panels used 
should have a high level of visual permeability so as to permit 
visibility into the garage. Grillwork and mesh panels should be 
recessed relative to the surrounding facade. Chain link is 
prohibited. 

iii. Unless explicitly permitted in this Redevelopment Plan, R-MO3 
standards enumerated within § 33-18(e)(3)g shall apply to the 
Redevelopment Area. 

d. Articulation + Application of Materials: 

i. The material palette, level of detail, and architectural style should 
generally be the same on all street-facing building facades. 

ii. Within the chosen primary materials, variation in color, texture, 
and/or pattern may be employed to create further distinctions. 

iii. Vertical Articulation: Any street-facing facade shall be divided into 
distinct sections, each not to exceed 100 feet wide, in order to create 
variety along the street. The following techniques should be 
applied:  

https://ecode360.com/36671471
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1) Awnings or canopies over ground floor entrances. 

2) Differentiation between vertical components, as follows: 

i. Materials 

ii. Masonry details 

iii. Color changes 

iv. Fenestration changes 

v. Inclusion of pre-cast or masonry details to define columns, 
piers and keystones 

vi. Decorative gutters, downspouts and scuppers 

3) Changes in materials, color, texture, or pattern that occur 
across a vertical line should be extended around corners and 
extensions to a logical vertical break in plane, in order to avoid 
a “pasted on” appearance.  

iv. Build-to-Line-Occupancy: 

1) Beverly Road Elevation: On the residential portion of the 
building, no more than 70% of the building face shall occupy 
the maximum build to line defined as the required setback 
along Beverly Road. A minimum of 30% of the building facade 
will be required to be setback a minimum of 16 FT from the 
property line. At least 50 FT of this required setback shall be at 
the center of the residential portion of the building façade 
along the frontage. 

v. Horizontal Articulation: 

1) Generally, all buildings shall incorporate elements that divide 
façade planes and create a visual play of light and shadow. 
Long, uninterrupted horizontal façades are prohibited. 

2) Horizontal rhythm may be created using the following design 
elements: 

i. Building projections 

ii. Stepbacks 

iii. Uniformity and/or variety in fenestration patterns. 

iv. A bay window 

v. A change in building materials that correspond to a change 
in the façade plane 

vi. Differentiated lighting fixtures or similar architectural 
elements 
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vii. Landscape features such as trellises, trees, or other 
landscape features 

viii. Shifting façade planes 

3) Rooflines shall be modulated with the remainder of the façade 
and can be used as an effective horizontal rhythm technique. 
For flat roofs or façades with a horizontal eave, fascia, or 
parapet, the roofline shall correspond with the modulation of 
the primary façade. 

4) Changes in materials, colors, texture, or pattern that occur 
across a horizontal line should be marked by a change in 
plane, dimensional band or belt cornice, a recessed channel, 
or similar horizontal feature. 

2. Canopies and Awnings 

a. Canopies and awnings shall be permitted in all setback areas and 
should be constructed with building material complimentary to the 
building. 

3. Stepbacks 

a. Beverly Road Elevation: At the 4th Story, a 20FT stepback from the 
property line shall be required on the residential building portion. 

4. Fenestration 

a. Street-level facades of lobby or commercial uses shall have a high 
proportion of glazing, between 50 and 75 percent. All other ground 
floor street facing facades shall have a glazing proportion of at least 40 
percent.  

b. Windows should occupy at least 25 percent of the facade area of each 
of the street facing upper floors (i.e. floors that are above the street-
level floor as defined for each street).  

c. Areas of blank, windowless wall shall not exceed 10 feet in width on 
all street-facing upper floors. 

5. Upper Roof Decks 

a. Access to roof decks shall be limited to tenants and their visitors. 

b. Rooftop decks shall not exceed 20% of the rooftop area. 

c. Rooftop decks shall be set back a minimum of 10 feet from all facades, 
with the exception of rooftop decks located in step backs. 
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d. Roof decks shall be designed in an attractive manner that will not 
detract from adjacent uses, and will prevent nuisance and safety 
issues. Design of the rooftop must utilize all reasonable efforts to 
minimize the effect of noise and light on adjacent properties and the 
street. 

e. No lighting shall be placed more than 12’ above the deck of the flat 
roof. Lights must be turned off when roof deck is not in use. 

f. There shall be at no time permitted any television or video or electric 
screens or displays and no live entertainment, music, speakers, or 
public address system shall be permitted on the rooftop. The rooftop 
must be maintained as a quiet, relaxed environment. 

g. Roof decks may be utilized between the hours of 7:00 am and 10:00 
pm.  

6. Courtyards 

a. Courtyards may be located above a parking/ ground floor podium. 

b. Access to courtyards shall be limited to tenants and their visitors. 

c. Courtyards shall be designed in an attractive manner that will not 
detract from adjacent uses, and will prevent nuisance and safety 
issues. Design of the courtyard must utilize all reasonable efforts to 
minimize the effect of noise and light on adjacent properties and the 
street. 

d. No lighting shall be placed more than 12’ above the courtyard of the 
flat roof. Lights must be turned off when roof deck is not in use. 

e. Courtyards may be utilized between the hours of 7:00 am and 10:00 
pm.  

7. Sustainability 

a. Sustainable design strategies and materials are encouraged. 
Sustainable design strategies shall include at least 2 of the following 
elements:  

i. Low VOC paints, stains, and building materials 

ii. Double or triple paned windows 

iii. LED lighting 

iv. Low Flow Water Fixtures 

v. Energy Star Fixtures 

vi. Water harvesting for on-site irrigation (greywater systems)  

vii. Building materials comprised of recycled or locally sourced 
materials 
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viii. Solar screening 

ix. Green stormwater infrastructure (i.e. bioswales and rain gardens) 

x. Permeable pavement 

L. Signage 

1. Signage shall comply with the following requirements: 4 

Standard Requirement 

Residential Façade Signs Quantity: 1 Sign per Façade 
Area: 50 SF (Max.) 

Re-located Use Façade Signs Quantity: 1 Sign per Tenant per façade 
Area: 30 SF (Max.) 

Projection of Façade Signs 12 IN (Max.) 

Illumination of Sign External illumination 
Backlit illumination 

Sign clearance above grade 12 FT (Min.) 
Monument/ Freestanding Signs 1 per sub-district 

2. Signage for Supermarket Use Only shall be subject to the following 
requirements: 

a. Facade Signs 

i. One facade identification sign with business name and logo 
permitted on each building facade facing a public street or facing 
the supermarket’s parking lot. 

ii. Maximum facade sign area of 400 square feet on one facade, and 
250 square feet on other facades; no limitations on color, 
illumination or letter size. 

iii. Smaller facade signs for messages such as “Serving Our 
Communities,” names of departments (e.g., pharmacy) and 
accessory uses (e.g., bank) permitted on each building facade, 
having sign area of up to 35 square feet each. 

b. Freestanding Signs 

i. Two freestanding signs permitted for the supermarket use, which 
may be located anywhere on the lands under its control. 

ii. Maximum freestanding sign area of 100 square feet per side of 
each sign, with no limitations on color or letter size. Sign may be 
internally illuminated, subject to site plan approval as to 
brightness. Animation effects, flashing, scrolling and sequential 
display messages are prohibited. 

iii. Maximum freestanding height of 25 feet. 
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3. Directional signs with business name and logo permitted at driveway 
entrances, up to 9 square feet per side of each sign. 

4. Freestanding signs with business name and logo permitted designating 
specific parking spaces for employees, up to 9 square feet per side of each 
sign and unlimited in quantity. 

5. Freestanding signs with business name and logo permitted designating 
specific parking spaces for curbside pickup, and freestanding signs with 
business name and logo permitted directing customers to the parking 
spaces designated for curbside pickup, in each instance up to 9 square 
feet per side of each sign and unlimited in quantity. 

6. Freestanding and directional signs not subject to setback or under 
clearance requirements. 

7. Temporary banner signs are permitted, provided they do not exceed 200 
square feet in area and a 12-inch projection. All temporary banner signs 
shall be reviewed and approved by the Planning Board for appropriate 
building placement and shall be designed and located to be least 
intrusive. No temporary banner sign may remain in place for a period 
exceeding 18 months. 

M. Municipal Space Standards 5 

1. A Municipal Space room is required within the Cedar Lane North 
District. Refer to the definition of Municipal Space in Appendix C. 

2. The Municipal Space shall include exterior entrances that allow access 
without entering the main building and shall be open for public use. 

 

 
4 Does not pertain to Supermarket Use. 
 
5 Does not apply to Supermarket Use. 
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N. Public Open Space, Streetscape, Landscaping + Lighting Standards6 

1. Open Space Concept Plan (Illustrations below are conceptual in nature only). 

Cedar Lane North District (Farmer Market Plaza): 

 
American Legion Drive West District (Parklet): 

 
2. Public Open Space Standards: Specific parameters of public open space 

operations may be addressed within Redevelopment Agreement(s). 

 

 
6 Does not apply to Supermarket Use, with the exception of paragraph 4b. 
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3. Street Trees 

a. Pollution resistant street shade trees are to be planted along the 
street, at regular intervals pending species type, 30’ on center if a 
small street tree with a canopy spread up to 30’ or spaced at 40’ on 
center intervals if a medium or large tree with a canopy spread 
above 30’. Trees shall be a minimum of two-and-a-half (2.5) inches 
in diameter at breast height. 

b. Brick or Belgian block pavers at the perimeter of tree pits are 
encouraged.  

c. Raingardens and/or bioswales in tree pits are encouraged. 

d. Tree irrigation bags must be installed and maintained for at least 
six months after planting. 

e. Unless otherwise specified, Chapter 37: Trees and Shrubs shall 
apply. 

f. Specific parameters of long-term street tree maintenance may be 
addressed within Redevelopment Agreement(s). 

4. Landscaping and Buffering 

a. All driveways and paths shall be buffered on both sides by 
landscaping at least three feet wide. Trees shall be planted to 
provide shade coverage over at least 20% of all paved areas. 
Service Alleys servicing Cedar Lane businesses are exempt.  

b. American Legion Drive East District: A wall or berm, or a 
landscaped separation having a minimum width of five (5) feet 
shall be required between the sidewalk and the off-street parking 
spaces located on the American Legion Drive East District. The 
existing landscape strip on Lots 3, 4 and 5 may be used to satisfy 
this requirement as to those lots if it has a minimum width of five 
(5) feet, but if wider than five (5) feet, its width may not be reduced, 
and the width of the separation to be constructed on Lots 1 and 2 
shall match the width of any existing landscape strip which is 
equal to or greater than five (5) feet. 

5. Lighting 

a. Lighting shall be between 1-3fc at all sidewalks, parking area and 
driveways. 

b. Lighting shall not exceed 0.5fc at any property line. 

c. No exterior light source, including fixtures not mounted on the 
primary structure, shall be mounted higher than 12 feet measured 
from the actual grade immediately beneath the light source. 

https://ecode360.com/13627122
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d. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon 
exterior lighting is permitted. 

e. All new exterior site and building lighting shall be selected to 
minimize glare, light trespass, and light pollution, particularly with 
regards to adjoining residential neighborhoods.  

f. Lighting fixtures shall be selected from the International Dark Sky 
Association's Fixture Seal of Approval Program, which specifies 
fixtures that are directionally downcast, full-cutoff, and that have 
a warm color temperature. 

6. Sidewalks + Pedestrian Crossings 

a. A public sidewalk shall be provided along every street which 
borders a property within the Redevelopment Area, on the side or 
sides of the street which borders a property within the 
Redevelopment Area.  

b. A dedicated pedestrian zone along any public sidewalk shall be 
provided and will have a minimum unobstructed width of eight (8) 
feet within the public right-of-way. 

c. Private sidewalks within the property may be reduced to a 
minimum of four (4) feet wide. Where sidewalks are adjacent to 
head-on vehicle parking, the minimum sidewalk width shall be six 
(6) feet. 

d. Tactile pavers shall be installed to the same standards required by 
ADA at the base of public sidewalk curb ramps. 

e. Where pedestrian pathways cross vehicular aisles or driveways, 
crosswalks shall be provided with textured pavement, pavers, or 
raised pavement with adequate striping. 

f. Unless otherwise specified, Chapter 32: Streets and Sidewalks 
shall apply. 

O. Utility + Stormwater Standards for New Development  

1. Utilities 

a. Utilities (e.g. transformers, generators, meters, hot boxes, HVAC 
etc.) shall be placed within the property lines and sufficiently 
screened from public right-of-way.  

b. All meters shall be screened so as not to be visible from the public 
right-of-way. 

c. Utility distribution supply lines and service connections shall be 
underground where permitted by local utility. 

2. Refuse Collection 

https://ecode360.com/13650617
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a. All buildings shall provide an interior refuse area sufficient to 
accommodate all trash and recycling generated on-site between 
collections. Existing Supermarket is  exempt from this standard.  

3. Stormwater  

a. See “Project Infrastructure” requirement in Section 5 of this 
Redevelopment Plan. 

b. Unless otherwise specified, Stormwater management shall only be 
required under this plan if also required by NJDEP.  

P. Access + Circulation Analysis7 

Redeveloper(s) shall conduct a Traffic Impact Study for any proposed 
redevelopment project within the Redevelopment Area, which shall be 
submitted to the Township Zoning Subcommittee during Consistency Review 
for conformity with this Plan prior to filing a site plan application. This study 
shall be reviewed as part of the Redeveloper Agreement process. 

The traffic study shall conform with applicable public standards by the Institute 
of Transportation Engineers. The primary purpose of the traffic study is to 
determine whether additional infrastructure improvements will be necessitated 
by redevelopment of the Area, including but not limited to the improvement of 
both the pedestrian-friendliness and pedestrian safety. The traffic study shall 
include any improvements required in connection with implementation of the 
Plan and shall be addressed in a Redevelopment Agreement to be executed by 
designated Redeveloper(s) and the Township. 

This study shall include, but shall not be limited to, an assessment of existing 
off-site features within the traffic study area (as defined below): 

a. Traffic control devices 
b. Pedestrian crossings and sidewalks 
c. Geometries of existing and proposed rights-of-way 
d. Off-street and on-street loading areas 
e. On-street parking 
f. Interaction with nearby driveways, alleyways, and access points 

The following intersections shall be included within the required traffic study: 

a) Cedar Lane and Garrison Avenue 
b) Cedar Lane and Windsor Road 
c) Cedar Lane and Front Street 
d) Beverly Road and Garrison Avenue 
e) American legion Drive and Alma Terrace / Water Street 
f) American legion Drive and North Street 
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Section 5: Administration 
 
A. Validity of Plan: If any section, subsection, paragraph, division, subdivision, 

clause, or provision of this Plan shall be deemed by a court of competent 
jurisdiction to be invalid, such part(s) shall be severed and the invalidity 
thereby shall not affect, impair, or invalidate the remainder of the Plan. 

 
B. Computations: When a numerical calculation of zoning standards for a 

particular Lot results in a fractional number, such numbers shall be rounded 
down to the next whole number for fractions less than .500 and rounded up 
for fractions .500 and above. 

 
C. Other Actions by the Township of Teaneck in Furtherance of the Plan: Other 

actions may be taken by the Township of Teaneck in its sole discretion, to 
further the goals of the Plan. These actions may include, but shall not be 
limited to, provisions for public infrastructure necessary to service new 
development and vacation of public utility easements and other easements 
and rights-of-way as may be necessary for redevelopment. The costs for such 
actions shall be borne by the designated redeveloper(s). 

 
D. Municipal Designation – Redevelopment Agreement: 
 

Usage of the word “Developer”: Anytime the word “developer” is utilized in 
this Redevelopment Plan, the same shall mean the redeveloper that is 
designated by the Township of Teaneck Council in accordance with this 
Redevelopment Plan and the LRHL. 
 
Standing before Planning Board: Only the redeveloper designated by the 
Township of Teaneck by resolution of the Teaneck Council and having 
executed a Redevelopment Agreement with the Township of Teaneck may 
proceed to implement the redevelopment projects set forth in this 
Redevelopment Plan before the Planning Board. 
 
In order to assure that the vision of this Redevelopment Plan will be 
successfully implemented in an effective, comprehensive, and timely way, 
and in order to promptly achieve the public purpose goals of the Plan, the 
Teaneck Council will select the redeveloper in all areas governed by this 
Redevelopment Plan. Any party not specifically designated as the 
“redeveloper” as set forth above shall not have the standing to proceed 
before the Planning Board for site plan approval. However, notwithstanding 
any other provision of this Redevelopment Plan,  the owner or the operator 
of the supermarket or the supermarket property shall not be required to be 
designated as Redeveloper, and shall not be required to enter into a 

 
7 Does not apply to Supermarket Use. 
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Redevelopment Agreement, prior to seeking approval for any modifications 
to the Supermarket parcel, and an application for any such modifications 
shall not be considered a Redeveloper Application. The supermarket shall 
be subject only to those provisions pertaining to application procedures and 
requirements contained in the Township’s Development Regulations. 
 
Procedural Standards for Redeveloper Applications: The designated 
redeveloper will be required to execute a Redevelopment Agreement 
satisfactory to and authorized by the Teaneck Council. Upon request of the 
Town, the designated redeveloper shall submit the following items: 

 
1. Conceptual plans and elevations sufficient in scope to demonstrate that 

the design approach, architectural concepts, land uses, parking, traffic 
circulation, flood mitigation, landscaping, open space, construction 
schedule, including estimated pre-construction time period to secure 
permits and approvals, and other elements are consistent with the 
objectives and standards of this Redevelopment Plan. 
 

2. Documentation evidencing the financial responsibility and capability of 
the proposed redeveloper with respect to carrying out the proposed 
redevelopment, including but not limited to: type of company or 
partnership, disclosure of ownership interest, list of comparable projects 
successfully completed, list of references with name, address and phone 
information, list of any general or limited partners, financing plan, and 
financial profile of the redeveloper entity and its parent, if applicable. 
 

3. A Traffic Impact Study. 
 

4. Stormwater Management Plan / Drainage Plan. 
 

5. A Construction Phasing Plan. 
 

6. Required escrows to the Township of Teaneck. 
 

7. Additional submission materials may be requested as deemed 
appropriate to the particular project sites. 
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E. Approval Process: All submission documents shall be submitted to the 
Township Zoning Subcommittee for Consistency Review. Thereafter, upon 
designation by the Teaneck Council as a Redeveloper, all development 
applications shall be submitted to the Planning Board through the site plan 
and subdivision procedures as outlined in N.J.S.A. 40:55D-1 et seq. The 
Planning Board shall deem any application for redevelopment for any 
property subject to this Redevelopment Plan incomplete if the applicant has 
not been designated by the Teaneck Council as a redeveloper(s) and a 
Redevelopment Agreement has not been fully executed8.  

All projects within the Redevelopment Area shall require site plan or 
subdivision approval by the Planning Board in the normal course. The 
Planning Board may request additional reasonable analyses and information 
as is required to make a decision. All submissions shall meet design 
standards enumerated in this Redevelopment Plan and indicate any 
deviations from this Redevelopment Plan. 

F. Deviations9: The Planning Board may grant deviations from the regulations 
contained within this Plan where, by reason for exceptional narrowness, 
shallowness, or shape of a specific piece of property, or by reason of 
exceptional topographic conditions, preexisting structures or physical 
features uniquely affecting a specific piece of property, the strict application 
of any area, yard, bulk, or design objective or regulation adopted pursuant 
to this Redevelopment Plan would result in peculiar practical difficulties to, 
or exceptional and undue hardship upon, the developer of such property. 
The Planning Board may also grant such relief in an application relating to a 
specific piece of property where the purposes of this Plan would be advanced 
by a deviation from the strict requirements of this Redevelopment Plan and 
the benefits of the deviation would outweigh any detriments. No relief may 
be granted under the terms of this section unless such deviation or relief can 
be granted without substantial detriment to the public good and without 
substantial impairment of the intent and purpose of this Redevelopment 
Plan. An application for a deviation from the requirements of this 
Redevelopment Plan shall provide public notice of such application in 
accord with the requirements of public notice as set forth in NJSA 40:55D-12. 
a. and b. Notwithstanding the above, any changes to the uses permitted in 
this Redevelopment Area, or any other deviation requiring a “d” variance or 
any deviation with respect to height of a principal structure shall be 
permitted only by means of an amendment of the Redevelopment Plan by 
the Teaneck Council. 

 

 
8 The Supermarket shall be subject only to those provisions pertaining to application 
procedures and requirements contained in the Township’s Development Regulations.  
 
9 No deviations from the parking ratios to be permitted in American Legion Drive Districts. 
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G. Approvals by Other Agencies: The redeveloper shall be required to provide 
the Township of Teaneck with copies of all permit applications made to 
federal, state, and county agencies upon filing such applications, as will be 
required by the Redevelopment Agreement to be executed between the 
redeveloper and the Township of Teaneck. 
 

H. Severability: The provisions of this Plan are subject to approval by 
Ordinance. If a Court of competent jurisdiction finds any word, phrase, 
clause, section, or provision of this Redevelopment Plan to be invalid, illegal, 
or unconstitutional, the word, phrase, clause, section, or provision shall be 
deemed severable, and the remainder of the Plan and implementing 
Ordinance shall remain in full force and effect. 
 

I. Adverse Influences: No use or reuse shall be permitted which, when 
conducted under proper and adequate conditions and safeguards, will 
produce corrosive, toxic or noxious fumes, glare, electromagnetic 
disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or 
vibration, or other objectionable features so as to be detrimental to the public 
health, safety or general welfare. 
 

J. Non-Discrimination Provisions:: No future covenant, lease, conveyance or 
other instrument shall be effected or executed by the Township of Teaneck 
or by a developer or any of their successors or assignees, whereby land 
within the Area is restricted by the Township of Teaneck, or the developer, 
upon the basis of race, creed, color, national origin, ancestry, sexual 
orientation, gender identity, marital status, or gender in the sale, lease, use 
or occupancy thereof. Appropriate covenants, running with the land in 
perpetuity, will prohibit such restrictions and shall be included in the 
disposition instruments. There shall be no restrictions of occupancy or use 
of any part of the Area on the basis of race, creed, color, national origin, 
ancestry, sexual orientation, gender identity, marital status, or gender. 
 

K. Redevelopment Actions: The Township of Teaneck shall have such powers 
and duties as set forth in the LRHL and as may be conferred by this Plan, 
including, but not limited to, the authority to acquire real property without 
eminent domain, to relocate residents and businesses, to designate 
redevelopers, to establish clear terms and conditions for redevelopment 
through the negotiation, execution, and administration of redevelopment 
agreements, and to do such other things as permitted by law. 
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L. Relocation Requirements: Implementation of this Plan may require the 
displacement and relocation of businesses located within the 
Redevelopment Area. At the time of property acquisition, the actual extent 
of displacement will be confirmed, and if it is necessary, a Workable 
Relocation Assistance Plan will be prepared and submitted to the New Jersey 
Department of Community Affairs for approval. The Township of Teaneck 
will comply with the requirements of the New Jersey State relocation statutes 
and regulations as applicable and will provide all benefits and assistance 
required under applicable law. 
 

M. Escrows: At a minimum, the Redevelopment Agreement shall provide that 
the redeveloper shall be responsible to post sufficient escrows to cover any 
and all costs of the Township of Teaneck and the professional consultants 
retained by the Township of Teaneck to negotiate the Redevelopment 
Agreement, undertake any studies in connection with the project, review the 
proposed redevelopment project and advise the Township of Teaneck on 
any and all aspects of the redevelopment process and as otherwise set forth 
in the Redevelopment Agreement. 
 

N. Project Infrastructure: The redeveloper, at the redeveloper’s cost and 
expense, shall provide all reasonably necessary engineering studies for, and 
construct or install all on- and off-site municipal infrastructure 
improvements and capacity enhancements or upgrades to traffic control 
measures, water service, sanitary sewer service, stormwater management, 
and flood mitigation measures to the project or required due to the impacts 
of the project, in addition to all required tie-in or connection fees. The 
redeveloper shall also be responsible for providing, at the redeveloper’s cost 
and expense, all sidewalks, curbs, streetscape improvements (street trees 
and other landscaping), street lighting, and on- and off-site traffic controls 
and road improvements for the project or required due to the impacts of the 
project. 
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O. Other Infrastructure Upgrades: The Township of Teaneck has committed to 
improving drainage in the Belle Avenue area between Beatrice Avenue and 
Beverly Road. The Township prepared the Belle Avenue Area Drainage 
Study, dated April 5, 2022, prepared by FasTech, which proposed stormwater 
detention systems within Sagamore Park and the Beverly Road municipal 
parking lot. A 187,000 gallon underground stormwater detention system 
constructed within Sagamore Park and a 25,000 gallon box culvert under the 
Beverly Road sidewalk have been constructed since publication of the 
Drainage Study. Additional improvements to stormwater drainage shall be 
required as part of a Redevelopment Agreement. Redeveloper shall 
contribute to the improvement effort as outlined herein, which will be 
further detailed in the Redevelopment Agreement. In coordination with the 
Township’s effort to improve the issue, the scope of Redeveloper’s off-site 
drainage improvements shall be focused on enhancing capacity and 
infrastructure within the Belle Avenue Drainage Area, specifically along 
Belle Avenue between Beverly Road and Clarmont Avenue. Redeveloper 
shall construct off-site drainage improvements to reduce flooding through 
hydraulic analysis by one of the following criteria: (a) a 10-15% improvement 
to the flow rate or flood storage during a 25-year rainfall storm event from 
existing to proposed conditions, (b) improvements designed and constructed 
to limit the height of any future flooding to below the height of the curbline 
within existing roadways, or (c) if neither (a) nor (b) above are reasonably 
feasible, an improvement to the existing stormwater drainage condition 
which would result in increased stormwater flow through the Cedar Lane 
North Subdistrict, to be approved in writing by the Township Engineer.         
 

P. Procedures for Amending the Plan: This Plan may be amended from time to 
time upon compliance with the requirements of state law. A request for same 
may be submitted to the Teaneck Council. The Township of Teaneck 
reserves the right to amend this plan. The Township of Teaneck, at its sole 
discretion, may require an escrow deposit from the party requesting the 
amendments, so that the Township of Teaneck may prepare a study of the 
impact of such amendments, which study must be prepared by a 
professional planner licensed in the State of New Jersey and other additional 
professionals as may be required by the Township of Teaneck. 
 

Q. Redevelopment Plan Duration: The provisions of this Plan specifying the 
redevelopment of the Redevelopment Area and the requirements and 
restriction with respect thereto shall be in effect until such time as the 
purpose of the Plan has been satisfied and the designated Redevelopment 
Area’s need for redevelopment has been substantially alleviated. 
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R. Certificates of Completion: Upon final inspection and issuance of a 
certificate of occupancy by the construction official for all buildings and the 
release of all performance and maintenance bonds for improvements by the 
Township of Teaneck, the redeveloper may apply to the Township of 
Teaneck for issuance of a certificate of completion, which will release the 
redeveloper from any further obligation under the redevelopment 
agreement for that project.  
 

S. Land Use Map Amendments: The adoption of this Plan or any amendments 
thereto shall automatically allow for any necessary modifications to the 
Official Zoning Map of the Township of Teaneck to ensure consistency 
between the two documents. 
 

T. Additional Superseding Provisions: The standards contained within this 
Redevelopment Plan shall supersede any conflicting standards contained 
within the Development Regulations of the Township of Teaneck or other 
applicable municipal codes or ordinances. 
 

U. Terms + Definitions: Any terms or definitions not addressed within this Plan 
shall rely on the applicable terms and conditions set forth in the 
Development Regulations of the Township of Teaneck per § 33-25(m)(2). 
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V. Other Provisions: This Redevelopment Plan herein has delineated a definite 
relationship to local objectives as to appropriate land uses, density of 
population, improved public utilities, recreation and community facilities, 
and other public improvements. This Plan has laid out various programs and 
strategies requiring implementation in order to carry out the objectives set 
forth herein. This Plan lays out the proposed land uses and building 
requirements for the Redevelopment Area. The diagrams, images and other 
graphic representations provided in this Plan are intended to provide a 
framework for interpretation of the written standards and regulations 
contained herein. Nothing in this Redevelopment Plan shall preclude the 
partial redevelopment of a Block depicted in such diagrams, images, or other 
graphic representations, provided that such subdivision or resubdivision 
and partial redevelopment of a Block is fully in conformance with the written 
standards and regulations contained herein. Pursuant to the provisions of 
the LRHL, the RAB Law and other applicable law, the Township of Teaneck 
is authorized to issue bonds, and in anticipation thereof, bond anticipation 
notes, to fund any of the redevelopment project improvements described 
herein, including but not limited to, acquisition of land, construction and/or 
renovation of municipal facilities, water, sewer, roadway, parking and 
pedestrian infrastructure, and any other public improvements as necessary 
to effectuate such redevelopment projects. The Mayor or Business 
Administrator are hereby authorized to execute and deliver, on behalf of the 
Township of Teaneck, any agreements, contracts, or additional instruments 
for the purpose of effectuating the issuance of such bonds and bond 
anticipation notes. 

W. Settlement Agreement: All provisions contained within Section E of the 
Settlement Agreement annexed as Appendix D are hereby Incorporated Into 
this Plan.  



 

  

50 

Appendix A: Council Resolution of “Area in Need” Study  
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Appendix B: Study Area Block and Lots 
 
The following properties are included within the Redevelopment Area, as 
mentioned in the most recent tax records at the time of plan adoption. 
 

BLOCK, LOT ADDRESS PER TAX CARD 
Block 705, Lot 4.01 American Legion Drive Parking Lot 

Block 707, Lot 1 713 American Legion Drive 
Block 707, Lot 2 719 American Legion Drive 
Block 707, Lot 3 699 American Legion Drive 
Block 707, Lot 4 689 American Legion Drive 
Block 707, Lot 5 665 American Legion Drive 
Block 819, Lot 1 408 Beverly Road 
Block 819, Lot 14 824 Windsor Road 
Block 819, Lot 16 Beverly Road 
Block 819, Lot 17 821 Garrison Ave 
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Appendix C: Definitions 
 
The following definitions supersede those found in the Development Regulations 
of the Township. For anything not defined within this Redevelopment Plan, the 
definitions found in § 33-3 of the Development Regulations shall continue to be 
applicable. 
 
Municipal Space shall mean an enclosed, climate-controlled area within a building 
intended for use which will be managed by the Township. The space shall contain 
an area of not less than 1,000 square feet. The space may be used for recreational, 
social, educational and/or cultural activities, which will be managed by the 
Township. The facilities shall not include any living quarters.  
 
Public Outdoor Space shall mean an outdoor space intended for public use and 
enjoyment. The space may be used for recreational, social, educational and cultural 
activities that is open to the public. For dimensionality requirements, public open 
space may include space within the public right of way between the property line 
and the curb. 

Retail Sales shall mean establishment engaged in the sale or renting of goods or 
services directly to the general public for personal or household consumption, 
including supermarkets, grocery stores, general merchandise stores, apparel shops, 
bookstores, electronics retailers, and similar uses. Wholesaling shall not be 
included in the definition. 
 
Structured Garage Parking shall mean a public or private structure or portion 
thereof composed of one or more levels or floors used exclusively for the parking 
or storage of motor vehicles. A parking structure may be totally below grade or 
either partially or totally above grade with those levels being either open or 
enclosed. 
 
Supermarket shall mean a retail or wholesale store that sells a variety of food items 
which may include prepackaged and prepared food, produce, baked goods, meats 
and fish, as well as other convenience and household goods, including pharmacy 
and liquor. 
 
Surface Parking shall mean an unsheltered paved piece of land used for the storage 
of automobiles.  
 
Tract shall mean a contiguous area of land under a single zoning district/subdistrict 
(e.g. Cedar Lane North, American Legion Drive East, or American Legion Drive 
West) as defined in Section 4.A.  

https://ecode360.com/13627418
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Ordinance No. 22-2026 AMENDING AND SUPPLEMENTING CHAPTER 33 
(DEVELOPMENT REGULATIONS) OF THE LAND USE ORDINANCE OF THE 

TOWNSHIP OF TEANECK TO ADDRESS THE REQUIREMENTS OF THE FAIR 
HOUSING ACT REGARDING COMPLIANCE WITH THE TOWN’S AFFORDABLE 

HOUSING OBLIGATIONS BY ESTABLISHING AN AFFORDABLE HOUSING 
OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY HOUSING 1 (IH-1) 

OVERLAY DISTRICT AND MODIFYING THE ZONING MAP”  BE IT RESOLVED by 
the Township Council of the Township of Teaneck that Ordinance #22-2026 pass 
upon second and final reading and that the Township Clerk is hereby authorized 

and directed to advertise the same according to law and to provide the 
appropriate notices in accordance with law. 

AMENDING AND SUPPLEMENTING CHAPTER 33 (DEVELOPMENT REGULATIONS) 

OF THE LAND USE ORDINANCE OF THE TOWNSHIP OF TEANECK TO ADDRESS THE 

REQUIREMENTS OF THE FAIR HOUSING ACT REGARDING COMPLIANCE WITH THE 

TOWN’S AFFORDABLE HOUSING OBLIGATIONS BY ESTABLISHING AN 

AFFORDABLE HOUSING OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY 

HOUSING 1 (IH-1) OVERLAY DISTRICT AND MODIFYING THE ZONING MAP” 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #22-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

03/10/26 Township Council INTRODUCED   

COMMENTS - Current Meeting: 

Councilwoman Goldberg opined that Ordinance No. 22-2026 was not introduced properly. 

Attorney Salmon disagreed and explained. 

 

1) Peter Aljian - expressed concern about potential crowding and increased traffic with a 

potential development at 827 Teaneck Road. 

2) Isaiah Vallejo-Juste - expressed opposition to proposed ordinance 22-2026. 

3) Chuck Powers - expressed opposition to proposed ordinance 22-2026, and questioned if the 

protest petition submitted by residents within 200feet is still valid 

4) Ron Schwartz - expressed opposition to proposed ordinance 22-2026, and questioned if the 

protest petition submitted by residents within 200feet is still valid 

5) Paula Rogovin - expressed opposition to proposed ordinance 22-2026 

 

Attorney Salmon Confirmed that the protest petition received in response to Ord. 5-2026 from 

the residents within 200feet is valid in response to Ord. 22-2026. 
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Council shared their thoughts on this property and ordinance. 

RESULT: ADOPTED [5 TO 2] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Elie Y. Katz, Councilman 

AYES: Katz, Schwartz, Orgen, Belcher, Gee 

NAYS: Michael S Pagan, Hillary Goldberg 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 22-2026 AMENDING AND SUPPLEMENTING 

CHAPTER 33 (DEVELOPMENT REGULATIONS) OF THE LAND USE 

ORDINANCE OF THE TOWNSHIP OF TEANECK TO ADDRESS THE 

REQUIREMENTS OF THE FAIR HOUSING ACT REGARDING 

COMPLIANCE WITH THE TOWN’S AFFORDABLE HOUSING 

OBLIGATIONS BY ESTABLISHING AN AFFORDABLE HOUSING 

OVERLAY ZONE DESIGNATED AS THE INCLUSIONARY HOUSING 1 

(IH-1) OVERLAY DISTRICT AND MODIFYING THE ZONING MAP”  

BE IT RESOLVED BY THE TOWNSHIP COUNCIL OF THE TOWNSHIP 

OF TEANECK THAT ORDINANCE #22-2026 PASS UPON SECOND AND 

FINAL READING AND THAT THE TOWNSHIP CLERK IS HEREBY 

AUTHORIZED AND DIRECTED TO ADVERTISE THE SAME 

ACCORDING TO LAW AND TO PROVIDE THE APPROPRIATE 

NOTICES IN ACCORDANCE WITH LAW. 

 

WHEREAS, the Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., 

authorizes municipalities to adopt and amend zoning ordinances to promote the public health, 

safety, morals, and general welfare; and 

WHEREAS, pursuant to the Fair Housing Act, N.J.S.A. 52:27D-301 et seq., and the 

MLUL, the Teaneck Township Planning Board adopted a Housing Element and Fair Share Plan 

(“HEFSP”) on June 16, 2025, to address the Township’s Fourth Round constitutional obligation 

to provide a realistic opportunity for the development of housing affordable to low- and 

moderate-income families and individuals; and 

WHEREAS, page 27 of the HEFSP identifies 827 Teaneck Road as a site which, through 

rezoning, may contribute toward meeting the Township's Fourth Round prospective need; and 

WHEREAS, page 39 of the HEFSP states: “The Township will make all necessary 

modifications to this ordinance to comply with any forthcoming Fourth Round requirements as 

updated regulations and rules are released”.; and 

WHEREAS, owner of 827 Teaneck Road (Vision 23, LLC) filed a challenge pursuant to 

a N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the 4th Round HEFSP on or about August 27, 2025; 

and 

WHEREAS, the Township and Vision 23, LLC have agreed to amicably resolve the 

issues set forth in FSHC’s challenge through a settlement agreement pursuant to N.J.S.A. 

52:27D-304.1(f)(2)(b) and Administrative Directive #14-24; and 

WHEREAS, in order to implement the settlement agreement, the Code of the Township 

of Teaneck must be amended to allow for overlay zone districts to address the prospective need 

obligation in accordance with N.J.S.A. 52:27D-304.1(f)(2)(c); 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, in the County of Bergen and the State of New Jersey, as follows: 
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SECTION I. The Zoning Map shall be and is hereby amended and supplemented by the 

addition of the Inclusionary Housing 1 Overlay (IH-1) District, incorporating the following 

property as shown on the Official Tax Map of the Township of Teaneck into said overlay zone:  

827 Teaneck Road (Block 3902, Lot 2.01) 

SECTION II. Attachment 1 <https://ecode360.com/attachment/TE0774/TE0774-

033a%20Table%20of%20Zoning%20Map%20Amendments.pdf>, “Table of Article V, 

“Zoning,” of Chapter 33, “Development Regulations” of the Land Use Ordinance of the 

Township of Teaneck is hereby amended to incorporate the following:  

Ord. No. Adoption Date Change 

22-2026  The following block and lots are hereby included 

within the IH-1 Overlay District Block 3902, Lot 2.01 

 

SECTION III. Section 33-24.32, “Inclusionary Housing 1 Overlay (IH-1) District” of 

Article V, “Zoning,” of Chapter 33, “Development Regulations” of the Land Use Ordinance of 

the Township of Teaneck is hereby created to read in its entirety as follows: 

a) Intent. The intent of the overlay zone is to permit the development of an inclusionary 

multifamily residential development in which a certain proportion of the dwelling units 

are set aside for occupancy by low- and moderate-income households. 

b) Permitted principal uses. 

1. Multifamily dwellings. 

2. The following uses are permitted only on the ground floor of a mixed-use 

multifamily development: 

a. Art Galleries 

b. Artisan Workshops 

c. Banks 

d. Cafes and Restaurants, excluding drive-through establishments. 

e. Convenience Stores 

f. Health Clubs 

g. Medical Offices 

h. Office 

i. Pharmacies 

j. Retail Sales, except as specifically prohibited in § 33-26 

<https://ecode360.com/13628370>. 

3/24/2026
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c) Permitted accessory uses. Accessory uses and structures which are customary and 

incidental to the principal permitted uses on the lot. 

d) Dimensional, density, and other bulk restrictions. 

1. Minimums. 

a. Lot area: 0.475 acres. 

b. Street frontage: 150 feet. 

c. Front yard setback (Teaneck Road lot line): 4 feet. 

d. Front yard setback (Golf Court lot line): 0 feet. 

e. Side yard setback (to Block 3902, Lot 1): 10 feet. 

f. Rear yard setback (to Block 3902, Lots 6): 80 feet. 

g. Rear yard setback (to Block 3902, Lots 25): 70 feet. 

h. Rear yard setback (to Block 3902, Lot 26): 20 feet. 

2. Maximums. 

a. Dwelling units: 26 units. 

b. Building coverage: 45%. 

c. Lot coverage: 85%, which may be increased to a maximum of 90%, provided 

that the development incorporates green infrastructure measures to assist 

with stormwater management and site drainage. Acceptable strategies may 

include, but are not limited to: Rain gardens or bioswales; Rainwater 

harvesting systems; Green roofs; Stormwater detention or retention systems. 

Such stormwater and site drainage infrastructure shall be reviewed by the 

Planning Board Engineer during site plan review. 

d. Building height: 4 stories / 50 feet. 

e) Accessory structures restrictions. 

1. Accessory buildings are prohibited.  

2. No accessory structure (e.g. wall, utility structure) shall be permitted within any 

front yard area. 

3. All accessory structures shall maintain a minimum setback of 5 FT from all side 

property lines and not exceed 6 FT in height. 
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f) Affordable housing requirements. 

1. Any multi-family residential development shall be subject to the Affordable 

Housing Ordinance in Article VI: Affordable Housing unless otherwise stated in 

this section <https://ecode360.com/13629467> except whereas otherwise required 

in this Section. 

2. A minimum set-aside of 6 units or 23% shall be provided, whichever is greater, 

consistent with the Low- and Moderate-Income requirement of the June 16, 2025 

Housing Element and Fair Share Plan. 

g) Off-street parking and loading requirements. 

1. Any development shall be subject to § 33-28 <https://ecode360.com/13629335> 

except otherwise permitted in this Section relating to multifamily. 

2. A minimum parking ratio of 1.3 spaces per residential unit shall be provided. 

3. Residential parking spaces may be reduced to a minimum of 9 feet in width and 

18 feet in depth. Accessible parking spaces shall comply with the dimensional 

standards of the Americans with Disabilities Act (ADA). 

4. Tandem parking spaces may be provided for residential uses, subject to the 

following conditions: 

a. No more than 25% of total parking spaces shall be tandem (i.e. spaces that 

are blocked by another car); and 

b. Tandem spaces must be assigned to the same dwelling unit. 

5. A minimum drive aisle width of 24 feet shall be provided. 

6. Electric vehicle charging infrastructure shall be provided in accordance with the 

requirements of P.L. 2021, c.171 and the Electric Vehicle Infrastructure 

Ordinance in Chapter 33, Article VII <https://ecode360.com/45535488>. 

h) Bicycle Parking. 

1. A minimum ratio of one (1) bicycle parking space per two (2) residential units 

shall be provided. 

i) Design Standards. 

1. Building exteriors should use high-quality materials. The following materials are 

discouraged: vinyl siding or PVC cladding; plastic panels or glossy composite 

laminates; exterior insulation finishing systems (EIFS); and faux materials 

intended to imitate higher-grade finishes. 

2. The building’s ground level should be visually distinguished from upper floors 

through material changes or other architectural treatments that enhance street-

level interest. The top story should also be architecturally differentiated through 

a mansard roof technique (or something similar) to make it appear less like an 

additional floor. 



Ordinance (ID # 9602)  Meeting of March 24, 2026 

 Page 7 

3. All rooftop mechanical equipment must be screened from public view with 

architectural enclosures, parapets or screening walls. 

4. Residential floors must provide a minimum floor-to-floor height of 9 feet. 

5. Windows viewing into a residential unit is not permitted on the ground level 

facing Teaneck Road. 

6. Architectural projections and features are encouraged to add visual interest. 

7. All new utilities must install electrical conduits and wiring underground. 

j) Signs. 

1. Any development shall be subject to § 33-18(c) except otherwise permitted in this 

Section. 

2. Two sign maximum is permitted (one per façade elevation), and may not exceed 

25 square feet. 

k) Landscaping Standards. 

1. All front yard parking areas must be screened with landscaping at least four (4) 

feet in height. 

2. A planted strip of at least seven (7) feet deep must be installed along the eastern 

property line as a buffer between any improvements and rear (Golf Court lot 

line). This area shall include appropriate vegetation of at least 6FT in height at 

planting. 

3. Frontage must incorporate greenery and features that enhance the public realm. 

Acceptable strategies include, but are not limited to: green walls or vertical 

planting systems; planters or raised beds integrated into the sidewalk zone; 

landscape beds or climbing vines at the building base. 

4. Unless otherwise specified below, Chapter 37: Trees and Shrubs 

<https://ecode360.com/13627122> shall apply.  

a. A minimum of one pollution-resistant shade tree shall be planted for every 

thirty (30) feet of street frontage. Each tree must have a minimum trunk 

diameter of 2.5 inches at breast height. 

b. Brick or Belgian block pavers around the perimeter of tree pits are 

encouraged. 

c. Tree irrigation bags must be installed and maintained for a minimum of six 

(6) months following planting. 
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d. Incorporating raingardens and/or bioswales within tree pits is encouraged to 

support stormwater management. 

l) Lighting Standards. 

1. Lighting shall be between 1-3 fc at all sidewalks, parking area and driveways. 

Lighting shall not exceed .5 fc at any property line. 

2. No exterior light source, including fixtures not mounted on the primary 

structure, shall be mounted higher than 12 FT measured from the actual grade 

immediately beneath the light source.  

3. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon exterior lighting 

is permitted.  

4. All new exterior site and building lighting shall be selected to minimize glare, 

light trespass, and light pollution, particularly with regards to adjoining 

residential neighborhoods.  

5. Lighting fixtures shall be selected from the International Dark Sky Association's 

Fixture Seal of Approval Program, which specifies fixtures that are directionally 

downcast, full-cutoff, and that have a warm color temperature. 

 

SECTION IV. All ordinances or parts of ordinances in conflict or inconsistent with any 

part of this Ordinance are hereby repealed to the extent that they are in conflict or inconsistent. 

SECTION V. If any section, provision, or part of provision of this Ordinance shall be 

held to be unenforceable or invalid by any court, such holding shall not affect the validity of this 

Ordinance, or any part thereof, other than the part so held unenforceable or invalid. 

SECTION VI. This Ordinance shall take effect after passage and publication in the 

manner provided by law. 

 

    

  

ATTEST: 

 

 

 

 

 

_____________________________ 

Doug Ruccione 

Township Clerk 

 

  

 

  

 

 

 

 

     ___________________________________    

                  Mark J. Schwartz, 

Mayor 

 



Appendix D to E - Affordable Housing, Developer Fee, Affirmative 
Marketing, and Administrative Agent Omnibus Ordinance 
 
Ordinance No. 15-2026, adopted March 16, 2026 
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Ordinance No. 15-2026 AMENDING CHAPTER 33 (DEVELOPMENT 
REGULATIONS) OF THE TOWNSHIP OF TEANECK TO ADDRESS THE 

REQUIREMENTS OF THE FAIR HOUSING ACT THE UNIFORM HOUSING 
AFFORDABILITY CONTROLS (UHAC) AND TO COMPLY WITH THE TOWN’S 

ROUND FOUR AFFORDABLE HOUSING OBLIGATIONS  BE IT RESOLVED by the 
Township Council of the Township of Teaneck that Ordinance #15-2026 pass 

upon second and final reading and that the Township Clerk is hereby authorized 
and directed to advertise the same according to law and to provide the 

appropriate notices in accordance with law. 

AMENDING CHAPTER 33 (DEVELOPMENT REGULATIONS) OF THE TOWNSHIP OF 

TEANECK TO ADDRESS THE REQUIREMENTS OF THE FAIR HOUSING ACT THE 

UNIFORM HOUSING AFFORDABILITY CONTROLS (UHAC) AND TO COMPLY WITH 

THE TOWN’S ROUND FOUR AFFORDABLE HOUSING OBLIGATIONS 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #15-

2026 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 

 
HISTORY: 

02/24/26 Township Council INTRODUCED   

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Karen Orgen, Councilwoman 

AYES: Katz, Schwartz, Orgen, Pagan, Belcher, Gee, Goldberg 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 15-2026 AMENDING CHAPTER 33 (DEVELOPMENT 

REGULATIONS) OF THE TOWNSHIP OF TEANECK TO ADDRESS 

THE REQUIREMENTS OF THE FAIR HOUSING ACT THE UNIFORM 

HOUSING AFFORDABILITY CONTROLS (UHAC) AND TO COMPLY 

WITH THE TOWN’S ROUND FOUR AFFORDABLE HOUSING 

OBLIGATIONS  BE IT RESOLVED BY THE TOWNSHIP COUNCIL OF 

THE TOWNSHIP OF TEANECK THAT ORDINANCE #15-2026 PASS 

UPON SECOND AND FINAL READING AND THAT THE TOWNSHIP 

CLERK IS HEREBY AUTHORIZED AND DIRECTED TO ADVERTISE 

THE SAME ACCORDING TO LAW AND TO PROVIDE THE 

APPROPRIATE NOTICES IN ACCORDANCE WITH LAW. 

 

 

    

  

ATTEST: 

 

 

 

 

 

_____________________________ 

Doug Ruccione 

Township Clerk 

 

  

 

  

 

 

 

 

     ___________________________________    

                  Mark J. Schwartz, 

Mayor 
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TOWNSHIP OF TEANECK 

ORDINANCE O -______________ 

AN ORDINANCE AMENDING CHAPTER 33 (DEVELOPMENT REGULATIONS) OF 

THE TOWNSHIP OF TEANECK TO ADDRESS THE REQUIREMENTS OF THE FAIR 

HOUSING ACT THE UNIFORM HOUSING AFFORDABILITY CONTROLS (UHAC) 

AND TO COMPLY WITH THE TOWN’S ROUND FOUR AFFORDABLE HOUSING 

OBLIGATIONS 

 

WHEREAS, the Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., 

authorizes municipalities to adopt and amend zoning ordinances to promote the public health, 

safety, morals, and general welfare; and 

WHEREAS, pursuant to the Fair Housing Act, N.J.S.A. 52:27D-301 et seq., and the 

MLUL, the Teaneck Township Planning Board adopted a Housing Element and Fair Share Plan 

(“HEFSP”) on June 16, 2025, to address the Township’s Fourth Round constitutional obligation 

to provide a realistic opportunity for the development of housing affordable to low- and moderate-

income families and individuals; and 

WHEREAS, Fair Share Housing Center (“FSHC”) filed a challenge pursuant to a N.J.S.A. 

52:27D-304.1(f)(2)(b) regarding the 4th Round HEFSP on August 29, 2025; and 

WHEREAS, the Township and FSHC have agreed to amicably resolve the issues set forth 

in FSHC’s challenge through a settlement agreement pursuant to N.J.S.A. 52:27D-304.1(f)(2)(b) 

and Administrative Directive #14-24; and 

WHEREAS, this Ordinance is adopted in furtherance of, and in direct response to, the 

settlement agreement to amend Affordable Housing Ordinance of the Development Regulations 

to comply with the Uniform Housing Affordability Controls (as amended), and other applicable 

affordable housing standards;” 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township 

of Teaneck, in the County of Bergen and the State of New Jersey, as follows, this Ordinance will 

repeal Chapter 33, Article VI (Affordable Housing) in its entirety and be replaced with the State 

Model Affordable Housing Ordinance (See Appendix A). 

Repealer  

All ordinances or code provisions or parts thereof inconsistent with this Ordinance are hereby 

repealed to the extent of such inconsistency. 

Severability 

If any section, subsection, paragraph, sentence or any other part of this Ordinance is adjudged 

unconstitutional or invalid, such judgment shall not affect, impair or invalidate the remainder of 

this Ordinance. 

Effective Date 

This ordinance shall take effect upon its passage and publication, as required by law. 

 

https://ecode360.com/13629467
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APPENDIX A 

[State Model Ordinance Draft: February 12, 2026] 
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MODEL AFFORDABLE HOUSING ORDINANCE 

A. Introduction & Applicability 

1. This section of the Code sets forth regulations regarding the very low-, low- and moderate-

income housing units in Teaneck Township consistent with the provisions outlined in P.L 

2024, Chapter 2, including the amended Fair Housing Act (“FHA”) at N.J.S.A. 52:27D-

301 et seq., as well as the Department of Community Affairs, Division of Local Planning 

Services (“LPS”) at N.J.A.C. 5:99 et seq., statutorily upheld existing regulations of the 

now-defunct Council on Affordable Housing (“COAH”) at N.J.A.C. 5:93 and  5:97, the 

Uniform Housing Affordability Controls (“UHAC”) at N.J.A.C. 5:80-26.1 et seq., and as 

reflected in the adopted municipal Fourth Round Housing Element and Fair Share Plan 

(“HEFSP”). 

2. This Ordinance is intended to ensure that very-low-, low- and moderate-income units 

(“affordable units”) are created with controls on affordability over time and that very-low-

, low- and moderate-income households shall occupy these units pursuant to statutory 

requirements. This Ordinance shall apply to all inclusionary developments, individual 

affordable units, and 100 percent affordable housing developments except where 

inconsistent with applicable law.  Low-Income Housing Tax Credit financed developments 

shall adhere to affirmative marketing and random selection procedures set forth in UHAC. 

3. The Teaneck Township Planning Board has adopted a HEFSP pursuant to the Municipal 

Land Use Law at N.J.S.A. 40:55D-1, et seq. The Fair Share Plan describes the ways the 

municipality shall address its fair share of very-low-, low- and moderate-income housing 

as approved  by the Superior Court and documented in the Housing Element. 

4. This Ordinance implements and incorporates the relevant provisions of the HEFSP and 

addresses the requirements of P.L 2024, Chapter 2, the FHA, N.J.A.C. 5:99, NJ Supreme 

Court upheld COAH regulations at N.J.A.C. 5:93 and 5:97, and UHAC at N.J.A.C. 5:80-

26.1, as may be amended and supplemented. 

5. Applicability 

a. The provisions of this Ordinance shall apply to all affordable housing developments 

and affordable housing units that are proposed to be created pursuant to the 

municipality’s most recently adopted HEFSP. 

b. This Ordinance shall apply to all developments that contain very-low-, low- and 

moderate-income housing units included in the Municipal HEFSP, including any 

unanticipated future developments that will provide very-low-, low- and moderate-

income housing units. 

c. Projects receiving federal Low Income Housing Tax Credit financing and proposed for 

credit in the municipality’s most recently adopted HEFSP shall comply with the 

affirmative fair marketing requirements of UHAC at N.J.A.C. 5:80-26.16 and the 

length of the affordability controls applicable to such projects shall be not less than a 

30-year compliance period plus a 15-year extended-use period, for a total of not less 

than 45 years. 

B. Definitions 

As used herein the following terms shall have the following meanings: 
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“Accessory apartments” means a residential dwelling unit that provides complete independent 

living facilities with a private entrance for one or more persons, consisting of provisions for 

living, sleeping, eating, sanitation, and cooking, including a stove and refrigerator, and is 

located within a proposed preexisting primary dwelling, within an existing or proposed 

structure that is an accessory to a dwelling on the same lot, constructed in whole or part as an 

extension to a proposed or existing primary dwelling, or constructed as a separate detached 

structure on the same lot as the existing or proposed primary dwelling. Accessory apartments 

are also referred to as “accessory dwelling units”. 

“Act” means the New Jersey Fair Housing Act, N.J.S.A. 52:27D-301 et seq. 

“Adaptable” means constructed in compliance with the technical design standards of the 

barrier free subcode adopted by the Commissioner of Community Affairs pursuant to the “State 

Uniform Construction Code Act,” P.L.1975, c. 217 (C.52:27D-119 et seq.) and in accordance 

with the provisions of section 5 of P.L.2005, c. 350 (C.52:27D-123.15). 

“Administrative agent” means the entity approved by the Division responsible for the 

administration of affordable units, in accordance with N.J.A.C. 5:99-7, and UHAC at N.J.A.C. 

5:80-26.15. 

“Affirmative marketing” means a regional marketing strategy designed to attract buyers and/or 

renters of affordable units pursuant to N.J.A.C. 5:80-26.16. 

“Affirmative Marketing Plan” means the municipally adopted plan of strategies from which 

the administrative agent will choose to implement as part of the Affirmative Marketing 

requirements. 

“Affirmative Marketing Process” or “Program” means the actual undertaking of Affirmative 

Marketing activities in furtherance of each project with very low-, low-, and moderate-income 

units. 

“Affordability assistance” means the use of funds to render housing units more affordable to 

low- and moderate-income households and includes, but is not limited to, down payment 

assistance, security deposit assistance, low interest loans, rental assistance, assistance with 

homeowner’s association or condominium fees and special assessments, common maintenance 

expenses, and assistance with emergency repairs and rehabilitation to bring deed-restricted 

units up to code, pursuant to N.J.A.C. 5:99-2.5. 

“Affordability average” means an average of the percentage of regional median income at 

which restricted units in an affordable development are affordable to low- and moderate-

income households. 

“Affordable” means, in the case of an ownership unit, that the sales price for the unit conforms 

to the standards set forth at N.J.A.C. 5:80-26.7 and, in the case of a rental unit, that the rent for 

the unit conforms to the standards set forth at N.J.A.C. 5:80-26.13. 

“Affordable housing development” means a development included in a municipality’s housing 

element and fair share plan, and includes, but is not limited to, an inclusionary development, a 

municipally sponsored affordable housing project, or a 100 percent affordable development. 

This includes developments with affordable units on-site, off-site, or provided as a payment 

in-lieu of construction only if such a payment-in-lieu option has been previously approved by 
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the Program or Superior Court as part of the HEFSP. Payments in lieu of construction were 

invalidated per P.L. 2024, c.2. 

“Affordable Housing Dispute Resolution Program” or “the Program” refers to the dispute 

resolution program established pursuant to N.J.S.A. 52:27D-313.2. 

“Affordable Housing Monitoring System” or “AHMS” means the Department’s cloud-based 

software application, which shall be the central repository for municipalities to use for 

reporting detailed information regarding affordable housing developments, affordable housing 

unit completions, and the collection and expenditures of funds deposited into the municipal 

affordable housing trust fund. 

“Affordable Housing Trust Fund” or “AHTF” means that non-lapsing, revolving trust fund 

established in DCA pursuant to N.J.S.A. 52:27D-320 and N.J.A.C. 5:43 to be the repository of 

all State funds appropriated for affordable housing purposes. All references to the 

“Neighborhood Preservation Nonlapsing Revolving Fund” and “Balanced Housing” mean the 

AHTF. 

“Affordable unit” means a housing unit proposed or developed pursuant to the Act, including 

units created with municipal affordable housing trust funds. 

“Age-restricted housing” means a housing unit that is designed to meet the needs of, and is 

exclusively for, an age-restricted segment of the population such that: 1. All the residents of 

the development where the unit is situated are 62 years or older; 2. At least 80 percent of the 

units are occupied by one person that is 55 years or older; or 3. The development has been 

designated by the Secretary of HUD as “housing for older persons” as defined in Section 

807(b)(2) of the Fair Housing Act, 42 U.S.C. § 3607. 

“Agency” means the New Jersey Housing and Mortgage Finance Agency established by 

P.L.1983, c. 530 (C.55:14K-1 et seq.). 

“Assisted living residence” means a facility licensed by the New Jersey Department of Health 

to provide apartment-style housing and congregate dining and to ensure that assisted living 

services are available when needed for four or more adult persons unrelated to the proprietor. 

Apartment units must offer, at a minimum, one unfurnished room, a private bathroom, a 

kitchenette, and a lockable door on the unit entrance. 

“Barrier-free escrow” means the holding of funds collected to adapt affordable unit entrances 

to be accessible in accordance with N.J.S.A. 52:27D-311a et seq. Such funds shall be held in 

a municipal affordable housing trust fund pursuant to N.J.A.C. 5:99-2.6. 

“Builder’s remedy” means court-imposed site-specific relief for a litigant who seeks to build 

affordable housing for which the court requires a municipality to utilize zoning techniques, 

such as mandatory set-asides or density bonuses, including techniques which provide for the 

economic viability of a residential development by including housing that is not for low- and 

moderate-income households. 

“Certified household” means a household that has been certified by an administrative agent as 

a very-low-income household, a low-income household, or a moderate-income household. 

“CHOICE” means the no-longer-active Choices in Homeownership Incentives for Everyone 

Program, as it was authorized by the Agency. 
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“COAH” or the “Council” means the Council on Affordable Housing established in, but not 

of, DCA pursuant to the Act and that was abolished effective March 20, 2024, pursuant to 

section 3 at P.L. 2024, c. 2 (N.J.S.A. 52:27D-304.1). 

“Commissioner” means the Commissioner of the Department of Community Affairs. 

“Compliance certification” means the certification obtained by a municipality pursuant to 

section 3 of P.L.2024, c. 2 (C.52:27D-304.1), that protects the municipality from exclusionary 

zoning litigation during the current round of present and prospective need and through July 1 

of the year the next round begins, which is also known as a “judgment of compliance” or 

“judgment of repose.” The term “compliance certification” shall include a judgment of repose 

granted in an action filed pursuant to section 13 of P.L.1985, c. 222 (C.52:27D-313). 

“Construction” means new construction and additions, but does not include alterations, 

reconstruction, renovations, conversion, relocation, or repairs, as those terms are defined in the 

State Uniform Construction Code promulgated pursuant to the State Uniform Construction 

Code Act, P.L. 1975, c. 217(N.J.S.A. 52:27D-119 et seq.). 

“County-level housing judge” means a judge appointed pursuant to section 5 at P.L. 2024, c. 

2, to resolve disputes over the compliance of municipal fair share affordable housing 

obligations and municipal Fair Share plans and housing elements with the Act. 

“DCA” and “Department” mean the State of New Jersey Department of Community Affairs. 

“Deficient housing unit” means a housing unit with health and safety code violations that 

require the repair or replacement of a major system. A major system includes weatherization, 

roofing, plumbing (including wells), heating, electricity, sanitary plumbing (including septic 

systems), lead paint abatement and/or load bearing structural systems. 

“Department” means the New Jersey Department of Community Affairs. 

“Developer” means the legal or beneficial owner or owners of a lot or of any land proposed to 

be included in a proposed development, including the holder of an option or contract to 

purchase, or other person having an enforceable proprietary interest in such land. 

“Development” means the division of a parcel of land into two or more parcels, the 

construction, reconstruction, conversion, structural alteration, relocation, or enlargement of 

any building or other structure, or of any mining, excavation, or landfill, and any use or change 

in the use of any building or other structure, or land or extension of use of land, for which 

permission may be required pursuant to the Municipal Land Use Law, N.J.S.A. 40:55D-1 et 

seq. 

“Development fee” means money paid by a developer for the improvement of residential and 

non-residential property as permitted pursuant to N.J.S.A. 52:27D-329.2 and 40:55D-8.1 

through 40:55D-8.7 and N.J.A.C. 5:99-3. 

“Dispute Resolution Program” means the Affordable Housing Dispute Resolution Program, 

established pursuant to section 5 at P.L. 2024, c. 2 (N.J.S.A. 52:27D-313.2). 

“Division” means the Division of Local Planning Services within the Department of 

Community Affairs. 
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“Emergent opportunity” means a circumstance that has arisen whereby affordable housing will 

be able to be produced through a delivery mechanism not originally contemplated by or 

included in a fair share plan that has been the subject of a compliance certification. 

“Equalized assessed value” or “EAV” means the assessed value of a property divided by the 

current average ratio of assessed to true value for the municipality in which the property is 

situated, as determined in accordance with sections 1, 5, and 6 at P.L. 1973, c. 123 (N.J.S.A. 

54:1-35a, 54:1-35b, and 54:1-35c). Estimates at the time of building permit may be obtained 

by the tax assessor using construction cost estimates. Final EAV shall be determined at project 

completion by the municipal assessor. 

“Equity share amount” means the product of the price differential and the equity share, with 

the equity share being the whole number of years that have elapsed since the last non-exempt 

sale of a restricted ownership unit, divided by 100, except that the equity share may not be less 

than five percent and may not exceed 30 percent. 

“Exit sale” means the first authorized non-exempt sale of a restricted unit following the end of 

the control period, which sale terminates the affordability controls on the unit. 

“Exclusionary zoning litigation” means litigation challenging the fair share plan, housing 

element, ordinances, or resolutions that implement the fair share plan or housing element of a 

municipality based on alleged noncompliance with the Act or the Mount Laurel doctrine, 

which litigation shall include, but shall not be limited to, litigation seeking a builder’s remedy.  

“Extension of expiring controls” means extending the deed restriction period on units where 

the controls will expire in the current round of a housing obligation, so that the total years of a 

deed restriction is at least 60 years. 

“Fair share obligation” means the total of the present need and prospective need, including 

prior rounds, as determined by the Affordable Housing Dispute Resolution Program, or a court 

of competent jurisdiction. 

“Fair share plan” means the plan or proposal, with accompanying ordinances and resolutions, 

by which a municipality proposes to satisfy its constitutional obligation to create a realistic 

opportunity to meet its fair share of low- and moderate-income housing needs of its region and 

which details the affirmative measures the municipality proposes to undertake to achieve its 

fair share of low- and moderate-income housing, as provided in the municipal housing element, 

and which addresses the development regulations necessary to implement the housing element, 

including, but not limited to, inclusionary requirements and development fees, and the 

elimination of unnecessary housing cost-generating features from the municipal land use 

ordinances and regulations. 

“FHA” means the New Jersey Fair Housing Act, N.J.S.A. 52:27D-301 et seq. 

“Green Building Strategies” means the strategies that minimize the impact of development on 

the environment, and enhance the health, safety and well-being of residents by producing 

durable, low-maintenance, resource-efficient housing while making optimum use of existing 

infrastructure and community services. 

“HMFA” or “the Agency” means the New Jersey Housing and Mortgage Finance Agency 

established pursuant to P.L. 1983, c. 530 (N.J.S.A. 55:14K-1 et seq.). 
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“Household income” means a household’s gross annual income calculated in a manner 

consistent with the determination of annual income pursuant to section 8 of the United States 

Housing Act of 1937 (Section 8), not in accordance with the determination of gross income for 

Federal income tax liability. 

“Housing element” means the portion of a municipality’s master plan adopted in accordance 

with the Municipal Land Use Law (MLUL) at N.J.S.A. 40:55D-28.b(3) and the Act consisting 

of reports, statements proposals, maps, diagrams, and text designed to meet the municipality’s 

fair share of its region’s present and prospective housing needs, particularly with regard to 

low- and moderate-income housing, which shall include the municipal present and prospective 

obligation for affordable housing, determined pursuant to subsection f. at N.J.S.A. 52:27D-

304.1. 

“Housing region” means a geographic area established pursuant to N.J.S.A. 52:27D-304.2b. 

“Inclusionary development” means a residential housing development in which a substantial 

percentage of the housing units are provided for a reasonable income range of low- and 

moderate- income households. 

“Judgment of compliance” or “judgment for repose” means a determination issued by the 

Superior Court approving a municipality’s fair share plan to satisfy its affordable housing 

obligation for a particular 10-year round. 

“Low-income household” means a household with a household income equal to 50 percent or 

less of the regional median income. 

“Low-income unit” means a restricted unit that is affordable to a low-income 

household. 

“Major system” means the primary structural, mechanical, plumbing, electrical, fire protection, 

or occupant service components of a building which include but are not limited to, 

weatherization, roofing, plumbing (including wells), heating, electricity, sanitary plumbing 

(including septic systems), lead paint abatement or load bearing structural systems. 

“Mixed use development” means any development that includes both a non-residential 

development component and a residential development component, and shall include 

developments for which: (1) there is a common developer for both the residential development 

component and the non-residential development component, provided that for purposes of this 

definition, multiple persons and entities maybe considered a common developer if there is a 

contractual relationship among them obligating each entity to develop at least a portion of the 

residential or non-residential development, or both, or otherwise to contribute resources to the 

development; and (2) the residential and non-residential developments are located on the same 

lot or adjoining lots, including, but not limited to, lots separated by a street, a river, or another 

geographical feature. 

“Moderate-income household” means a household with a household income in excess of 50 

percent but less than 80 percent of the regional median income. 

“Moderate-income unit” means a restricted unit that is affordable to a moderate-income 

household. 

“MONI” means the no-longer-active Market Oriented Neighborhood Investment Program, as 

it was authorized by the Agency. 
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“Municipal housing liaison” or “MHL” means an appointed municipal employee who is, 

pursuant to N.J.A.C. 5:99-6, responsible for oversight and/or administration of the affordable 

units created within the municipality. 

“Municipal affordable housing trust fund” means a separate, interest-bearing account held by 

a municipality for the deposit of development fees, payments in lieu of constructing affordable 

units on sites zoned for affordable housing previously approved prior to March 20, 2024 (per 

P.L. 2024, c.2), barrier-free escrow funds, recapture funds, proceeds from the sale of affordable 

units, rental income, repayments from affordable housing program loans, enforcement fines, 

unexpended RCA funds remaining from a completed RCA project, application fees, and any 

other funds collected by the municipality in connection with its affordable housing programs, 

which shall be used to address municipal low- and moderate-income housing obligations 

within the time frames established by the Legislature and this chapter.       

“Municipal development fee ordinance” means an ordinance adopted by the governing body 

of a municipality that authorizes the collection of development fees. 

“New construction” means the creation of a new housing unit under regulation by a code 

enforcement official regardless of the means by which the unit is created. Newly constructed 

units are evidenced by the issuance of a certificate of occupancy and may include new 

residences created through additions and alterations, adaptive reuse, subdivision, or conversion 

of existing space, and moving a structure from one location to another. 

“New Jersey Affordable Housing Trust Fund” means an account established pursuant to 

N.J.S.A. 52:27D-320. 

“New Jersey Housing Resource Center” or “Housing Resource Center” means the online 

affordable housing listing portal, or its successor, overseen by the Agency pursuant to N.J.S.A. 

52:27D-321.3 et seq. 

“95/5 restriction” means a deed restriction governing a restricted ownership unit that is part of 

a housing element that received substantive certification from COAH pursuant to N.J.A.C. 

5:93, as it was in effect at the time of the receipt of substantive certification, before October 1, 

2001, or any other deed restriction governing a restricted ownership unit with a seller 

repayment option requiring 95 percent of the price differential to be paid to the municipality 

or an instrument of the municipality at the closing of a sale at market price. 

“Non-exempt sale” means any sale or transfer of ownership of a restricted unit to one’s self or 

to another individual other than the transfer of ownership between spouses or civil union 

partners; the transfer of ownership between former spouses or civil union partners ordered as 

a result of a judicial decree of divorce or judicial separation, but not including sales to third 

parties; the transfer of ownership between family members as a result of inheritance; the 

transfer of ownership through an executor’s deed to a class A beneficiary; and the transfer of 

ownership by court order. 

“Nonprofit” means an organization granted nonprofit status in accordance with section 

501(c)(3) of the Internal Revenue Code. 

“Non-residential development” means: 

Any building or structure, or portion thereof, including, but not limited to, any appurtenant 

improvements, which is designated to a use group other than a residential use group 
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according to the State Uniform Construction Code, N.J.A.C. 5:23, promulgated to 

effectuate the State uniform Construction Code Act, N.J.S.A. 52:27D-119 et seq., including 

any subsequent amendments or revisions thereto; 

Hotels, motels, vacation timeshares, and child-care facilities; and 

The entirety of all continuing care facilities within a continuing care retirement community 

which is subject to the Continuing Care Retirement Community Regulation and Financial 

Disclosure Act, N.J.S.A.52:27D-330 et seq. 

“Non-residential development fee” means the fee authorized to be imposed pursuant to 

N.J.S.A. 40:55D-8.1 through 40:55D-8.7. 

“Order for repose” means the protection a municipality has from a builder’s remedy lawsuit 

for a period of time from the entry of a judgment of compliance by the Superior Court. A 

judgment of compliance often results in an order for repose. 

“Payment in lieu of constructing affordable units” means the prior approval of the payment of 

funds to the municipality by a developer when affordable units are were not produced on a site 

zoned for an inclusionary development. The statutory permission for payments in lieu of 

constructing affordable units was eliminated per P.L. 2024, c.2.  

“Prospective need” means a projection of housing needs based on development and growth 

which is reasonably likely to occur in a region or a municipality, as the case may be, as a result 

of actual determination of public and private entities. Prospective need shall be determined by 

the methodology set forth pursuant to sections 6 and 7 of P.L.2024, c. 2 (C.52:27D-304.2 and 

C.52:27D-304.3) for the fourth round and all future rounds of housing obligations. 

“Qualified Urban Aid Municipality” means a municipality that meets the criteria established 

pursuant to N.J.S.A. 52:27D-304.3.c(1). 

“Person with a disability” means a person with a physical disability, infirmity, malformation, 

or disfigurement which is caused by bodily injury, birth defect, aging, or illness including 

epilepsy and other seizure disorders, and which shall include, but not be limited to, any degree 

of paralysis, amputation, lack of physical coordination, blindness or visual impairment, 

deafness or hearing impairment, the inability to speak or a speech impairment, or physical 

reliance on a service animal, wheelchair, or other remedial appliance or device. 

“Price differential” means the difference between the controlled sale price of a restricted unit 

and the contract price at the exit sale of the unit, determined as of the date of a proposed 

contract of sale for the unit. If there is no proposed contract of sale, the price differential is the 

difference between the controlled sale price of a restricted unit and the appraised value of the 

unit as if it were not subject to UHAC, determined as of the date of the appraisal. If the 

controlled sale price exceeds the contract price or, in the absence of a contract price, the 

appraised value, the price differential is zero dollars. 

“Prior round unit” means a housing unit that addresses a municipality’s fair share obligation 

from a round prior to the fourth round of affordable housing obligations, including any unit 

that: (1) received substantive certification from COAH; (2) is part of a third-round settlement 

agreement or judgment of compliance approved by a court of competent jurisdiction, inclusive 

of units created pursuant to a zoning designation adopted as part of the settlement agreement 

or judgment of compliance to create a realistic opportunity for development; (3) is subject to a 
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grant agreement or other contract with either the State or a political subdivision thereof entered 

into prior to July 1, 2025, pursuant to either item (1) or (2) above; or (4) otherwise addresses a 

municipality’s fair share obligation from a round prior to the fourth round of affordable 

housing obligations. A unit created after the enactment of P.L. 2024, c. 2 (N.J.S.A. 52:27D-

304.1) on March 20, 2024, is not a prior round unit unless: (1) it is created pursuant to a prior 

round development plan or zoning designation that received COAH or court approval on or 

before the cutoff date of June 30, 2025, or the date that the municipality adopts the 

implementing ordinances and resolutions for the fourth round of affordable housing 

obligations, whichever occurs sooner; and (2) its siting and creation are consistent with the 

form of the prior round development plan or zoning designation in effect as of the cutoff date, 

without any amendment or variance. 

“Random selection process” means a lottery process by which currently income-eligible 

applicant-households are selected, at random, for placement in affordable housing units such 

that no preference is given to one applicant over another, except in the case of a veterans’ 

preference where such an agreement exists; for purposes of matching household income and 

size with an appropriately priced and sized affordable unit; or another purpose allowed 

pursuant to N.J.A.C. 5:80-26.7(k)3. This definition excludes any practices that would allow 

affordable housing units to be leased or sold on a first-come, first-served basis. 

“RCA administrator” means an appointed municipal employee who is responsible for oversight 

and/or administration of affordable units and associated revenues and expenditures within the 

municipality that were funded through regional contribution agreements. 

“RCA project plan” means a past application, submitted by a receiving municipality in an 

RCA, delineating the manner in which the receiving municipality intended to create or 

rehabilitate low- and moderate-income housing. 

“Receiving municipality” means, for the purposes of an RCA, a municipality that contractually 

agreed to assume a portion of another municipality’s fair share obligation. 

“Reconstruction” means any project where the extent and nature of the work is such that the 

work area cannot be occupied while the work is in progress and where a new certificate of 

occupancy is required before the work area can be reoccupied, pursuant to the Rehabilitation 

Subcode of the uniform Construction Code, N.J.A.C. 5:23-6. Reconstruction shall not include 

projects comprised only of floor finish replacement, painting or wallpapering, or the 

replacement of equipment or furnishings. Asbestos hazard abatement and lead hazard 

abatement projects shall not be classified as reconstruction solely because occupancy of the 

work area is not permitted. 

“Recreational facilities and community centers” means any indoor or outdoor buildings, 

spaces, structures, or improvements intended for active or passive recreation, including, but 

not limited to, ballfields, meeting halls, and classrooms, accommodating either organized or 

informal activity. 

“Regional contribution agreement” or “RCA” means a contractual agreement, pursuant to the 

Act, into which two municipalities voluntarily entered into and was approved by COAH and/or 

Superior Court prior to July 18, 2008, to transfer a portion of a municipality’s affordable 

housing obligation to another municipality within its housing region. 
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“Regional median income” means the median income by household size for an applicable 

housing region, as calculated annually in accordance with N.J.A.C. 5:80-26.3. 

“Rehabilitation” means the repair, renovation, alteration, or reconstruction of any building or 

structure, pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6. 

“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent paid to 

the landlord, as well as an allowance for tenant-paid utilities computed in accordance with 

allowances published by DCA for its Section 8 program. With respect to units in assisted living 

residences, rent does not include charges for food and services. 

“Residential development fee” means money paid by a developer for the improvement of 

residential property as permitted pursuant to N.J.S.A. 52:27D-329.2 and N.J.A.C. 5:99-3.2. 

“Restricted unit” means a dwelling unit, whether a rental unit or ownership unit, that is subject 

to the affordability controls of this subchapter but does not include a market-rate unit that was 

financed pursuant to UHORP, MONI, or CHOICE. 

“Spending plan” means a method of allocating funds contained in an affordable housing trust 

fund account, which includes, but is not limited to, development fees collected and to be 

collected pursuant to an approved municipal development fee ordinance, or pursuant to 

N.J.S.A. 52:27D-329.1 et seq., for the purpose of meeting the housing needs of low- and 

moderate-income individuals. 

“State Development and Redevelopment Plan” or “State Plan” means the plan prepared 

pursuant to sections 1 through 12 of the “State Planning Act,” P.L.1985, c. 398 (C.52:18A-196 

et al.), designed to represent a balance of development and conservation objectives best suited 

to meet the needs of the State, and for the purpose of coordinating planning activities and 

establishing Statewide planning objectives in the areas of land use, housing, economic 

development, transportation, natural resource conservation, agriculture and farmland retention, 

recreation, urban and suburban redevelopment, historic preservation, public facilities and 

services, and intergovernmental coordination pursuant to subsection f. of section 5 of P.L.1985, 

c. 398 (C.52:18A-200). 

“Supportive housing household” means a very low-, low- or moderate-income household 

certified as income eligible by an administrative agent in accordance with N.J.A.C. 5:80-26.14, 

in which at least one member is an individual who requires supportive services to maintain 

housing stability and independent living and who is part of a population identified by federal 

or state statute, regulation, or program guidance as eligible for supportive or special needs 

housing. Such populations include, but are not limited to: persons with intellectual or 

developmental disabilities, persons with serious mental illness, person with head injuries (as 

defined in Section 2 of P.L. 1977), persons with physical disabilities or chronic health 

conditions, persons who are homeless as defined by the U.S. Department of Housing and Urban 

Development at 24 C.F.R. Part 578, survivors of domestic violence, youth aging out of foster 

care, and other special needs populations recognized under programs administered by the U.S. 

Department of Housing and Urban Development, the Low-Income Housing Tax Credit 

Program, the McKinney–Vento Act, or the New Jersey Department of Human Services. A 

supportive housing household may include family members, unrelated individuals, or live-in 

aides, provided that the household meets the income eligibility requirements of this subchapter, 

except that in the case of unrelated individuals not operating as a family unit, income eligibility 
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shall be tested on an individual basis rather than in the aggregate; the unit is leased or sold 

subject to the affordability controls established herein; and the supportive services available to 

the household are designed to promote housing stability, independent living, and community 

integration. The determination of whether unrelated individuals are operating as a family unit 

shall be made based on the applicant’s self-identification of household members on the 

affordable housing application.  

“Supportive housing sponsoring program” means grant or loan program which provided 

financial assistance to the development of the unit.  

“Supportive housing unit” means a restricted rental unit that is affordable to very low-, low- 

or moderate-income households and is reserved for occupancy by a supportive housing 

household. A supportive housing unit is intended to provide long-term, community-based 

housing for individuals with intellectual or developmental disabilities, as defined at N.J.S.A. 

30:6D-25(b). Such units must be leased subject to the affordability controls established herein; 

remain subject to Affirmative Marketing requirements, household certification, and 

administrative agent oversight; and may, with the approval of the municipal housing liaison 

and the administrative agent, be leased either by the bedroom or to a single household in the 

case of multi-bedroom configurations, provided such arrangement is consistent with the 

Federal Fair Housing Act (Title VIII of the Civil Rights Act of 1968) and the project’s 

Affirmative Marketing Program. A supportive housing unit may, with the approval of the 

administrative agent, be subject to a master lease by an approved supportive housing operator, 

provided that all subleases are to be certified supportive housing households and remain fully 

subject to the affordability controls of this subchapter. Rents for supportive housing units shall 

not exceed the rent standards established and published by the New Jersey Department of 

Human Services. Supportive housing units are also referred to as permanent supportive 

housing units.  

“Transitional housing” means temporary housing that: (1) includes, but is not limited to, single-

room occupancy housing or shared living and supportive living arrangements; (2) provides 

access to on-site or off-site supportive services for very low-income households who have 

recently been homeless or lack stable housing; (3) is licensed by the department; and (4) allows 

households to remain for a minimum of six months. 

“Treasurer” means the Treasurer of the State of New Jersey. 

“UHAC” means the Uniform Housing Affordability Controls set forth at N.J.A.C. 5:80-26. 

“UHORP” means the Agency’s Urban Homeownership Recovery Program, as it was 

authorized by the Agency Board. 

“Unit type” means type of dwelling unit with various building standards including but not 

limited to single-family detached, single-family attached/townhouse, stacked townhouse 

(attached building containing 2 units each with separate entrances), duplex (detached building 

containing 2 units each with separate entrances), triplex (3 units each with separate entrance), 

quadplex (4 units each with separate entrance), multifamily / flat (2 or more units with a shared 

entrance). Inclusion of a garage, or not, shall not define the unit type.  

“Very-low-income household” means a household with a household income less than or equal 

to 30 percent of the regional median income. 
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“Very-low-income housing” means housing affordable according to the Federal Department 

of Housing and Urban Development or other recognized standards for home ownership and 

rental costs and occupied or reserved for occupancy by households with a gross household 

income equal to 30 percent or less of the median gross household income for households of 

the same size within the housing region in which the housing is located. 

“Very-low-income unit” means a restricted unit that is affordable to a very-low-income 

household. Very-low-income units are a subset of low-income units. 

“Veteran” means a veteran as defined at N.J.S.A. 54:4-8.10. 

“Veterans’ preference” means the agreement between a municipality and a developer or 

residential development owner that allows for low- to moderate-income veterans to be given 

preference for up to 50 percent of rental units in relevant projects, as provided for at N.J.S.A. 

52:27D-311.j. 

“Weatherization” means building insulation (for attic, exterior walls and crawl space), siding 

to improve energy efficiency, replacement storm windows, replacement storm doors, 

replacement windows and replacement doors and is considered a major system for 

rehabilitation.      

C. Monitoring and Reporting Requirements 

1. The municipality shall comply with the following monitoring and reporting requirements 

regarding the status of the implementation of its court-approved Housing Element and Fair 

Share Plan: 

a. The municipality shall provide electronic monitoring data with the Department 

pursuant to P.L 2024, Chapter 2 and N.J.A.C. 5:99 through the Affordable Housing 

Monitoring System (AHMS). All monitoring information required to be made public 

by the FHA shall be available to the public on the Department’s website at 

https://www.nj.gov/dca/dlps/hss/MuniStatusReporting.shtml. 

b. On or before February 15 of each year, the municipality shall provide annual reporting 

of its municipal Affordable Housing Trust Fund activity to the Department on the 

AHMS portal. The reporting shall include an accounting of all municipal Affordable 

Housing Trust Fund activity, including the sources and amounts of funds collected and 

the amounts and purposes for which any funds have been expended, for the previous 

year from January 1st to December 31st. 

c. On or before February 15 of each year, the annual reporting of the status of all 

affordable housing activity shall be provided to the Department on the AHMS portal, 

for the previous year from January 1st to December 31st. 

D. Municipality-wide Mandatory Set-Aside  

1. A development, other than single-family family detached, providing a minimum of five 

new housing units created through any municipal rezoning or Zoning Board action, use or 

density variance, redevelopment plan, or rehabilitation plan that provides for densities at 

or above six units per acre, is required to include an affordable housing set-aside of 20 

percent. 
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2. Any affordable units generated through such mandatory set-aside shall be subject to all 

other provisions of this ordinance. 

3. All such affordable units shall be governed by this ordinance the controls on affordability, 

including bedroom distribution, and affirmatively marketed to the housing region in 

conformance with UHAC at N.J.A.C. 5:80-26.1 et seq., any successor regulation, and all 

other applicable laws. 

4. No subdivision shall be permitted or approved for the purpose of avoiding compliance with 

this requirement. Developers cannot, for example, subdivide a project into two lots and 

then make each of them a number of units just below the threshold. 

5. The mandatory set-aside requirements of this section do not give any developer the right 

to any rezoning, variance or other relief, or establish any obligation on the part of the 

municipality to grant such rezoning, variance or other relief. 

6. This municipality-wide mandatory set-aside requirement does not apply to any sites or 

specific zones otherwise identified in the HEFSP, for which density and set-aside 

requirements shall be governed by the specific standards as set forth therein.  

E. Affordable Housing Programs  

1. Pursuant to amended UHAC regulations at N.J.A.C. 5:80-26.1 et seq. and, in addition, 

pursuant to P.L. 2024, c.2 and specifically to the amended FHA at N.J.S.A. 52:27D-311.m, 

“All parties shall be entitled to rely upon regulations on municipal credits, adjustments, 

and compliance mechanisms adopted by the Council on Affordable Housing unless those 

regulations are contradicted by statute, including but not limited to P.L. 2024, c.2, or 

binding court decisions.” The following are many of the main provisions of the COAH 

regulations at either N.J.A.C. 5:93 or 5:97 that have been upheld by the NJ Supreme Court. 

Municipalities should consult the cited full COAH regulations when preparing the HEFSP 

for required documentation, etc. Additional compliance details may also be included in the 

specific municipal program manual.  

2. Rehabilitation Programs (per N.J.A.C. 5:93-5.2 with updated provisions herein per 

N.J.A.C. 5:97-6.2 related to credit towards a municipal present need obligation). 

a. The rehabilitation program shall be designed to renovate deficient housing units 

occupied or intended to be occupied by very low-, low- and moderate-income 

households such that, after rehabilitation, these units will comply with the New Jersey 

State Housing Code pursuant to N.J.A.C. 5:28-1.1 et seq or the Rehabilitation Subcode, 

N.J.A.C. 5:23-6 to the extent applicable.  

b. Both ownership and rental units shall be eligible for rehabilitation funds. 

c. All rehabilitated units shall remain affordable to very low-, low- and moderate-income 

households for a period of 10 years (the control period).  For owner-occupied units, the 

control period shall be enforced with a mortgage and note and for renter-occupied units 

the control period will be enforced with a deed restriction. 

d. The municipality shall dedicate a minimum average hard cost of $10,000 for each unit 

to be rehabilitated through this program and in addition shall dedicate associated 

rehabilitation program soft costs such as case management, inspection fees and work 

write-ups. 
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e. The municipality shall designate, subject to the approval of the Department, one or 

more Administrative Agents to administer the rehabilitation program in accordance 

with P.L 2024, Chapter 2. The Administrative Agent(s) shall provide rehabilitation 

manuals for ownership and rental rehabilitation programs. Manuals shall be adopted by 

resolution of the governing body. Both rehabilitation manuals shall be available for 

public inspection in the Office of the Municipal Clerk and on the municipal affordable 

housing web page. 

f. Households determined to be very low-, low-, or moderate-income may participate in 

a rehabilitation program. Rehabilitated units shall be exempt from the very low-income 

requirements, low/mod split, and bedroom distribution requirements of UHAC, but 

shall be administered in accordance with the following: 

i. If a unit is vacant at the time of rehabilitation, or if a rehabilitated unit becomes 

vacant and is re-rented before the expiration of the affordability controls, the deed 

restriction shall require that the unit be rented to a low- or moderate-income 

household at an affordable rent. 

ii. If a rental unit is occupied by a tenant at the time rehabilitation is completed, the 

rent charged after rehabilitation shall not exceed the lesser of the tenant’s current 

rent or the maximum rent permitted under UHAC. 

iii. Rents in rehabilitated units may increase annually based on the standards in UHAC. 

iv. At the time of application, applicant households and/or tenant households shall be 

subject to income eligibility determinations in accordance with UHAC. 

F. New Construction Programs (per N.J.A.C. 5:93 as may be updated per various sections in 

N.J.A.C. 5:97 and N.J.S.A. 52:27D-301 et seq.).  

1. The following requirements shall apply to all new or planned developments that contain 

very low-, low- and moderate-income housing units. To the extent possible, details related 

to the adherence to the requirements below shall be outlined in the resolution granting 

municipal subdivision or site plan approval of the project to assist municipal 

representatives, developers and Administrative Agents. 

2. Completion Schedule (previously known as phasing). Final site plan or subdivision 

approval shall be contingent upon the affordable housing development meeting the 

following completion schedule for very low-, low- and moderate-income units whether 

developed in a single-phase development, or in a multi-phase development: 

Maximum Percentage of Market-Rate         

Units Issued a Temporary or Final 

Certificate of Occupancy 

Minimum Percentage of Affordable 

Units Issued a Temporary or Final 

Certificate of Occupancy 

25+1 10 

50 50 

75 75 

90 100 
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3. Design. The following design requirements apply to affordable housing developments, 

excluding prior round units.  

a. Design of 100 percent affordable developments: 

i. Restricted units must meet the minimum square footage required for the number of 

inhabitants for which the unit is marketed and the minimum square footage required 

for each bedroom, as set forth in the Neighborhood Preservation Balanced Housing 

rules at N.J.A.C. 5:43-2.4. 

ii. Each bedroom in each restricted unit must have at least one window. 

iii. Restricted units must include adequate air conditioning and heating. 

b. Design of developments comprising market-rate rental units and restricted rental units. 

The following does not apply to prior round units, unless stated otherwise.  

i. Restricted units must use the same building materials and architectural design 

elements (for example, plumbing, insulation, or siding) as market-rate units of the 

same unit type (for example, flat or townhome) within the same development, 

except that restricted units and market-rate units may use different interior finishes.  

This shall apply to prior round units.  

ii. Restricted units and market-rate units within the same affordable development must 

be sited such that restricted units are not concentrated in less desirable locations. 

iii. Restricted units may not be physically clustered so as to segregate restricted and 

market-rate units within the same development or within the same building, but 

must be interspersed throughout the development, except that age-restricted and 

supportive housing units may be physically clustered if the clustering facilitates the 

provision of on-site medical services or on-site social services. Prior round 

affordable units shall be integrated with market rate units to the extent feasible. 

iv. Residents of restricted units must be offered the same access to communal 

amenities as residents of market-rate units within the same affordable development. 

Examples of communal amenities include, but are not limited to, community pools, 

fitness and recreation centers, playgrounds, common rooms and outdoor spaces, 

and building entrances and exits. This shall apply to prior round units.  

v. Restricted units must include adequate air conditioning and heating and must use 

the same type of cooling and heating sources as market-rate units of the same unit 

type.   This shall apply to prior round units.  

vi. Each bedroom in each restricted unit must have at least one window. 

vii. Restricted units must be of the same unit type as market-rate units within the same 

building. 

viii. Restricted units and bedrooms must be no less than 90 percent of the minimum size 

prescribed by the Neighborhood Preservation Balanced Housing rules at N.J.A.C. 

5:43-2.4.  
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c. Design of developments containing for-sale units, including those with a mix of rental 

and for-sale units. Restricted rental units shall meet the requirements of section b above. 

Restricted sale units shall comply with the below: 

i. Restricted units must use the same building standards as market-rate units of the 

same unit type (for example, flat, townhome, or single-family home), except that 

restricted units and market-rate units may use different interior finishes. This shall 

apply to prior round units.  

ii. Restricted units may be clustered, provided that the buildings or housing product 

types containing the restricted units are integrated throughout the development and 

are not concentrated in an undesirable location or in undesirable locations. Prior 

round affordable units shall be integrated with market rate units to the extent 

feasible. 

iii. Restricted units may be of different unit housing product types than market-rate 

units, provided that there is a restricted option available for each market rate 

housing type. Developments containing market-rate duplexes, townhomes, and/or 

single-family homes shall offer restricted housing options that also include 

duplexes, townhomes, and/or single-family homes. Penthouses and higher priced 

end townhouses may be exempt from this requirement. The proper ratio for 

restricted to market-rate unit type shall be subject to municipal ordinance or, if not 

specified, shall be determined at the time of site plan approval.  

iv. Restricted units must meet the minimum square footage required for the number of 

inhabitants for which the unit is marketed and the minimum square footage required 

for each bedroom, as set forth in the Neighborhood Preservation Balanced Housing 

rules at N.J.A.C. 5:43-2.4. 

v. Penthouse and end units may be reserved for market-rate sale, provided that the 

overall number, value, and distribution of affordable units across the development 

is not negatively impacted by such reservation(s). 

vi. Residents of restricted units must be offered the same access to communal 

amenities as residents of market-rate units within the same affordable development. 

Examples of communal amenities include, but are not limited to, community pools, 

fitness and recreation centers, playgrounds, common rooms and outdoor spaces, 

and building entrances and exits. This shall apply to prior round units.  

vii. Each bedroom in each restricted unit must have at least one window; and 

viii. Restricted units must include adequate air conditioning and heating. 

4. Utilities. 

a. Affordable units shall utilize the same type of cooling and heating source as market-

rate units within the affordable housing development. 

b. Tenant-paid utilities that are included in the utility allowance shall be so stated in the 

lease and shall be consistent with the utility allowance in accordance with N.J.AC 5:80-

26.13(e). 

5. Low/moderate split and bedroom distribution. 
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a. Affordable units shall be divided equally between low- and moderate-income units, 

except that where there is an odd number of affordable housing units, the extra unit 

shall be a low-income unit. 

b. In each affordable housing development, at least 50 percent of the restricted units 

within each bedroom distribution rounded up to the nearest whole number shall be very 

low- or low-income units. 

c. Within rental developments, of the total number of affordable rental units, at least 13 

percent, rounded up to the nearest whole number, shall be affordable to very low-

income households. The very low-income units shall be distributed between each 

bedroom count as proportionally as possible, to the nearest whole unit, to the total 

number of restricted units within each bedroom count, and counted as part of the 

required number of low-income units within the development. 

d. Affordable housing developments that are not age-restricted or supportive housing 

shall be structured such that: 

i. At a minimum, the number of bedrooms within the restricted units equals twice the 

number of restricted units; 

ii. Two-bedroom and/or three-bedroom units compose at least 50 percent of all 

restricted units; 

iii. The combined number of efficiency and one-bedroom units shall be no greater than 

20 percent, of the total number of low- and moderate-income units.  

iv. At least 30 percent of all low- and moderate-income units shall be two-bedroom 

units. 

v. At least 20 percent of all low- and moderate-income units shall be three-bedroom 

units. 

vi. The remaining units may be allocated among two- and three- bedroom units at the 

discretion of the developer.   

e. Affordable housing developments that are age-restricted or supportive housing, except 

those supportive housing units whose sponsoring program determines the unit 

arrangements, shall be structured such that, at a minimum, the number of bedrooms 

shall equal the number of age-restricted or supportive housing low- and moderate-

income units within the inclusionary development. Supportive housing units whose 

sponsoring program determines the unit arrangement shall comply with all 

requirements of the sponsoring program. The standard may be met by having all one-

bedroom units or by having a two-bedroom unit for each efficiency unit. In affordable 

housing developments with 20 or more restricted units that are age-restricted or 

supportive housing, two-bedroom units must comprise at least five percent of those 

restricted units. 

6. Accessibility requirements. 

a. Any new construction shall be adaptable; however, elevators shall not be required in 

any building or within any dwelling unit for the purpose of compliance with this 

section. In buildings without elevator service, only ground floor dwelling units shall be 



 Page 20 

required to be constructed to conform with the technical design standards of the barrier 

free subcode.  “Ground floor” means the first floor with a dwelling unit or portion of a 

dwelling unit, regardless of whether that floor is at grade. A building may have more 

than one ground floor. 

b. Notwithstanding the exemption for townhouse dwelling units in the barrier free 

subcode, the first floor of all townhouse dwelling units and of all other multifloor 

dwelling units that are attached to at least one other dwelling unit shall be subject to 

the technical design standards of the barrier free subcode and shall include the 

following features: 

i. An adaptable toilet and bathing facility on the first floor; 

ii. An adaptable kitchen on the first floor; 

iii. An interior accessible route of travel however an interior accessible route of travel 

shall not be required between stories; 

iv. An adaptable room that can be used as a bedroom, with a door, or the casing for the 

installation of a door that is compliant with the Barrier Free Subcode, on the first 

floor; 

v. If not all of the foregoing requirements in b.i. through b.iv. can be satisfied, then an 

interior accessible route of travel shall be provided between stories within an 

individual unit; and 

vi. An accessible entranceway as set forth in P.L. 2005, c. 350 (N.J.S.A. 52:27D-311a 

et seq.) and the Barrier Free Subcode, N.J.A.C. 5:23-7, or evidence that the 

municipality has collected funds from the developer sufficient to make 10 percent 

of the adaptable entrances in the development accessible: 

(a) Where a unit has been constructed with an adaptable entrance, upon the request 

of a disabled person who is purchasing or will reside in the dwelling unit, an 

accessible entrance shall be installed. 

(b) To this end, the builder of restricted units shall deposit funds within the 

Affordable Housing Trust Fund sufficient to install accessible entrances in 10 

percent of the affordable units that have been constructed with adaptable 

entrances. 

(c) The funds deposited shall be expended for the sole purpose of making the 

adaptable entrance of an affordable unit accessible when requested to do so by 

a person with a disability who occupies or intends to occupy the unit and 

requires an accessible entrance. 

(d) The developer of the restricted units shall submit to the Construction Official a 

design plan and cost estimate for the conversion from adaptable to accessible 

entrances. 

(e) Once the Construction Official has determined that the design plan to convert 

the unit entrances from adaptable to accessible meets the requirements of the 

Barrier Free Subcode, N.J.A.C. 5:23-7, and that the cost estimate of such 
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conversion is reasonable, payment shall be made to the Affordable Housing 

Trust Fund and earmarked appropriately. 

vii. Full compliance with the foregoing provisions shall not be required where an entity 

can demonstrate that it is “site-impracticable” to meet the requirements. If full 

compliance with this section would be site impracticable, compliance with this 

section for any portion of the dwelling shall be required to the extent that it is not 

site impracticable. Determinations of site impracticability shall comply with the 

Barrier Free Subcode at N.J.A.C. 5:23-7. 

7. Assisted Living Residence (per N.J.A.C. 5:97-6.11). 

a. An assisted living residence is a facility licensed by the New Jersey Department of 

Health to provide apartment-style housing and congregate dining and to assure that 

assisted living services are available. All or a designated number of apartments in the 

facility shall be restricted to low- and moderate-income households. 

b. The unit of credit shall be the apartment. However, a two-bedroom apartment shall be 

eligible for two units of credit if it is restricted to two unrelated individuals. 

c. A recipient of a Medicaid waiver shall automatically qualify as a low- or moderate-

income household. 

d. Assisted living units are considered age-restricted housing in a HEFSP and shall be 

included with the maximum number of units that may be age-restricted. 

e. Low- and moderate-income residents cannot be charged any upfront fees. 

f. The units shall comply with UHAC with the following exceptions: 

i. Affirmative marketing (N.J.A.C. 5:80-26.16); provided that the units are restricted 

to recipients of Medicaid waivers; 

ii. The deed restriction may be on the facility, rather than individual apartments or 

rooms; 

iii. Low/moderate income split and affordability average (N.J.A.C. 5:80-26.4); only if 

all of the affordable units are affordable to households at a maximum of 60 percent 

of median income; and 

g. Tenant income eligibility (N.J.A.C. 5:80-26.14); up to 80 percent of an applicant’s 

gross income may be used for rent, food and services based on occupancy type and the 

affordable unit must receive the same basic services as required by the Agency’s 

underwriting guidelines and financing policies. The cost of non-housing related 

services shall not exceed one and two-thirds times the rent established for each unit. 

8. Supportive Housing and Group Homes (per N.J.A.C. 5:97-6.10). 

a. The following provisions shall apply to group homes, residential health care facilities, 

and supportive shared living housing: 

i. The unit of credit shall be the bedroom.  However, the unit of credit shall be the 

unit if occupied by a single person or household.  

ii. Housing that is age-restricted shall be included with the maximum number of units 

that may be age-restricted pursuant to the Act. 
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iii. Occupancy shall not be restricted to youth under 18 years of age. 

iv. In affordable developments with 20 or more restricted units that are supportive 

housing, two-bedroom units must compose at least five percent of those restricted 

units. 

v. The bedrooms and/or units shall comply with UHAC with the following 

exceptions: 

(a) Affirmative marketing; however, group homes, residential health care facilities, 

permanent supportive housing and supportive shared living housing shall be 

affirmatively marketed to broadest possible population of qualified individuals 

with special needs in accordance with a plan, if applicable, approved by the 

sponsoring program; 

(b) Affordability average and bedroom distribution (N.J.A.C. 5:80-26.4).  

vi. With the exception of units established with capital funding through a 20-year 

operating contract with the Department of Human Services, Division of 

Developmental Disabilities, group homes, residential health care facilities, 

supportive shared living housing and permanent supportive housing shall have the 

appropriate controls on affordability in accordance with the Act. In the event that a 

supportive housing provider is unable to record or execute a long-term deed 

restriction, the units shall be subject to annual recertification by the Municipal 

Housing Liaison to confirm continued occupancy and compliance with this Section. 

vii. Objective standards shall be applied in the selection of tenants for supportive 

housing units and shall be designed to ensure that individuals are not excluded in 

an arbitrary or capricious manner. 

viii. The following documentation shall be submitted by the sponsor to the municipality 

prior to marketing the completed units or facility: 

(a) An Affirmative Marketing Plan in accordance with D1 above; and 

(b) If applicable, proof that the supportive and/or special needs housing is regulated 

by the New Jersey Department of Health and Senior Services, the New Jersey 

Department of Human Services or another State agency in accordance with the 

requirements of this section, which includes validation of the number of 

bedrooms or units in which low- or moderate-income occupants reside. 

ix. The sponsor/owner shall complete annual monitoring as directed by the MHL. 

G. Regional Income Limits. 

1. Administrative agents shall use the current regional income limits for the purpose of pricing 

affordable units and determining income eligibility of households. 

2. Regional income limits are based on regional median income, which is established by a 

regional weighted average of the “median family incomes” published by HUD. The 

procedure for computing the regional median income is detailed in N.J.A.C. 5:80-26.3. 

3. Updated regional income limits are effective as of the effective date of the regional Section 

8 income limits for the year, as published by HUD, or 45 days after HUD publishes the 
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regional Section 8 income limits for the year, whichever comes later. The new income 

limits may not be less than those of the previous year. 

H. Maximum Initial Rents And Sales Prices. 

1. In establishing rents and sales prices of affordable housing units, the Administrative Agent 

shall follow the procedures set forth in UHAC N.J.A.C. 5:80-26.4. 

2. The average rent for all restricted units within each affordable housing development shall 

be affordable to households earning no more than 52 percent of regional median income. 

3. The maximum rent for restricted rental units within each affordable housing development 

shall be affordable to households earning no more than 60 percent of regional median 

income. The maximum rent may be increased to no more than 70 percent of regional 

median income for moderate-income units within affordable developments where very-

low-income units compose at least 13 percent of the restricted units; however, the number 

of units with rent affordable to households earning 70 percent of regional median income 

may not exceed the number of very-low-income units in excess of 13 percent (rounded up) 

of the restricted units.)  

4. The developers and/or municipal sponsors of restricted rental units shall establish at least 

one rent for each bedroom type for both low-income and moderate-income units. Very low-

income units, if required, should be distributed between each bedroom count as 

proportionally as possible to the total number of restricted units within each bedroom 

count, and shall be part of the low-income requirement. 

5. The maximum sales price of restricted ownership units within each affordable housing 

development shall be affordable to households earning no more than 70 percent of median 

income, and each affordable housing development must achieve an affordability average 

that does not exceed 55 percent for all restricted ownership units. In achieving this 

affordability average, moderate-income ownership units must be available for at least three 

different prices for each bedroom type, and low-income ownership units must be available 

for at least two different prices for each bedroom type when the number of low- and 

moderate-income units permits. 

6. The master deeds and declarations of covenants and restrictions for affordable 

developments 

may not distinguish between restricted units and market-rate units in the calculation of any 

condominium or homeowner association fees and special assessments to be paid by low- 

and 

moderate-income purchasers and those to be paid by market-rate purchasers. 

Notwithstanding the foregoing sentence, condominium units subject to a municipal 

ordinance adopted before December 20, 2004, which ordinance provides for condominium 

or homeowner association fees and/or assessments different from those provided for in this 

subsection are governed by the ordinance. 

7. In determining the initial sales prices and rents for compliance with the affordability 

average requirements for restricted family units, the following standards shall be met: 

a. A studio or efficiency unit shall be affordable to a one-person household; 

b. A one-bedroom unit shall be affordable to a one and one-half person household; 
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c. A two-bedroom unit shall be affordable to a three-person household; 

d. A three-bedroom unit shall be affordable to a four and one-half person household; and 

e. A four-bedroom unit shall be affordable to a six-person household. 

8. In determining the initial rents and sales prices for compliance with the affordability 

average requirements for restricted units in assisted living facilities and age-restricted and 

special needs and supportive housing developments, the following standards shall be met: 

a. A studio or efficiency unit shall be affordable to a one-person household; 

b. A one-bedroom unit shall be affordable to a one and one-half person household; and 

c. A two-bedroom unit shall be affordable to a two-person household or to two one-person 

households. Where pricing is based on two one-person households, the developer shall 

provide a list of units so priced to the Municipal Housing Liaison and the 

Administrative Agent. 

9. The initial purchase price for all restricted ownership units shall be calculated so that the 

monthly carrying cost of the unit, including principal and interest (based on a mortgage 

loan equal to 95 percent of the purchase price and the FreddieMac 30-Year Fixed Rate-

Mortgage rate of interest), property taxes, homeowner and private mortgage insurance and 

condominium or homeowner association fees do not exceed 30 percent of the eligible 

monthly income of the appropriate size household as determined pursuant to N.J.A.C. 5:80-

26.7, as may be amended and supplemented; provided, however, that the price shall be 

subject to the affordability average requirement of N.J.A.C. 5:80-26.4, as may be amended 

and supplemented. 

10. The initial rent for a restricted rental unit shall be calculated so that the total monthly 

housing expense, including an allowance for tenant-paid utilities, does not exceed 30 

percent of the gross monthly income of a household of the appropriate size whose income 

is targeted to the applicable percentage of median income for the unit, as determined 

pursuant to N.J.A.C. 5:80-26.3, as may be amended and supplemented. The rent shall also 

comply with the affordability average requirement of N.J.A.C. 5:80-26.4, as may be 

amended and supplemented.  

11. At the anniversary date of the tenancy of the certified household occupying a restricted 

rental unit, following a minimum 90-day notice provided to the occupant household, the 

rent may be increased to an amount commensurate with the annual percentage increase in 

the Consumer Price Index for All Urban Consumers (CPI-U), specifically U.S. Bureau of 

Labor Statistics Series CUUR0100SAH, titled “Housing in Northeast urban, all urban 

consumers, not seasonally adjusted.” The maximum allowable rent increase for the year 

will be effective as of the same date as the regional median income limits determined 

pursuant to N.J.A.C. 5:80-26.3 and published by the Agency. This rent increase may not 

exceed five percent in any one year and notice thereof must be filed with the administrative 

agent. If the landlord has charged a tenant less than the initial maximum allowable rent for 

a restricted unit, the landlord may, with the approval of the administrative agent, use the 

maximum allowable rent instead of the current rent in performing this multiplication to 

establish the rent for the next tenant under a new lease. LIHTC units are not governed by 

the provisions of this section, but rather by the provisions of the State’s Qualified 

Allocation Plan, N.J.A.C. 5:80-33.1 through 33.40. 
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I. Affirmative Marketing. 

1. The municipality shall adopt, by resolution, an Affirmative Marketing Plan, subject to 

approval of the Superior Court, compliant with N.J.A.C. 5:80-26.16, as may be amended 

and supplemented. 

2. The Affirmative Marketing Plan is a regional marketing strategy designed to attract buyers 

and/or renters of all majority and minority groups, regardless of race, creed, color, national 

origin, ancestry, English-speaking ability, marital or familial status, gender, affectional or 

sexual orientation, disability, age (except for “housing for older persons” as defined at 

N.J.S.A. 10:5-1 et seq., and age-restricted units as permitted pursuant to 42 U.S.C. §§ 3601 

et seq.), number of children, source of lawful income, or any other characteristic described 

in the New Jersey Law Against Discrimination, N.J.S.A. 10:5-1 through 50,  to housing 

units which are being marketed by a developer, sponsor or owner of affordable housing. 

The Affirmative Marketing Plan is intended to target those potentially eligible persons who 

are least likely to apply for affordable units in that region. It is a continuing program that 

directs all marketing activities toward Housing Region 1 and is required to be followed 

throughout the period of deed restriction. 

3. The Affirmative Marketing Plan provides the following preferences, provided that units 

that remain unoccupied after these preferences are exhausted may be offered to households 

without regard to these preferences.  

a. Where the municipality has entered into an agreement with a developer or residential 

development owner to provide a preference for very-low-,low-, and moderate-income 

veterans who served in time of war or other emergency, pursuant to N.J.S.A. 52:27D-

311.j, there shall be a preference for veterans for up to 50 percent of the restricted rental 

units in a particular project.   

b. There shall be a regional preference for all households that live and/or work in Housing 

Region 1 comprising Bergen, Hudson, Passaic and Sussex  Counties.    

c. Subordinate to the regional preference, there shall be a preference for households that 

live and/or work in New Jersey.  

d. With respect to existing restricted units undergoing approved rehabilitation for the 

purpose of preservation or to restricted units newly created to replace existing restricted 

units undergoing demolition, a preference for the very-low-, low-, and moderate-

income households that are displaced by the rehabilitation or demolition and 

replacement. 

4. The municipality has the ultimate responsibility for adopting the Affirmative Marketing 

Plan and for the proper administration of the Affirmative Marketing Process, including the 

marketing of initial sales and rentals and resales and re-rentals. The Administrative Agent 

designated by the municipality shall implement the Affirmative Marketing Process to 

ensure the Affirmative Marketing of all affordable units, with the exception of affordable 

programs that are exempt from Affirmative Marketing as noted herein. 

5. The Affirmative Marketing Process shall describe the media to be used in advertising and 

publicizing the availability of housing. In implementing the Affirmative Marketing 

Process, the Administrative Agent should consider the use of language translations where 

appropriate. 



 Page 26 

6. Applications for affordable housing or notices thereof, if offered online, shall be available 

in several locations, including, at a minimum, the County Administration Building and/or 

the County Library for each county within the housing region; the municipal administration 

building and municipal library in the municipality in which the units are located; and the 

developer’s rental or sales office. The developer shall mail applications to prospective 

applicants upon request and shall make applications available through a secure online 

website address. 

7. In addition to other Affirmative Marketing strategies, the Administrative Agent shall 

provide specific notice of the availability of affordable housing units on the New Jersey 

Housing Resource Center website. Any other entities, including developers or persons or 

companies retained to implement the Affirmative Marketing Process, shall comply with 

this paragraph. 

8. In implementing the Affirmative Marketing Process, the Administrative Agent shall 

provide a list of HUD-certified housing counselors or otherwise experienced entities 

approved by the Division providing counseling services on subjects such as budgeting, 

credit issues, mortgage qualification, rental lease requirements, and landlord/tenant law. 

9. The Affirmative Marketing Process for available affordable units shall begin at least four 

months (120 days) prior to the expected date of occupancy and may begin before 

construction commences. For owner-occupied units, affirmative marketing advertising and 

outreach activities must continue until all of the marketed units have been sold, except that 

paid advertising may cease when the number of applications received is at least three times 

the number of units to be sold. For rental units, affirmative marketing advertising and 

outreach activities must continue, as long as applications are being accepted, except that 

paid advertising may cease when the number of applications received is at least three times 

the number of units to be filled.  

10. Applications must be accepted for no less than 45 days following the initial advertisement 

on the New Jersey Housing Resource Center, except for the resale of owner-occupied units, 

in which case, applications must be accepted for no less than 30 days. 

11. The cost to affirmatively market the affordable units shall be the responsibility of the 

developer, sponsor or owner, with the exception of Affirmative Marketing for resales. 

J. Selection of Occupants of Affordable Housing Units. 

1. The Administrative Agent shall use a random selection process to select occupants of very 

low-, low- and moderate-income housing. 

2. A pool of interested households will be maintained in accordance with the provisions of 

N.J.A.C. 5:80-26.16. 

K. Occupancy Standards. 

1. In referring certified households to specific restricted units, to the extent feasible, and 

without causing an undue delay in occupying the unit, the Administrative Agent shall strive 

to: 

a. Ensure each bedroom is occupied by at least one person, except for age-restricted and 

supportive and special needs housing units; 
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b. Provide a bedroom for every two adult occupants; 

c. With regard to occupants under the age of 18, accommodate the household’s requested 

arrangement, except that such arrangement may not result in more than two occupants 

under the age of 18 occupying any bedroom; and 

d. Avoid placing a one-person household into a unit with more than one bedroom. 

L. Control Periods for Restricted Ownership Units and Enforcement Mechanisms. 

1. Control periods for restricted ownership units shall be in accordance with N.J.A.C. 5:80- 

26.6, as may be amended and supplemented, and each restricted ownership unit shall 

remain subject to the controls on affordability for a period of at least 30 years subject to 

the requirements of N.J.A.C. 5:80-26.6, as may be amended and supplemented.  

2. Rehabilitated housing units that are improved to code standards shall be subject to 

affordability controls for a period of not less than 10 years (crediting towards present need 

only). 

3. The affordability control period for a restricted ownership unit shall commence on the date 

the initial certified household takes title to the unit.  The date of commencement shall be 

identified in the deed restriction. 

4. If existing affordability controls are being extended, the extended control period for a 

restricted ownership unit commences on the effective date of the extension, which is the 

end of the original control period. 

5. After the end of any control period, the restricted ownership unit remains subject to the 

affordability controls set forth in this subchapter until the owner gives notice of their intent 

to make an exit sale, at which point: 

a. If the municipality exercises the right to extend the affordability controls on the unit, 

no exit sale occurs and a new control period commences; or 

b. If the municipality does not exercise the right to extend the affordability controls on 

the unit, the affordability controls terminate following the exit sale. 

6. Prior to the issuance of any building permit for the construction/rehabilitation of restricted 

ownership units, the developer/owner and the municipality shall record a preliminary 

instrument provided by the Administrative Agent. 

7. Prior to the issuance of the initial certificate of occupancy for a restricted ownership unit 

and upon each successive sale during the period of restricted ownership, the Administrative 

Agent shall determine the restricted price for the unit and shall also determine the 

nonrestricted, fair market value of the unit based on either an appraisal or the unit’s 

equalized assessed value without the restrictions in place.  

8. At the time of the initial sale of the unit and upon each successive price-restricted sale, the 

initial purchaser shall execute and deliver to the Administrative Agent a recapture note 

obliging the purchaser, as well as the purchaser’s heirs, successors, and assigns, to repay, 

upon the first non-exempt sale after the unit’s release from the restrictions set forth in this 

Ordinance, an amount equal to the difference between the unit’s non-restricted fair market 

value and its restricted price, and the recapture note shall be secured by a recapture lien 

evidenced by a duly recorded mortgage on the unit. 
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9. The affordability controls set forth in this Ordinance shall remain in effect despite the entry 

and enforcement of any judgment of foreclosure with respect to price-restricted ownership 

units. 

M. Price Restrictions for Restricted Ownership Units and Resale Prices. 

1. Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-

26.7, as may be amended and supplemented, including: 

a. The initial purchase price and affordability percentage for a restricted ownership unit 

shall be set by the Administrative Agent. 

b. The Administrative Agent shall approve all resale prices, in writing and in advance of 

the resale, to assure compliance with the standards set forth in N.J.A.C 5:80-26.7.   

i. If the resale occurs prior to the one-year anniversary of the date on which title to 

the unit was transferred to a certified household, the maximum resale price for a is 

the most recent non-exempt purchase price. 

ii. If the resale occurs on or after such anniversary date, the maximum resale price is 

the most recent non-exempt purchase price increased to reflect the cumulative 

annual percentage increases to the regional median income, effective as of the same 

date as the regional median income calculated pursuant to N.J.A.C. 5:80-26.3 

c. The owners of restricted ownership units may apply to the Administrative Agent to 

increase the maximum sales price for the unit on the basis of anticipated capital 

improvements. Eligible capital improvements shall be: 

i. those that render the unit suitable for a larger household or the addition of a 

bathroom.  

ii. The maximum resale price may be further increased by an amount up to the 

cumulative dollar value of approved capital improvements made after the last non-

exempt sale for improvements and/or upgrades to the unit, excluding capital 

improvements paid for by the entity favored on the recapture note and recapture 

lien described at N.J.A.C. 5:80-26.6(d); 

d. No increase for capital improvements is permitted if the maximum resale price prior to 

adjusting for capital improvements already exceeds whatever initial purchase price the 

unit would have if it were being offered for purchase for the first time at the initial 

affordability percentage. All adjustments for capital improvements are subject to 10-

year, straight-line depreciation.  

2. Upon the resale of a restricted ownership unit, all items of property that are permanently 

affixed to the unit or were included when the unit was initially restricted (for example, 

refrigerator, range, washer, dryer, dishwasher, wall-to-wall carpeting) shall be included in 

the maximum allowable resale price. Other items may be sold to the purchaser at a 

reasonable price that has been approved by the Administrative Agent at the time of the 

signing of the agreement to purchase but shall be separate and apart from any contract of 

sale for the underlying real estate. The purchase of central air conditioning installed 

subsequent to the initial sale of the unit and not included in the base price may be made a 

condition of the unit resale provided the price of the air conditioning equipment, which 

shall be subject to 10-year, straight-line depreciation, has been approved by the 
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Administrative Agent. Unless otherwise approved by the Administrative Agent, the 

purchase of any property other than central air conditioning shall not be made a condition 

of the unit resale. The seller and the purchaser must personally certify at the time of closing 

that no unapproved transfer of funds for the purpose of selling and receiving property has 

taken place at the time of or as a condition of resale. 

N. Buyer Income Eligibility. 

1. Buyer income eligibility for restricted ownership units shall be established pursuant to 

N.J.A.C. 5:80-26.17, as may be amended and supplemented, such that very low-income 

ownership units shall be reserved for occupancy by households with a gross household 

income less than or equal to 30 percent of median income, low-income ownership units 

shall be reserved for occupancy by households with a gross household income less than or 

equal to 50 percent of median income and moderate-income ownership units shall be 

reserved for occupancy by households with a gross household income less than 80 percent 

of median income. 

2. Notwithstanding the foregoing, the Administrative Agent may, upon approval by the 

municipality, and subject to the Division’s approval, permit a moderate-income purchaser 

to buy a low-income unit if and only if the Administrative Agent can demonstrate that there 

is an insufficient number of eligible low-income purchasers in the housing region to permit 

prompt occupancy of the unit and all other reasonable efforts to attract a low-income 

purchaser, including pricing and financing incentives, have failed. Any such low-income 

unit that is sold to a moderate-income household shall retain the required pricing and 

pricing restrictions for a low-income unit.  Similarly, the administrative agent may permit 

low-income purchasers to buy very-low-income units in housing markets where, as 

determined by the Division, units are reserved for very-low-income purchasers, but there 

is an insufficient number of very-low-income purchasers to permit prompt occupancy of 

the units. In such instances, the purchased unit must be maintained as a very-low-income 

unit and sold at a very-low-income price point such that on the next resale the unit will still 

be affordable to very-low-income households and able to be purchased by a very-low-

income household. A very-low-income unit that is seeking bonus credit pursuant to 

N.J.S.A. 52:27D-311.k(9) must first be advertised exclusively as a very-low-income unit 

according to the Affirmative Marketing requirements at N.J.A.C. 5:80-26.16, then 

advertised as a very-low-income or low-income unit for at least 30 additional days prior to 

referring any low-income household to the unit. 

3. A certified household that purchases a restricted ownership unit must occupy it as the 

certified household’s principal residence and shall not lease the unit; provided, however, 

that the Administrative Agent may permit the owner of a restricted ownership unit, upon 

application and a showing of hardship, to lease the restricted unit to another certified 

household for a period not to exceed one year. 

4. The Administrative Agent shall certify a household as eligible for a restricted ownership 

unit when the household is a low-income household or a moderate-income household, as 

applicable to the unit, and the estimated monthly housing cost for the particular unit 

(including principal, interest, property taxes, homeowner and private mortgage insurance 

and condominium or homeowner association fees, as applicable) does not exceed 35 
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percent of the household’s eligible monthly income; provided, however, that this limit may 

be exceeded if one or more of the following circumstances exists: 

a. The household currently pays more than 35 percent (40 percent for households eligible 

for age-restricted units) of its gross household income for housing expenses, and the 

proposed housing expenses will reduce its housing costs; 

b. The household has consistently paid more than 35 percent (40 percent for households 

eligible for age-restricted units) of eligible monthly income for housing expenses in the 

past and has proven its ability to pay; or 

c. The household is currently in substandard or overcrowded living conditions; 

d. The household documents the existence of assets, within the asset limitation otherwise 

applicable, with which the household proposes to supplement the rent payments 

O. Limitations on Indebtedness Secured by Ownership Unit; Subordination. 

1. Prior to incurring any indebtedness to be secured by a restricted ownership unit, the owner 

shall apply to the Administrative Agent for a determination in writing that the proposed 

indebtedness complies with the provisions of this Section, and the Administrative Agent 

shall issue such determination prior to the owner incurring such indebtedness. 

2. With the exception of original purchase money mortgages, neither an owner nor a lender 

shall at any time during the control period cause or permit the total indebtedness secured 

by a restricted ownership unit to exceed 95 percent of the maximum allowable resale price 

of that unit, as such price is determined by the Administrative Agent in accordance with 

N.J.A.C. 5:80-26.7(c). 

P. Control Periods for Restricted Rental Units. 

1. Control periods for units that meet the definition of prior round units shall be pursuant to 

the 2001 UHAC rules originally adopted October 1, 2001, 33 N.J.R. 3432 and shall remain 

subject to the requirements of this ordinance for a period of at least 30 years as applicable 

unless otherwise indicated. 

2. Other than for prior round units, control periods for restricted rental units shall be in 

accordance with N.J.A.C. 5:80-26.12, as may be amended and supplemented, and each 

restricted rental unit shall remain subject to the requirements of this Ordinance for a period 

of at least 40 years. Restricted rental units created as part of developments receiving 9 

percent Low-Income Housing Tax Credits must comply with a control period of not less 

than a 30-year compliance period plus a 15-year extended use period for a total of 45 years. 

3. The affordability control period for a restricted rental unit shall commence on the first date 

that a unit is issued a certificate of occupancy following the execution of the deed 

restriction or, if affordability controls are being extended, on the effective date of the 

extension, which is the end of the original control period. 

4. Rehabilitated renter-occupied housing units that are improved to code standards shall be 

subject to affordability controls for a period of not less than 10 years. 

5. Prior to the issuance of any building permit for the construction/rehabilitation of restricted 

rental units, the developer/owner and the municipality shall record a preliminary 

instrument provided by the Administrative Agent. 
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6. Deeds of all real property that include restricted rental units shall contain deed restriction 

language. The deed restriction shall have priority over all mortgages on the property. The 

deed restriction shall be recorded by the developer with the county records office, and 

provided as filed and recorded, to the Administrative Agent within 30 days of the receipt 

of a certificate of occupancy. 

7. A restricted rental unit shall remain subject to the affordability controls of this Ordinance 

despite the occurrence of any of the following events: 

a. Sublease or assignment of the lease of the unit; 

b. Sale or other voluntary transfer of the ownership of the unit; 

c. The entry and enforcement of any judgment of foreclosure on the property containing 

the unit; or 

d. The end of the control period, until the occupant household vacates the unit, or is 

certified as over-income and the controls are released in accordance with UHAC. 

Q. Rent Restrictions for Rental Units; Leases and Fees. 

1. The initial rent for a restricted rental unit shall be set by the Administrative Agent. 

2. A written lease shall be required for all restricted rental units, except for units in an assisted 

living residence, and tenants shall be responsible for security deposits and the full amount 

of the rent as stated on the lease. A copy of the current lease for each restricted rental unit 

shall be retained on file by the Administrative Agent. 

3. No additional fees, operating costs, or charges shall be added to the approved rent (except, 

in the case of units in an assisted living residence, to cover the customary charges for food 

and services) without the express written approval of the Administrative Agent. 

a. Operating costs, for the purposes of this section, include certificate of occupancy fees, 

move-in fees, move-out fees, mandatory internet fees, mandatory cable fees, mandatory 

utility submetering fees, and for developments with more than one and a half off-street 

parking spaces per unit, parking fees for one parking space per household. 

4. Any fee structure that would remove or limit affordable unit occupant access to any 

amenities or services that are required or included for market-rate unit occupants is 

prohibited.  Application fees (including the charge for any credit check) shall not exceed 

five percent of the monthly rent of the applicable restricted unit to be applied to the costs 

of administering the controls applicable to the unit as set forth in this Ordinance. 

5. Fees for unit-specific, non-communal items that are charged to market-rate unit tenants on 

an optional basis, such as pet fees for tenants with pets, storage spaces, bicycle-share 

programs, or one-time rentals of party or media rooms, may also be charged to affordable 

unit tenants, if applicable.   

6. Pet fees may not exceed $30.00 per month and associated one-time payments for optional 

fees pertaining to pets, such as a pet cleaning fee, are prohibited.   

7. Fees charged to affordable unit tenants for other optional, unit-specific, non-communal 

items shall not exceed the amounts charged to market-rate tenants. 
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8. For any prior round rental unit leased before December 20, 2024, elements of the existing 

fee structure that are consistent with prior rules, but inconsistent with 5:80-26.13(c)1, may 

continue until the occupant household’s current lease term expires or that occupant 

household vacates the unit, whichever occurs later. 

R. Tenant Income Eligibility. 

1. Tenant income eligibility shall be determined pursuant to N.J.A.C. 5:80-26.14, as may be 

amended and supplemented, and shall be determined as follows: 

a. Very low-income rental units shall be reserved for households with a gross household 

income less than or equal to 30 percent of the regional median income by household 

size. 

b. Low-income rental units shall be reserved for households with a gross household 

income less than or equal to 50 percent of the regional median income by household 

size. 

c. Moderate-income rental units shall be reserved for households with a gross household 

income less than 80 percent of the regional median income by household size.  

2. The Administrative Agent shall certify a household as eligible for a restricted rental unit 

when the household is a very low-income, low-income or moderate-income household, as 

applicable to the unit, and the rent proposed for the unit does not exceed 35 percent (40 

percent for age-restricted units) of the household’s eligible monthly income as determined 

pursuant to N.J.A.C. 5:80-26.17, as may be amended and supplemented; provided, 

however, that this limit may be exceeded if one or more of the following circumstances 

exists: 

a. The household currently pays more than 35 percent (40 percent for households eligible 

for age-restricted units) of its gross household income for rent, and the proposed rent 

will reduce its housing costs; 

b. The household has consistently paid more than 35 percent (40 percent for households 

eligible for age-restricted units) of eligible monthly income for rent in the past and has 

proven its ability to pay; 

c. The household is currently in substandard or overcrowded living conditions; 

d. The household documents the existence of assets with which the household proposes 

to supplement the rent payments; or 

e. The household documents reliable anticipated third-party assistance from an outside 

source such as a family member in a form acceptable to the Administrative Agent and 

the owner of the unit. 

3. The applicant shall file documentation sufficient to establish the existence of any of the 

circumstances in 2.a. through 2.e. above with the Administrative Agent, who shall counsel 

the household on budgeting. 

S. Municipal Housing Liaison. 

1. The Municipal Housing Liaison shall be approved by municipal resolution. 



 Page 33 

2. The Municipal Housing Liaison shall be approved by the Division, or is in the process of 

getting approval, and fully or conditionally meets the requirements for qualifications, 

including initial and periodic training as set forth in in N.J.A.C. 5:99-1 et seq. 

3. The Municipal Housing Liaison shall be responsible for oversight and administration of 

the affordable housing program, including the following responsibilities, which may not 

be contracted out to the Administrative Agent:  

a. Serving as the primary point of contact for all inquiries from the Affordable Housing 

Dispute Resolution Program, the State, affordable housing providers, administrative 

agents and interested households. 

b. The oversight of the Affirmative Marketing Plan and affordability controls. 

c. When applicable, overseeing and monitoring any contracting Administrative Agent. 

d. Overseeing the monitoring of the status of all restricted units listed in the Fair Share 

Plan. 

e. Verifying, certifying and providing annual information within AHMS at such time and 

in such form as required by the Division. 

f. Coordinating meetings with affordable housing providers and administrative agents, as 

needed. 

g. Attending continuing education opportunities on affordability controls, compliance 

monitoring, and affirmative marketing as offered or approved by the Division. 

h. Overseeing the recording of a preliminary instrument in the form set forth at N.J.A.C. 

5:80-26.1 for each affordable housing development. 

i. Coordinating with the Administrative Agent, municipal attorney and municipal 

Construction Code Official to ensure that permits are not issued unless the document 

required in C.8. above has been duly recorded. 

j. Listing on the municipal website contact information for the MHL and Administrative 

Agents. 

T. Administrative Agent. 

1. All municipalities that have created or will create affordable housing programs and/or 

affordable units shall designate or approve, for each project within its HEFSP, an 

administrative agent to administer the affordable housing program and/or affordable 

housing units in accordance with the requirements of the FHA, NJAC 5:99-1 et seq. and 

UHAC.  

2. The fees for administrative agents shall be paid as follows: 

a. Administrative agent fees related to rental units shall be paid by the developer/owner. 

b. Administrative agent fees related to initial sale of units shall be paid by the developer. 

c. Administrative agent fees related to resales shall be paid by the seller of the affordable 

home.  

d. Administrative agent fees related to ongoing administration and enforcement shall be 

paid by the municipality. 
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3. An Operating Manual for each affordable housing program shall be provided by the 

Administrative Agent(s). The Operating Manual(s) shall be available for public inspection 

in the Office of the Clerk and in the office(s) of the Administrative Agent(s). Operating 

manuals shall be adopted by resolution of the Governing Body.  

4. Subject to the role of the Administrative Agent(s), the duties and responsibilities as are set 

forth in N.J.A.C. 5:99-7and which are described in full detail in the Operating Manual, 

including those set forth in UHAC, include: 

a. Attending continuing education opportunities on affordability controls, compliance 

monitoring, and affirmative marketing as offered or approved by the Division; 

b. Affirmative marketing: 

i. Conducting an outreach process to affirmatively market affordable housing units in 

accordance with the Affirmative Marketing Plan of the municipality and the 

provisions of N.J.A.C. 5:80-26.16. 

ii. Providing counseling, or contracting to provide counseling services, to low- and 

moderate-income applicants on subjects such as budgeting, credit issues, mortgage 

qualification, rental lease requirements; and landlord/tenant law. 

c. Household certification. 

i. Soliciting, scheduling, conducting and following up on interviews with interested 

households. 

ii. Conducting interviews and obtaining sufficient documentation of gross income and 

assets upon which to base a determination of income eligibility for a low- or 

moderate-income unit; 

iii. Providing written notification to each applicant as to the determination of eligibility 

or non-eligibility within five (5) business days of the determination thereof. 

iv. Requiring that all certified applicants for restricted units execute a certificate 

substantially in the firm, as applicable, of either the ownership or rental certificates 

set forth in the Appendices J and K of N.J.A.C. 5:80-26.1 et seq. 

v. Creating and maintaining a referral list of eligible applicant households living in 

the housing region, and eligible applicant households with members working in the 

housing region, where the units are located. 

vi. Employing a random selection process as provided in the Affirmative Marketing 

Plan when referring households for certification to affordable units. 

d. Affordability controls. 

i. Furnishing to attorneys or closing agents forms of deed restrictions and mortgages 

for the recording at the time of conveyance of title of each restricted unit. 

ii. Ensuring that the removal of the deed restrictions and cancellation of the mortgage 

note are effectuated and filed properly with the County Register of Deeds or County 

Clerk’s office after the termination of the affordability controls for each restricted 

unit in accordance with UHAC. 
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iii. Communicating with lenders and the Municipal Housing Liaison regarding 

foreclosures. 

iv. Ensuring the issuance of Continuing Certificates of Occupancy or certifications 

pursuant to N.J.A.C. 5:80-26.11. 

e. Records retention. 

i. Creating and maintaining a file on each restricted unit for its control period, 

including the recorded deed with restrictions, recorded recapture mortgage, and 

note, as appropriate.  

ii. Records received, retained, retrieved, or transmitted in furtherance of crediting 

affordable units of a municipality constitute public records of the municipality as 

defined by N.J.S.A. 47:3-16, and are legal property of the municipality. 

f. Resales and re-rentals. 

i. Instituting and maintaining an effective means of communicating information 

between owners and the Administrative Agent regarding the availability of 

restricted units for resale or re-rental. 

ii. Instituting and maintaining an effective means of communicating information to 

very low-, low-, or moderate-income households regarding the availability of 

restricted units for resale or re-rental. 

g. Processing requests from unit owners. 

i. Reviewing and approving requests from owners of restricted units who wish to 

refinance or take out home equity loans during the term of their ownership to 

determine that the amount of indebtedness to be incurred will not violate the terms 

of this ordinance. 

ii. Reviewing and approving requests to increase sales prices from owners of restricted 

units who wish to make capital improvements to the units that would affect the 

selling price, such authorizations to be limited to those improvements resulting in 

additional bedrooms or bathrooms and the depreciated cost of central air 

conditioning systems. 

iii. Notifying the municipality of an owner’s intent to sell a restricted unit. 

iv. Making determinations on requests by owners of restricted units for hardship 

waivers. 

h. Enforcement. 

i. Securing annually from the municipality a list of all affordable ownership units for 

which property tax bills are mailed to absentee owners, and notifying all such 

owners that they must either move back to their unit or sell it;  

ii. Securing from all developers and sponsors of restricted units, at the earliest point 

of contact in the processing of the project or development, written 

acknowledgement of the requirement that no restricted unit can be offered, or in 

any other way committed, to any person, other than a household duly certified to 

the unit by the Administrative Agent; 
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iii. Sending annual mailings to all owners of affordable dwelling units reminding them 

of the notices and requirements outlined in N.J.A.C. 5:80-26.19(d)4; 

iv. Establishing a program for diverting unlawful rent payments to the municipal 

Affordable Housing Trust Fund; and 

v. Creating and publishing a written operating manual for each affordable housing 

program administered by the Administrative Agent setting forth procedures for 

administering the affordability controls. 

i. The Administrative Agent(s) shall, as delegated by the municipality, have the authority 

to take all actions necessary and appropriate to carry out its/their responsibilities, 

herein. 

U. Responsibilities of The Owner of a development containing affordable units.   

1. The owner of all developments containing affordable units subject to this subchapter or the 

assigned management company thereof shall provide to the administrative agent: 

a. Site plan, architectural plan, or other plan that identifies the location of each affordable 

unit, if subject to the site plan approval, settlement agreement, or other applicable 

document regulating the location of affordable units.  The administrative agent shall 

determine the location of affordable units if not set forth in the site plan approval, 

settlement agreement, or other applicable document. 

b. The total number of units in the project and the number of affordable units. 

c. The breakdown of the affordable units by or identification of affordable unit locations 

by bedroom count and income level, including street addresses / unit numbers, if 

subject to the site plan approval, settlement agreement, or other applicable document 

regulating the breakdown of affordable units.  The administrative agent shall determine 

the bedroom and income distribution if not set forth in the site plan approval, settlement 

agreement, or other applicable document. 

d. Floor plans of all affordable units, including complete and accurate identification of all 

rooms and the dimensions thereof. 

e. A projected construction schedule. 

f. The location of any common areas and elevators. 

g. The name of the person who will be responsible for official contact with the 

administrative agent for the duration of the project, which must be updated if the 

contact changes. 

2. In addition to A above, the owner of rental developments containing affordable rental units 

subject to this subchapter or the assigned management company thereof shall: 

a. Send to all current tenants in all restricted rental units an annual mailing containing a 

notice as to the maximum permitted rent and a reminder of the requirement that the unit 

must remain their principal place of residence, which is defined as residing in the unit 

at least 260 days out of each calendar year, together with the telephone number, mailing 

address, and email address of the administrative agent to whom complaints of excess 

rent can be issued. 
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b. Provide to the administrative agent a description of any applicable fees. 

c. Provide to the administrative agent a description of the types of utilities and which 

utilities will be included in the rent. 

d. Agree and ensure that the utility configuration established at the start of the rent-up 

process not be altered at any time throughout the restricted period. 

e. Provide to the administrative agent a proposed form of lease for any rental units. 

f. Ensure that the tenant selection criteria for the applicants for affordable units not be 

more restrictive that the tenant selection criteria for applicants for non-restricted units. 

g. Strive to maintain the continued occupancy of the affordable units during the entire 

restricted period. 

3. In addition to A, above, the owner of affordable for-sale developments containing 

affordable for-sale units subject to this subchapter or the assigned management company 

thereof shall provide the administrative agent: 

a. Proposed pricing for all units, including any purchaser options and add-on items. 

b. Realistic condominium or homeowner association fees and any other applicable fees. 

c. Estimated real property taxes. 

d. Sewer, water, trash disposal, and any other utility assessments. 

e. Flood insurance requirement, if applicable. 

f. The State-approved planned real estate development public offering statement and/or 

master deed, where applicable, as well as the full build-out budget. 

V. Enforcement of Affordable Housing Regulations 

1. Upon the occurrence of a breach of any of the regulations governing the affordable unit by 

an owner, developer or tenant, the municipality shall have all remedies provided at law or 

equity, including but not limited to foreclosure, tenant eviction, municipal fines, a 

requirement for household recertification, acceleration of all sums due under a mortgage, 

recoupment of any funds from a sale in the violation of the regulations, injunctive relief to 

prevent further violation of the regulations, entry on the premises, and specific 

performance. 

2. After providing written notice of a violation to an owner, developer or tenant of an 

affordable unit and advising the owner, developer or tenant of the penalties for such 

violations, the municipality may take the following action against the owner, developer or 

tenant for any violation that remains uncured for a period of 60 days after service of the 

written notice: 

a. The municipality may file a court action pursuant to N.J.S.A. 2A:58-11 alleging a 

violation, or violations, of the regulations governing the affordable housing unit. If the 

owner, developer or tenant is found by the Court to have violated any provision of the 

regulations governing affordable housing units the owner, developer or tenant shall be 

subject to one or more of the following penalties, at the discretion of the Court: 
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i. A fine of not more than $500 or imprisonment for a period not to exceed 90 days, 

or both, unless otherwise specified below, provided that each and every day that the 

violation continues or exists shall be considered a separate and specific violation of 

these provisions and not a continuation of the initial offense; 

ii. In the case of an owner who has rented his or her low- or moderate-income unit in 

violation of the regulations governing affordable housing units, payment into the 

Affordable Housing Trust Fund of the gross amount of rent illegally collected; 

iii. In the case of an owner who has rented his or her affordable unit in violation of the 

regulations governing affordable housing units, payment of an innocent tenant’s 

reasonable relocation costs, as determined by the Court. 

3. The municipality shall have the authority to levy fines against the owner of the 

development for instances of noncompliance with NJHRC advertising requirements 

(N.J.S.A. 52:27D-321.6.e.(2)), following written notice to the owner.  The fine for the first 

offense of noncompliance shall be $5,000, the fine for the second offense of noncompliance 

shall be $10,000, and the fine for each subsequent offense of noncompliance shall be 

$15,000.  

4. The municipality may file a court action in the Superior Court seeking a judgment, which 

would result in the termination of the owner’s equity or other interest in the unit, in the 

nature of a mortgage foreclosure. Any judgment shall be enforceable as if the same were a 

judgment of default of the first purchase money mortgage and shall constitute a lien against 

the low- or moderate-income unit. 

a. Such judgment shall be enforceable, at the option of the municipality, by means of an 

execution sale by the Sheriff, at which time the affordable unit of the violating owner 

shall be sold at a sale price which is not less than the amount necessary to fully satisfy 

and pay off any first purchase money mortgage and prior liens and the costs of the 

enforcement proceedings incurred by the municipality , including attorney’s fees. The 

violating owner shall have the right to possession terminated as well as the title 

conveyed pursuant to the Sheriff’s sale. 

b. The proceeds of the Sheriff’s sale shall first be applied to satisfy the first purchase 

money mortgage lien and any prior liens upon the low- or moderate-income unit. The 

excess, if any, shall be applied to reimburse the municipality for any and all costs and 

expenses incurred in connection with either the court action resulting in the judgment 

of violation or the Sheriff’s sale. In the event that the proceeds from the Sheriff’s sale 

are insufficient to reimburse the municipality in full as aforesaid, the violating owner 

shall be personally responsible for the full extent of such deficiency, in addition to any 

and all costs incurred by the municipality in connection with collecting such deficiency. 

In the event that a surplus remains after satisfying all of the above, such surplus shall 

be placed in escrow by the municipality for the owner and shall be held in such escrow 

for a maximum period of two years or until such earlier time as the owner shall make 

a claim with the municipality for such. Failure of the owner to claim such balance 

within the two year period shall automatically result in a forfeiture of such balance to 

the municipality.  Any interest accrued or earned on such balance while being held in 

escrow shall belong to and shall be paid to the municipality, whether such balance shall 

be paid to the owner or forfeited to the municipality. 
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c. Foreclosure due to violation of the regulations governing affordable housing units shall 

not extinguish the restrictions of the regulations governing affordable housing units as 

they apply to the low- and moderate-income unit. Title shall be conveyed to the 

purchaser at the Sheriff’s sale, subject to the restrictions and provisions of the 

regulations governing the affordable housing unit. The owner determined to be in 

violation of the provisions of this plan and from whom title and possession were taken 

by means of the Sheriff’s sale shall not be entitled to any right of redemption. 

d. If there are no bidders at the Sheriff’s sale, or if insufficient amounts are bid to satisfy 

the first purchase money mortgage and any prior liens, the municipality may acquire 

title to the affordable unit by satisfying the first purchase money mortgage and any 

prior liens and crediting the violating owner with an amount equal to the difference 

between the first purchase money mortgage and any prior liens and costs of the 

enforcement proceedings, including legal fees and the maximum resale price for which 

the affordable unit could have been sold under the terms of the regulations governing 

affordable housing units. This excess shall be treated in the same manner as the excess 

that would have been realized from an actual sale as previously described. 

e. Failure of the low- or moderate-income unit to be either sold at the Sheriff’s sale or 

acquired by the municipality shall obligate the owner to accept an offer to purchase 

from any qualified purchaser that may be referred to the owner by the municipality, 

with such offer to purchase being equal to the maximum resale price of the low- or 

moderate-income unit as permitted by the regulations governing affordable housing 

units. 

f. The affordable unit owner shall remain fully obligated, responsible and liable for 

complying with the terms and restrictions of governing affordable housing units until 

such time as title is conveyed from the owner. 

5. It is the responsibility of the municipal housing liaison and the administrative agent(s) to 

ensure that affordable housing units are administered properly. All affordable units must 

be occupied within a reasonable amount of time and be re-leased within a reasonable 

amount of time upon the vacating of the unit by a tenant. If an administrative agent or 

municipal housing liaison becomes aware of or suspects that a developer, landlord, or 

property manager has not complied with these regulations, it shall report this activity to the 

Division. The Division must notify the developer, landlord, or property manager, in 

writing, of any violation of these regulations and provide a 30-day cure period. If, after the 

30-day cure period, the developer, landlord, or property manager remains in violation of 

any terms of this subchapter, including by keeping a unit vacant, the developer, landlord, 

or property manager may be fined up to the amount required to construct a comparable 

affordable unit of the same size and the deed-restricted control period will be extended for 

the length of the time the unit was out of compliance, in addition to the remedies provided 

for in this section. For the purposes of this subsection, a reasonable amount of time shall 

presumptively be 60 days, unless a longer period of time is required due to demonstrable 

market conditions and/or failure of the municipal housing liaison or the administrative 

agent to refer a certified tenant.  

6. Banks and other lending institutions are prohibited from issuing any loan secured by owner 

occupied real property subject to the affordability controls set forth in this subchapter if 
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such loan would be in excess of amounts permitted by the restriction documents recorded 

in the deed or mortgage book in the county in which the property is located. Any loan 

issued in violation of this subsection is void as against public policy.  

7. The Agency and the Department hereby reserve, for themselves and for each administrative 

agent appointed pursuant to this subchapter, all of the rights and remedies available at law 

and in equity for the enforcement of this subchapter, including, but not limited to, fines, 

evictions, and foreclosures as approved by a county-level housing judge.  

8. Appeals 

a. Appeals from all decisions of an administrative agent appointed pursuant to this 

subchapter must be filed, in writing, with the municipal housing liaison. A decision by 

the municipal housing liaison may be appealed to the Division. A written decision of 

the Division Director upholding, modifying, or reversing an administrative agent’s 

decision is a final administrative action. 

W. Development Fees. 

1. Purpose 

a. This section establishes standards for the collection, maintenance, and expenditure of 

development fees that are consistent with the amended Fair Housing Act (P.L.2024, 

c.2), N.J.A.C. 5:99, and the Statewide Non-Residential Development Fee Act (C. 

40:55D-8.1 through 8.7). Fees collected pursuant to this Ordinance shall be used for 

the sole purpose of providing very low-, low- and moderate-income housing in 

accordance with a Court-approved Spending Plan. 

2. Basic Requirements 

a. The municipality previously adopted a development fee ordinance, which established 

the Municipal Affordable Housing Trust Fund. (O-4-2019, which is replaced by this 

Ordinance).  

b. The municipality shall not spend development fees until the court has approved a plan 

for spending such fees. 

3. Residential Development Fees 

a. Imposed fees 

i. Residential developers, except for developers of the types of development 

specifically exempted below, shall pay a fee of 1.5 percent of the equalized assessed 

value for residential development, provided no increased density is permitted. 

Development fees shall also be imposed and collected when an additional dwelling 

unit is added to an existing residential structure; in such cases, the fee shall be 

calculated based on the increase in the equalized assessed value of the property due 

to the additional dwelling unit. 

ii. When an increase in residential density is permitted pursuant to a “d” variance 

granted under N.J.S.A. 40:55D-70d(5), developers shall be required to pay a 

“bonus” development fee of 6.0 percent of the equalized assessed value for each 

additional unit that may be realized, except that this provision shall not be 

applicable to a development that will include affordable housing. If the zoning on 
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a site has changed during the two-year period preceding the filing of such a variance 

application, the base density for the purposes of calculating the bonus development 

fee shall be the highest density permitted by right during the two-year period 

preceding the filing of the variance application. 

Example: If an approval allows four units to be constructed on a site that was zoned 

for two units, the fees could equal 1.5 percent of the equalized assessed value on 

the first two units; and the specified higher percentage of 6 percent of the equalized 

assessed value for the two additional units, provided zoning on the site has not 

changed during the two-year period preceding the filing of such a variance 

application. 

b. Eligible exactions, ineligible exactions and exemptions for residential development 

i. Affordable housing developments, developments where the developer is providing 

for the construction of affordable units elsewhere in the municipality, and 

developments where the developer has made an eligible payment in lieu of on-site 

construction of affordable units, if permitted by ordinance, or by agreement with 

the municipality and if approved by a municipality prior to the statutory elimination 

of payments in-lieu on March 20, 2024 per P.L.2024, c.2, shall be exempt from 

development fees. 

ii. Developments that have received preliminary or final site plan approval prior to the 

adoption of this ordinance and any preceding ordinance permitting the collection 

of development fees shall be exempt from the payment of development fees, unless 

the developer seeks a substantial change in the original approval. Where a site plan 

approval does not apply, the issuance of a zoning and/or building permit shall be 

synonymous with preliminary or final site plan approval for the purpose of 

determining the right to an exemption. In all cases, the applicable fee percentage 

shall be determined based upon the development fee ordinance in effect on the date 

that the construction permit is issued. 

iii. Development fees shall be imposed and collected when an existing structure 

undergoes a change to a more intense use, is demolished and replaced, or is 

expanded, if the expansion is not otherwise exempt from the development fee 

requirement. The development fee shall be calculated on the increase in the 

equalized assessed value of the improved structure.  

iv. No development fee shall be collected for the demolition and replacement of a 

residential building resulting from a fire or natural disaster.   

v. Developers of an addition to an existing single-family residential unit which 

constitutes less than a 50% increase in the gross floor area of the unit shall be 

exempt from the development fee. 

4. Non-Residential Development Fees 

a. Imposition of fees 

i. Within all zoning districts, non-residential developers, except for developers of the 

types of development specifically exempted, shall pay a fee equal to 2.5 percent of 
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the equalized assessed value of the land and improvements, for all new non-

residential construction on an unimproved lot or lots. 

ii. Within all zoning districts, non-residential developers, except for developers of the 

types of development specifically exempted, shall also pay a fee equal to 2.5 

percent of the increase in equalized assessed value resulting from any additions to 

existing structures to be used for non-residential purposes. 

iii. Development fees shall be imposed and collected when an existing structure is 

demolished and replaced. The development fee of 2.5 percent shall be calculated 

on the difference between the equalized assessed value of the pre-existing land and 

improvements and the equalized assessed value of the newly improved structure; 

i.e., land and improvements; and such calculation shall be made at the time a final 

certificate of occupancy is issued. If the calculation required under this section 

results in a negative number, the non-residential development fee shall be zero. 

b. Eligible exactions, ineligible exactions and exemptions for non-residential 

development 

i. The non-residential portion of a mixed-use inclusionary or market-rate 

development shall be subject to a 2.5 percent development fee, unless otherwise 

exempted below. 

ii. The 2.5 percent fee shall not apply to an increase in equalized assessed value 

resulting from alterations, change in use within existing footprint, reconstruction, 

renovations and repairs. 

c. Non-residential developments shall be exempt from the payment of non-residential 

development fees in accordance with the exemptions required pursuant to the Statewide 

Non-Residential Development Fee Act (N.J.S.A. 40:55D-8.1 through 8.7), as specified 

in Form N-RDF “State of New Jersey Non-Residential Development 

Certification/Exemption.” Any exemption claimed by a developer shall be 

substantiated by that developer. 

d. A developer of a non-residential development exempted from the non-residential 

development fee pursuant to the Statewide Non-Residential Development Fee Act shall 

be subject to the fee at such time as the basis for the exemption no longer applies, and 

shall make the payment of the non-residential development fee, in that event, within 

three years after that event or after the issuance of the final certificate of occupancy of 

the non-residential development, whichever is later. 

e. If a property that was exempted from the collection of a non-residential development 

fee thereafter ceases to be exempt from property taxation, the owner of the property 

shall remit the fees required pursuant to this section within 45 days of the termination 

of the property tax exemption. Unpaid non-residential development fees under these 

circumstances may be enforceable by the municipality as a lien against the real property 

of the owner. 

5. Collection Procedures 
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a. Upon the granting of a preliminary, final or other applicable approval for a 

development, the applicable approving authority shall direct its staff to notify the 

construction official responsible for the issuance of a building permit. 

b. For non-residential developments only, the developer shall also be provided with a 

copy of Form N-RDF, “State of New Jersey Non-Residential Development 

Certification/Exemption,” to be completed by the developer as per the instructions 

provided in the Form N-RDF. The construction official shall verify the information 

submitted by the non-residential developer as per the instructions provided on Form N-

RDF. The tax assessor shall verify exemptions and prepare estimated and final 

assessments as per the instructions provided in Form N-RDF. 

c. The construction official responsible for the issuance of a building permit shall notify 

the tax assessor of the issuance of the first construction permit for a development that 

is subject to a development fee. 

d. Within 90 days of receipt of that notice, the tax assessor shall provide an estimate, 

based on the plans filed, of the equalized assessed value of the development. 

e. The construction official responsible for the issuance of a final certificate of occupancy 

shall notify the tax assessor of any and all requests for the scheduling of a final 

inspection on property that is subject to a development fee. 

f. Within 10 business days of a request for the scheduling of a final inspection, the tax 

assessor shall confirm or modify the previously estimated equalized assessed value of 

the improvements associated with the development; calculate the development fee; and 

thereafter notify the developer of the amount of the fee. 

g. Should the municipality fail to determine or notify the developer of the amount of the 

development fee within 10 business days of the request for final inspection, the 

developer may estimate the amount due and pay that estimated amount consistent with 

the dispute process set forth in Subsection b. of section 37 of P.L.2008, c.46 (N.J.S.A. 

40:55D-8.6). 

h. Fifty percent (50 percent) of the development fee shall be collected at the time of 

issuance of the construction permit. The remaining portion shall be collected at the time 

of issuance of the certificate of occupancy. The developer shall be responsible for 

paying the difference between the fee calculated at the time of issuance of the 

construction permit and that determined at the time of issuance of certificate of 

occupancy. 

6. Appeal of development fees 

a. A developer may challenge residential development fees imposed by filing a challenge 

with the County Board of Taxation. Pending a review and determination by that board, 

collected fees shall be placed in an interest-bearing escrow account by the municipality. 

Appeals from a determination of the board may be made to the Tax Court in accordance 

with the provisions of the State Tax Uniform Procedure Law, R.S. 54:48-1 et seq., 

within 90 days after the date of such determination. Interest earned on amounts 

escrowed shall be credited to the prevailing party. 
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b. A developer may challenge non-residential development fees imposed by filing a 

challenge with the director of the Division of Taxation. Pending a review and 

determination by the director, which shall be made within 45 days of receipt of the 

challenge, collected fees shall be placed in an interest-bearing escrow account by the 

municipality. Appeals from a determination of the director may be made to the Tax 

Court in accordance with the provisions of the State Tax Uniform Procedure Law, R.S. 

54:48-1 et seq., within 90 days after the date of such determination. Interest earned on 

amounts escrowed shall be credited to the prevailing party. 

7. Affordable Housing Trust Fund 

a. A separate, interest-bearing Municipal Affordable Housing Trust Fund shall be 

maintained by the chief financial officer of the municipality for the purpose of 

depositing development fees collected from residential and non-residential developers 

and proceeds from the sale of units with extinguished controls. 

b. The following additional funds shall be deposited in the Municipal Affordable Housing 

Trust Fund and shall at all times be identifiable by source and amount: 

i. Payments in lieu of on-site construction of an affordable unit, where previously 

permitted by ordinance or by agreement with the municipality and if approved by 

a municipality prior to the statutory elimination of payments in-lieu on March 20, 

2024 per P.L.2024, c.2; 

ii. Funds contributed by developers to make 10 percent of the adaptable entrances in 

a townhouse or other multistory attached dwelling unit development accessible; 

iii. Rental income from municipally operated units; 

iv. Repayments from affordable housing program loans; 

v. Recapture funds; 

vi. Proceeds from the sale of affordable units; and 

vii. Any other funds collected in connection with the municipal affordable housing 

program including but not limited to interest earned on fund deposits. 

c. The municipality shall provide the Division with written authorization, in the form of 

a tri-party escrow agreement(s) between the municipality, the Division and the 

financial institution in which the municipal affordable housing trust fund has been 

established to permit the Division to direct the disbursement of the funds as provided 

for in N.J.A.C. 5:99-2.1 et seq.  

d. Occurrence of any of the following deficiencies may result in the Division requiring 

the forfeiture of all or a portion of the funds in the municipal Affordable Housing Trust 

Fund: 

i. Failure to meet deadlines for information required by the Division in its review of 

a development fee ordinance; 

ii. Failure to commit or expend development fees within four years of the date of 

collection in accordance with N.J.A.C. 5:99-5.5; 



 Page 45 

iii. Failure to comply with the requirements of the Non-Residential Development Fee 

Act and N.J.A.C. 5:99-3; 

iv. Failure to submit accurate monitoring reports pursuant to this subchapter within the 

time limits imposed by the Act, this chapter, and/or the Division; 

v. Expenditure of funds on activities not approved by the Superior Court or otherwise 

permitted by law; 

vi. Revocation of compliance certification or a judgment of compliance and repose; 

vii. Failure of a municipal housing liaison or administrative agent to comply with the 

requirements set forth at N.J.A.C. 5:99-6, 7, and 8; 

viii. Other good cause demonstrating that municipal affordable housing funds 

are not being used for an approved purpose. 

e. All interest accrued in the housing trust fund shall only be used on eligible affordable 

housing purposes approved by the Court. 

8. Use of Funds 

a. The expenditure of all funds shall conform to a Spending Plan approved by Superior 

Court. Funds deposited in the municipal Affordable Housing Trust Fund may be used 

for any activity approved by the Court to address the fair share obligation and may be 

set up as a grant or revolving loan program. Such activities include, but are not limited 

to: preservation or purchase of housing for the purpose of maintaining or implementing 

affordability controls; housing rehabilitation; new construction of affordable housing 

units and related costs; accessory apartments; a market-to-affordable program; 

conversion of existing non-residential buildings to create new affordable units; green 

building strategies designed to be cost-saving and in accordance with accepted national 

or state standards; purchase of land for affordable housing; improvement of land to be 

used for affordable housing; extensions or improvements of roads and infrastructure to 

affordable housing sites; financial assistance designed to increase affordability; 

administration necessary for implementation of the Housing Element and Fair Share 

Plan; and/or any other activity permitted by Superior Court and specified in the 

approved Spending Plan. 

b. Funds shall not be expended to reimburse the municipality or activities that occurred 

prior to the authorization of a municipality to collect development fees. 

c. At least a portion of all development fees collected and interest earned shall be used to 

provide affordability assistance to very low-, low- and moderate-income households in 

affordable units included in the municipal Fair Share Plan. A portion of the 

development fees which provide affordability assistance shall be used to provide 

affordability assistance to very low-income households. 

i. Affordability assistance programs may include down payment assistance, security 

deposit assistance, low-interest loans, rental assistance, assistance with 

homeowners association or condominium fees and special assessments, 

infrastructure assistance, and assistance with emergency repairs. The specific 

programs to be used for affordability assistance shall be identified and described 

within the Spending Plan. 
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ii. Affordability assistance for very low-income households may include producing 

very low-income units or buying down the cost of low- or moderate-income units 

in the municipal Fair Share Plan to make them affordable to households earning 30 

percent or less of median income.  

d. No more than 20 percent of all affordable housing trust funds, exclusive of those 

collected to fund an RCA prior to July 17, 2008,  shall be expended on administration, 

including, but not limited to, salaries and benefits for municipal employees or 

consultants’ fees necessary to develop or implement a new construction program, 

prepare and implement a Housing Element and Fair Share Plan, administer an 

Affirmative Marketing Program and for compliance with the Superior Court and the 

Program including the costs to the municipality of resolving a challenge. 

9. Monitoring 

a. On or before February 15 of each year, the municipality shall provide annual electronic 

data reporting of trust fund activity for the previous year from January 1st to December 

31st through the AHMS Reporting System. This reporting shall include an accounting 

of all Municipal Affordable Housing Trust Fund activity, including the sources and 

amounts of all funds collected and the amounts and purposes for which any funds have 

been expended. Such reporting shall include an accounting of development fees 

collected from residential and non-residential developers, previously eligible payments 

in lieu of constructing affordable units on site (if permitted by ordinance or by 

agreement with the municipality prior to the March 20, 2024 statutory elimination per 

P.L. 2024, c.4), funds from the sale of units with extinguished controls, barrier-free 

escrow funds, rental income from municipally-owned affordable housing units, 

repayments from affordable housing program loans, interest and any other funds 

collected in connection with municipal housing programs, as well as an accounting of 

the expenditures of revenues and implementation of the Spending Plan approved by the 

Court. 

10. Ongoing Collection of Fees 

a. The ability to impose, collect and expend development fees shall continue so long as 

the municipality retains authorization from the Court in the form of Compliance 

Certification or the good faith effort to obtain it. 

b. If the municipality fails to renew its ability to impose and collect development fees 

prior to the expiration of its Judgment of Compliance, it may be subject to forfeiture of 

any or all funds remaining within its Affordable Housing Trust Fund. Any funds so 

forfeited shall be deposited into the New Jersey Affordable Housing Trust Fund 

established pursuant to section 20 of P.L.1985, c.222 (C. 52:27D-320). 

11. Emergent Affordable Housing Opportunities. Requests to expend affordable housing trust 

funds on emergent affordable housing opportunities not included in the municipal fair share 

plan shall be made to the Division and shall be in the form of a governing body resolution. 

Any request shall be consistent with N.J.A.C. 5:99-4.1.  

 

 



Appendix F – Affirmative Marketing Plan 

See Appendix D-E for Affirmative Marketing Plan Ordinance, which is included in 
Ordinance No. 15-2026, adopted March 16, 2026 



Affirmative Marketing Plan  Teaneck Township 1 

AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
Township of Teaneck (REGION 1) 

I. APPLICANT AND PROJECT INFORMATION
(Complete Section I individually for all developments or programs within the municipality.)
1a.  Administrative Agent Name, Address, Phone Number 

Administrative Agent 
Contact Name: Frank Piazza 
Piazza & Associates, Inc. 
201 Rockingham Row 
Princeton, NJ  08540 
609-786-1100, ext. 301

1b. Development or Program Name, Address 

As Applicable per project 

1c.  As Applicable per project 
Number of Affordable Units: 

Number of Rental Units:     

Number of For-Sale Units:  

1d. Price or Rental Range 

From  Prepared per project 

To  

1e. State and Federal Funding 
Sources (if any): As Applicable per 
project 

1f.  As applicable per project 
□ Age Restricted
□ Non-Age Restricted 

1g. Approximate Starting Dates: As applicable per project 

Advertising:                      Occupancy:     
1h. County 

Bergen, Hudson, Passaic, Sussex 
1i. Census Tract(s):  
Block:      Lot:  

1j. Managing/Sales Agent’s Name, Address, Phone Number 

Owner 
As applicable per project 

Managers 

 

1k. Application Fees (if any): Piazza: $0 (The landlord may charge a limited amount for processing rental applications.) 

(Sections II through IV should be consistent for all affordable housing developments and programs within the 
municipality.  Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 

II. RANDOM SELECTION
 Describe the random selection process that will be used once applications are received. 

A. REGIONAL PREFERENCE: There will be a preference for applicants who live and/or
work in Housing Region 1 (Bergen, Hudson, Passaic and Sussex Counties).

B. An initial deadline date, no less than 60 days after the start of the marketing process, will be
established.  All of the preliminary applications received by Piazza & Associates, on or before the
initial deadline date, shall be deemed received on that date.

C. Households that apply for very low-income housing will be prescreened by Piazza & Associates for 
preliminary income eligibility by comparing their total income and household size to the very low-income 
limits pursuant to the New Jersey Fair Housing Act, N.J.S.A. 52:27-D-304 (“NJFHA”).  Households that 
apply for low- and moderate-income housing will be prescreened by Piazza & Associates for preliminary 
income eligibility by comparing their total income and household size to the low- and moderate-income 
limits pursuant to the Uniform Housing Affordability Controls, 5:80-26.1 et seq.  (“UHAC”).  All households 
will be notified as to their preliminary status. 

D. A drawing will be held under the direction of Piazza & Associates to determine the priority order of the pre-
qualified applications received on or before the initial deadline date.  All preliminary applications received 
after the initial deadline will be processed on a "first come, first served" basis. 

E. In order to ensure an adequate supply of qualified applicants, the advertising phase will continue until there 

























Appendix G – Spending Plan 



 Township Council Meeting: 06/17/25 06:30 PM 
 c/o Township Clerk Department: Township Clerk 
 Teaneck, NJ  07666 Category: Approve 

  DOC ID: 9118  

 RESOLUTION 199-2025  

 Page 1 

APPROVING A FOURTH ROUND AFFORDABLE HOUSING TRUST FUND 
SPENDING PLAN AND REQUESTING PROGRAM AND COURT APPROVAL OF 

THE SPENDING PLAN 

 

RESULT: ADOPTED BY CONSENT VOTE [UNANIMOUS] 

MOVER: Mark J. Schwartz, Councilman 

SECONDER: Karen Orgen, Councilwoman 

AYES: Katz, Schwartz, Orgen, Pagan, Belcher, Gee 

ABSENT: Hillary Goldberg 
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 Page 2 

TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

199-2025 

 

APPROVING A FOURTH ROUND AFFORDABLE HOUSING TRUST 

FUND SPENDING PLAN AND REQUESTING PROGRAM AND COURT 

APPROVAL OF THE SPENDING PLAN 

 

WHEREAS, the Township of Teaneck has an Affordable Housing Development Fees 

Ordinance, Sec. 33-38, which establishes standards for the collection, maintenance, and 

expenditure of development fees; and 

 

 WHEREAS, on March 20, 2024, Governor Murphy signed into law P.L. 2024, c.2, 

which amended the 1985 New Jersey Fair Housing Act (hereinafter the “Amended FHA”) which 

governs how municipalities will comply with their affordable housing obligations for the Fourth 

Round (2025-2035); and  

 

WHEREAS, the Administrative Office of the Courts issued Directive #24-40 (“AOC 

Directive #14-24), governing how municipalities file their compliance documents with the 

Affordable Housing Dispute Resolution Program (“the Program”); and  

 

WHEREAS, the Township has prepared a Fourth Round Spending Plan consistent with 

the Amended FHA, AOC Directive #24-40, N.J.A.C. 5:93, and other applicable regulations, 

which projects the anticipated revenues to the Township’s Affordable Housing Trust Fund and 

describes the anticipated expenditures of funds; 

 

NOW, THEREFORE, BE IT RESOLVED by the Governing Body of the Township of 

Teaneck, for the reasons set forth above, as follows: 

 

1. The Township of Teaneck hereby approves the Fourth Round Spending Plan that 

is attached hereto as Exhibit A, and requests that the Program and the Court 

review and approve the Township’s Fourth Round Spending Plan.  

 

2. Township of Teaneck shall promptly submit the Fourth Round Spending Plan to 

the Program and Court for its approval. 
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This is to certify that the above Resolution was adopted by the 

Township Council on June 17, 2025 

Doug Ruccione 

Doug Ruccione 

Township Clerk 



The Township of Teaneck  
Bergen County  

Spending Plan 
Round Four (2025-2035) 

Prepared For: 

818 Teaneck Road 

Teaneck, NJ 07666 
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Introduction

Pursuant to N.J.A.C. 5:99, a Spending Plan means “a method of allocating funds contained in an 

affordable housing trust fund account, which includes, but is not limited to, development fees collected 

and to be collected pursuant to an approved municipal development fee ordinance, or pursuant to 

N.J.S.A. 52:27D-329.1 et seq., for the purpose of meeting the housing needs of low- and moderate-

income individuals.” 

All residential and non-residential development fees, payment in lieu of constructing affordable units, 

barrier-free escrow funds, recapture funds, proceeds from the sale of affordable units, rental income, 

repayments from affordable housing program loans, enforcement fines, unexpended RCA funds 

remaining from a completed RCA project, application fees, and any other funds collected by the 

municipality in connection with its affordable housing programs are deposited into this interest-

bearing Affordable Housing Trust Fund (AHTF). These funds shall be spent in accordance with 

N.J.A.C. 5:99 or applicable regulations. 

A development fee ordinance creating a dedicated revenue source for moderate-income housing was 

adopted by the municipality via Sec. 33-38 establishing Teaneck’s AHTF. As such, Teaneck has 

prepared this Spending Plan that addresses its regional fair share of the affordable housing need in 

accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair Housing Act (N.J.S.A. 

52:27D-301) and the regulations of New Rules: N.J.A.C. 5:99.  

Authorization of Affordable Housing Trust Fund 

A municipality shall not spend, or commit to spend, any affordable housing trust funds, including 

Statewide non-residential fees collected and deposited into the municipal affordable housing trust 

fund, without first obtaining the approval of the expenditure as part of its compliance certification or 

by the Division pursuant to N.J.S.A. 52:27D-329.2.a(4). A municipality within the jurisdiction of the 

Program or a court of competent jurisdiction shall not spend affordable housing trust funds unless the 

Program has approved a plan for spending such funds in accordance with N.J.S.A. 52:27D-329.2.a(4) 

or the Division has approved spending plan expenditures for emergent opportunities to create 

affordable housing after a municipality has obtained compliance certification in conformance with 

N.J.A.C. 5:99-4. 
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Account Requirements and Use of Funds (5:99-2.2 to 2.8) 

Account Requirements 

(a) All affordable housing trust funds shall be deposited in a separate, interest-bearing account. In 

establishing the account, the municipality shall provide written authorization, in the form of a three-

party escrow agreement between the municipality, the bank or other financial institution, and the 

Division, to permit the Division to direct the disbursement of the funds, as provided for at N.J.A.C. 

5:99-5.6, shall be maintained at all times. This authorization shall be submitted to the Division within 

21 days from the opening of the trust fund account and/or within 21 days of any change in banks or 

other financial institutions in which trust funds are deposited. 

(b) With the approval of the Department's Division of Local Government Services, the municipality 

may invest its affordable housing trust fund in the State of New Jersey cash management fund, 

provided that the amount of money in the cash management fund that comprises the funds and income 

attributable to such funds shall at all times be identifiable. 

(c) All interest accrued in the affordable housing trust fund shall only be used on eligible affordable 

housing activities included in an approved spending plan or an emergent opportunity authorized by 

the Division. 

(d) A municipality within the jurisdiction of the Program or a court of competent jurisdiction shall not 

spend affordable housing trust funds unless the Program or a court of competent jurisdiction has 

approved a plan for spending such funds in accordance with N.J.S.A. 52:27D-329.2.a(4) or the Division 

has approved spending plan expenditures for emergent opportunities to create affordable housing 

after a municipality has obtained compliance certification in conformance with N.J.A.C. 5:99-4.1. 

(e) Any municipality with an affordable housing trust fund account shall be subject to N.J.A.C. 5:99-4. 

(f) Municipal affordable housing trust funds shall not be expended: 

1. To reimburse the municipality for activities that occurred prior to the authorization of a 

municipality to collect development fees; 

2. On attorney fees or court costs to obtain a judgment of compliance or order of repose, 

including any associated administration costs; 
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3. On any costs in connection with a challenge to a determination of the municipality's fair share 

obligation; or 

4. On any costs in connection with a challenge to the municipality's obligation, housing element, 

or fair share plan. 

(g) In addition to the restrictions at (f) above, no more than 20 percent of all affordable housing trust 

funds, exclusive of those collected prior to July 17, 2008, to fund an RCA, may be expended on 

administration, in accordance with N.J.A.C. 5:99-2.4. 

(h) A municipality shall set aside a portion of its affordable housing trust fund for the purpose of 

providing affordability assistance to low- and moderate-income households in affordable units 

included in a municipal fair share plan, in accordance with N.J.A.C. 5:99-2.5. 

(i) Compliant municipalities, Qualified Urban Aid Municipalities, or municipalities that have 

previously collected such funds while under the protection of presumptive validity of their affordable 

housing plan or immunity from exclusionary zoning litigation and in accordance with an approved 

spending plan are authorized to commit or expend affordable housing trust funds in accordance with 

this chapter, UHAC, and the Act. 

(j) A non-compliant Qualified Urban Aid Municipality meeting the criteria set forth in paragraph (1) of 

subsection c. of section 7 at P.L. 2024, c. 2, which has been authorized to collect residential development 

fees pursuant to N.J.A.C. 5:99-3.5(b), may not spend, or commit to spend, any affordable housing 

development fees, without first obtaining the Division's approval of the expenditure by submitting a 

spending plan for current funds in the municipal affordable housing trust fund and projected funds 

through the current round. The Division shall review the spending plan for consistency with N.J.A.C. 

5:99-2 and shall notify the municipality upon the approval of the spending plan. 

Use of Funds for Housing Activity 

(a) A municipality may use affordable housing trust funds for any housing activity as itemized in the 

spending plan and approved by the Program or as approved by the Division as an emergent 

opportunity to create affordable housing. Such activities include, but are not limited to: 

1. A rehabilitation program whose purpose is to renovate deficient housing units that are 

occupied by low- and moderate-income households, in accordance with the New Jersey State 

Housing Code, N.J.A.C. 5:28, or the requirements of the Rehabilitation Subcode, N.J.A.C. 5:23-
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6, as applicable. Any recaptured funds from a rehabilitation program shall be deposited into a 

municipality's affordable housing trust fund and subject to the provisions thereof; 

2. New construction of affordable housing units and related development costs; in the case of 

inclusionary developments, eligible costs shall be prorated based on the proportion of affordable 

housing units included in the development; 

3. Creation of a market to affordable program to pay down the cost of unrestricted units and 

offer them in sound condition, for sale or rent, at affordable prices to low- and moderate-income 

households to address all or a portion of the affordable housing obligation; 

4. Extensions or improvements of roads and infrastructure directly serving affordable housing 

development sites; in the case of inclusionary developments, costs shall be prorated based on 

the proportion of affordable housing units included in the development; 

5. RCAs, approved prior to July 17, 2008; 

6. Acquisition and/or improvement of land to be used for affordable housing; 

7. Accessory dwelling units; 

8. The extension of expiring controls; 

9. The construction of group homes and supportive and special needs housing; 

10. Maintenance and repair of affordable housing units; 

11. To defray the costs of structured parking; in the case of inclusionary developments, eligible 

costs shall be prorated based on the proportion of affordable housing units included in the 

development; 

12. Affordability assistance in accordance with N.J.A.C. 5:99-2.5; 

13. Repayment of municipal bonds issued to finance low- and moderate-income housing 

activity; 

14. Any other activity as specified in the approved spending plan or as approved by the Division 

as an emergent affordable housing opportunity; or 
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15. Any other activity approved by the Division. 

Use of Funds for Administrative Expenses 

(a) No more than 20 percent of all affordable housing trust funds, exclusive of those collected prior to 

July 17, 2008, to fund an RCA, shall be expended on administration. 

(b) Administrative expenses may include costs reasonably related to the determination of the fair share 

obligation and the development of a municipal housing element and fair share plan and may include 

fees necessary to develop or implement affordable housing programs, an affirmative marketing 

program, and/or expenses that are reasonably necessary for compliance with the processes of the 

Program, including, but not limited to, the costs to the municipality of resolving a challenge pursuant 

to the Program. 

(c) Administrative expenses may also include costs associated with functions carried out in compliance 

with UHAC, including activities related to the marketing program and waitlist management, 

administering the placement of occupants in housing units, income qualification of households, 

monitoring the turnover of sale and rental units, preserving existing affordable housing, and 

compliance with the Division's monitoring requirements. 

(d) The proportion of a municipal employee's salary related to the MHL or RCA administrator 

functions and fees for required educational programs, may be paid as an administrative expense from 

the municipal affordable housing trust fund. 

Use of Funds for Affordability Assistance 

(a) A municipality shall set aside a portion of all development fees collected and interest earned for the 

purpose of providing affordability assistance to low- and moderate-income households in affordable 

units included in the municipality's fair share plan. 

1. Affordability assistance for very-low-income households may include offering a subsidy to 

developers of inclusionary or 100 percent affordable housing developments or buying down the 

cost of low- or moderate-income units in a municipal fair share plan to make them affordable to 

very low-income households, including special needs and supportive housing opportunities. 
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(b) A municipality may contract with a private or public entity to administer any part of its housing 

element and fair share plan, including the requirement for affordability assistance, or any program or 

activity for which the municipality expends development fee proceeds. 

Barrier-Free Escrow 

An affordable housing trust fund may include fees collected to adapt affordable unit entrances to be 

accessible in accordance with the Act and the Barrier Free Subcode, N.J.A.C. 5:23-7. The municipality 

shall set forth the mechanism by which it will collect and distribute funds intended to convert 

adaptable entrances in compliance with the technical design standards of the Barrier Free Subcode at 

N.J.A.C. 5:23-7. Funds collected for this purpose shall at all times be identifiable from other funds. A 

municipality that collects, or anticipates collecting, funds to adapt affordable unit entrances shall 

identify the funds on its monitoring report pursuant to N.J.A.C. 5:99-5. 

Payments in Lieu of Constructing Affordable Units On-Site 

(a) Payments in lieu of constructing affordable units shall not be imposed on any non-residential 

development. 

(b) A municipality that chooses to collect or anticipates collecting payments in lieu of constructing 

affordable units shall identify the funds on its monitoring report pursuant to N.J.A.C. 5:99-5.2 and 

include a plan for the use of the funds in its spending plan. 

(c) Payment-in-lieu fees shall be deposited into the municipality's affordable housing trust fund, but 

shall be accounted for separately from any other fees collected by a municipality. Whenever a payment-

in-lieu fee is assessed by a municipality pursuant to this section, a development fee authorized 

pursuant to N.J.S.A. 52:27D-329.2 shall not be charged in connection with the same development. 

Other Funds 

(a) An affordable housing trust fund may also contain recaptured funds, proceeds from the sale of 

affordable units, rental income, repayments from affordable housing program loans, enforcement fines 

and application fees, and any other funds collected by the municipality in connection with its 

affordable housing programs. A municipality that collects, or anticipates collecting, such fees shall 

identify the funds on its monitoring report pursuant to N.J.A.C. 5:99-5 and include a plan for the use 

of the funds in its spending plan. 
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(b) An affordable housing trust fund shall also contain any excess RCA funds, where the RCA has been 

completed in accordance with the RCA project plan. 

(c) A municipality that is not a compliant municipality may not retain excess RCA funds and shall 

transfer any such funds to the New Jersey Affordable Housing Trust fund established pursuant to 

N.J.S.A. 52:27D-320. 
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Spending Plan 

Revenues + Expenditures for Certification Period 

Teaneck has considered the following AHTF revenue sources between the period of 2025-2035: 

 Development fees and interest: Teaneck analyzed five years (2020 to 2024) of development fees 

and interest deposited into the AHTF and averaged these to determine the expected annual fee.  

2020: $1,337 

2021: $44,082 

2022: $25,919 

2023: $49.89 

2024: $70,616 

Average: $28,401 

We determined a projected annual average revenue of $28,401 for the years of 2025 to 2035.

 Payment in lieu of constructing affordable units are not anticipated. 

 Barrier-free escrow funds are not anticipated. 

 Funds from other sources such as the sale of units with extinguished controls, repayment of 

affordable housing program loans, rental income, or proceeds from the sale of affordable units 

are not anticipated.

As such, Teaneck intends to use affordable housing trust fund revenues in accordance with 5:99-2.2 to 

2.8, as outlined on the following page. 

Excess or Shortfall of Funds 

The governing body reserves the right to revise projections and anticipated funding commitments based 

upon actual revenues to the Affordable Housing Trust Fund and any revisions to the Housing Element 

and Fair Share Plan.  

In the event that a shortfall of anticipated revenues occurs, the municipality will revise its Spending 

Plan accordingly. 
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In the event of excess funds, any remaining funds above the amount necessary to satisfy the municipal 

affordable housing obligation will be used toward low- and moderate-income housing in accordance 

with 5:99-2.2 to 2.8 and the Spending Plan will be revised accordingly. 

Revenues

Current cash on hand as of May 2025 $614,238 

Projected developer fee revenue + Projected Interest

(Average annual developer fees and interest of $28,401 x 10 years) 
+ $284,008

Projected payment in lieu of constructing affordable units + $0

Projected barrier-free escrow funds + $0

Projected recapture funds, sale of affordable units, rental income, repayments 

from affordable housing program loans, enforcement fines, unexpended RCA 

funds remaining from a completed RCA project, application fees, or any other 

funds collected by the municipality in connection with its affordable housing 

programs 

+ $0

Projected Revenues = $898,246 

Expenditures

Rehabilitation program whose purpose is to renovate deficient housing units 

that are occupied by low- and moderate-income households 

Or Minimum Affordability Assistance  

Or New construction of affordable housing units and related development costs 

- ($718,597) 

Total Administration (Max 20%)  - ($179,649)

Total Projected Expenditures = $898,246

Remaining Balance = $0 



Appendix H - Resolution of intent to fund cost of municipality’s municipally 
sponsored affordable housing development as well as its rehabilitation 
program 
 

 

N/A – The Township reserves the right to adopt a resolution of intent to fund cost of 
municipality’s municipally sponsored affordable housing development as well as its 
rehabilitation program pursuant to its Spending Plan and project requirements 

 

 



Appendix I – Copies of resolutions appointing Administrative Agent(s)  
and appointing the Municipal Affordable Housing Liaison 

See Appendix D-E for Administrative Agent Ordinance, which is included in 
Ordinance No. 15-2026, adopted March 16, 2026 
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  DOC ID: 3965  

 RESOLUTION 78-2017  

 Page 1 

Authorizing Entering of a Contract with Piazza & Associates to Serve as 
Administrative Agent for the Administration of Affordable Housing Units Within 

the Township of Teaneck 
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Resolution 78-2017  Meeting of April 25, 2017 

 Page 2 

TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

78-2017 

 

AUTHORIZING ENTERING OF A CONTRACT WITH PIAZZA & 

ASSOCIATES TO SERVE AS ADMINISTRATIVE AGENT FOR THE 

ADMINISTRATION OF AFFORDABLE HOUSING UNITS WITHIN THE 

TOWNSHIP OF TEANECK 

 

WHEREAS, the Township Council of the Township of Teaneck has filed a complaint 

with the Superior Court of New Jersey for substantive certification of its Housing Element and 

Fair Share Plan; and 

WHEREAS, the Township of Teaneck has submitted a Fair Share Plan in connection 

with said court proceeding; and  

WHEREAS, the Township of Teaneck’s Fair Share Plan promotes an affordable housing 

program pursuant to the Fair Housing Act (N.J.S.A. 52:27D-301, et seq.; and 

WHEREAS, the Township of Teaneck has adopted Ordinance 3-2017 on February 7, 

2017, for the affirmative marketing of affordable housing units with the Township of Teaneck 

and the designation of a Municipal Housing Liaison and Administrative Agent; and 

WHEREAS, the Township of Teaneck has solicited at least two quotations for 

administering and enforcing the affordability controls and the Affirmative Marketing Plan for 

Affordable Housing Units within the Township of Teaneck; and 

WHEREAS, Piazza & Associates, 216 Rockingham Row, Princeton Forrestal Village, 

Princeton, N.J. 08540 has submitted a proposal to perform such services for $200 per month for 

consulting, list management and responding to inquiries, with all additional services being paid 

by the developer/owner/landlord of such affordable housing units; and 

WHEREAS, the Township Council of the Township of Teaneck wishes to enter into an 

agreement with Piazza & Associates for the purpose of administering and enforcing the 

affordability controls and the Affirmative Marketing Plan of Township of Teaneck in accordance 

with the regulations of the New Jersey Uniform Housing Affordability Controls pursuant to 

N.J.A.C. 5:80-26 et seq., based upon price, and other considerations including experience and 
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Resolution 78-2017  Meeting of April 25, 2017 

 Page 3 

reputation in administering and enforcing affordability controls for affordable housing units 

within the vicinity; and 

WHEREAS, the agreement designates Piazza & Associates as the Administrative Agent 

for all the units in the Township of Teaneck’s affordable housing program.; and 

WHEREAS, the Township of Teaneck estimates that cost of such services during the 

one year term of the Agreement may exceed the sum of $17,500 but will not exceed the bid 

threshold for the Township of Teaneck of $40,000; and 

 WHEREAS, Piazza & Associates has completed and submitted a Business Entity 

Disclosure Certification which certifies that it has not made any reportable contributions to a 

political or candidate committee in the previous one year period preceding the award of this 

contract, pursuant to N.J.S.A. 19:44A-1 et seq. or, pursuant to P.L. 2004, c.19, as amended by 

P.L. 2005, c.51, or pursuant to Ordinance 4029 of the Township of Teaneck which would bar the 

award of this contract, and that the contract will prohibit Millennium Strategies LLC from 

making any reportable contributions during the term of the contract; and 

 WHEREAS, the Chief Financial Officer has certified that sufficient funds for these 

contracts are available and that a copy of such Certificate shall be attached to the original of this 

resolution and be on file on the office of the Township Clerk and available for public inspection; 

NOW THEREFORE BE IT RESOLVED by the Township Council of the Township of 

Teaneck, Bergen County, New Jersey that Piazza & Associates, 216 Rockingham Row, 

Princeton Forrestal Village, Princeton, N.J. 08540, is hereby designated at the Administrative 

Agent for the Township of Teaneck to administer and enforce the affordability controls and the 

Affirmative Marketing Plan of Township of Teaneck in accordance with the regulations of the 

New Jersey Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80-26 et seq., and 

BE IT FURTHER 

RESOLVED that the Mayor is hereby authorized to execute, and the Township Clerk to 

attest, an Agreement to carry out the foregoing, of a form approved by the Township Attorney, a 

copy of which is on file in the Office of the Township Clerk and is available for public 

inspection; and BE IT FURTHER 
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Resolution 78-2017  Meeting of April 25, 2017 

 Page 4 

RESOLVED that the Township Clerk is hereby authorized and directed to cause a notice 

to be published in the manner provided by law setting forth the nature, duration, service and 

amount of the Agreement and that the resolution and Agreement are on file in the Office of the 

Township Clerk and are available for public inspection; and BE IT FURTHER 

RESOLVED, the Township of Teaneck hereby designates the Municipal Housing 

Liaison as the liaison to Piazza & Associates. 

 

Adopted: [insert date] 

APPROVED: 

___________________________________________ 

 Mohammed Hameeduddin, Mayor 

 

 

ATTEST: ___________________________________________ 

  Issa Abbasi, Township Clerk 
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ENDORSING A BERGEN COUNTY CDBG APPLICATION FOR ADVANCE HOUSING 
INC FOR A HOUSING REHAB PROJECT 
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Resolution 28-2025  Meeting of January 14, 2025 

 Page 2 

TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

28-2025 

 

ENDORSING A BERGEN COUNTY CDBG APPLICATION FOR 

ADVANCE HOUSING INC FOR A HOUSING REHAB PROJECT 

 
WHEREAS, a Bergen County Community Development grant of $ 11,750 has been proposed by 
ADVANCE HOUSING INC. for COMMONWEALTH DRIVE SUSTAINABILITY in the 
municipality of TEANECK, and 
 
WHEREAS, pursuant to the State Interlocal Services Act, Community Development funds may 
not be spent in a municipality without authorization by the Governing Body, and 
 
WHEREAS, the aforesaid project is in the best interest of the people of TEANECK, and 
 
WHEREAS, this resolution does not obligate the financial resources of the municipality and is 
intended solely to expedite expenditure of the aforesaid CD funds. 
 
NOW, THEREFORE, BE IT RESOLVED that the Governing Body of TEANECK hereby 
confirms endorsement of the aforesaid project, and 
 
BE IT FURTHER RESOLVED, that a copy of this resolution shall be sent to the Director of the 
Bergen County Community Development Program so that implementation of the aforesaid 
project may be expedited. 
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Powered by ZoomGrants™ and  
 

Email This Preview      Save as PDF      Print      Close Window      A▲▼ 

Bergen County Division of Community Development 
 
2025 CDBG 
Deadline: 1/6/2025 

Advance Housing, Inc. 
Commonwealth Dr. Sustainability/Teaneck 

 
Jump to: Application Questions   Budget   Tables   Documents    

 

USD$ 11,750.00 Requested 
 
Submitted: 12/20/2024 1:12:26 PM (Pacific)  
 
Project Contact 
Carolyn Jaime 
cjaime@advancehousing.org 
Tel: (201) 498-9140 ext 209 
 
Additional Contacts 
emasalski@advancehousing.org,emasalski@advancehousing.org 
 

Advance Housing, Inc. 

64 East Midland Ave. 
Suite 2 
Paramus, NJ 07652 
United States 
 
President & CEO 
Carolyn Jaime 
cjaime@advancehousing.org 

 

Telephone(201) 498-9140 ext. 209
Fax (201) 498-0149
Web www.advancehousing.org

 
Application Questions top  

 
Organizational Information 

1. Indicate the activity for which you are applying for funding:  
Housing Rehabilitation and Public Facilities Improvements requires the applicant to be the owner of the property or as a lease 
holder we will require a copy of the 15 years lease.  

 
2. PUBLIC SERVICE Applications only:Please complete the following table to show the number of clients in each category 
for your activity.  
If not applicable to your project, please write 'N/A'. Current income limits based on area median income (AMI) can be found in the 
Library. A total will be provided for you which represents the total number of low-income persons served.  

 
3. Is your organization a:  

 Acquisition 
 Public Facilities Improvement, Barrier free 
 Public Service - NEW 
 Public Service - Expanded Service (with documentation) 
 Housing Rehabilitation 
 Construction of Housing 
 Economic Development 
 Fair Housing Activities 
 Public Housing Modernization 
 ADA Improvements ONLY 

 Extremely Low Income Level < 30% of AMI 

 N/A Very Low Income Level >30% & < 50 % of AMI 

 Low Income Level >50% & <80% AMI 

0.000.00 TOTAL

12.C.3.a
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Project Overview 

4. Provide a BRIEF activity overview for the project. Describe the problem, need and demand for the services that the 
proposed program will fulfill. Describe how the proposed services will address the need or alleviate the problem identified. 
 
Describe and provide evidence of how the proposed approach is effective in resolving the problem. Attach supporting 
documentation and additional information under the Documents tab.  
Repairs needed: Porch wraparound staircase repairs, storm doors for front and back door, paint porch, shingles repairs, gutter 
installation, chimney dark stains removed, remove green stains on the siding right side of the house, replace fence in the back yard. 
The residence is located on Commonwealth Drive in Teaneck where three low-income individuals reside.  
The residents have come from Continuum of Care Housing Placement List. Occupants have a homeless background as well as a 
mental illness diagnosis. This rehab will not only enhance the appearance of the home but will also address major safety concerns that 
might result from the condition of the property. This improvement will create a better quality of life for the residents. The improvements 
to the exterior of the home will provide a sense of pride, stability, and connection to the community for the individuals that call this home. 
Ultimately, the rehab to these homes will continue to be beneficial for many years to come. 
 
 
 
Persons Served 

5. Does project EXCLUSIVELY serve any of the following groups (check one):  
The categories listed below are provided by HUD and are "presumed" to be low-income groups.  

 
6. Specify the total number served by the project during the time period for which CDBG funds will be used. Include only 
those served by this specific project, and not your organization as a whole.  
This must represent an UNDUPLICATED count, regardless of the number of times that individual will receive services in a one-
year period. The count should ONLY include Bergen County residents. Disregard the total at the bottom.  

 
 
National Objective 

7. Your proposal must meet the CDBG program National Objective of benefiting low- and moderate-income persons. Will 
this project be able to demonstrate that at least 51% of all beneficiaries are low- and moderate-income persons?  

 
8. Please select one of the following which best describes your project:  

 
 
Consolidated Plan Objective 

9. Please mark which of the following specific objectives would be addressed by this Activity.  
Your application must meet one of these specific objectives.  

 501 (c)(3) non-profit 
 Governmental agency 

 abused children 
 battered spouses 
 ADULTS meeting the Bureau of Census definition of severely disabled 
 homeless persons ( including youths) 
 elderly / seniors 
 persons living with AIDS 
 None of these groups are EXCLUSIVELY served by this program 

 3 Low/Mod Individuals Served 

 Low/Mod Households Served 

3.003.00 TOTAL

 Yes 
 No 

 Direct Benefit for Low to Moderate Income Persons. This Activity will directly benefit low to moderate income persons as shown by 
actual beneficiary income documentation. 

 Direct Benefit to Limited Clientele. This Activity will directly benefit a class of persons who, by federal regulation, are presumed to 
be low to moderate income persons (e.g. abused children, battered persons, severely disabled persons, homeless persons, or 
elderly persons). 

 Area Benefit. This Activity will benefit residents of a particular low to moderate income neighborhood or area (attach a municipal 
map showing the boundaries of the area that will be served by the activity). 

 Low/Mod Jobs. This is for economic development activities. 
 ADA Accessibility/ Removal of architectural barriers only 
 Other:   
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10. Please mark which of the following specific activities would be implemented by this project under Homeless and 
Special Needs Populations Goals:  

 
11. Please mark which of the following specific activities would be implemented by this project under Non-Housing 
Community Development Goals:  

 
12. Please mark which of the following specific activities would be implemented by this project under Public Services 
addressing the needs of low to moderate income individuals/families:  

 
13. Describe how your proposal will accomplish the specific objective(s) checked above.  
The proposed CDBG grant funding will attend to repairs, some replacement, general concerns to be addressed regarding the 
condition of the property’s exterior. This improvement will secure a safety issue for the home that will provide the needs of low-to-
moderate household members who call this their home. Ultimately, the rehab to this home will continue to be beneficial for many years 
to come serving the Bergen County Homeless population. 
 
 
Monitoring Outcomes 

14.  Describe how you plan to monitor your organization’s activities, measure outcomes and document the results of your 
efforts in meeting your goals and objectives.  
Describe the need or the demand the proposed program will fulfill.  
Advance Housing will measure outcomes by documenting and tracking the results of the improvements from the start date to ensure 
the scope of repairs outlined will get done on schedule and on budget. Monitoring these activities will meet the goal to compete the 
project for the calendar year of 2025. 
 
In addition, following the guidelines that are provided in both the CDBG Book A and Book B for best practice to meet HUD Timeliness 
requirements. This will also include making sure the mandatory pre-construction meeting between our agency Advance Housing, Inc. 
coordinates with CDBG along with the proposed Contractor for the success of this proposal. 
 
 
Organizational Experience 

15. Please describe your organization’s experience in working with the target population and undertaking similar projects. 
 
If your organization has undertaken this type of activity in the past or has used Bergen County CDBG funds, please describe the 
activities here.  
Advance Housing, Inc. has over 28 years of experience working and providing rent subsidized housing and community support 
services to individuals within this target population who deal with the symptoms of mental illness and/or a history of home-lessness. 
Services are designed to provide individuals with permanent, safe and affordable housing, as well as foster independence and 
community integration.  
Advance Housing Inc. has benefited in the past from Bergen County CDBG funds for other properties in need of repairs and the results 
have proven to be a great improvement to the homes within the community. 
 
 
 
Readiness to Proceed 

 Homeless and Special Needs Populations Goals 
 Non-Housing Community Development Goals 
 Public Services addressing the needs of low to moderate income individuals/families 

 Maintain the existing supply of emergency shelters and permanent housing units to agencies serving the homeless 
 Provide technical assistance and financial support to agencies providing housing placement, life skills training, and other 

supportive services to homeless individuals and families 
 Improve housing affordability and living conditions for low to and moderate income elderly and physically disabled persons in 

Bergen County by addressing housing quality, safety and accessibility 
 Rehabilitation of building (interior and exterior façade) and/or emergency-efficiency improvements including providing 

handicapped accessibility for low-income and special needs individuals/families 
 None of the above 

 Sewer Services in low to moderate income neighborhoods in Bergen County 
 Improve park and recreation facilities in low to moderate income neighborhoods in Bergen County 
 Rehabilitation/Reconstruction street surfaces, sidewalks, crosswalks, and other infrastructure and safety improvements in low to 

moderate income neighborhoods in Bergen County 
 Rehabilitation of Public Facilities (group homes, parks, etc.) 
 None of the above 

 Provide funding to public service providers to assist low to moderate income households with landlord/tenant counseling, housing 
counseling, transportation services, nutrition services, and recreation services 

 Youth development center/services in low to moderate income neighborhoods in Bergen County 
 Other:   
 None of the above 
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16. Please describe the readiness of your organization to implement the services or project that you are proposing.  
Three estimates were obtained by minority owned businesses and the lowest, responsible estimate provided by the company was 
chosen. The contractor is prepared to begin the project and ready to proceed as soon as funds become available. The Agency has 
done its due diligence to identify the most necessary repairs and complete the required documentation. Upon approval, the project will 
be ready to move forward with the goal of improving the safety and functionality of the residence. 
 
17. For acquisition or construction projects, please describe your development team (contractor, architect, engineer, etc.) 
and demonstrate your readiness to begin construction.  
Do you have site control? Are plans and specifications complete? If the questions is not applicable, write 'N/A'.  
Our development team coincides with a minority own business contractor who offered the most reasonable estimate for the 
professional services and quality materials provided. Our Property Managers and Maintenance staff are available and will be in contact 
with the on- site construction crew and address any concerns with the Contractor. Plans and specifications are provided in the 
estimate. 
 
 
Location 

18. Provide the location of where the services will be provided or where the project will be undertaken.  
In the Documents tab, please attach a map which shows the project site(s) and defines the geographic service area.  
Map Attached 
914 Commonwealth Drive, Teaneck, NJ 
 
 
Target Population 

19. Estimate the number of total residents and number of low to moderate income residents (be as specific as possible) in 
the service area.  
For proposals requesting CDBG funds to deliver services, describe how your organization plans to reach the target population.  
The target population are residents who have come from the Continuum of Care Housing Placement list. The 3 occupants have a 
homeless background as well as a mental illness diagnosis. The property located in Teaneck also provides supportive services to 
residents who are low-income individuals in need of safe, stable affordable housing. 
 
20. Bergen County CDBG funds must be spent entirely within the County, and all people directly served with County 
CDBG funds must be County residents. Will any people living outside the County be directly served under this Activity?  
If Yes, what other funds will be used to serve these people?  
N/A 
 
 
Collaboration 

21. Please describe how you will collaborate with other entities on this activity (include other social supportive service 
providers, outreach efforts and community organizations).  
For construction projects, identify any minority business enterprises, women-owned business enterprises or disabled business 
enterprises that you will contract with. Describe efforts to ensure Section 3 compliance.  
Advance Housing, Inc. plans to collaborate with a local minority business. Working jointly with the chosen construction company, to 
identify the scope of repairs that are greatly needed while still providing quality service to ensure this project will be completed on time 
and stay on budget. 
 
 
Determining Eligibility 

22. Please explain how your clients will provide evidence and verification of their eligibility and income.  
Advance Housing, Inc. offers housing and supportive services to homeless, disabled individuals, who may not be receiving any income 
or who are obtaining monthly SSI, Social Security benefits or other forms of assistance. Social Security Administration Award letters 
and if applicable, pay/bank records, welfare ect... will be the evidence to verify their income eligibility. 
 
 
 
Performance Measurement 

23. GOALS: The proposed Activity meets which of the following goals (select only one):  

 
24. OBJECTIVES: Select the most appropriate objective for the proposed Activity (select only one):  

 Create Suitable Living Environment: Activities designed to benefit communities, families, or individuals by addressing issues in 
their living environment (such as poor quality infrastructure) or social issues such as crime prevention, literacy, or elderly health 
services 

 Provide Decent Affordable Housing: Housing activities where the purpose of the Activity is to meet individual, family, or community 
needs and not activities where housing is an element of a larger effort, since such activities would be more appropriately reported 
under suitable living environment. 

 Create Economic Opportunities: Activities related to economic development, commercial development and job creation for low to 
moderate income households. 

12.C.3.a

Packet Pg. 99

A
tt

ac
h

m
en

t:
 C

o
m

m
o

n
w

ea
lt

h
_D

r.
_S

u
st

ai
n

ab
ili

ty
T

ea
n

ec
k 

 (
28

-2
02

5 
: 

E
N

D
O

R
S

IN
G

 A
 B

E
R

G
E

N
 C

O
U

N
T

Y
 C

D
B

G
 A

P
P

L
IC

A
T

IO
N

 F
O

R
 A

D
V

A
N

C
E



 
 
Contingency Plan 

25. What is your organization's contingency plan if your agency does not receive the requested CDBG funding, or 
receives less than the amount requested?  
We would reapply for funding the following year in order to address the necessary work. 
 
 
CDBG Expansion Activity 

26. Only new or expansions of a previously-funded public service project will be considered. Does the project represent 
an expansion of a project previously funded with CDBG? Document how CDBG funds will provide for the increased level 
of services:  
An expansion is considered to be serving a larger number of low-income persons than were previously served. Please refer to 
"CDBG Guide to National Objectives and Eligible Activities for Entitlement Communities" located in the Library.  
N/A 
 

 Availability/Accessibility: Activities that make services, infrastructure, public facilities, housing, or shelters available or accessible 
to low- and moderate-income people, including persons with disabilities. In this category, accessibility does not refer only to 
physical barriers, but also to making the affordable basics of daily living available and accessible to low- and moderate-income 
people where they live. 

 Affordability: Activities that provide affordability in a variety of ways in the lives of low- and moderate-income people. It can include 
the creation or maintenance of affordable housing, basic infrastructure hook-ups, or services such as transportation or daycare 

 Sustainability: Activities aimed at improving communities or neighborhoods, helping to make them livable or viable by providing 
benefit to persons of low- and moderate-income, by removing or eliminating slums or blighted areas through multiple activities, or 
services that sustain communities or neighborhoods 

 
Budget top  

Funding Sources/Revenues Total Project Cost Funds Committed (Yes/No)
CDBG Request USD$ 11,750.00 
Federal 
State 
County 
Municipal 
Private cash donations 
Other (Specify in Narrative section below) 
Total USD$ 11,750.00 USD$ 0.00

CDBG Funding Uses/Expenses CDBG Funds Requested Other Funding Sources Total Project Cost
Personnel Costs 
Consultant Fees 
Supplies 
Rent (lease Required) 
Travel 
Entertainment 
Insurance 
Utilities 
Luncheon/dinner (prepared foods only) 
Bus trips 
Construction Costs USD$ 11,750.00 
Professional Services (Architect/Engineer) 
Acquisition 
Equipment 
Other (Specify in Narrative section below) 
Total USD$ 11,750.00 USD$ 0.00 USD$ 0.00

 
Budget Narrative
Total Project:  
 
Repair: Removal of existing fence and installation of new PVC Fence; Power wash side of the house & chimney; Shingle repair; 
Gutters installed; Repair & Paint the porch; Change decking boards. 
 
The total cost to complete the proposed job is provided on the estimate in the amount of $11,750. 

 
Tables top  
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Application ID: 486228 

Become a fan of ZoomGrants™ on Facebook 
Problems? Contact us at Questions@ZoomGrants.com 

©2002-2025 GrantAnalyst.com. All rights reserved. 
"ZoomGrants" and the ZoomGrants logo are trademarks of GrantAnalyst.com, LLC. 

Logout | Browser  

* ZoomGrants™ is not responsible for the content of uploaded documents. 

 
 
Previous CDBG funded projects 

Project Name Year of 
Project

Amount of 
Award

Completed on 
time?

Completed within 
budget?

Is the service still 
offered?

Solutions for Stable Housing & 
Supportive Services 

2,021   $  50,000          

  $           
  $           

Total 2,021  $ 50,000 
 
 
Project Schedule 
Item Description Month Year

Plans and Specs Completed 12/2024     
Estimated Bid Date 12/2024     
Estimated Start-up Date     
Estimated Completion Date     

    
Total 0  0  

 
Documents top  

Documents Requested * Required? Attached Documents *
Audit/Financial Statements  Memo (audit in review)  

IRS 501(c)3 letter  IRS letter  

Job Descriptions (applicable to Public Service or 
Economic Development Projects only) 

 Facility Manager  

Property Manager  

Project Map  Project Map  

Bylaws 

Articles of Incorporation 

Current Board Members 

Municipal Endorsing Resolution  Memo (pending resolution)  

Additional Information (Copy of 15 years Lease) 
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