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1.  PURPOSE:
The Borough of Belmar adopted Resolution No. 2017-84 on July 17th, 2017 which provided a 
designation of a Redevelopment Area without the use of condemnation for Block 95 Lots 5, 7, 8, 
9, 10, 11, 12 and 13.  In addition, the Planning Board believes it is in the Borough of Belmar’s best 
interest to investigate whether Block 95 Lots 14 and 15 can be added to the Redevelopment Area.  
The Planning Board authorized an investigation pursuant to N.J.S.A. 40A:12A-6 to determine 
whether the properties located East of Main Street between Ninth and Tenth Street, specifi cally 
including Block 95 Lot 14 and 15 satisfi es the criteria set forth in N.J.S.A. 40A:12A-5 to be 
designated as an area in need of redevelopment without condemnation.

2.  INTRODUCTION:
This report is written pursuant to Section 6 of the LRHL, serving as the “statement setting forth 
the basis for investigation.” The LRHL requires the following procedures: 

a.  No area of a municipality shall be determined a redevelopment area unless the governing 
body of the municipality shall, by resolution, authorize the planning board to undertake 
a preliminary investigation to determine whether the proposed area is a redevelopment 
area according to the criteria set forth in Section 5 of P.L. 1992, c.79 (C:40:12A-5). The 
governing body of a municipality shall assign the conduct of the investigation and hearing 
to the planning board of the municipality. 

b.  After completing its hearing on this matter, the Planning Board shall recommend that the 
delineated area, or any part thereof, be determined, or not be determined, by the municipal 
governing body to be a redevelopment area. After receiving the recommendation of the 
planning board, the municipal governing body may adopt a resolution determining that the 
delineated area, or any part thereof, is a redevelopment area. 

3.  AREA OF INVESTIGATION OVERVIEW AND CONTEXT: 
Belmar is located in Monmouth County and was originally incorporated as Ocean Beach on April 
9, 1885, from portions of Wall Township. On April 16, 1889, it became the City of Elcho, which 
lasted for a few weeks until the name was changed to the City of Belmar Borough as of May 
14, 1889. The city acquired its current name, Borough of Belmar, on November 20, 1890.  The 
borough’s name means “beautiful sea” in Italian.

According to the United States Census Bureau, the borough had a total area of 1.647 square miles  
including 1.045 square miles of land and 0.602 square miles of water.

Belmar borders the Atlantic Ocean to the east, and the Monmouth County municipalities of 
Avon-by-the-Sea to the north, Neptune Township to the northwest, Wall Township to the west, 
and Lake Como and Spring Lake to the south.

As of the 2010 Census, there were 5,794 people, 2,695 households, and 1,267 families residing 
in the borough with 3,931 housing units.  The racial makeup of the borough was 87.06% (5,044) 
White, 3.49% (202) Black or African American, 0.24% (14) Native American, 0.91% (53) Asian, 
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Map 1: Borough of Belmar

INTRODUCTION

0.14% (8) Pacifi c Islander, 5.66% (328) from other races, and 2.50% (145) from two or more 
races. Hispanic or Latino of any race were 16.76% (971) of the population.

There were 2,695 households out of which 18.1% had children under the age of 18 living with 
them, 33.9% were married couples living together, 8.8% had a female householder with no 
husband present, and 53.0% were non-families. 41.9% of all households were made up of 
individuals, and 12.1% had someone living alone who was 65 years of age or older. The average 
household size was 2.14 and the average family size was 2.98.

In the borough, the population was spread out with 16.8% under the age of 18, 8.3% from 18 to 
24, 29.1% from 25 to 44, 30.9% from 45 to 64, and 14.8% who were 65 years of age or older. 
The median age was 41.9 years. 

The Census Bureau’s 2006-2010 American Community Survey showed that median household 
income was $59,928 and the median family income was $59,929.  The per capita income for the 
borough was $35,223 and about 9.2% of families and 12.8% of the population were below the 
poverty line, including 16.6% of those under age 18 and 10.6% of those age 65 or over.

4.   PROPERTY DESCRIPTION:
The area of investigation is comprised of ten (10) properties located in the CBD-1 Zone 
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(approximately 1.7 acres) that are generally located on the east side of Main Street between 
Ninth and Tenth Streets.  These properties are located across the street from the previously 
designated Seaport Redevelopment Area Plan which was last updated in September 2016.  

The buildings are comprised of a mixture of one and two story commercial and mixed 
use buildings with commercial / retail uses on the fl oor and a combination of offi ce / 
residential on the second fl oors.  The width and depth of the retail/commercial vary with 
several storefronts that are excessively narrow and deep for typical retail in these types of 
environments.  

None of the properties have parking that meets the dimensional requirements for the 
Borough of Belmar and most of the properties require access through an adjacent private 
property in order to access the rear of the buildings.  

In general the properties are comprised of predominantly impervious surfaces which 
creates surface runoff into the storm-water system which becomes overwhelmed during 
large storm events.  Overfl ow during these events produces fl ooding within the Borough 
which is dangerous to safety, health and welfare of the community.

Map 2: Investigation Area Aerial Map
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5. RELATIONSHIP TO THE 1989 MASTER PLAN:
The 1989 Mast Plan includes several recommendations that are relevant to this 
investigation Study including the following recommendations:

1. “This Central Business District (CBD-1) will provide for a core area of downtown-
type development including such uses as offi ces, business services, specialty shops, 
banks and fi nancial services, and restaurants.  This district will allow for structures 
with heights of 3 to 4 stories, pedestrian traffi c fl ow through the area, and intensive 
parking around the perimeter of the Business District.  The District would plement 
the adjacent Marine Commercial district and provide for overfl ow parking and 
additional “night time” activities for the residents.”

2. “Main Street is one of the critical corridors whose visibility establishes Belmar’s 
identity for visitors and residents.  Development along Main Street should enhance 
the pedestrian environment and produce groupings of buildings and spaces which 
are visually and functionally compatible.  Design guidelines and standards and 
public improvements should encourage a “downtown” theme that emphasizes the 
following:”

- “Producing buildings that will relate visually in terms of light, air, height, 
spacing, bulk, scale and signage.”

6.   RELATIONSHIP TO THE 2000 MASTER PLAN:
The 2000 Reexamination Report was never formally adopted as an amendment to the 
1989 Master Plan; however, the adoption of the 2006 and 2016 Reexamination Reports 
both identifi ed the following recommendations from the 2000 Reexamination Report.  
This is the relevant information for this Investigation Study:

1. “To enhance the aesthetic qualities of the Central Business District streetscape 
by encouraging public and private improvements with a unifi ed design theme to 
promote a “sense of place” unique to Belmar.”

2. “To revitalize the Central Business District by exploring economic initiatives 
such as Business Improvement Districts, Rehabilitation Area designations and the 
cultivation of a cultural tourism development strategy.”

3. “To promote a vital Central Business District by fostering retail sales and service 
uses at the street level, while acknowledging the appropriateness of residential and 
offi ce uses at the second or third levels of multi-story structures.”

4. “To generate alternative land use strategies to return under utilized or fallow 
industrial and commercial lands to a tax productive role within the Borough, while 
promoting compatibility with established surrounding land uses.”
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7.   RELATIONSHIP TO 2006 REEXAMINATION REPORT:
The following information was identifi ed in the 2006 Master Plan Reexamination Report 
that is pertinent to this Investigation Study.

1. “Restore consistency between the Borough’s Development Regulations and the Land 
Use Master Plan Element.”

2. “Suggested amendments to the descriptions of the Central Business Districts to 
incorporate apartments-residences above commercial structures as permitted uses.”

3. “Revisit the appropriateness of the Multi-family Districts and encourage residential 
development that is more appropriate for the Borough.”

4. “Update the Borough’s Development Regulations to establish a maximum residential 
density standard for all zones that permits residential uses.”

5. “Circulation and parking issues should be considered as they relate to the Draft Seaport 
Redevelopment Plan.”

6. “Under the New Jersey Transit Village initiative, the state granted “Tranist Village” 
designation to Belmar in the Fall of 2003.  The Transit Village Study Area extends in a 
one mile radius from the Belmar train station and includes the commercial district south 
of Eighth Avenue to and Village, the Borough receives State aid for revitalization and 
redevelopment projects around its train station that promotes public transportation as a 
primary mode of transportation, and ultimately reduces traffi c congestion and improves 
air quality.”

7. “The State Development and Redevelopment Plan (“State Plan”) has increased in 
importance over the years, as it becomes further tied to State policies and regulations of 
all State-level agencies and departments.  As such, State funding and approval of permits 
is now more closely linked to the State Plan than ever, and the Planning Area and Center 
Designations on the State Plan Policy Map in particular.

 The SPPM currently in effect was adopted in March 2001.  The entire Borough currently 
falls within Planning Area 1 (Metropolitan).  PA1 is intended to provide for much of the 
States’s growth through redevelopment and revitalization efforts while at the same time 
preserving the existing character of older suburbs and neighborhoods.  The Borough is 
nearly built-out, and any new development in the Borough is likely to occur in the form 
of redevelopment, infi ll, or Avenue and “E” Street, mapped as Parks and Natural Areas.”
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8.   RELATIONSHIP TO SEAPORT REDEVELOPMENT PLAN:
1. “The purpose of the Redevelopment Plan is to serve as the principal tool to guide 

the revitalization of the Belmar Seaport Village Redevelopment Area.”  

2. “The redevelopment policy of the Borough is to balance efforts to attract new 
mixed-use residential and commercial development to the Redevelopment Area 
with the need to encourage the rehabilitation of existing properties.”

3. “Revitalize the north end of the downtown through redevelopment of identifi ed 
redevelopment parcels using public-private partnership agreements with private 
sector redevelopers and other stakeholders.”

4. “Create a mixed-use residential, restaurant entertainment and specialty shop district 
along a re-landscaped riverfront.”

5. “Make the Belmar downtown a family destination and extend the tourism season 
into the Spring and Fall months.”

6. “Balance efforts to attract new residential and commercial development to the 
Redevelopment Area with the need to encourage the rehabilitation of existing 
properties.”

7. “Build a new village-like image for the north end of the downtown around the 
harbor-like elements of the Shark River Inlet and Belmar Boat Basin/Marina.”
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9. EXISTING ZONING IN THE INVESTIGATION AREA:
The properties are currently located in the CBD-1 Zone:



August 2017

Page 8



Page 9

Borough of Belmar 
Investigation Report INTRODUCTION



August 2017

Page 10

INTRODUCTION

10.  STATUTORY CRITERIA FOR AN “AREA IN NEED OF 
REDEVELOPMENT” DESIGNATION:
The laws governing redevelopment by municipalities in New Jersey are set forth in the LRHL, 
which is codifi ed at N.J.S.A. 40A:12A-1 et seq. This statute grants the governing body of a 
municipality the power to authorize the Planning Board to conduct a study to determine whether 
an area is in need of redevelopment; to make such a determination following the completion of 
the study; and to adopt a redevelopment plan for the designated area. 
An area may be determined to be in need of redevelopment only if, after an investigation by the 
Planning Board and a public hearing for which notice has been given, it is found that the area 
meets one or more of the following criteria:

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated or obsolescent 
or possess any of such characteristics, or are so lacking in light, air or space, as to be con-
ducive to unwholesome living or working conditions. 

b.  The discontinuance of the use of buildings previously used for commercial, manufacturing 
or industrial purposes; the abandonment of such buildings; or the same being allowed to 
fall into so great a state of disrepair as to be untenable. 

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

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facili-
ties, excessive land coverage, deleterious land use or obsolete layout, or any combination 
of these or other factors, are detrimental to the safety, health, morals or welfare of the com-
munity. 

e.  A growing lack or total lack of proper utilization of areas caused by the condition of the 
title, diverse ownership of the real property therein or other conditions, resulting in a stag-
nant or not fully productive condition of land potentially useful and valuable for contribut-
ing to and serving the public health, safety and welfare. 

f.  Areas, in excess of fi ve contiguous acres, whereon buildings or other improvements have 
been destroyed, consumed by fi re, demolished or altered by the action of storm, fi re, cy-
clone, tornado, earthquake or other casualty in such a way that the aggregate assessed value 
of the areas has been materially depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to the “New 
Jersey Enterprise Zones Act,” P.L. 1983, c.303 (C.52:27H-60 et seq.) the execution of the 
actions prescribed in that act for the adoption by the municipality and approval by the 
New Jersey Urban Enterprise Zone Authority of the zone development plan for the area 
of the enterprise zone shall be considered suffi cient for the determination that the area is 
in need of redevelopment pursuant to sections 5 and 6 of P.L. 1992, c. 79 (C.40A:12A-5 
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and 40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone dis-
trict pursuant to the provisions of P.L. 1991, c.431 (C.40A:20-1 et seq.) or the adoption of 
a tax abatement and exemption ordinance pursuant to the provisions of P.L. 1991, c.441 
(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 
within the urban enterprise zone unless the municipal governing body and planning board 
have also taken the actions and fulfi lled the requirements prescribed in P.L. 1992, c. 79 
(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in 
need of rehabilitation and the municipal governing body has adopted a redevelopment plan 
ordinance including the area of the enterprise zone. 

h.  The description of the delineated area is consistent with smart growth planning principles 
adopted pursuant to law or regulation. 

Additionally, a redevelopment area “may include lands, buildings or improvements 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”.  See N.J.S.A. 40A:12A-3.   
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 5 is:

1. Building Assessment:   $   32,500
2. Land Assessment:   $ 400,000
3. Total Assessment:   $ 432,500

Property Description: 
Vacant former bank drive-thru facility and surface parking lot.  The property has two curb cuts 
from 9th Street and is approximately 100 percent impervious.  The existing building and drive-
thru is vacant and includes degradation of the exterior facade.  Service and emergency access 
to Lots 8, 9, 10, 11 and 12 would be through Lot 5. 

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

Ninth Street   
Block 95, Lot 5

Property Use:
Former Commercial

Business Name:
Vacant

Property Acreage:
0.344 ac

Zone District:
CBD-1

Permitted Use:
Yes

Owner: Holman Realty 
Associates LLC
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d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout and 
deleterious land use that are detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as evidenced by the fact that the property includes 
parking and drive aisles that do not meet the dimensional requirements for the Borough of 
Belmar  (Section 40-9.2  Improvement Standards).  Specifi cally these include aisle widths, 
and dimension of parking.  The limited aisle widths compounded by the location of parallel 
parking creates a pinch point for vehicles.  

 Further, the property is predominantly comprised of impervious surface which exceeds 

Image 1: Lot 5 Aerial Map
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the permitted percentage as identifi ed in Section 40-5-1A.1, that does not allow for the 
absorption of surface runoff into the ground.  This creates surface runoff into the storm-
water system which becomes overwhelmed during large storm events.  Overfl ow during 
these events produces fl ooding within the Borough which is dangerous to safety, health and 
welfare of the community.

 Service and emergency access is required through Lot 5 to the rear of Lots 8, 9, 10, 11 and 
12.  The limited aisle dimensions could impact access by emergency vehicles which would 
be detrimental to the health, safety and welfare of the community.  

 Based on the previous Master Plan and Reexamination Reports, the property, which is 
located in the CBD-1 Zone, permits and encourages multi-story and multi-use development.  
The property includes a small single story, single use building which is inconsistent with 
the previous plans for the Borough and represents an obsolete layout.  This along with the 
confi guration of the parking represents a faulty arrangement and design.  

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 5 be designated as an area in need of 
redevelopment, without condemnation.

Image 2: Existing vacant commercial space with ancillary drive thru and parking
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Image 4: Previous drive-thru

Image 6: Water damage at base of building

Image 3: Vacant commercial bank

Image 5: Vehicles illegally parked in abandoned drive thru

Image 7: Vehicles parked along building with narrow drive aisle
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Image 8: Rust on posts of vacant drive-thru

Image 9: Illegal parking in the existing lot



437-39 Main Street   
Block 410, Lot 1
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 7 is:

1. Building Assessment:   $   74,800
2. Land Assessment:   $ 344,500
3. Total Assessment:   $ 419,300

Property Description: 

 The property includes a vacant two story commercial building (former bank) with a one 
story addition located at the rear.  In general the interior and exterior of the building show 
signs of dilapidation and the layout and design of the offi ce spaces represent an obsolete 
layout.

 Specifi cally, the basement has standing water with a sump pumps.  This appears to be a 
consistent issue as the smell of mold was prevalent with water infi ltration being noticeable 

900 Main Street   
Block 95, Lot 7

Property Use:
Former Commercial

Business Name:
Vacant

Property Acreage:
0.1825 ac

Zone District:
CBD -1 Zone

Permitted Use:
Yes

Owner: 
Sachem Pond LLC.
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along cracks in the fl oor and walls.   

 The fi rst fl oor former bank has a large area that was used for tellers and public.  This area 
is in poor physical condition, however represents a typical layout for a commercial bank.  
The fi rst fl oor rear portion of the building which include offi ces, where the additions were 
completed are small, disjointed that are obsolete and represent a faulty arrangement of 
design based on the confi guration and layout.   

 In addition, the building does not include an elevator to the second fl oor offi ces.  The second 
fl oor includes a bathroom that is not ADA compliant nor are the stairs an appropriate width 
typical of new construction.  Similar to the fi rst fl oor offi ces, the second fl oor is comprised 
of multiple offi ces of varying sizes.  The layout and sizes are disjointed and represent a poor 
design that is not typical for similar offi ce spaces  

 There are extensive areas along the exterior of the building where the existing brick has 
been temporarily repaired with caulking.  These area are most commonly found adjacent to 
existing windows and doorways which could indicate an issue with water infi ltration behind 
the existing walls.  

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

Aerial Map 1: Area in Need of Investigation Lot 7
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d.  Areas with buildings or improvements which, by reason of dilapidation, 
obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light 
and sanitary facilities, excessive land coverage, deleterious land use or obsolete 
layout, or any combination of these or other factors, are detrimental to the safety, 
health, morals or welfare of the community. 

Conclusion:

 The condition of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria 
“d” which include a faulty arrangement and design as well as an obsolete layout, as 
evidenced by the fact that the building is does not include an elevator, is not ADA 
compliant and has disjointed an irregular offi ce spaces.  In addition, the presence of 
water and the degradation of the exterior facade, specifi cally where the additions have 
been made to the building that are detrimental to the safety, health, morals or welfare of 
the community. 

  Further, the property is predominantly comprised of impervious surface which does not 
allow for the absorption of surface runoff into the ground.  This creates runoff into the 
storm-water system which becomes overwhelmed during large storm events.  Overfl ow 
during these events produces fl ooding within the Borough which is dangerous to safety, 
health and welfare of the community.

 Based on the information obtained during physical inspections and documented herein, 
it is the recommendation of this report that Block 95 Lot 7 be designated as an area in 
need of redevelopment, without condemnation.
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Image 1: Front elevation from Main Street

Image 2: Rear view from Tenth Street showing additions Image 3: Side elevation with cracking
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Image 9: Vacant fi rst fl oor commercial space 

Image 5: Repairs to windows for damage to facade

Image 7: Rear addition with water 

Image 8: Rear addition along Tenth Street

Image 4: Facade with cracking along windows

Image 6: Repairs to windows for damage to facade
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Image 14: Vacant fi rst fl oor vault area 

Image 12: Vacant fi rst fl oor commercial space 

Image 15: Vacant fi rst fl oor offi ce space 

Image 13: Vacant fi rst fl oor commercial space 

Image 10: Vacant fi rst fl oor commercial space Image 11: Vacant fi rst fl oor commercial space
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Image 18: Basement with water and mold damage

Image 16: Basement with water and mold damage

Image 20: Stairs to basement with patchwork

Image 19: Basement with standing water 

Image 17: Basement with water and mold damage

Image 21: Basement with standing water
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Image 22: Second fl oor offi ce vacant

Image 27: Rear elevation with emergency access over fi rst fl oor offi ce

Image 24: Second fl oor offi ce vacant

Image 23: Second fl oor offi ce vacant

Image 26: Rear stair to exit

Image 25: Second fl oor hallway to exit stair
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Image 28: Second fl oor restroom

Image 30: Second set of stairs to second fl oor offi ce

Image 32: Ceiling with water damage

Image 29: Second fl oor steps non ADA compliant

Image 31: Ceiling with water damage

Image 33: Offi ce
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437-39 Main Street   
Block 410, Lot 1
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 8 is:

1. Building Assessment:   $    779,600
2. Land Assessment:   $    292,500
3. Total Assessment:   $ 1,072,100

Property Description: 

 The property includes a two story building with two retail tenants located on the ground 
level facing Main Street.  In addition, there are numerous offi ce spaces located on the fi rst 
and second fl oors which are accessed through a common central hallway.  A number of the 
offi ce spaces appear to be unoccupied.  The building is located partially against Block 7 
sharing a zero lot line.  It appears there are several offi ce spaces that have either no natural 
light while other offi ce spaces have limited natural light with only small windows.  

902 Main Street   
Block 95, Lot 8

Property Use:
Commercial

Business Name:
Multiple Businesses

Property Acreage:
0.1574 ac

Zone District:
CBD - 1

Permitted Use:
Yes

Owner: 
Alfred & Wayne Sheppard
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 The entrance to the offi ce spaces located at the rear of the fi rst level and for the entire second 
level do not include an elevator.  In addition, the second level has a small set of stairs which 
goes down to the common hallway between the offi ce spaces.  The lack of elevator and 
inclusion of a second set of stairs would not meet ADA requirements for a new building. 
Multiple offi ce spaces appear to be vacant and unoccupied.  The confi guration and layout of 
the building is not typical for offi ce spaces.  The remaining portion of the building has small 
individual windows for the interior offi ce spaces.  

 The property is comprised of approximately 100 percent building and does not include any 
on-site parking.  The exterior of the building is in poor condition with signs of dilapidation at 
the doors and windows located at the rear of the building.

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Aerial Map 1: Area in Need of Investigation Lot 8
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Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design, lack of light, excessive land 
coverage with an obsolete layout that are detrimental to the safety, health and welfare of the 
community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, lack of light, excessive land coverage as well as 
an obsolete layout, as evidenced by the fact that the building is does not include an elevator, 
has offi ces with no or signifi cantly limited natural light and the second level includes the 
presence of a second set of stairs.  In addition, there are vacant or unoccupied spaces most 
likely due to the faulty design and limited windows on the sides of the building that are 
detrimental to the safety, health, morals or welfare of the community.  During two separate 
site visits during weekday hours, multiple offi ce spaces were closed with no lights.  It is 
undetermined if these spaces have operating tenants or are areas for storage.

 Access to the rear of the building is through Lot 5 which creates life safety issues during 
potential emergencies.  Further, the property is predominantly comprised of the building 
which is a signifi cantly impervious surface which exceeds the permitted percentage as 
identifi ed in Section 40-5-1A.1, that does not allow for the absorption of surface runoff into 
the ground.  This creates runoff into the storm-water system which becomes overwhelmed 
during large storm events.  Overfl ow during these events produces fl ooding within the 
Borough which is dangerous to safety, health and welfare of the community.

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 8 be designated as an area in need of 
redevelopment, without condemnation.
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Image 1: Main Street facade

Image 3: Rear elevation with CMU block repairsImage 2: Side elevation from Tenth Street with limited window
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Image 7: Second fl oor steps down to common hallway not ADA compliant

Image 5: Stair to second fl oor offi ce 

Image 9: Rear stairs from second fl oor

Image 6: Second fl oor lobby area

Image 4: Chimney repair on the side of the building

Image 8: Top of second fl oor stairs
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Image 11: First fl oor offi ce suites with multiple vacant spaces

Image 13: First fl oor offi ce suites with multiple vacant spaces

Image 15: First fl oor offi ce suites with multiple vacant spaces

Image 10: Second fl oor common hallway with offi ce suites

Image 12: First fl oor offi ce suites with multiple vacant spaces

Image 14: First fl oor offi ce suites with multiple vacant spaces
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Image 21: Damage over doorway

Image 19: Rear entrance to offi ce suites

Image 17: First fl oor lobby to offi ce suites through common hallway

Image 20: Damage over doorway

Image 18: First fl oor offi ce suites with multiple vacant spaces

Image 16: First fl oor offi ce suites with multiple vacant spaces
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 9 is:

1. Building Assessment:   $ 291,100
2. Land Assessment:   $ 331,500
3. Total Assessment:   $ 622,600

Property Description: 

 The property includes a two retail stores that front on Main Street and a single storage 
building located at the rear.  Access to the rear of the buildings are through the adjacent Lot 
5 property.  There appears to be several additions to the buildings in the rear.  These building 
show signs of water damage, rotting of wood, cracking along the door frames and windows.  
The parking spaces that are located on site do not meet the requirement of the Zoning 
Ordinance and do not include any drive aisles which would require vehicles to back into the 
adjacent lot in order to turn around.  

Property Use:
Commercial

Business Name:
JB Couture Cupcakes & Downtown Tile

Property Acreage:
0.1767 ac

Zone District:
CBD - 1

Permitted Use:
Yes

904 Main Street   
Block 95, Lot 9

Owner: 
Li Nick LLC  
C/O Ling Zhang
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 The two retail stores are comprised of separate buildings.   The building located to the north 
is a single story, single use building that is excessively narrow for typical retail.  The other 
retail building is two stories with retail on the ground level and residential/commercial 
uses on the second level.  In addition, the trash areas are located at the rear of the one story 
storage building and are accessed through the adjacent lot.  The rear portion of this building 
is dilapidated and appears to include an addition to the building.  The retail is excessively 
deep in comparison to typical retail.

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Aerial Map 1: Area in Need of Investigation Lot 9
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Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as well as an obsolete layout, as evidenced by 
the fact the two story building does not include an elevator, has access through an adjacent 
private property and has parking that does not meet the Borough’s requirements.  In 
addition, the north building is a single story, single use building which is narrow and shallow 
in comparison to new similar type Main Street retail.  The north building is approximately 
half the width and two thirds the depth of typical Main Street retail storefronts for new 
development. 

 Access to the rear of the building is through Lot 5, which creates life safety issues during 
potential emergencies.  Further, the property is predominantly comprised of the buildings 
and hardscape, which include signifi cantly impervious surfaces that exceed the permitted 
percentage as identifi ed in Section 40-5-1A.1.  This situation does not allow for the 
absorption of surface runoff into the ground which creates additional runoff into the storm-
water system that can become overwhelmed during large storm events.  Overfl ow during 
these events can produce fl ooding within the Borough which is dangerous to safety, health 
and welfare of the community.

 Based on the previous Master Plan and Reexamination Reports, the property, which is 
located in the CBD-1 Zone, permits and encourages multi-story and multi-use development.  
The property includes a small single story, single use building which is inconsistent with 
the previous plans for the Borough and represents an obsolete layout.  This along with the 
confi guration of the parking represents a faulty arrangement and design.  

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 9 be designated as an area in need of 
redevelopment, without condemnation.
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Image 1: One story north building with rarrow retail store front

Image 2: Rear storage units Image 3: Trash bins 
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Image 4: Crack through concrete in building

Image 6: Deterioration of wood bracing at rear garages

Image 8: Repair of wall at rear of building

Image 5: Cracks over doorway at rear

Image 7: Deterioration of wood bracing at rear garages

Image 9: Graffi ti along wall of rear garages
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Image 10: First fl oor retail with residential above

Image 13: Building addition at the rear Image 14: Building addition at the rear 

Image 11: Siding and eave of residential Image 12: Rear of buildings showing additions
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 10 is:

1. Building Assessment:   $ 255,600
2. Land Assessment:   $ 162500
3. Total Assessment:   $ 418,100

Property Description: 

 The property includes a partial two story building with a single retail space located on the 
ground fl oor facing Main Street.  Access to the second level residential is located on Main 
Street.  The second fl oor includes residential units with limited windows fronting Main 
Street.  The rear portion of the building appears to be a one story addition.  The property 
includes an area for parking but the access to the parking is through the adjacent private lot 
and does not meet any of the Borough’s requirements for dimensions or maneuvering. 

Property Use:
Mixed Use

Business Name:
Core Fitness

Property Acreage:
0.0861 ac

Zone District:
CBD-1 Zone

Permitted Use:
Yes

906 Main Street   
Block 95, Lot 10

Owner: 
Zhong Geng Realty LLC
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 The one story addition at the rear which appears to be unfi nished with concrete fl oor and 
what appears to be heating and cooling units that go from the addition through the back wall 
and into the front retail portion of the building.  The commercial space includes one entrance 
on Main Street and has an interior exit sign at the rear of the commercial space.  The door for 
the exit opens into the one story unfi nished addition.

 The retail depth is approximately 125’ which is two to two and a half times the typical depth 
for this type of retail.  The fi rst fl oor does not have any windows other than the ones located 
at the front of the building.  

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Aerial Map 1: Area in Need of Investigation Lot 10
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Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as well as an obsolete layout, as evidenced by 
the fact that the building is does not include an elevator, includes a one story addition that 
requires emergency access through an unfi nished addition and there is no on-site parking 
that meets the Borough’s requirements for dimensions or access.  

 Access to the rear of the building is through Lots 5 and 9 which could create life safety 
issues during potential emergencies.  Further, the property is predominantly comprised of 
the buildings and hardscape which do not allow for the absorption of surface runoff into 
the ground.  This can create additional runoff into the storm-water system that can become 
overwhelmed during large storm events.  Overfl ow during these events can produce fl ooding 
within the Borough which is dangerous to safety, health and welfare of the community.

 The addition, access issues, parking issues all represent a faulty arrangement of design 
and obsolete layout that are detrimental to the safety, health and welfare of the community. 
Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 10 be designated as an area in need of 
redevelopment, without condemnation.



Page 47

Borough of Belmar 
Investigation Report

Image 1: Front elevation of commercial space with residential above

Image 3: Locker room in the middle of the building including HVAC unit 
from one story addition

Image 2: Interior commercial space with exit sign at rear
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Image 4: Siding along front facade Image 5: Damage along windows

Image 7: Rear one story addition at the back of the buildingImage 6: Siding along front facade

Image 1: Interior of the rear addition room with emergency door from 
locker room with HVAC unit that goes through the locker room
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908 Main Street   
Block 95, Lot 11

Property Use:
One story commercial

Business Name:
Glory Nails

Property Acreage:
0.0861 ac

Zone District:
CBD-1

Permitted Use:
Yes

Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 11 is:

1. Building Assessment:   $ 146,400
2. Land Assessment:   $ 162,500
3. Total Assessment:   $ 308,900

Property Description: 

 The property includes a one story building with two retail spaces located on the ground 
fl oor facing Main Street.  The width of the building is approximately twenty fi ve feet and 
the depth of the building is approximately seventy fi ve feet deep.  The building includes two 
retail spaces, both of which are excessively narrow and deep in comparison to typical retail 
storefronts for new construction.  Neither retail space to have ADA compliant bathrooms. 
The property has a small area for parking which requires vehicles to access through Lots 9 
and 10.  None of the parking dimensions or layout meets the requirements for maneuvering 

Owner: 
Bart Mitchell Yarnold, 
Trustee
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or number of spaces based on the existing uses.  There are no windows located on the side of 
the buildings.  Windows for the retail space are from the front of the building.  The interior 
of the one retail storefront has no natural light toward the rear of the space.

 There are several additional buildings located at the rear of the property which include 
roof lines that over hang the adjacent buildings.  The condition of the buildings at the rear 
represent a dangerous situation from a life safety standpoint. There does not appear to be 
any sprinklers in the rear building and it’s proximity to the retail could be a life safety issue 
in the event of an emergency.  The rear of the building has signifi cant degradation along the 
doorways and windows as depicted in the attached photos.

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Aerial Map 1: Area in Need of Investigation Lot 11
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Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as well as an obsolete layout, as evidenced by the 
fact that the retail spaces are excessively narrow, there are additional buildings built in the 
rear that have overhanging roof lines with no sprinkler system, damage to the windows 
and doorways and no direct access to a public street or right of way.  The parking area does 
not meet the dimensional code requirements for parking and requires access through two 
adjacent private properties.   

 Access to the rear of the building is through Lots 5 and 9 which creates life safety issues 
during potential emergencies.  Further, the property is predominantly comprised of the 
buildings and hardscape which include signifi cantly impervious surfaces.  This situation 
does not allow for the absorption of surface runoff into the ground which creates additional 
runoff into the storm-water system that can become overwhelmed during large storm events.  
Overfl ow during these events can produce fl ooding within the Borough which is dangerous 
to safety, health and welfare of the community.

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 11 be designated as an area in need of 
redevelopment, without condemnation.

Image 1: Front elevation of commercial space
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Image 5: Boarded up rear window

Image 3: Left side narrow retail store front

Image 7: Rear shed with overhang above roofl ine of adjacent building

Image 4: Non compliant ADA restroom

Image 2: Right side narrow retail store front

Image 6: Rear window frame with temporary enclosure
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Image 9: Rear roofl ine and elevationImage 8: Damage along door frame of rear building

Image 10: Rear elevation with no parking
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Property Value: 
According to the Borough of Belmar the assessed value for Block 408 Lot 1 is:

1. Building Assessment:   $ 215,400
2. Land Assessment:   $ 101,400
3. Total Assessment:   $ 316,800

Property Description: 

 The property includes a two story building with a single retail space located on the ground 
fl oor facing Main Street.  Access to the second level residential is also located on Main 
Street and includes two residential units.  The property is land-locked / bound by Lots 11 
and 13 with no rear access to the back of the building other than through private properties.  
The rear door which accesses through the adjacent property is locked which would not 
allow life safety access to the rear of the property.  The building shows degradation along 
the rear as evidenced by the boarded up window and damage to the building facade as 

Property Use:
Two story mixed use

Business Name:
New China Kitchen

Property Acreage:
0.039 ac

Zone District:
CBD-1

Permitted Use:
Yes

910 Main Street   
Block 95, Lot 12

Owner: 
Bart Mitchell Yarnold, 
Trustee
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depicted in the attached photos.  The building does not include an elevator and is mostly 
comprised of a building which exceeds the maximum building coverage of 80% as indicated 
in the Borough’s Zoning Ordinance.  

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as well as an obsolete layout, as evidenced by the 

Aerial Map 1: Area in Need of Investigation Lot 12
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fact that the building is does not include an elevator, does not have any rear access, and 
has no public parking on-site.  The lack of access to the rear of the building creates life 
safety issues during potential emergencies which represents a faulty arrangement of 
design and obsolete layout.

 Further, the property is predominantly comprised of the buildings and hardscape 
which include signifi cantly impervious surfaces that exceed the permitted percentage 
as identifi ed in Section 40-5-1A.1.  This situation does not allow for the absorption 
of surface runoff into the ground which creates additional runoff into the storm-water 
system that can become overwhelmed during large storm events.  Overfl ow during 
these events can produce fl ooding within the Borough which is dangerous to safety, 
health and welfare of the community.

 Based on the information obtained during physical inspections and documented 
herein, it is the recommendation of this report that Block 95 Lot 12 be designated as an 
area in need of redevelopment, without condemnation.

Image 1: Front elevation from Main Street
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Image 2: Retail tenant narrow space

Image 4: Rear access between Lots 11 and 13

Image 6 Boarded up window with degradation of building facade

Image 3: Second fl oor hallway

Image 5: Boarded up window with degradation of building facade
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Image 7: Staircase to second fl oor with no elevator
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 13 is:

1. Building Assessment:   $ 548,600
2. Land Assessment:   $ 285,600
3. Total Assessment:   $ 834,200

Property Description: 

 The property includes several buildings on the property, including a one story retail 
storefront (Taylor’s Hardware) located at the corner of Main and Tenth Streets with two 
independent maintenance/tool sheds located at the rear of the property that have access 
from Tenth Street.  The sheds which appear to be constructed on multiple materials 
including CMU Block, metal sheeting and wood do not appear to have any fi re suppression 
equipment. 

 There is a gravel driveway off Tenth Street with access to the rear of the retail building and 

Property Use:
One story commercial

Business Name:
Taylor’s Hardware

Property Acreage:
0.3283 ac

Zone District:
CBD-1

Permitted Use:
Yes

Owner: 
WM E & Henrietta Anne 
Connor

910 Main Street   
Block 95, Lot 13
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to both sheds.  The size of the driveway is not large enough for vehicles to turn around on 
site.  Delivery vehicles would be required to either back into Tenth Street either before or 
after delivery.

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community. 

Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” which 

Aerial Map 1: Area in Need of Investigation Lot 13
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include a faulty arrangement and design, as well as an obsolete layout, as evidenced by 
the fact that the building is a single story single use building located in the CBD-1 zone, 
which permits and encourages multi-story and multi-use development.  The property 
includes a single story, single use building which is inconsistent with the previous plans 
for the Borough and represents an obsolete layout.  Access to the storage sheds would 
require vehicles to maneuver into the public right of way in the event the spaces on site are 
taken.  This creates an unsafe situation along Tenth Street. In addition, the lot is odd shaped 
and land locks Lot 12 with the rear storage shed.  This along with the confi guration of the 
parking represents a faulty arrangement and design.  

  Further, the property is predominantly comprised of the buildings and hardscape which 
include signifi cantly impervious surfaces that do not allow for the absorption of surface 
runoff into the ground, which creates additional runoff into the storm-water system that 
can become overwhelmed during large storm events.  Overfl ow during these events can 
produce fl ooding within the Borough which is dangerous to safety, health and welfare of the 
community.

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 13 be designated as an area in need of 
redevelopment, without condemnation. 
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Image 1: Taylor’s Hardware Main Street elevation of single story building

Image 1: Taylor’s Hardware Tenth Street elevation of single story building Image 3: Siding along Tenth Street
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Image 5: Interior photograph

Image 7: Interior Photograph

Image 9: Rear Storage area attached to retail store

Image 4: Interior aisle

Image 6: Interior Photograph

Image 8: Rear Storage Shed
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Image 11: Shelving in the storage shed

Image 13: Storage shed contents

Image 15: Storage shed CMU Block wall

Image 10: Roof of storage shed

Image 12: Storage shed contents

Image 14: Storage shed CMU Block wall
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Image 17: CMU Block wallImage 16: Rear photo of storage shed from Lot 11



Page 68

Borough of Belmar 
Investigation Report



August 2017

Page 69

Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 14 is:

1. Building Assessment:   $ 0
2. Land Assessment:   $ 216,800
3. Total Assessment:   $ 216,800

Property Description: 

 The property is a surface parking lot with approximately +/- 23 spaces located on the 
northern side of Tenth Ave.  There is a curb cut located off of Tenth Ave. providing access 
to the surface parking lot.  In addition, the rear of the lot has access to the surface parking 
located on Lot 5.  Lot 14 is predominantly made up of impervious surface which creates 
fl ooding issues during rain events that are dangerous to the health and welfare of the 

Property Use:
Parking Lot

Business Name:
N/A

Property Acreage:
.1836 ac

Zone District:
CBD-1

Permitted Use:
Yes

Owner: 
Boro of Belmar

612 Tenth Ave.
Block 95, Lot 14
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community.  The property is located in the CBD-1 zone, within this district off-street 
parking shall be provided in public or shared use parking lots.

Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, 
obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light 
and sanitary facilities, excessive land coverage, deleterious land use or obsolete 
layout, or any combination of these or other factors, are detrimental to the safety, 
health, morals or welfare of the community. 

Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health, and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” 
which are detrimental to the safety, health, and welfare of the community.  Evidenced 

Aerial Map 1: Area in Need of Investigation Lot 14
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by the photos and project description, the area of investigation consists of a surface 
parking lot only.  This demonstrates a deleterious land use and obsolete layout as it is 
essentially comprised of 100% asphalt coverage.

 The impervious surface does not allow for the absorption of surface runoff onto the 
ground, instead the surface runoff is sent to the storm-water system which can become 
overwhelmed during large storm events.  Many times, overfl ow during these events 
produce fl ooding within the Borough, greatly affecting the safety, health, and welfare 
of the community.

 The Area of Investigation demonstrates faulty arrangement or design and dilapidation 
because the parking lot has no internal lighting.  In addition, the surface parking lot 
has no sidewalks or pathways for pedestrians to walk creating public safety issues for 
pedestrians and drivers using this lot.  These conditions are detrimental to the public 
safety and welfare of the community.

 Based on the information obtained during physical inspections and documented herein, 
it is the recommendation of this report that Block 95 Lot 14 be designated as an area in 
need of redevelopment, without condemnation. 
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Image 2: Pothole in parking lot

Image 4: Rusting on guard rail

Image 1: Parking lot entrance with no directional markings

Image 3: Standing water in potholes

Image 5: Vehicles parked along side of lot with no striping
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Property Value: 
According to the Borough of Belmar the assessed value for Block 95 Lot 15 is:

1. Building Assessment:   $ 159,400
2. Land Assessment:   $ 183,200
3. Total Assessment:   $ 342,600

Property Description: 

The property includes one building on the property, the building is two-stories with a large 
one-story garage attached to the rear of the building.  The building is located in the rear of 
the lot with a parking lot occupying the front of the lot.  The front of the lot contains a curb 
cut off of Tenth Ave. and a surface parking lot with approximately +/- 8 spaces although the 
lot does not appear to have any striping.

Property Use:
Motor Vehicle Service Station

Business Name:
Yeager Automotive

Property Acreage:
.155 ac

Zone District:
CBD-1

Permitted Use:
No

Owner: 
Yeager Holdings, LLC

610 Tenth Ave.
Block 95, Lot 15
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Redevelopment Designation: 
The nature of the property meets criteria  “d” of the LRHL, specifi cally: 

d.  Areas with buildings or improvements which, by reason of dilapidation, 
obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light 
and sanitary facilities, excessive land coverage, deleterious land use or obsolete 
layout, or any combination of these or other factors, are detrimental to the safety, 
health, morals or welfare of the community. 

Conclusion:

 The conditions of the property / improvements observed during a physical inspection 
specifi cally as described and noted in the property description and the attached images 
and exhibits, demonstrate a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health, and welfare of the community.  

 The area of investigation consists of several of the qualities described in criteria “d” 
which are detrimental to the safety, health, and welfare of the community.  Evidenced 
by the photos and project description, the area of investigation consists of an automotive 
repair shop and surface parking lot.  Article 5 Schedule 40-5-2B of the municipality’s 

Aerial Map 1: Area in Need of Investigation Lot 15



August 2017

Page 75

ordinance does not indicate the use of an automotive shop within the CBD-1 district as a 
permitted use. 

 The area of investigation consists of several of the qualities described in criteria “d” which 
include a faulty arrangement and design, as well as an obsolete layout, as evidenced by 
the fact that the lot is approximately 59’ wide, this is not wide enough for 2 rows of angled 
parking as well as a 24’ drive aisle.  This creates a scenario where vehicles are not able to 
maneuver safely within the parking lot and will have to back out of the parking lot on to 
Tenth Ave.  This parking arrangement creates an unsafe situation and is detrimental to the 
safety, health, and welfare of the community.

 Based on the information obtained during physical inspections and documented herein, it is 
the recommendation of this report that Block 95 Lot 15 be designated as an area in need of 
redevelopment, without condemnation. 
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Image 2: Parking lot without striping 

Image 4: Damage to roofl ine on garage portion of the building

Image 1: Parking lot entrance with no directional markings

Image 3: Cracking on building

Image 6: Damage to exterior wall in rear of the buildingImage 5: View of narrow parking lot
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Summary of Findings and Recommendations:

The Investigation Report states the properties (Block 95, Lots 5, 7, 8, 9, 10, 11, 12 and 13) 
identifi ed as the Area of Investigation satisfy the “d” criteria of the LRHL under N.J.S.A. 
40A:12A-5 which states:   

“Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 
facilities, excessive land coverage, deleterious land use or obsolete layout, or any 
combination of these or other factors, are detrimental to the safety, health, morals or 
welfare of the community.” 

The “d” criteria has been met for Block 95 Lots 5, 7, 8, 9, 10, 11, 12, 13, 14, and 15 in that the 
properties identifi ed each meet the criteria as evidenced by the following:

For Lot 5, the criteria is met by a faulty arrangement and design with a deleterious land use and 
obsolete layout that are detrimental to the safety, health and welfare of the community, in that 
the property is a single story single use vacant former commercial bank drive through located 
in the CBD-1 zone and that the current parking confi guration limits the drive aisle for potential 
emergency access to not only this lot but for lots 7, 8, 9, 10, 11 and 12.  In addition the property 
is predominantly impervious which creates fl ooding issues during rain events that are dangerous 
to the health, safety and welfare of the community.

For Lot 7, the criteria is met by a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community, in that the vacant former 
commercial building does not meet current ADA requirements, has an obsolete layout with a 
small one story addition with disjointed offi ces on both the fi rst and second fl oor and the property 
is predominantly impervious which creates fl ooding issues during rain events that are dangerous 
to the health, safety and welfare of the community.

For Lot 8, the criteria is met by a faulty arrangement and design with an obsolete layout with a 
lack of light that are detrimental to the safety, health and welfare of the community, in that the 
property is not ADA compliant, has small offi ces on both the fi rst and second fl oors some of 
which have limited natural light, includes a second set of stairs on the second fl oor and is almost 
entirely comprised of a building.  The property has no parking and emergency access is through 
the adjacent lot.  In addition the property is predominantly impervious which creates fl ooding 
issues during rain events that are dangerous to the health, safety and welfare of the community.

For Lot 9, the criteria is met by a faulty arrangement and design with a deleterious land use and 
obsolete layout that are detrimental to the safety, health and welfare of the community, in that 
the property is comprised of both a one and two story building with the two story building not 
being ADA compliant, and the retail spaces are signifi cantly smaller than typical retail in width 
for the one story and signifi cantly deeper then typical retail for the two story building and there is 
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a lack of light into the building other than through the front windows. The property has a single 
story single use commercial space located in the CBD-1 zone,  Emergency access to the rear of 
the building is through an adjacent private property.  In addition the property is predominantly 
impervious which creates fl ooding issues during rain events that are dangerous to the health, 
safety and welfare of the community.

For Lot 10, the criteria is met by a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community, in that the property is not ADA 
compliant, the retail depth is excessive and only has natural light from the front, includes an 
emergency exit through a separate unfi nished room that includes an HVAC system that goes into 
the main commercial space.  Emergency access to the rear of the building is through an adjacent 
private property.  In addition the property is predominantly impervious which creates fl ooding 
issues during rain events that are dangerous to the health, safety and welfare of the community.

For Lot 11, the criteria is met by a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community, in that the property is a 
single story single use building with two excessively narrow retail spaces that do not have ADA 
bathrooms. The property has a small shed that overhangs the main building and does not have 
any fi re suppression system.  Emergency access to the rear of the building is through an adjacent 
private property.  In addition the property is predominantly impervious which creates fl ooding 
issues during rain events that are dangerous to the health, safety and welfare of the community.

For Lot 12, the criteria is met by a faulty arrangement and design with an obsolete layout that are 
detrimental to the safety, health and welfare of the community, in that the property is not ADA 
compliant, does not have rear access and is land locked by Lots 11 and 13, and has no public 
parking. Emergency access to the rear of the building is through an adjacent private property.  
In addition the property is predominantly impervious which creates fl ooding issues during rain 
events that are dangerous to the health, safety and welfare of the community.

For Lot 13, the criteria is met by a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community, in that the property is a single 
story single building located in the CBD-1 zone and that the current parking confi guration limits 
the ability for vehicles to maneuver within the property.  Further, the property is predominantly 
comprised of the buildings and hardscape which include signifi cantly impervious surfaces that 
do not allow for the absorption of surface runoff into the ground, which creates additional runoff 
into the storm-water system that can become overwhelmed during large storm events.  Overfl ow 
during these events can produce fl ooding within the Borough which is dangerous to safety, health 
and welfare of the community.

For Lot 14, the criteria is met by a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community, in that the property contains 
no buildings and is located in the CBD-1 zone.  This zone promotes multi-story and multi-use 
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buildings and the lot is essentially comprised of 100% asphalt coverage creating a situation 
where runoff is not absorbed in the surface and runoff is sent into the storm system.  During large 
storm events, the storm-system will become overwhelmed and overfl ow will produce fl ooding.  
Additionally, the surface parking lot contains no internal lighting or walkways for pedestrians 
create an unsafe situation for both pedestrians and vehicles.  These conditions described are 
dangerous to the health, safety and welfare of the community.

For Lot 15,  the criteria is met by a faulty arrangement and design with an obsolete layout that 
are detrimental to the safety, health and welfare of the community, in that the property is a single 
use in the CBD-1 zone, contains a use that is not allowed within the zone and the current parking 
confi guration limits vehicles ability to maneuver safely.  The lot is only 59’ wide which is not 
wide enough for two parking aisles and a drive aisle, making vehicles back out of their parking 
space and continue in reverse out of the lot on to Tenth Avenue.  These conditions described are 
dangerous to the health, safety and welfare of the community.

Based on the fi ndings of this report it is the recommendation to designate Block 95 Lots 5, 7, 8, 
9, 10, 11, 12,13, 14 and 15 as an area in need of redevelopment without condemnation.


