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Introduction
This report sets forth the redevelopment plan for 190 Park Ave, Hanover, New Jersey. Prior
to the Township Committee authorizing the preparation of this plan, on January 14, 2021,
the Mayor and Committee of the Township of Hanover authorized the Township Planning
Board to conduct a preliminary investigation to determine if 190 Park Avenue (hereinafter
referred to as the “Study Area”) constituted an “Area in Need of Redevelopment” under the
New Jersey Local Redevelopment and Housing Law (LRHL). The Planning Board
subsequently directed Burgis Associates, Inc. to prepare a planning analysis for its review
and subsequent recommendation to the Mayor and Committee.
As identified in the Mayor and Committee’s authorizing resolution (see Appendix A of this
document), the Study Area consisted of one (1) lot which is identified by municipal tax
records as Block 4802 Lot 2 (190 Park Avenue). The Study Area encompassed 3.5 acres.
The January 14, 2021 resolution also declared that the preliminary investigation of the Study
Area was to be undertaken within the context of a “non-condemnation” redevelopment
procedure. That is, if the study area or a portion thereof was determined to be an Area in
Need of Redevelopment pursuant to the criteria established by the LRHL, it was to be
designed as a “Non-Condemnation Redevelopment Area.” Such a designation would
authorize the Township to use all those powers provided by the Legislature for use in a
redevelopment area, excluding eminent domain.
Following a public hearing conducted on May 18, 2021, the Planning Board determined and
ultimately recommended that Block 4802 Lot 2 (190 Park Avenue) constituted an Area in
Need of Redevelopment. Subsequently, and pursuant to that recommendation, the Mayor
and Committee adopted Resolution #105-2021 on June 10, 2021 designating Block 4802 Lot
2 (190 Park Avenue) as a Non-Condemnation Redevelopment Area (see Appendix B of this
document). That same resolution also directed the Planning Board to prepare a noncondemnation redevelopment plan for this property. The Planning Board subsequently
directed Burgis Associates, Inc. to prepare such a plan.
Accordingly, the following 190 Park Avenue Redevelopment Plan (hereinafter referred to as
the “Redevelopment Plan” or the “Plan”) is the culmination of the Planning Board’s efforts.
The Plan set forth herein is designed to affirmatively address the statutory criteria set forth
in the LRHL, identify the Plan’s underlying goals and objectives, enumerate permitted uses
as well as area and bulk regulations, and indicate its relationship to local, regional, and state
land use planning objectives.

1 | Introduction

The remainder of this Redevelopment Plan is divided into the following sections:
❖ Section 1: LRHL Background
The first section of this Plan discusses the background of the LRHL as well as the
redevelopment process. It also identifies the required elements of a redevelopment
plan.
❖ Section 2: Redevelopment Area
The next section provides an overview of the Redevelopment Area as well as its
surrounding environs.
❖ Section 3: Redevelopment Plan Details
Section 3 outlines the goals, permitted uses, and area and bulk regulations of the
190 Park Avenue Redevelopment Area.
❖ Section 4: Consistency to Other Plans
Next, Section 4 discusses the consistency of this Redevelopment Plan to the
Township’s Master Plan, the master plans of contiguous municipalities, the Morris
County Master Plan, as well as the State Development and Redevelopment Plan.
❖ Section 5: General Provisions
The penultimate section of the Plan contains the general provisions of this
Redevelopment Plan.
❖ Section 6: Summary of Compliance
Finally, Section 6 provides a summary of compliance.
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Section 1: LRHL Background
As noted in the New Jersey Department of Community Affairs’ Redevelopment Handbook
(2nd Edition), redevelopment can be described as the “process to rebuild or restore an area
in a measurable state of decline, disinvestment, or abandonment.”
In 1992, the New Jersey Legislature enacted a new statute which revised and consolidated
the State’s various redevelopment statutes. Known as the Local Redevelopment and
Housing Law (LRHL), this new statute rescinded a number of prior redevelopment statutes
and replaced them with a single comprehensive statute governing local redevelopment
activities throughout the State.
Ultimately, the LRHL was designed by the State Legislature to assist municipalities in the
process of redevelopment and rehabilitation. As explained by the Legislature in the
preamble to the LRHL:

“There exist, have existed and persist in various communities of this State
conditions of deterioration in housing, commercial and industrial
installations, public services and facilities and other physical components
and supports of community life, and improper, or lack of proper
development which result from forces which are amenable to correction
and amelioration by concerted effort of responsible public bodies, and
without this public effort are not likely to be corrected or ameliorated by
private effort.”

The LRHL provides the statutory authority for municipalities to engage in a number of
redevelopment activities, including designating an “Area in Need of Redevelopment;”
preparing and adopting redevelopment plans; and implementing redevelopment projects.
Essentially, the LRHL is a planning and financial tool that allows an area to be overlayed with
specific zoning and other incentives to stimulate its redevelopment or rehabilitation.
More specifically, a redevelopment designation allows a municipality to:
1.

Adopt a redevelopment plan that will identify the manner in which an area will be
developed, including its use and intensity of use;

2.

Issue bonds for the purpose of redevelopment;

3.

Acquire property through eminent domain;

4.

Lease or convey property without having to go through the public bidding process;

5.

Collect revenue from a selected developer; and/or

6.

Grant tax exemptions and abatements.
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1.1: Redevelopment Process
As outlined by the LRHL, the first step of the redevelopment process is for the governing
body to direct the planning board to undertake a preliminary investigation to determine
whether or not an area is in need of redevelopment. As required by recent amendments to
the LRHL, the governing body must also indicate whether it is seeking to designate the area
as a “Non-Condemnation Redevelopment Area” or a “Condemnation Redevelopment Area.”
Pursuant to the resolution adopted on January 14, 2021, the Hanover Township Mayor and
Committee have initiated this process as a “Non-Condemnation” Study Area (see Appendix
A of this document).
An area qualifies as being in need of redevelopment if it meets at least one (1) of the eight
(8) statutory criteria listed under Section 5 of the LRHL. These criteria are the same
regardless of whether a governing body seeks to designate a study area as a “NonCondemnation Redevelopment Area” or a “Condemnation Redevelopment Area.”
The statute also specifically establishes that a redevelopment area may include lands which
of themselves are not detrimental to the public health, safety, or welfare, provided that the
inclusion of those lands is necessary for the effective redevelopment of the area.
After it conducts its investigation, the planning board must then hold a public hearing on
the proposed redevelopment area designation. Based upon the planning board’s
recommendation, the governing body may designate all or a portion of the area as an “Area
in Need of Redevelopment.” The governing body will then prepare a redevelopment plan
for the area, or alternatively will direct the planning board to prepare such a plan. The
Mayor and Committee followed the latter approach when it adopted Resolution #105-2021
on June 10, 2021, which designated Block 4802 Lot 2 (190 Park Avenue) as a NonCondemnation Area and directed the Township Planning Board to prepare the
Redevelopment Plan contained herein (see Appendix B of this document).
Following the adoption of the redevelopment plan, the governing body or another public
agency/authority designated by the governing body as the “redevelopment entity” will
oversee the implementation of the redevelopment plan. This redevelopment entity is
responsible for selecting a redeveloper to undertake the redevelopment project which
implements the plan.
In summary, the LRHL essentially establishes a two-fold process in which a site is designated
as an Area of Need of Redevelopment (Step 1), and a plan is prepared based on that
designation (Step 2). The accompanying figure provides a summary of this process,
beginning with the adoption of a resolution by the governing body to the preparation and
adoption of a redevelopment plan.
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Figure 1: Summary of Redevelopment Process

Governing Body adopts
Resolution, directs Planning
Board to investigate area

Planning Board prepares a
proposed map of area
boundaries & a report
setting forth the basis of the
investigation

Planning Board sets a date
for the public hearing and
provides notice

Planning Board completes
hearing, makes a
recommendation to
Governing Body whether to
designate all or part of area
as being in Need of
Redevelopment

Governing Body chooses
whether to adopt resolution
designating all or part of
area as a Redevelopment
Area

Governing Body authorizes
the preparation of a
Redevelopment Plan, which
may be delegated to the
Planning Board or a
Redevelopment Authority

Planning Board either
prepares the Redevelopment
Plan and submits to the
Governing Body, or reviews
the Redevelopment Plan for
consistency to the Master
Plan

Governing Body adopts, by
Ordinance, the
Redevelopment Plan after an
introduction of the
ordinance and public
hearing
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1.2: Requirements of a Redevelopment Plan
As established by NJSA 40:12A-7 of the LRHL, a redevelopment plan shall include an outline
for the planning, development, redevelopment, or rehabilitation of a project area 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 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.52:27D304), 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 eighteen (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.
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Section 2: Redevelopment Area
The following section provides a general overview of the 190 Park Avenue Redevelopment
Area as well as its surrounding environs.
2.1: Redevelopment Area Overview
The 190 Park Avenue Redevelopment Area is comprised of a 3.5-acre rectangular parcel
identified as Block 4802 Lot 2 in the Township tax records. It is located at 190 Park Avenue
and is owned by Cedar Knolls One, LLC. Lot 2 is situated in the southernmost area of the
Township, south of Columbia Turnpike and west of the Route 24 junction. Its dimensions
include 250 feet of frontage on Park Avenue and a depth of 575 feet. The site is impacted
by a 70-foot wide easement granting access for the Algonquin and Texas Eastern Gas
pipelines, which traverses the northerly portion of the property extending from Park Avenue
to the rear of the parcel. This area, comprising approximately 26% of the parcel, has been
cleared and is otherwise undeveloped.
The approximate western half of the site fronting Park Avenue was previously developed
with a one-story principal building, two accessory buildings in the rear yard, and paved
parking in the rear yard. It was formerly occupied by Emilcott Associates, an environmental,
health and safety consulting firm. The property slopes from Park Avenue downward toward
the rear of the site where the developed portion of the site is gently sloped then drops off
to significant slope conditions at the rear of the property.
On August 27, 2019, the Township of Hanover Planning Board approved the application of
Cedar Knolls I, LLC, which purchased the property in September 2018, to develop a 160room AC Hotel by Marriott, an extended stay hotel. However, by the end of March 2020,
the COVID-19 Pandemic had reached the tri-state area and beyond, significantly impacting
the hospitality industry, among others, and remains a significant global health issue as of
the writing of this report. Due to the unforeseen circumstances caused by the pandemic,
the approved hotel development suddenly became infeasible as the market for such uses
declined significantly and may be slow to recover. To accommodate the prospective site
development, the buildings and majority of improvements were removed from the property,
excluding the two driveways on Park Avenue.
Development immediately surrounding the Redevelopment Area consists of a Hyatt House
extended stay hotel to the north and its undeveloped land to the east, office uses to the
south in the Borough of Florham Park, and the Columbia Park townhouse development to
the west across Park Avenue in Morris Township. Maps 1 and 2 below provide a general
overview of the site and surrounding development. The aerial image, which predates the
demolition of the buildings and rear parking area, is provided for illustrative purposes.
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Map 1: Site Aerial Parcel Map
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Map 2: Tax Map
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Section 3: Redevelopment Plan Details
The following section identifies the goals and regulations which are intended to serve as the
basis of the 190 Park Avenue Redevelopment Plan. Specifically, this Plan is designed to
facilitate the redevelopment of the site for age-restricted affordable housing units as part of
an inclusionary multifamily residential development to assist in satisfying the Township’s
third round affordable housing obligation.
3.1: Description of the 190 Park Avenue Redevelopment Area
The 190 Park Avenue Redevelopment Area shall constitute Block 4802 Lot 2 and shall be
known as the RM-7 Residence District.
3.2: Goal
The goal of the RM-7 Residence District is to facilitate the redevelopment of the site for
age-restricted affordable housing units as part of an inclusionary multifamily residential
development in recognition of the site’s designation as an Area in Need of Redevelopment
pursuant to the New Jersey Local Redevelopment and Housing Law (LRHL), to satisfy the
terms of settlement agreements authorized by Resolution 189-2020 of the Township
Committee, and to assist in satisfying the Township’s third-round affordable housing
obligation.
3.3: Permitted Principal Uses and Structures
Permitted principal uses and structures in the RM-7 Residence District shall be limited to
multifamily residential dwelling units and furnished apartment units, located within a
multifamily building or buildings. For the purposes of this Plan, “furnished apartment unit”
shall mean a serviced apartment unit that uses a shorter-term rental arrangement than
standard apartments and is provided with furnishings that the average apartment would
require.
3.4: Permitted Accessory Uses and Structures
Permitted accessory uses in the RM-7 Residence District shall be limited to the following:
1.
2.
3.
4.

Surface and structured parking areas and driveways.
Recreational facilities for the use of residents of the development and their guests.
Support services for residents.
Other accessory uses and structures that are customarily incidental to the permitted
principal use, unless specifically prohibited herein.

3.5: Prohibited Uses
Uses prohibited in the RM-7 Residence District shall include the following:
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1.

Any principal use not specifically permitted in Section 3.3 above or permitted by
other applicable law.

2.

Any use prohibited in all zone districts of the Township of Hanover.

3.6: Lot, Bulk, and Intensity of Use Standards
The lot, bulk, and intensity of use standards for the RM-7 Residence District shall be as set
forth below:
1.

Minimum lot area: the entire property located outside of the street right-of-way
within the boundaries of the zone district.

2.

Maximum number of dwelling units, including both standard dwelling units and
furnished apartment units: 210 units, including not more than 150 market-rate units
and not less than 60 affordable units.

3.

Maximum building coverage: 50% of the gross lot area.

4.

Maximum improvement coverage: 75% of the gross lot area.

5.

Maximum building height: 70 feet, with the following exceptions:
a.

Stairwells and elevators shall be permitted a maximum height of 75 feet.

b. Rooftop recreational amenities and related structures, including but not
limited to shade and rain structures, trellises, railings, etc. shall be permitted
a height of 10 feet above the roof level upon which they are located.
6.

Minimum yard depths/setbacks.
a.

Buildings.
i. 70 feet from the front lot line.
ii. 20 feet from all other lot lines.

b. Parking areas, driveways, and outdoor recreation areas.
i. 6 feet minimum from the front lot line, excluding driveways that
intersect with and provide access to or from a public street.
ii. 15 feet from all other lot lines.
7.

Unit type, tenancy and bedroom mix: excluding the affordable dwelling units, which
are regulated separately, the housing units in any multifamily residential
development shall be subject to the following requirements:
a.

All housing units shall be rental units.

b. Not more than 120 units shall be standard unfurnished dwelling units; the
balance of the permitted units may be furnished apartment units, or such
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other numbers as may be required by the settlement agreement, as may
be amended.
c.

Of the standard unfurnished dwelling units, not more than 50 units shall
contain two bedrooms, and no units may contain more than two
bedrooms.

d. Of the furnished apartment units, not more than 15 shall contain two
bedrooms, and no units may contain more than two bedrooms.
8.

Phasing of market-rate units: no market-rate units, including furnished and
unfurnished apartment units, shall receive a certificate of occupancy, temporary or
final, until all of the required affordable units have been granted a certificate of
occupancy.

9.

Parking spaces: notwithstanding the provisions of §166-154 and §166-155 of the
Township Code, the minimum number of required parking spaces shall be as
follows:
a.

The minimum number of parking spaces for the standard unfurnished
dwelling units shall be in accordance with the New Jersey Residential Site
Improvement Standards, N.J.A.C. 5:21-1.1 et seq., with fractions of required
spaces rounded as set forth in the standards.

b. The minimum number of parking spaces for the furnished apartment units
shall be one parking space for each unit.
c.

The minimum number of parking spaces for the age-restricted affordable
units shall be one parking space for each unit.

d. In accordance with provisions of §166-153.L of the Township Code, the
applicant may request, and the Board may approve, parking plans showing
the construction of fewer parking spaces than required, and the depiction
on the plan of a landscaped area that can readily be converted to off-street
parking if the conditions for allowing lesser parking area ever change.
3.7: Affordable Housing Regulations
1.

Minimum affordable units. Any multifamily residential development constructed in
the RM-7 Residence District shall be required to include at least 60 affordable
housing units, which shall be age-restricted rental units.

2.

All affordable units to be produced pursuant to this Plan shall comply with the
Township's Affordable Housing Ordinance at Chapter 72 of the Township Code, as
may be amended and supplemented, the Uniform Housing Affordability Controls
("UHAC.") (N.J.A.C. 5:80-26.1 et seq.), or any successor regulation, the Township's
Housing Element and Fair Share Plan, as may be amended from time to time, and
any applicable order of the Court, including a judgment of compliance and repose
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order. This includes, but is not limited to, the following requirements for all
affordable units:
a.

Low-moderate-income split: A maximum of 50% of the affordable units
shall be moderate-income units and a minimum of 50% of the affordable
units shall be low-income units. At least 13% of all affordable units shall be
very-low-income units, which shall be counted as part of the required
number of low-income units within the development.

b. Bedroom mix: Irrespective of any bedroom distribution requirements to the
contrary, all affordable dwelling units shall contain one bedroom. No
dwelling unit shall contain more than one bedroom.
c.

Deed restriction period. Each affordable rental unit shall remain subject to
these affordability controls, covenants, conditions, deed restrictions, and
the applicable affordable housing regulations for a minimum period of at
least 30 years. At the conclusion of the thirty-year term, the affordability
controls, covenants, conditions, and deed restrictions shall not
automatically expire. At the conclusion of the thirty-year term, the
Township reserves the right to exercise the option to extend the
affordability controls, covenants, conditions and deed restrictions for an
additional period of time by formal adoption of a resolution; or exercise
any other option(s) available to the Township to preserve the affordability
controls as set forth in UHAC. or any other applicable statute, regulation or
law that may be in effect at that time. At the conclusion of the thirty-year
term, the Township shall be afforded a reasonable amount of time not to
exceed 120 days to exercise this option to preserve and extend the
affordability controls, covenants, conditions and deed restrictions; or to
release the affordable unit from such requirements by formal adoption of
an ordinance taken in compliance with N.J.A.C. 5:80-26.11(e) or any other
applicable statute, regulation or law that may be in effect at that time.

d. Administrative agent: All affordable units shall be administered by a
qualified administrative agent paid for by the developer.
e.

3.

Other affordable housing unit requirements: Developers shall also comply
with all other requirements of the Township's Affordable Housing
Ordinance, including, but not limited to, affirmative marketing
requirements, candidate qualification and screening requirements, and unit
phasing requirements, unless specifically modified by order of the Court.

All recreational amenities and site services which are made available to the
unfurnished standard market-rate units shall also be made available to the
affordable units on the same terms as the market-rate units.
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3.8: Other Requirements
In addition to all other applicable requirements of this Plan, Chapter 166 of the Township
Code, and any other applicable law, rule or regulation, development within the RM-7
Residence District shall comply with the following requirements:
1.

Recreational facilities. There shall be provided as part of any residential
development recreational facilities suitable for the use of the intended residents of
the development. Such facilities may be located within or outside of the residential
building or buildings.

2.

Signage.
a.

Freestanding signage shall be permitted in the RM-7 Residence District
consistent with the requirements set forth in § 166-143.A. of the Township
Code.

b. In addition, wall signage shall be permitted in the RM-7 Residence District
consistent with the following requirements:
i. One (1) sign shall be permitted on the north façade of the principal
building and one (1) sign shall be permitted on the east façade of
the principal building. In addition to the foregoing, one sign shall
be permitted at the main entrance to the building.
ii. The wall signs may either be mounted directly against the exterior
wall of the building and/or mounted on a canopy attached to a
building wall.
iii. No individual wall sign shall exceed 35 square feet in area and the
total combined area of all permitted wall signs shall not exceed 75
square feet in area.
iv. Wall signs shall be erected no higher than the parapet of the
façade for the principal building.
c.

3.

All signs in the RM-7 Residence District shall comply with § 166-140
(Measurement of sign area and height) and § 166-141 (Regulations
applicable to all zones).

Exemption from tree removal and replacement requirements. Inclusionary housing
development in the RM-7 Residence District shall be exempt from the requirements
of § 166-131, Tree preservation, removal and planting, pursuant to the provisions of
N.J.A.C. 5:93-10 and in recognition of the existing easements within the district that
limit the ability to plant trees. The foregoing shall not be construed to exempt such
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developments from all other requirements to provide landscaping, including the
planting of trees, on portions of the site outside of easement areas and not
developed with buildings, pavement or other structures.
4.

All other applicable requirements of Chapter 166 of the Township Code, and of
other chapters of the Township Code, shall apply to development within the RM-7
Residence District unless specifically superseded by the regulations of this Plan. In
case of conflict between the provisions of this Plan and the other provisions of
Chapter 166, the provisions of this Plan shall apply.
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Section 4: Consistency to Other Plans
The following section identifies the relationship of this Redevelopment Plan to the
Township’s Master Plan Elements, the master plans of contiguous municipalities, Morris
County’s Master Plan, as well as the State Development and Redevelopment Plan.
4.1: Township of Hanover Master Plan Elements
As previously noted, the LRHL requires that a Redevelopment Plan discuss 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.
Accordingly, the following Master Plan Elements has been analyzed:
❖
❖
❖
❖
❖

The 2021 Land Use Plan;
The 2021 Housing Element and Fair Share Plan;
The 2013 Circulation Plan;
The 2011 Open Space and Recreation Plan; and
The 1997 Community Facilities Plan.

In summary, the Redevelopment Plan contained herein is either directly consistent with or
not inconsistent with the Township’s Master Plan Elements and helps further the established
planning goals of the community.
2021 Land Use Plan
The Township’s most recent Land Use Plan Element of its Master Plan, dated January 27,
2021, was adopted by the Planning Board on February 9, 2021. The Land Use Plan places
the Redevelopment Area in a new RM-7 Residence District which is “intended to promote
and encourage redevelopment of the zone for inclusionary multifamily rental development in
accordance with the Township’s Housing Element and Fair Share Plan and the settlement
agreements entered into by and between the Township and Fair Share Housing Center and
JMF Acquisitions, et al…The Zone is intended to accommodate a total of 210 apartments,
including 120 standard market-rate units, 30 furnished apartment units and 60 age-restricted
affordable units. The affordable units are required in order to address the inclusionary setaside for both the RM-7 district and the residential component of the redevelopment plan for
the former Pine Plaza shopping center.”
The Land Use Plan identifies that permitted uses in the RM-7 district should include
multifamily residential buildings, furnished apartment units, and accessory uses and
structures customarily incidental to multifamily dwellings. In addition, the Land Use Plan
recommends the following standards for the RM-7 district:
❖ Max. units: 210 units.
❖ Min. lot/tract area: entire zone.
❖ Max. building height: 70 feet, excluding rooftop appurtenances.
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❖ Max. building coverage: 50%.
❖ Max. impervious coverage: 75%.
❖ Common open space: interior facilities and rooftop amenity deck.
The 190 Park Avenue Redevelopment Plan as set forth herein above is directly consistent
with the Township’s 2021 Land Use Plan in regard to its recommendations for the site.
2021 Housing Element and Fair Share Plan
The Township’s most recent Housing Element and Fair Share Plan (“HE&FSP”), dated January
26, 2021, was adopted by the Planning Board on February 9, 2021. The HE&FSP notes the
Township has satisfied the entirety of its Prior Round affordable housing obligation of 356
units for the period 1987-1999 through a variety of completed developments. It designates
the Redevelopment Area (identified as “JMF Affordable” in the HE&FSP) for a 210-unit
inclusionary development, consisting of 150 market-rate family rental units (including
furnished and unfurnished units) and 60 age-restricted affordable rental units to address a
portion of the Township’s Third Round RDP obligation of 550 units.
The HE&FSP identifies these 60 age-restricted affordable rental units as intended to address
the affordable housing set-aside requirements for both the site’s 150 market-rate units, as
well as for the mixed commercial and market-rate residential Pine Plaza Redevelopment
Plan for Block 8803 Lot 17 and Block 4001 Lots 10, 11, 12, 13, 14 and a portion of Lot 9 on
Route 10 in the Whippany section of Hanover Township. In total, the 60 age-restricted
affordable rental units designated to be built in the Redevelopment Area would represent a
22.2% affordable housing set-aside of the 270 total units to be built on the Pine Plaza and
190 Park Avenue sites.
The HE&FSP outlines the zoning parameters to facilitate this requirement as prescribed in
the Township’s new RM-7 District, which encompasses the Redevelopment Area. In
addition, Court-approved phasing of the development is required to ensure completion of
the affordable units in tandem with the development of both on-site and off-site marketrate units.
The site suitability analysis included in the HE&FSP for the Redevelopment Area identifies
the nature of surrounding development, and lack of environmental constraints and
encumbrances. The analysis also identifies the presence of sewer and water lines, and the
availability of sewer and water capacity, but notes that connection enhancements may be
necessary.
The 190 Park Avenue Redevelopment Plan as set forth herein above is, again, directly
consistent with the Township’s 2021 Housing Element and Fair Share Plan in regard to its
furtherance of the Township’s affordable housing goals for the site.
2013 Circulation Plan
The Township’s latest Circulation Plan was adopted in 2013. The 2013 Circulation Plan
recommends improvements for the heavily travelled intersection of Columbia Turnpike and
Park Avenue. Specifically, the Plan states that, as a result of the redevelopment of properties
in neighboring communities, a concept plan has been recommended to provide a bypass
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road that would take the eastbound Route 24 off-ramp to Columbia Turnpike and provide a
flyover to exit onto Park Avenue at the former Red Oak Bank site (i.e., the Redevelopment
Area). The Plan further states that the concept would eliminate the majority of left-turn
vehicles in the southbound Columbia Turnpike approach, and that further study of the
concept is required with County and NJDOT officials.
It is the Board’s understanding that subsequent to the adoption of the 2013 Circulation Plan,
NJDOT received objections from neighboring municipalities regarding a proposed
ramp/flyover through the Redevelopment Area. Consequently, the Township is no longer
interested in pursuing a ramp/flyover through this site, although NJDOT may be exploring
the possibility of a ramp through the adjacent parking lot to the south of the
Redevelopment Area. In consideration of the above, while this Redevelopment Plan is
inconsistent with the Township’s 2013 Circulation Plan, further consideration by the
Township has negated consideration of this site for future roadway improvements.
2011 Open Space and Recreation Plan
The Township’s Open Space and Recreation Plan (OSRP) was adopted in 2011 and last
amended in 2013. The Redevelopment Area site is included in the 2011 OSRP’s inventory of
all privately-owned, commercially-classified properties greater than one (1) acre in size,
which are identified in the OSRP as having the potential for open space acquisition.
However, there was no formal recommendation for this site to be acquired as an open
space/recreation site. Thus, this Redevelopment Plan is not inconsistent with the Township’s
OSRP.
1997 Community Facilities Plan
Hanover’s latest Community Facilities Plan was adopted in 1997. While the Community
Facilities Plan identifies existing and proposed community facilities in the Township, no
existing or proposed facilities were identified in or near the Redevelopment Area. Therefore,
this Redevelopment Plan is not inconsistent with the Township’s Community Facilities Plan.
4.2: Master Plans of Contiguous Municipalities
The Redevelopment Area abuts the Borough of Florham Park to the south and the
Township of Morris to the west across Park Avenue. The following is offered with regard to
the relationship of this Redevelopment Plan to the master plans of these two contiguous
municipalities.
Florham Park Borough Master Plan
The Borough’s latest comprehensive Master Plan was adopted in 2000, and the Borough’s
most recent Master Plan Reexamination Report was adopted in 2015. Florham Park’s master
plan documents designate the area immediately south of the Redevelopment Area for
Office, Research and Laboratory (C-3 Zone). Given the permitted uses in the C-3 Zone
(which include assisted living residences), the significant buffer between buildings in the C-3
Zone and the Redevelopment Area, and the setbacks and buffering that are integral to this
Redevelopment Plan, same is determined to be largely compatible with the neighboring
development in Florham Park and not inconsistent with the Borough’s master plan.
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Morris Township Master Plan
The Borough’s latest comprehensive Master Plan was adopted in 1994; however, a Land Use
Plan Amendment pertaining to the Honeywell site was adopted in 2012. This Land Use Plan
Amendment changed the land use designation for the Honeywell site from OL-40 (Office
and Research Laboratory) to a new OL-40/PUD designation, permitting offices, combined
office and laboratory uses, as well as townhouses. The 2012 Land Use Plan Amendment
further designated the easterly portion of the Honeywell site, which is located directly across
Park Avenue from the Redevelopment Area, for a new Residential East townhouse overlay
district. These designations were reaffirmed by the Township’s subsequent Master Plan
Reexamination Report, adopted in 2017, and Housing Element and Fair Share Plan, adopted
in 2018. The Township’s Housing Element and Fair Share Plan identifies the Columbia Park
townhouse development, which was then under construction within the Residential East
overlay district, as an inclusionary development contributing to Morris Township’s affordable
housing obligation. In consideration of the above, it is determined that this Redevelopment
Plan is compatible, from a use prospective, with the neighboring development in Morris
Township and not inconsistent with the Township’s master plan.
4.3: Morris County Master Plan
Morris County Land Use Element
Morris County recently adopted a new Land Use Element in December 2020. The Land Use
Element identifies as number of major land use trends and issues that are relevant to this
Redevelopment Plan, most notably the trend of continued demand for multi-family and
lower cost housing resulting in the conversion of some nonresidential sites to new housing
or mixed-use development. Specifically, the County Land Use Element states the following:
In an environment favoring increased multi-family and attached housing,
nonresidential sites with obsolete structures or with poor prospects for commercial
redevelopment offer potential locations for new housing and/or mixed-use
developments. Compliance with court mandated affordable housing obligations will
also help drive this trend, and has prompted many municipalities to identify
redevelopment and overlay zones to allow the potential conversion of nonresidential
sites to multi-family housing and/or mixed-use developments with an affordable
housing component. Redevelopment of former nonresidential sites to other uses is a
trend that will continue to present both opportunities and challenges to
municipalities.
The County Land Use Element also sets forth a number of goals, policy objectives and
recommendations that are pertinent to this Redevelopment Plan. Specifically, the
Redevelopment Plan is consistent with Goal 1, which encourages the creation of balanced
and diverse economic and housing opportunities suitable to meet the economic,
employment and housing needs of Morris County. In addition, this Redevelopment Plan is
consistent with Policy Objective 6, which supports the creation of diverse housing types that
meet the needs of all age groups, income levels and lifestyles.
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Morris County Circulation Element
Morris County also recently adopted a Circulation Element in October 2018. The Circulation
Element sets forth a number of goals, objectives, strategies, and guidelines to help direct
the County’s transportation policies and decisions. Strategy 7 is relevant to the
Redevelopment Area, which states that Morris County will continue to work with NJDOT to
advance NJ 24 interchange improvements at Columbia Turnpike to alleviate the congestion
and safety issues at the nearby intersection of Columbia Turnpike and Park Avenue. The
Circulation Plan goes on to state the following:
Increasing regional traffic utilization of Park Avenue and anticipated traffic growth
due to ongoing redevelopment is of concern to public officials, residents, and
commuters. Concern over the safety of vehicles exiting NJ 24 eastbound onto
Columbia Turnpike westbound, and then subsequently merging several lanes over to
turn left onto southbound Park Avenue has resulted in discussions with Morris County
and NJDOT. NJ 24 is under NJDOT’s jurisdiction while Columbia Turnpike and Park
Avenue are County roads, therefore close coordination will be required between the
two entities to address safety concerns.
As stated above with respect to the Hanover’s Circulation Plan Element, it is the Board’s
understanding that the Redevelopment Area is no longer being considered for a proposed
ramp/flyover to help alleviate the congestion and safety issues at the intersection of
Columbia Turnpike and Park Avenue. In addition, the multifamily development
contemplated for the Redevelopment Area in this Redevelopment Plan will generate less
weekday AM and PM peak hour trips than either the office or hotel uses that were
contemplated for the site at the time the County’s Circulation Element was prepared, thus
helping to reduce future traffic volumes along the Park Avenue corridor, while still providing
opportunities for economic growth.
In consideration of the above, this Redevelopment Plan is not inconsistent with the County’s
2018 Circulation Element.
4.4: State Development and Redevelopment Plan
As established by NJSA 52:18A-200(f), the purpose of the 2001 State Development and
Redevelopment Plan (SDRP) 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.
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As such, the SDRP establishes a number of goals and strategies related to a number of
different topics, including economic redevelopment. One such goal is to revitalize existing
urban centers by directing growth and development to those areas. Specifically, the SDRP
seeks to revitalize the State’s cities and towns by protecting, preserving, and developing the
valuable human and economic assets in cities, town, and other urban areas.
As indicated by the SDRP’s Policy Map, the 190 Park Avenue Redevelopment Area is located
within the PA-1 Metropolitan Planning Area, wherein development and redevelopment is
intended to be directed.
Specifically, the intent of this Planning Area is 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.

Accordingly, this Redevelopment Plan furthers several of the intents of PA-1. It is designed
to encourage redevelopment and growth in a compact form, while also protecting the
character of the existing community.
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Section 5: General Provisions
The following section contains the general provisions of the Redevelopment Plan.
5.1: Zoning Map and Ordinance
This Redevelopment Plan shall supersede all use, area and bulk provisions of the Land Use
and Development Legislation (Chapter 166) of the Township of Hanover regulating
development on this site, unless otherwise specified. In all situations where development
regulations are not specifically addressed herein, the Township of Hanover’s Land Use and
Development Legislation shall remain in effect. Final adoption of this Redevelopment Plan
by the Mayor and Committee shall be considered an amendment of the Hanover Township
Zoning Map.
5.2: Site Plan Review
Any site plan for the construction of improvements within the Redevelopment Area shall be
submitted to the Planning Board in accordance with the Township of Hanover Land Use and
Development Legislation (Chapter 166) of the Township’s Revised General Ordinances.
5.3: Amendments to the Redevelopment Plan
This Redevelopment Plan may be amended from time to time as provided by the LRHL.
5.4: Severability
Should any section, paragraph, division, subdivision, clause or provision of this
Redevelopment Plan 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.
5.5: Deviation Requests
The Planning Board of the Township of Hanover may, after a review of a site plan that is in
one or more aspects inconsistent with the Redevelopment Plan, grant deviations from the
strict application of the regulations contained in this Redevelopment Plan in accordance
with the provisions and criteria governing bulk variances in N.J.S.A. 40:55D-70(c). Any
modification that would require a “d” variance relief pursuant to N.J.S.A. 40:55D-70(d) shall
require the Redeveloper to seek an amendment by the Governing Body to the
Redevelopment Plan.
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Section 6: Summary of Compliance
In accordance with the LRHL (NJSA 40A:12A-1 et seq.), the following statements are offered
regarding compliance with the requirements of a Redevelopment Plan.
1. Requirement: 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.
Comment: The Redevelopment Plan contained herein has delineated a definite
relationship to local objectives as to appropriate land uses, transportation and
utilities, recreational and community facilities, and other public improvements.
2. Requirement: Proposed land uses and building requirements in the project
area.
Comment: The Redevelopment Plan contained herein outlines the proposed land
uses and building requirements for the Redevelopment Area.
3. Requirement: 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.
Comment: No temporary or permanent relocation is proposed or required with this
Redevelopment Plan.
4. Requirement: An identification of any property within the redevelopment
area which is proposed to be acquired in accordance with the
redevelopment plan.
Comment: No properties are proposed to be acquired with this Redevelopment
Plan.
5. Requirement: Any significant relationship of the redevelopment to: the
master plans of contiguous municipalities; the master plan of the county in
which the municipality is located; and The State Development and
Redevelopment Plan adopted pursuant to the “State Planning Act,” P.L.
1985, c.398 (C.52:18A-196 et al.)
Comment: The Redevelopment Plan is not inconsistent with the master plans of the
Borough of Florham Park and Morris Township, with Morris County’s master
planning efforts, or with the State Development and Redevelopment Plan (SDRP).
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6. Requirement: 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.
Comment: No low- or moderate-income households are proposed to be removed
with this Redevelopment Plan.
7. Requirement: 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 eighteen (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.
Comment: No low- or moderate-income households are proposed to be removed
with this Redevelopment Plan.
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