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MEMORANDUM OF FINDINGS
TO:

RED BANK REDEVELOPMENT AGENCY

FROM:

STUART B. WISER, PP/AICP, VICE PRESIDENT OF PLANNING & ENVIRONMENTAL SERVICES
ARH ASSOCIATES

DATE:

September 11, 2020

SUBJECT: THRESHOLD CONFORMANCE ANALYSIS: LOCAL REDEVELOPMENT & HOUSING LAW
BOROUGH OF RED BANK, MONMOUTH COUNTY, NEW JERSEY
(ARH Project No. 6600028.01)

ARH ASSOCIATES is pleased to submit this Memorandum of Findings designed to assist the Red Bank
Redevelopment Agency 1 in its revitalization efforts for the Borough of Red Bank 2.

1.0

BACKGROUND

1.1

Red Bank is an approximately 2.2 square mile municipality located on the Navesink River in
eastern Monmouth County, New Jersey. Situated between Middletown, Tinton Falls, Shrewsbury,
Little Silver and Fair Haven, the Borough is divided into 154 individually numbered Tax Blocks
containing approximately individually numbered 4,528 Tax Lots. 3

1

“Agency”

2

“Borough” or “Red Bank”

3

Borough Tax Assessor’s database (last updated March 2019).
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Depending on the figures employed 4, the Borough is between 97.1% and 97.9% built out.

Utilizing the Property Class Codes in the Tax Assessor’s database, the Borough contains:

4

275 Lots

with Property Class Codes =

14

signifying

Vacant Land

3,411 Lots

with Property Class Codes =

2

signifying

Single-Family, Duplex or Tri-Plex uses

583 Lots

with Property Class Codes =

4A

signifying

Commercial uses

38 Lots

with Property Class Codes =

4B

signifying

Industrial uses

33 Lots

with Property Class Codes =

4C

signifying

Apartment uses

6 Lots

with Property Class Codes =

15A

signifying

Public School facilities

68 Lots

with Property Class Codes =

15C

signifying

Public Property

51 Lots

with Property Class Codes =

15D

signifying

Places of Worship or Charitable
Property

61 Lots

with Property Class Codes =

15F

signifying

Other Exempt Property

The Tax Assessor’s database reports 133 Lots having an Improvement Value of $0.00. Alternatively, the database reports 95 lots with a
Property Class Code of 1 (= Vacant Land).
139 Lots have no Property Class Code or Assessment data entered.
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While the vast majority of the buildings in Red Bank appear to be in fair-to-excellent condition,
there are properties which exhibit 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. Such conditions appear to
result from forces which are amenable to correction and amelioration by the concerted effort of
responsible public bodies, and are not likely to be corrected or ameliorated without such effort.
1.2

In 1992, the New Jersey Legislature empowered municipalities to address conditions as described by
adopting the Local Redevelopment & Housing Law, 5 the purpose of which is to provide local officials
with the tools and powers necessary to arrest and reverse such conditions, and to promote the
advancement of community interests through programs of redevelopment, rehabilitation and
incentives for the expansion and improvement of commercial, industrial, residential and civic facilities.
Utilizing a comprehensive set of planning tools and techniques afforded municipalities only under
the Redevelopment Law, municipalities may:
•

Modify zoning and building regulations and otherwise replan designated 'Areas in Need' of
Redevelopment or Rehabilitation without a more formal Master Plan amendment process;

•

Acquire lands necessary to effectuate Redevelopment / Rehabilitation Projects, including,
under specific circumstances, acquisition via eminent domain 6;

•

Solicit for, negotiate with and enter into Redevelopment Agreements 7 with qualified
Redevelopers 7 for the clearance of lands, installation of streets and infrastructure and
construction and operation of Projects;

•

Convey (via sale or lease) municipally-owned property to Redevelopers without public bidding and
at such prices and other (economic and noneconomic) terms as deemed reasonable;

•

Provide favorable tax and other financial incentives, including long-term tax abatement
agreements (for Redevelopment Areas) and short-term tax abatement agreements (for
Rehabilitation Areas) as a means to entice ratable investment.

•

Collect revenue from Redevelopers to defray the costs of the Redevelopment process.

5

N.J.S.A. 40A:12A-1 et seq. (“Redevelopment Law”)

6

Under the Redevelopment Law, the acquisition of private property by condemnation via the power of eminent domain is only permitted under
a Condemnation Redevelopment Area designation, although municipalities retain the power of eminent domain to acquire lands for public
uses such as rights-of-way, parkland and other qualifying purposes under the New Jersey Local Lands & Buildings Law (N.J.S.A. 40:60-1 et seq.),
Public Parks & Playgrounds Law (N.J.S.A. 40:61-1 et seq.) or other related legislation.

7

The Redevelopment Law does not differentiate between Areas in Need of Redevelopment and Areas in Need of Rehabilitation when defining
"Redeveloper", "Redevelopment Plan" and "Redevelopment Project”. The “Redeveloper” appellation applies equally to both designations.
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•

Make plans for the enforcement of laws, codes and regulations relating to the use and
occupancy of buildings and/or for the voluntary or compulsory repair, rehabilitation,
demolition or removal of buildings; and

Additionally, designation under the Redevelopment Law provides municipalities with the ability
to access to certain grant funds and other pro-development programs not otherwise available.
1.3

In order to address conditions in the northcentral portion of Red Bank, the Borough Council, in or
about 2018, declared all or portions of some 20 Tax Blocks (approximately 218 Tax Lots) to be In
Need of Rehabilitation under the Redevelopment Law.
To date, no activity under this designation has taken place.

1.4

Recognizing the need to address more than one section of the municipality and the need to
coordinate activities community-wide, the Red Bank Borough Council, in 2019, created a municipal
Redevelopment Agency, whose mission is to take full advantage of the tools and powers available
under the Redevelopment Law and provide a holistic approach to the revitalization of the municipality.
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2.0

LOCAL REDEVELOPMENT & HOUSING LAW

2.1

TYPES OF ‘IN NEED’ DESIGNATIONS
As originally adopted in 1992, the Redevelopment Law permitted an area to be designated "In
Need of Redevelopment" or "In Need of Rehabilitation". The substantive difference between
these designations was that the taking of private property via eminent domain was only
authorized in Areas designated to be In Need of Redevelopment.
In 2013, the Legislature amended the Redevelopment Law to, among other changes, add a third
designation. An Area may be now determined to be a "Condemnation Area In Need of
Redevelopment” (i.e., “Condemnation Redevelopment Area”), a "Non-Condemnation Area In Need
of Redevelopment" (i.e., “Non-Condemnation Redevelopment Area”) or an "Area In Need of
Rehabilitation" (i.e., “Rehabilitation Area”). As their titles suggest, a Condemnation Redevelopment
Area designation confers upon a municipality the power of eminent domain for redevelopment
purposes (regardless of whether such power will ultimately be exercised or not) while a NonCondemnation Redevelopment Area designation and a Rehabilitation Area designation does not. 8
Prior to any action related to a Redevelopment Area designation, the Governing Body must
formally authorize and explicitly state that the activities will be in support of a Condemnation or
Non-Condemnation Redevelopment Area designation.

2.2

STATUTORY CRITERIA: AREA IN NEED OF REDEVELOPMENT

2.2.1

Under N.J.S.A. 40A:12A-5, a targeted area may be determined to be In Need of Redevelopment if,
after investigation, notice and hearing, the Governing Body of the municipality, by resolution,
concludes that any of the following conditions is found to be present within the area. These conditions
apply equally to Condemnation and Non-Condemnation Redevelopment Area designations:
a.

8

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 conducive to unwholesome living or working conditions.

Under the Redevelopment Law, the acquisition of private property by condemnation via the power of eminent domain is only permitted under
a Condemnation Redevelopment Area designation, although municipalities retain the power of eminent domain to acquire lands for public
uses such as rights-of-way, parkland and other qualifying purposes under the New Jersey Local Lands & Buildings Law (N.J.S.A. 40:60-1 et seq.),
Public Parks & Playgrounds Law (N.J.S.A. 40:61-1 et seq.) or other related legislation.
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9

b.

The discontinuance of the use of a building or buildings previously used for
commercial, retail, shopping malls or plazas, office parks, manufacturing, or
industrial purposes; the abandonment of such building or buildings; significant
vacancies of such building or buildings for at least 2 consecutive years; or the same
being allowed to fall into so great a state of disrepair as to be untenantable. 9

c.

Land that is owned by the municipality, the county, a local housing authority,
redevelopment 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 instrumentality 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 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.

e.

A growing lack or total lack of proper utilization of areas caused by the condition
of the title, diverse ownership of the real properties therein or other similar
conditions which impede land assemblage or discourage the undertaking of
improvements, resulting in a stagnant and underproductive condition of land
potentially useful and valuable for contributing to and serving the public health,
safety and welfare, which condition is presumed to be having a negative social or
economic impact or otherwise being detrimental to the safety, health, morals, or
welfare of the surrounding area or the community in general.

f.

Areas, in excess of five contiguous acres, whereon buildings or improvements have
been destroyed, consumed by fire, demolished or altered by the action of storm,
fire, cyclone, tornado, earthquake or other casualty in such a way that the
aggregate assessed value of the area has been materially depreciated.

g.

In any municipality in which an enterprise zone has been designated pursuant to
the "New Jersey Urban Enterprise Zones Act,"… (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 sufficient
for the determination that the area is in need of redevelopment… for the purpose
of granting tax exemptions within the enterprise zone district pursuant to the
provisions of… (c.40A:20-1 et seq.) or the adoption of a tax abatement and
exemption ordinance pursuant to the provisions of… (c.40A:21-1 et seq.).

h.

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

Amended in November 2019.
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While the Redevelopment Law provides that the presence of ANY ONE (1) of the aforementioned
Criteria is sufficient for a municipality to determine an area to be In Need of Redevelopment,
Criteria ‘g’ and ‘h’ are based on the location of a property within other State-designated areas ~
and not the actual condition of the property. It is unlikely that such locational factors would
survive challenge absent a finding of (negative) conditions affecting a property.
Accordingly, while not statutorily recognized, this Analysis employs the term Substantive Criteria
for those which are based on the condition of a property (i.e., Criteria ‘a’, ‘b’, ‘c’, ‘d’, ‘e’ & ‘f’), and
applies Criterion ‘h’ as a limiting factor for Redevelopment Area designation. 10
2.2.2

Pursuant to N.J.S.A. 40A:12A-3, 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.

2.3

STATUTORY CRITERIA: AREA IN NEED OF REHABILITATION
Under N.J.S.A. 40A:12A-14, a delineated area may be determined to be In Need of Rehabilitation if the
Governing Body of the municipality determines, by resolution, that a program of rehabilitation, as
defined in [C.40A:12A-3], may be expected to prevent further deterioration and promote the overall
development of the community; and that there exist in that area any of the following conditions:

10

1.

A significant portion of structures therein are in a deteriorated or substandard
condition;

2.

More than half of the housing stock in the delineated area is at least 50 years old;

3.

There is a pattern of vacancy, abandonment or underutilization of properties in
the area;

4.

There is a persistent arrearage of property tax payments on properties in the area;

5.

Environmental contamination is discouraging improvements and investment in
properties in the area; or

6.

A majority of the water and sewer infrastructure in the delineated area is at least
50 years old and is in need of repair or substantial maintenance.

Red Bank does not have an Urban Enterprise Zone. Criterion ‘g’ is therefore not applicable.
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The Redevelopment Law 11 provides “where warranted by consideration of the overall conditions
and requirements of the community, a finding of need for rehabilitation may extend to the entire
area of a municipality”.

2.4

Threshold Conformance Analyses
The purpose of this Threshold Conformance Analysis is to review conditions in the Borough to
determine what areas may be eligible for designation as Area(s) In Need of Redevelopment under
N.J.S.A. 40A:12A-5 and what areas may be eligible for designation as Area(s) In Need of
Rehabilitation under N.J.S.A. 40A:12A-14 ~ without proceeding with the more formal (and
expensive) Investigation process(es) as required by the Redevelopment Law. Upon review of the
findings of this Analysis, Borough Policymakers will be in a position to determine whether or not
to proceed with a formal Investigation for one or more identified areas.
Sections 3.1 and 3.2 of this memorandum summarize our evaluation of the Borough against the
statutory Criteria for Redevelopment Area designation. Data Sheets for each qualifying property,
addressing pertinent Tax Assessment and conformance information as well as existing conditions
photography, are available for inspection upon request.
Section 3.3 outlines our evaluation of the Borough against the statutory Criteria for Rehabilitation
Area designation.
Section 4.0 presents a summary of the Borough’s current Planning efforts for municipal facilities.
Section 5.0 addresses recommendations and proposed next steps.

11

N.J.S.A. 40A:12A-14
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3.0

Threshold Conformance Analyses

3.1

SUBSTANTIVE REDEVELOPMENT AREA CRITERIA

3.1.1

Criterion ‘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
conducive to unwholesome living or working conditions.
•

30 properties in Red Bank appear to exhibit one or more of the conditions required for
conformance with Redevelopment Criterion ‘a’.12

•

32 additional properties in Red Bank may qualify under Criterion ‘a’ based on the results of
future research regarding possible environmental contamination.12 & 13

12

Count does not include single family residential properties in overwhelmingly residential neighborhoods. As a matter of policy, such properties
have been removed from consideration.

13

Such research is beyond the scope of this Threshold Analysis.
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3.1.2

Criterion ‘b’: The discontinuance of the use of a building or buildings previously used for
commercial, retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes;
the abandonment of such building or buildings; significant vacancies of such building or buildings
for at least 2 consecutive years; or the same being allowed to fall into so great a state of disrepair
as to be untenantable.
•

35 properties in Red Bank appear to exhibit one or more of the conditions required for
conformance with Redevelopment Criterion ‘b’.
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3.1.3

Criterion ‘c’: Land that is owned by the municipality, the county, a local housing authority,
redevelopment 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 instrumentality of private capital.

14

•

4 properties in Red Bank appear to exhibit one or more of the conditions required for
conformance with Redevelopment Criterion ‘c’.

•

1 property in Red Bank may be found to exhibit one or more of the conditions required for
conformance with Redevelopment Criterion ‘c’ based on the results of future research
regarding possible environmental contamination. 14

Such research is beyond the scope of this Threshold Analysis.
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3.1.4

Criterion ‘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.
•

45 properties in Red Bank appear to exhibit one or more of the conditions required for
conformance with Redevelopment Criterion ‘d’. 15

•

25 additional properties in Red Bank may qualify under Criterion ‘d’ based on the results of
future research regarding possible environmental contamination. 15 & 16

15

Count does not include single family residential properties in overwhelmingly residential neighborhoods. As a matter of policy, such properties
have been removed from consideration.

16

Such research is beyond the scope of this Threshold Analysis.
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3.1.5

Criterion ‘e’: A growing lack or total lack of proper utilization of areas caused by the condition of
the title, diverse ownership of the real properties therein or other similar conditions which impede
land assemblage or discourage the undertaking of improvements, resulting in a stagnant and
underproductive condition of land potentially useful and valuable for contributing to and serving
the public health, safety and welfare, which condition is presumed to be having a negative social
or economic impact or otherwise being detrimental to the safety, health, morals, or welfare of the
surrounding area or the community in general.
•

3.1.6

16 properties in Red Bank appear to conform with Criterion ‘e’.

Criterion ‘f’: Areas, in excess of five contiguous acres, whereon buildings or improvements have
been destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone,
tornado, earthquake or other casualty in such a way that the aggregate assessed value of the area
has been materially depreciated.
No properties in Red Bank conform with Criterion ‘f’.
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3.2

LOCATIONAL REDEVELOPMENT AREA CRITERIA

3.2.1

Criterion ‘g’: In any municipality in which an enterprise zone has been designated pursuant to the
"New Jersey Urban Enterprise Zones Act,"… (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 sufficient for the determination that the area is in need of redevelopment… for the
purpose of granting tax exemptions within the enterprise zone district pursuant to… (c.40A:20-1 et
seq.) or the adoption of a tax abatement and exemption ordinance pursuant … (c.40A:21-1 et seq.).
Red Bank does not contain an Urban Enterprise Zone. Criterion ‘g’ therefore does not apply.

3.2.2

Criterion ‘h’: The designation of the delineated area is consistent with smart growth planning
principles adopted pursuant to law or regulation.
Under N.J.S.A. 40A:12A-6, if an area determined to be In Need of Redevelopment is located where
State policy 17 encourages development or redevelopment, the determination takes effect
immediately upon adoption of the Resolution making such determination. If the area is not
located where State policy encourages development or redevelopment, then the determination
does not take effect without the approval of the NJDCA Commissioner. 18 Accordingly, the goal of
any Redevelopment Investigation is to make a case that the lands within a designated Area are
located where redevelopment is (should be) encouraged.
In New Jersey, policies regarding where development or redevelopment is to be encouraged /
discouraged are embodied in the State Development and Redevelopment Plan 19, which is an
outline of the State’s policies related to Smart Growth and planning principles. Promulgated by
the State Planning Commission 20 as an interdepartmental effort between various State offices
charged with managing growth in New Jersey, 21 the State Plan is the controlling policy guide
regarding growth-related issues on a statewide level.

17

Principally articulated through the State Plan.

18

If the NJDCA Commissioner does not act within 30 calendar days, the determination is deemed to be approved.

19

“State Plan” (adopted March 2001).

20

In conjunction with the New Jersey Office of State Planning (now entitled the Office of Planning Advocacy).

21

Principally, NJDEP & NJDCA
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The State Plan divides New Jersey into various “Planning Areas”, and classifies Red Bank as a
REGIONAL CENTER 22 within a PA~1 METROPOLITAN PLANNING AREA.

A. CENTERS 23 are compact forms of development that ~ compared to sprawl development ~
consume less land, deplete fewer natural resources and are more efficient in the delivery of
public services. While the concept of CENTERS is the key organizing principle for development
and redevelopment under the State Plan, the amount and type of growth that should occur
in any particular CENTER and its Environs depends upon the capacity characteristics and the
unique opportunities and constraints presented.
CENTERS and their Environs should be planned and maintained so that they develop a unique
character ~ what Planners term a “Sense of Place.”
22

State Plan: p. 242 (Policy Map)
Red Bank’s Centers designations expired in August 2018. While the administrative regulations benefitting designated CENTERS are no longer in
place, the physical conditions that resulted in the designations remain. As such, the conditions which led Red Bank to be designated a CENTER
make it uniquely positioned for redevelopment.

23

State Plan (pp. 10 – 11)
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B. METROPOLITAN PLANNING AREAS 24 include a variety of communities that range from large urban
centers to 19th-Century towns shaped by commuter rail and post-war 25 suburbs.
Communities in these Planning Areas often have strong ties to, or are influenced by, major
metropolitan centers, but may also be found among the State’s older shore towns. Most of
these communities are fully ~ or almost fully ~ developed, with little vacant land available for
new development. Much of the change in land uses, therefore, will take the form of
redevelopment and rehabilitation.
These communities have mature settlement patterns resulting in a diminished supply of
vacant land; infrastructure systems that are generally beyond or approaching their reasonable
life expectancy; the need to rehabilitate housing to meet ever changing market standards; the
recognition that redevelopment is, or will be in the not-too-distant future, the predominant
form of growth; and a growing realization of the need to regionalize an increasing number of
services and systems in light of growing fiscal constraints.
METROPOLITAN PLANNING AREAS include many communities that could be categorized as cities,
towns or villages in the classical sense. Over time, however, such Planning Areas have evolved
into close-knit, compact settlement patterns where communities stand shoulder to shoulder.
The most distinctive CENTER forms in METROPOLITAN PLANNING AREAS are URBAN and REGIONAL
CENTERS and TOWNS. URBAN CENTERS are the larger cities that historically, and to some degree
still, provide a focus for the region’s economy, transportation system and governmental
functions.
Many communities in METROPOLITAN PLANNING AREAS contain a mixed-use core that
provide regional commercial, institutional, cultural and transportation opportunities.
METROPOLITAN PLANNING AREAS also contain numerous distinctive neighborhoods, Main
Streets and downtowns that supply a range of housing opportunities and everyday
commercial needs.

24

State Plan (pp. 187 - 192)

25

World War II
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METROPOLITAN PLANNING AREAS often contain large tracts of open space, often in the form
of county and state parks and preserves, significant natural areas and extensive
waterfronts. However, these Planning Areas do not generally have Environs in the form
of open land separating communities and protecting natural and agricultural resources.
In most instances, the large tracts of contiguous farmland, forest and environmentally
sensitive lands in FRINGE, RURAL and ENVIRONMENTALLY SENSITIVE PLANNING AREAS function as
the Environs of METROPOLITAN PLANNING AREAS.
The State Plan’s Policies for METROPOLITAN PLANNING AREAS are 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.

Statewide, these goals will be met by strategies to upgrade or replace aging infrastructure;
retain and expand employment opportunities; upgrade and expand housing to attract a
balanced residential population; restore or stabilize a threatened environmental base
through brownfields redevelopment and metropolitan park and greenway enhancement;
and manage traffic effectively and create greater opportunities for public transportation
connections within the METROPOLITAN PLANNING AREA and between the METROPOLITAN
PLANNING AREA, suburban employment centers and the Philadelphia and New York areas.
METROPOLITAN PLANNING AREAS are envisioned as cooperative, sustainable regions comprised
of a cohesive system of vibrant URBAN CENTERS that serve as employment, governmental,
cultural and transportation anchors; distinctive REGIONAL CENTERS, and redesigned Nodes that
provide a mixture of well-defined functions and services; classic Main Street towns for local
and regional commerce; and safe, quality residential neighborhoods throughout. The entire
system is linked by transportation services (which include light rail lines, public shuttle services
and bicycle / pedestrian paths) and greenways that provide easy access to employment,
recreation, schools, cultural activities, commerce, and social and governmental services.
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Development and redevelopment activities in METROPOLITAN PLANNING AREAS will need to be
consistent with the traditional urban fabric, be at intensities sufficient to support transit,
employ a range of uses broad enough to encourage activity beyond the traditional workday,
make efficient use of infrastructure, and have a physical design features that enhance public
safety, encourages pedestrian activity and reduces dependency on the automobile.
The relatively unbroken pattern of development in METROPOLITAN PLANNING AREAS permits
CENTER boundaries to serve as a tool for delineating growth areas or protecting resources
or neighborhoods. Municipalities should work with each other and their counties to
delineate specific areas for redevelopment, retrofitting, rehabilitation or revitalization
where growth is expected or desired.
To guide application of these Policies, the State Plan establishes a series of Policy Objectives.
Pertinent to Red Bank:
LAND USE: Promote redevelopment and development in Cores and
Neighborhoods of CENTERS and in Nodes that have been identified through
cooperative regional planning efforts. Promote diversification of land uses,
including housing where appropriate, in single-use developments and
enhance their linkages to the rest of the community. Ensure efficient and
beneficial utilization of scarce land resources throughout the Planning Area
to strengthen its existing diversified and compact nature.

HOUSING: Provide a full range of housing choices through redevelopment, new
construction, rehabilitation, adaptive reuse of non-residential buildings, and
the introduction of new housing into appropriate non-residential settings.
Preserve the existing housing stock through maintenance, rehabilitation and
flexible regulation.
ECONOMIC DEVELOPMENT: Promote economic development by encouraging
strategic land assembly, site preparation and infill development, public /
private partnerships and infrastructure improvements that support an
identified role for the community within the regional marketplace. Encourage
job training and other incentives to retain and attract businesses. Encourage
private sector investment through supportive government regulations,
policies, and programs, including tax policies and expedited review of
proposals that support appropriate redevelopment.

TRANSPORTATION: Maintain and enhance a transportation system that
capitalizes on high-density settlement patterns by encouraging the use of
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public transit systems, walking, and alternative modes of transportation to
reduce automobile dependency, link CENTERS and Nodes, and create
opportunities for transit-oriented redevelopment. Facilitate efficient goods
movement through strategic investments and intermodal linkages.

NATURAL RESOURCE CONSERVATION: Reclaim environmentally damaged sites and
mitigate future negative impacts, particularly to waterfronts, scenic vistas,
wildlife habitats and to Critical Environmental Sites and Historic and Cultural
Sites. Give special emphasis to improving air quality. Use open space to
reinforce neighborhood and community identity, and protect natural linear
systems, including regional systems that link to other Planning Areas.
RECREATION: Provide maximum active and passive recreational opportunities and
facilities at the neighborhood, local and regional levels by concentrating on the
maintenance and rehabilitation of existing parks and open space while expanding
and linking the system through redevelopment and reclamation projects.

REDEVELOPMENT: Encourage redevelopment at intensities sufficient to support
transit, a broad range of uses and efficient use of infrastructure. Promote
design that enhances public safety, encourages pedestrian activity and
reduces dependency on the automobile.

HISTORIC PRESERVATION: Encourage the preservation and adaptive reuse of historic
or significant buildings, Historic and Cultural Sites, neighborhoods and districts
in ways that will not compromise either the historic resource or the area’s ability
to redevelop. Coordinate historic preservation with tourism efforts.

PUBLIC FACILITIES & SERVICES: Complete, repair or replace existing infrastructure
systems to eliminate deficiencies and provide capacity for sustainable
development and redevelopment in the region. Encourage the concentration
of public facilities and services in CENTERS and Cores.
INTERGOVERNMENTAL COORDINATION: Regionalize as many public services as
feasible and economical to enhance the cost-effective delivery of those
services. Establish multi-jurisdictional policy and planning entities to guide the
efforts of State, county and municipal governments to ensure compatible and
coordinated redevelopment.

Within the context of the foregoing, it must be noted that Red Bank has an extensive
waterfront that may impact the developability of lands in proximity to the water. While a
conclusive determination of such developability must be made on a property ~ by ~ property
basis (an exercise which is beyond the scope of this Threshold Analysis), this office has
determined that the Borough’s PA~1 METROPOLITAN PLANNING AREA status does permit a
determination of conformance with Redevelopment Criterion ‘h’ for the entire municipality.
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3.2.3 COMBINED REDEVELOPMENT CRITERIA
Based on the totality of the forgoing, eliminating single-family residential properties, and pending
additional information as indicated, the following portions of the Borough qualify under one or more
criterion required to declare an area In Need of Redevelopment (note that Redevelopment criterion
‘h’ applies to the entire municipality).
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3.3

REHABILITATION AREA CRITERIA

3.3.1

Criterion 1: A significant portion of structures therein are in a deteriorated or substandard condition.
The analysis under Redevelopment Criteria ‘a’ and ‘d’ can reasonably be used to support a finding that:

26

•

38 properties in Red Bank appear to exhibit one or more of the conditions required for
conformance with Rehabilitation Criterion ‘1’.

•

148 additional properties in Red Bank may qualify under Criterion ‘1’ based on the results of
future research regarding possible environmental contamination. 26

Such research is beyond the scope of this Threshold Analysis.
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3.3.2

Criterion 2: More than half of the housing stock in the delineated area is at least 50 years old.
The Borough’s Tax Assessor’s database includes a Property Class Code field indicating
Residential 27 and Apartment 28 land uses and a Year Built field indicating the year the structure
was constructed. By cross-referencing these fields, this analysis was able to identify 2,824
residential structures constructed prior to 1970. 29

27

PCC 2

28

PCC 4A

29

13 residential structures had no Year Built data entered.
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3.3.3

Criterion 3: There is a pattern of vacancy, abandonment or underutilization of properties in the area.
•

3.3.4

The inventory of vacant and abandoned properties provided by the Fire Marshal 30 contains
57 such properties.

Criterion 4: There is a persistent arrearage of property tax payments on properties in the area.
While the Borough does experience arrearages in taxes owed, Red Bank’s Tax Lien Certificate
auctions make it impossible to conclusively determine persistent arrearages of taxes paid. 31
Criterion 4 therefore cannot be said to apply.

30
31

Borough Vacant-Abandoned Property List Received 1/7/2020 and memo received 3/12/2020.
Under the Tax Lien Certificate Law, municipalities are required to offer what are known as Tax Lien Certificates, in the amount of the tax
delinquency for a given property, to the general public at auction. Once purchased, the municipality receives the amount of the taxes
otherwise due (plus any interested that might have accrued), and the successful bidder receives interest on the price of the Certificate, as well
as the right to foreclose on the property if the owner does not redeem the Certificate within two years.
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3.3.5

Criterion 5: Environmental contamination is discouraging improvements and investment in
properties in the area.
While this analysis has identified 116 properties which have been classified by NJDEP as having
known environmental contamination 32 or potential environmental contamination 33, it is not
possible to determine, at this level of analysis, whether these conditions are discouraging
improvements and investment.
While the research required to determine whether each site is in active remediation, has no
activity, or has been fully cleaned is beyond the scope of this Threshold Analysis, this office has
been able to identify:
•

27 properties in Red Bank that have confirmed level of environmental contamination.

•

77 properties in Red Bank that appear to have some level of contamination, although a
conclusive determination cannot be made at this time.

32

NJDEP GeoWeb.

33

Referred to as “CEA” (Contaminated Exemption Area) Groundwater Contamination Areas on the NJDEP’s GeoWeb. Properties so identified
have areas of groundwater contamination that is in the process of remediation.
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3.3.6

Criterion 6: A majority of the water and sewer infrastructure in the delineated area is at least 50
years old and is in need of repair or substantial maintenance.
•

3.3.7

The Borough’s Director of Public Works has confirmed that such conditions exist in either the
water mains and/or sewer mains throughout the Borough. While certain mains have been
repaired or replaced within the 50-year window, the water and sewer laterals remain conforming.

Additional Criterion: In addition to the foregoing physical conditions, N.J.S.A. 40A:12A-14
requires a finding that a program of rehabilitation, as defined in [C.40A:12A-3], may be expected
to prevent further deterioration and promote the overall development of the community.
Any Redevelopment Plan adopted by the Borough will, by definition, prevent further deterioration
and promote the overall development of any area determined to be In Need of Rehabilitation.
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3.3.8 COMBINED REHABILITATION CRITERIA
A. Based on the totality of the forgoing, the following portions of the Borough qualify under one or
more criterion required to declare an area In Need of Rehabilitation.

B. The Redevelopment Law 34 provides “where warranted by consideration of the overall
conditions and requirements of the community, a finding of need for rehabilitation may extend
to the entire area of a municipality”.
This office recommends that the conditions in the Borough of Red Bank would permit a
finding of Need for Rehabilitation for the entire municipality.

34

N.J.S.A. 40A:12A-14
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4.0

BOROUGH PLANNING EFFORTS

4.1

MUNICIPAL FACILITIES
The Redevelopment Agency has commissioned DMR Architects and Maser Consulting to
undertake a Needs Assessment and relocation analysis for the Borough’s Municipal Building,
Public Works facility and Community Center. Preliminary findings by Maser suggested:
•

The most logical solution for the Public Works facility would be to expand the existing facility;

•

The Community Center would be located near Count Basie Fields; and

•

A number of locations were under investigation for the Municipal Building.

Potential relocation resources for these uses were mapped as follows:

35

35

Draft Executive Summary Municipal Operations Study received from Maser Consulting on 4/14/2020.
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Overlaying the Redevelopment Area findings detailed herein on the Maser target areas finds that
3 of the parcels selected by Maser as potential municipal relocation sites also conform with
redevelopment criterion identified by this office.
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5.0

RECOMMENDATIONS
The preliminary findings of this Threshold Analysis have identified 8 groupings of lots (“nodes”)
where sufficient critical mass of Redevelopment Area- / Rehabilitation Area-qualifying lands may
be available to produce significant projects for the Borough. This office recommends that these
nodes be considered for one or more formal Redevelopment Area- / Rehabilitation Area
Investigations as discussed in §2.4 of this Memorandum of Findings.

