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i. introduction

U nder the New Jersey Local Redeselopment and Housing Law of 1992 (C J0A12A-1 ot
sey- ), @ municipahity ;rway designate an area as a “Redevelopment Area™ or as an “Area
Need of Redevelopment” apon finding that certain conditions exist within a given
Jelineated arca. Coaditions that help qualify an arca for this designation nclude
difapidation.  substandard  buildings, abandonment, obsolescence  and  stagnant
productivity.

The Borough Council of the Borough of Milltown adopted a resolution on February 13,
2001 requesting that the Planning Board conduct a preliminary investigation to determine
whether the Ford Avenue Site (Block 58, Lots 1.01, 1.02, 1.03 & 1.07) meets the cnitena
tu be classified as a redevelopment area in accordance with the Local Redevelopment and
Housing Law. The Council’s resolution indicated that it believes that the Ford Avenue
site, which was previously wtilized by the Michelin Tire Company and various other
entities wcludng the Chickapee Corporation, has continued to deteriorate, and is not
being properly maintained, is now in a dilapidated state, and poses a potential health and
safety risk to the residents of Milltown.  That report was prepared and identified existing
conditions which forred the basis for findings related to a redevelopment arca
designation for the Ford Avenue Site. The Planning Board conducted a public hearing on
May 8, 2001 and adopted the report and recommended the area be designated as an area
in need of redevelopment.

Based upon the recommendation of the Planning Board that the Ford Avenue Site is “an
area in need of redevelopment,” the Mayor and Council of the Borough of Milltown
undertook a number of actions to prepare and implement a redevelopment plan for the
site. On September 13, 2001, Ordinance 01-1112 was adopted which created the Ford
Avenue Redevelopment Agency.  On Apnl 22, 2002, Ordinance No. 02-1120 was
adopted which approved the “Milltown Ford Avenue Redevelopment Plan for the Ford
Avenue Redevelopment Area.”  On August 23, 2004, Ordinance No. 04-1185 was
adopted which approved the revised “Milltown Ford Avenue Redevelopment Plan for the
Ford Avenue Redevelopment Area.”  Finally on August 22, 2005, Resolution No. RDS-
198 reatfinned that the Ford Avenue Site is an “area in need of redevelopment” and its
designation as a redevelopment area,

2. Description and Conditions of the Site

A.  Location

The Ford Avenue Redevelopment Site is approximately a 21.5% acre tract
consisting of five (5) contiguous lots which front on the south side of Ford
Avenue between Main Street and Brook Drive. The Mill Pond and Lawrence
Brovk arc immediately to the south and west with Main Street to the cast. The
arca is known as Lots 1.01, 1.02, 1.03 and 1.07 in Block S8 and Lot 5.01 in
Biock 59.01 as shown on the Milltown tax maps (see map #1 in Section 12).
For clarification, please note that previous site descriptions had included onty
four lots since ot 5.01 in Block 59.01 had been developed and incorporated
mto Lot 1.03 in Block 58. However, the tax map continues to show 1ot 5.01
in Block 39.01 as a scparute tax lot. The site abuts a former Raritan River
Radroad spur to the south. The spur is no Jonger functional and coasidered
abandoned.

B, History

Industrial use of the site dates back to the mid 1850°s when the NMeyer Rubber
Company developed the eriginal complex. Meyer ceased operations in 1896
with the Indis Rubber Company coming on the scene.  After a short time,
India Rubber was succeeded by the International Rubber Company, which
was ultimately taken over by the Michelin Tire Company in 1907 {he
complex was cxpanded with new buildings and improvements. Michelin
reinained inoperntion it the aneing of 197U when i closed s doors, Sagec
ther a pumbrer of companies have operated businesses i the former Aichelin
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complex including such names as Chickapee of J&J, Heiding Feld Printing
Company. Algro Kmtting Mills and Alphaduct Wire.

Current Zoning

The Fort Avenue Redevelopment Site ts currently lovated within two (1)
soning districts (sce map #2 in Section 12). The front portion of Lot .01 at
the commer of Main Street and Ford Avenue is contained within the B-2
Commercial Center Zone.  The remainder of the study area 1s contained
within the M-1 Light Industrial Zone. The followmng list desenbes the
permitted principal, accessory and conditional uses within cach of these
existing zoning districts.

B-2 Commercial Center Zone

i Permitted Principal Uses

a. Al uses permitted in Chapter 34-21 1b. of the B-1 Zone.

b.  Restaurants, except drive-in, drive-thru, carry out or fast food
restaurants.
<. Lawn and garden shops.

d.  Professional offices.
¢.  Medical and radiologic laboratories.
{ Computer or electronic services or rentals.

£ Retail integrated developments of such uses as retail stores and
shops, personal service establishments, professional and business
offices, banks, and restaurants housed in an enclosed building or
butldings and utilizing such common facilities as customer parking
areas, pedestrian walks, truck loading and unloading space, utilities
and sanitary facilities and other necessary and appropriate uses,
subject to and in confornmance with the regulations specified
herem.

2. Permitted Accessory Uses

a.  Off-street parking spaces, parking garages and otfestreet loading
areas.

b Enclosed storuge of goods incidental to the conduct of the retail
business not exceeding ten (10) percent gross Jot area and not
exceeding maximum impervious coverage requirement of this
200¢,

¢ Fences, walls and hedges.

-2

a.  Public utility facilities required to provide the direct service of the
utility to the consumers such as transformers and pumping stations
but excluding warchouses, service or storage and  treatment
fucilities,

o Automobiie service and repair garages, gas stations,

! Fraternal, charitable and philanthropic institutions,

N
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d. Drive-in banks.
¢ Satellite dish antennae.
i ftome vecupation. Customary home occupations, such as but nat

lnited to dressmaking, millinery and home cooking, provided that
such occupations shall be conducted solely by resident occupants
vt the building and that not more than the cquivalent of one-third
(1,3} of the area of one (1) floor shall be used tor such purposes
and that no display of products or advertising of any kind shall be
visible from the street. No equipment shall be used i such an
veeupation, which is not usually found in the home. Structumal or
architectural changes shall not be permitted to accommodate the
occupation,

'3 Home professional offices.
t. Movie theaters per Ordinance #9587,

M-1 Light Industrial Zone

1. Permitted Principal Uses

4. Business, admimstrative, professional and governmental otfices.

b bight industrial manufacturing, fabrication processing  and
assembling of products.

¢ Wholesale offices and showrooms with accessory storage of
goods.

d Warchousing of linished products and material for distribution.

e, Llectncal, heating, ventilating, air-conditioning, plumbing and

refrigeration equipment sales and services businesses.

t Computer and/or electronic assembly, service or rental.
¢ Lumber, building materials and equipment storage yards.
2. Pemmtted Accessory Uses
a. OfY street parking, loading and ramp arca.
b, The enclosed warchousing and storage of goods and products.
< Garage space necessary to store any vehicle on the premises.
d Fences, walls and hedges.
: Conditionad Uses
* Public utifity tacditics required to provide the direct service of the

wiibity o the consumers.
b, Sateihte dish anmtennae,
0. Master Plan
Drating back to the 1959 Master Plan, the stady area has generaily boen

destgnated tor Industriol use. The study area has contamed present and
provious uses sueh oas Micheiin, Chikapee ot &3, Middiesex Contamner,

1
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Herman  Warchousing, Swing Rite Doors, Pinella Painting and  athers
However, both the 1989 Master Plan and the 1996 Master Plan update
recognized  the abandonment of the industial use of the past and
recommended that a portion of the site be utilized tor atfordable semor
housing with the remainder being designated for light industrial use. The 2002
Master Plan Reexamination Report recommended that the redevelopment plan
for this area include affordable housing. Both the 2003 Amended Housing
Element and Fair Share Plan and the 2007 Milltown liousing Element and
Fair Share Plan affimied that the Ford Avenue Redevelopment Site should be
used to meet the Borough’s atfordable housing obligation.

k. Adjacent Land Uses

The study arca which iy situated within the center of the Borough mncludes the
following adjacent land uses (see map #3 for an aerial photograph ot the study

area):

South:

fast:

West:

The northern boundary of the study area is defined by Ford Avenue,
the United Way facility Tocated on Lots 2.01 and 2.02 and single-
farmily residential uses located within Block 59.01. The uses along
the northern side of Ford Avenue include single-family, mult-
family, retail and other business operations.

The abandoned railroad spur and the Mill Pond with associated
tloodplain and wetland areas are to the south.

Main Strect 1s the castern border of the study area. Retail and bank
uses lie on the east side of Main Street north of the Mill Pond bridge
Crossing.

The western border of the study area 1s defined by an unimproved
section of Brook Drive and the Lawrence Brook. The Lawrence
Brook centerline defines the municipal boundary with Last
Brunswick Township.

Existing Conditions

The Ford Avenue Site contains nine {9) industrial structures generally ot
masoiry construction ranging from one to three stories in height; however, the
existing smoke stack is considerably tailer.  The structures have been
segmented into twenty-tive (25) different butlding components.  The total
gross square footage of all buildings is approximately 583,000 s.f  There are
several existing businesses currently operating within the complex. Many of
the building components remain vacant

Overall the facility 15 in very poor physical condition. This ts evident since a
significant number ot the buildings in the redevelopment arca are o
deteriorated, dilapidated, under mamtamed or substandard condition. The site
destgn exhibits poor pavement conditions as well as an antiquated site lavout,
which was conducive to ndustrial uses of the past.  There has been a
continucd  presence of vacancy, abandonment or underutilizatton ot the
property. The buildings are unsafe due to the dilapidation and have tallen o
such a state of disrepair that many of the buildings are untenantabie. The
facility has become a securty problem, an attractive nuisance for children in
the arca and is a potential fire hazard due to the abandonment. The existing
conditions create a detrimental effect on the health, safety, morais and wellare
of the community.

Phe analysis of the Ford Avenue Redevelopment Site concluded  that

comditions do exast that meet the necessary entena to determune that the airca
o need of redeveloprent pursuant to NS AL dOATTIA .
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General Redevelopment Objectives

G.

Fneourage a mixed-use development, which includes several torms o
sesidential uses, commercial business uses and public purpose uses,

Create cenewed value in the tand and entives operating on the land tor both
pubhbe and private purposes.

Improve the Borough's Main Street image by replacng sh\c vacant and
poorly maintained buildings and site amenities with new, carefully dcmgncq.
appropriately  ocated and oriented residential, comumercial and public
purpose facihitres.

Provide improved public access to the Mdl Pond and provide a public
purpose open space butfer along the pond’s edge. In addition, provide pubhc
purpose open space areas in other places within the Redevelopment area.

Artract appropriately sized retatl and services business, which will provide
more stability for the Main Street business district and integrate well with
existing neighboring residential uses and proposed residential clements,

Preserve and/or restore existing landmark structures, if possible.

Provide housing opportunities which will enable the Borough to address ts
affordable housing obligation.

Redevelopment Plan

AL

Definitions

The tollowing terms in this report shall have the following meanings as
defined by NJSA 40:12A-3.

“Redeveloper” means any person, firm, corpuration or public body that shall
enter into, or propose to enter into, a contract with a municipality or other
redevelopment entity for the development or rehabilitation of an area in necd
of redevelopment, or in an area in need of rehabilitation, or any part thereof,
under the provisions of this act, or for any construction or other work forming
part of a redevelopment or rehabititation of the project.

“Redevelopment”  means  clearance,  replanning,  development  and
redevelopment; the conservation and rehabilitation of any  structure or
improvement, the construction and provision for construction of residential,
commercial, industrial, public or other structures and the grant of dedication
of spaces as may he appropriate or necessary in the interest of the general
wellare for streets, parks, playgrounds, or other facilities incidental or
appurtenant thereto, in accordance with a redevelopment plan.

“Redevelopment agency”™ means a redevelopment agency created pursuant to
subscection a. of section 11 of P.L. 1992, ¢. 79 (C.40A 1 2A-11) or established
heretofore pursuant to the “Redevelopment Agencies Law,” P.L. 1949, ¢ 206
(CAH0S5CT o seq), repealed by this act, which has been permitted in
aveordance with the provisions of this act to continue 10 exercise is
redevelopment tunctions and powers.

“Redevelopment area”™ or “area in need of redevelopment™ means an area
determined 10 be in need of redevelopment pursuant to NI S A d0A-12A 05
und NS AL H0AL12A-6 as made pursudnt (o the authority of Article ¥,
Section 3 paragraph 1 of the Constitution.
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“Redevelopment plan” means a plan adopted by the governing body ot a
municipality tor the redevelopment or rehabilitation of all or any part ot o
redevelopment area, of an area in need-of-rehabilitation. which plan shall be
sutficiently complete to indicate its relationship to definte mumaipal
ubjectives as to appropriate land uses, public transportation and utilites,
recreational and municipal facilities, and other public improvements, and o
indicate proposed land uses and building requirements in the redevelopment
arca or area in need of rehabilitation, or both,

“Redevelopment_project” means any work or undertaking pursuant o o
redevelopment plan; such undertaking may include any buildings from fand,
equipment, facilities, or other real or personal properties which are necessary,
convenient, ar desirable appurienances, such as but not limited to strects,
sewers, utilitics, parks, site preparation, landscaping, and administrative.
community, health, recreational, educational, and welfare facilities.

“Rehabilitation” means an undertaking, by means of extensive repatr,
reconstruction or renovation of existing structures, with or without the
introduction of new construction or the enlargement of existing structures, in
any area that has been determined to be in need or rehabilitation or
redevelopment, to eliminate substandard structural or housing conditions and

arrest the deterioration of that area.

“Rehabilitation ares” or “areas in need of rchabilitation” mceans any arca
determined to be in need of rehabilitation pursuant to (C.40A:12-14).

“Senror Housing” means age-restricted housing for permanent residents aged
fifty-five (55) years or over and sixty-two (62) years or over as defined by the
Fair Housing Act of 1988 as amended.

Type of Redevelopment Project

The redevelopment project may include the rehabilitation of existing
structures for adaptive rcuse if those structures are capable of being
rehabilitated for the required uses andior complete razing of the cxisting
development to accommodate new development. The preparation of Phase |
Environmental Assessments, Adaptive Reuse Studies (it applicable),
Environmental Impact Statements and Traffic Impact Statements by
competent experts are a mandatory component to any redevelopment project
at this redevelopment site.

. Relationship of Redevelopment Plan to Local Obijectives

.

The redevelopment plan promotes and recommends the creation of a mixed
use district in the center of the Borough. This mixed use plan promotes the
General Redevelopment Objectives in Section 3 above and is consistent with
the current zoming, which permits a variety of residential and commercial
activity. This existing zoning is consistent with the Land Use Element of the
Master Plan, which maps Ford Avenue as a mixed-use area. Therefore it
would be appropriate for the Ford Avenue Redevelopment Area to contain a
mixed use redevelopment plan. The redevelopment plan 1s consistent with the
objectives of the 2003 and 2007 Housing Element and Fair Share Plan by
addressing the Borough’s affordable housing obligation. '

Proposed i.and Uses and Building Requirements in the Project Area

The creation of a mixed use overlay zone identified as the “Ford Avenue
Redevelopment Zone™ 1s recommended.  This zone should be applied to the
cntire redevelopment arca including Lots 101, 1.02, 1.03 and 1 07 in Block
S8, Lot S 00 Block 59.01 and to adjscent Lots 1, 2, 3,4, 502, 6,7 % 9 und
Ve Block 3901 and Lots 2.01 and 202 0 Block S8, which front on Ford

o brad ovincdi wrw non coradned in the redeselopment area {hoese
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adjacent out-parcels are being mcluded in the vverlay sone woan cifort o
bring these existing restdential and non-profit uses nto conformity wath the
overlay zoning. {Sce map #2 in Section 12)

It is the intention ot this Redevelapment Plan to subdivide the redesclopment
area through the use of new public or private aght-of-ways to gain access o
Al portions of the site and create separdte parcels for the mix of uses.

fhe foilowing uses are permitted in the redevelopment plan:

I Single-Family Resideatial

2. Townhouse Residential

3. Midnse Housing

4, Scnior Housing

5. Commercial and Business Use
6. Community Service Lise

wesidential uses shall include age-restricted and non-age restricted wints
cxcept that the age-restncted requirement does not apply to existing single-
farmtly lots that front on Ford Avenue.

the followmg Use and Bulk Regulations, as indicated i the 1994
Comprehensive Development Ordinance for the Borough of Milltown, shull
apply 1o the respective use groups within the Ford Avenue Redevelopment
rone unless said use is controlled by Restdential Site Improvement Standards
or specific standards are included in this plan.

a) SINGLE-FAMILY RESIDENTIAL USE shall comply with the R4
Single-Family Residential Zone Standards.

b)) TOWNHOUSE RESIDENTIAL USE shall comply with the toltowing
repulations:

(1} The tract size shall be a minimum ot four (4) contiguous acres.

(2) The tract shall have not less than two hundred (200) feet of trontage
upon 2 public street which pre-exists the development or which will he
constructed in accordance with the approved application for development
and other apphcable standards and specifications.

(3) The maximum density of the townhouse parcel contained within the
Redevelopment Area shall be twenty (20) dwelling units per acre.

(4) The maximum building coverage of the townhouse parcel shall not
exceed seventy (70) percent. The maximum coverage by all inpervious
surfaces and structures of the Townhouse parcel shall not exceed cighty
(R0 percent.

{5) No building shall be closer than twenty (207 feet to an existing or
proposed  public nght-of-way, nor closer than ten (10) tea o any
collective parking lot; no closer than fitteen (15) feet to any curb line or
cartway ot an mternal, private street; no closer than twenty (207 feet to ull
other tract boundaries; and no closer than twenty (20) feet to any structure
which contains a dwelling urat when the structures are placed side walt 1o
side wall, forty (40) feet when placed side wall to rear wall and tonty (40)
feet when placed rear wall to rear wall, and no closer than twenty (20) et
to @ detention basin,

14 A deck or patio s penmitted to project not more than eight (%) feet into
the mumun building setback.



(7Y The frout facade of any structure containing more than one dw clling
anit shall aot continue on the same plane without incorporating
srchitectural features that provide varations in the facade 1o create a
desirable visua! environment. Acceptable features may include. but are
not limited to, bay windows, recessed entryways, porches, gable windows,
building offsets and gable wails.

(3} Not fess than three (3) nor more than erght (8) townhouse dwelling
units shall be contained within any one structure,

() The application shall include a plan for the storage and collection of
solid waste and recyclables.  Garbage and refuse collection may be
provided as curbside pick up from cach individual unit or at centrahized
collection points  within  the development. Collection  shall be the
responsibility of the entity responsible for mainienance of the common
clements within the development.  1f centralized collection points arc
provided, they shall be suitable tor contatnerized collection and screenced
from view by solid fence, block wall or other suitable material. Screening
shali be on three sides.

{10y The maximum building height for townhouse units shall be thirty-five
(35) teet and 2 44 stones.

(11} Each dwelling unit shall contain a minimum of 300 cubic feet of
storage arca. The storage area shall be in addition to the floor arca
requirements for each dwelling unit but may be inciuded within the
confines of the garage, basement or cellar. Where provided within a
parage, storage space shall be in addition to the space required for a
vehicle.

{12) tach dwelhing unmt shail have a private ground patio or deck arca
accessible directly from the rear or side of the unit having a total arca of at
feast one hundred {100) square feet.

(13) The width of cach dwelling unit shall be not fess than twenty (20)
feet.

(14) Townhouse dwelling units may be platted as fee simple lots or in
condominium ownership. Fee simple townhouse lots shall not be less than
one thousand (1,000) square feet in an area with a minimum width of
twenty (20) feet and a minimum depth of fifty (50) feet.

(15 Parking shall comply with Residential Site Improvement Standards
Off-strect parking spaces shall be developed as a combination of attached
one or two-car garage, paved driveway and off-street parking. The
residential one-car garage and driveway combination shail provide a
mintmum driveway width of ten {10} feet with a minimum length of
cighteen (18) feet between the tace of the garage door, the cartway ot the
street or sidewalk. The deed restrictions and covenants of the residential
townhouse units shall prohibit the conversion of the required garage space
to hving space.

{10y Al proposed restnctive covenants, articles of incorporation, master
deed and by-taws or other documents in conjunction with the creation of a
homeowners association, a trust or other vehicle to provide tor ownership
and mamntenance of common land or tacilities shall be submitted to the
Borough tor the review and approval by the Borough Planming Board and
approved by the Borough Attomey prior to the final approval of any
proposed subdivision or any proposed site plan.

MIDRISE AND SENIOR HOUSING USE chadl comply with e

totlons dgg regalations















