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Preliminary Investigation of an
Area in Need of Non-Condemnation Redevelopment

104-108 West 7th Street
(Block 314, Lot 44.01)

INTRODUCTION

The City Council of Bayonne directed the Planning
Board, pursuant to Resolution P-25-o17 adopted on
April 9, 2025 (see Appendix A), to conduct a
preliminary investigation to determine whether the
property located at 104-108 West 7th Street and
identified on the Tax Maps as Block 314, Lot 44.01
(the “Study Area”) qualifies as an area in need of
non-condemnation redevelopment (AINR). This
directive is pursuant to the criteria established at
N.J.S.A. 40A:12A-1, et seq., known as the “Local
Redevelopment and Housing Law” (“LRHL”).

This  report constitutes the Preliminary
Investigation, which is the statutorily enabled
vehicle by which the Planning Board responds to
the City Council’s request to study the area in
question. This study includes a description of the
existing conditions of the study area, depicted
through photography, written narratives and data
analysis. The information gathered has been
compared to the criteria contained within the
LRHL. Based wupon that comparison, a
recommendation is made as to whether it should be
formally identified as an AINR.

STATUTORY AUTHORITY AND PROCESS

Under New Jersey’s LRHL municipalities are
empowered to determine whether an area is in need
of rehabilitation or redevelopment, to adopt a
redevelopment plan, and to implement and carry
out redevelopment projects. The City of Bayonne is

NJ Local Redevelopment and
Housing Law: Redevelopment
Process

City Council directs the Planning
Board to undertake a preliminary
investigation to determine whether or
not an identified area is in need of
redevelopment.

City Council decides whether this is
condemnation or non-condemnation
redevelopment.

Planning Board conducts an
investigation and holds a public
hearing on the proposed
redevelopment area designation.

Based on the Planning Board’s
recommendation, City Council may
designate all or some of the study
area as an “area in need of
redevelopment”.

The City Council prepares a
redevelopment plan for the area or
directs the Planning Board to prepare
the plan.

The City Council adopts the
redevelopment plan.

The City Council or another public
agency/ authority designated as the
“redevelopment entity” that oversees
the implementation of the
redevelopment plan.

The redevelopment entity selects a
redeveloper(s) to undertake a
project(s) that implements the
redevelopment plan.

required to follow the statutorily defined process set forth in the LHRL. This
process may result in the adoption of a redevelopment plan, which is typically a
new set of development regulations. This enables the municipality to adopt other

NOVEMBER 30, 2026 | PAGE T



Baran & Son Roofing Study

Preliminary Investigation of an Area in Need of Redevelopment
BavyonNE CiTy, HubsoN CounTy, NJ

land development regulations as well as use fiscal tools to overcome impediments
identified in the Preliminary Investigation that have led to the existing conditions
of the property.

DESCRIPTION OF STUDY AREA

The Study Area is located in the Bergen Point Neighborhood, which developed both
as an area of industry and housing for workers in the factories. On the 1912
Sanborn map for this area (see Figure 1), the property next door (96-98 W. 7th St.)
was the location of the Crane Motor Car Company?, who manufactured gasoline
car engines in an otherwise residential neighborhood, excepting a commercial
laundry on W. 6t St. Across W. 7t Street was the massive railyards of the Central
Railroad of New Jersey and the yard of a masonry contractor. Notwithstanding
current zoning regulations, non-conforming industrial uses remain, as is evident
in an examination of neighborhood. The Study Area’s location in lower Bayonne
is shown on page 3.

Figure 1. 1912 Sanborn Map of Study Area (Outlined in Red).
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r- Founded by Henry M. Crane in 1900, a pioneer in automobile development, at this site in
Bayonne. https://en.wikipedia.org/wiki/Henry_M._Crane
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Map 1. Study Area Location in Lower Bayonne.
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Map 2. Study Area Outlined in Yellow with UEZ Areal Extent.
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Preliminary Investigation of an Area in Need of Redevelopment
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The Study Area consists of one lot (Block 314, Lot 44.01) located at 104-108 W. 7t
Street with an area of 0.22 acres. An existing one-story masonry garage workshop
covers a majority of the lot with a two and a half story single-family detached house
covering about a quarter of the lot. The buildings have a footprint that covers most
of the property. According to 2024 MOD-IV tax assessment data, the property is
assessed as a commercial property with an assessed value of $729,000. The City’s
equalized assessment ratio is 69.82 for 2025, implying a true or market value of
$1,044,113. The assessed land value ($264,000) compares to the improvement
value ($465,000) at a ratio of 1:1.82. Table 1 provides tax assessment information
for the property.

Table 1. Equalized Tax Assessment Information.

Block [ Lot | Property Class Owner Lot Area | Eq. Assessed Value

314 | 44.01 | 4A, Commercial | 104-108 7" St., LLC | 9,375 sf. $1,044,113

SURROUNDING AND NEARBY LAND USE

The site abuts a two-story residence to the west and the rear yards of duplex
residences to the south that front on W. 6th Street. Farther west are three-unit
three-story residences that can also be seen on ‘
the 1912 Sanborn map. The adjacent property
to the east is a one-story industrial building
comprising Block 314 Lots, 39-41 on Bayonne
tax assessment maps (the former testing and
storage yard of Crane Motors and further east
the original two-story manufacturing building
). On the opposite side of the street is the Ner
Mitzvah Company that produces and sells
candles for religious purposes. East of the
these industrial uses on 7t Street, the land uses Photograph 1. The Pointe Bayonne
turn residential. Looking westward, the Pointe

Bayonne is a nearby apartment building at the eastern end of W. 7th Street with 56
one- and two-bedroom units that is adjacent to the candle producer. North of the
lots that front on W. 7th Street is Rt. 440, which is elevated about 10 feet above the
natural grade.

ENVIRONMENTAL CONSTRAINTS

The Study Area is not located in the inland flood hazard area according to New
Jersey Department of Environmental Protection (NJDEP) data or in the Federal
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Emergency Management Agency (FEMA) Flood maps indicative of the roo-year
and 5o0-year floodplains. The Study Area is also not listed on the (NJDEP) Known
Contaminated Site List.

SITE PHOTOS

Photograph 2. Study
Area and Adjacent
Properties, Looking

West.
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Photograph 3. Study Area and
Adjacent Properties, Looking
East

Photograph 4. Roofing
Company Office with Garage
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Preliminary Investigation of an Area in Need of Redevelopment
BavyonNE CiTy, HubsoN CounTy, NJ

DETACHED/ATTACHED RESIDENTIAL DISTRICT (R-2)

The site is located in the R-2, Detached/Attached Residential District, a zone
occupying the largest land area of the City. The uses in the R-2 district include:

e Detached single-family dwellings;
e Detached two-family dwellings;
e Home occupations;

e Family day care homes; and
e Essential services.

The minimum lot area is 3,000 sf. with a minimum lot frontage of 30 ft. The Study
Area with a lot area of 9,375 sf. and 62.5 feet of frontage meets the R-2 district
standard.

While the district may be deemed as a single and two-family residential zoning
district, in this part of Bayonne there are significant numbers of non-conforming
uses, including triplexes, 4-unit and multi-family apartment building, industrial
uses, and commercial uses such as the subject property, which is occupied by a
roofing contractor (as well as a dwelling). The Ner Mitzvah building is located in
the IL-A Light Industrial District and conforming, while the rest of the immediate
area is in the R-2 District. The existing contracting use on the site is a non-
conforming, while the dwelling is an allowed use.

2017 MASTER PLAN REEXAMINATION REPORT

Bayonne’s 201y Master Plan Reexamination Report does not recommend any
specific policies for this area of Bergen Point and the 2000 Master Plan identifies
it as a low density residential district.

SMART GROWTH AREA

The entirety of the Study Area has been designated to be in Planning Area 1, the
Metropolitan Planning Area as is the entirety of Bayonne. This planning area
constitutes a “Smart Growth Area” as characterized by the New Jersey State
Development and Redevelopment Plan (“State Plan”) from 2026. The State Plan
recently was updated and adopted and the planning goals for the New Jersey
represented by the Smart Growth initiative have remained with Bayonne being the
focus of redevelopment efforts to accommodate additional population. The State
Plan differentiates geographic areas within the State to:

Coordinate planning activities and establish Statewide planning objectives in the
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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 (N.J.S.A. 52:18A-200(f)).

The State Plan characterizes areas relative to the State’s preference for development
and redevelopment where coordination and resources should be focused as
different “planning areas. Furthermore, the Office of Planning Advocacy has
aggregated the most preferential areas (planning areas) for growth and
development within a map depicting Smart Growth Areas:

"Smart growth area" means an area designated pursuant as Planning Area 1
(Metropolitan), Planning Area 2 (Suburban), a designated center, or a
designated growth center in an endorsed plan; a smart growth area and planning
area designated in a master plan adopted by the New Jersey Meadowlands
Commission; a growth area designated in the comprehensive management plan
prepared and adopted by the Pinelands Commission; an urban enterprise zone;
an area determined to be in need of redevelopment and as approved by the
Department of Community Affairs; or similar areas designated by the
Department of Environmental Protection.

The LRHL considers the location of a redevelopment study area relative to the NJ
State Plan policies, as embodied in the State Plan’s planning areas, for the purposes
of determining whether a study area should be designated as an Area in Need of
Redevelopment. The entirety of the Study Area is within the Metropolitan Planning
Area, Planning Area 1, which is considered a “Smart Growth Area” by the State
Plan.

APPLICATION OF REDEVELOPMENT CRITERIA TO THE STUDY AREA

Criteria set forth in the LRHL at N.J.S.A. 40A:12A-5 provide the basis for the
determination of an area in need of redevelopment (AINR). Although there are a
variety of factors that could apply, an area qualifies as being in need of
redevelopment if it meets at least one of the eight statutory criteria. These criteria
are commonly identified by the letter (a-h) corresponding to the paragraphs of
Section 5 of the LRHL and relate to the impact of a particular area on public health,
safety and welfare, primarily through conditions of deterioration, obsolescence,
disrepair and faulty designs. The absence of use and an area’s relationship to an
Urban Enterprise Zone or “smart growth” area are also addressed in the criteria.

In addition to the criteria contained at N.J.S.A. 40A:12A-5, the LRHL also permits
the designation of areas, or portions of study areas that are not necessarily
detrimental to the public health, safety and welfare to be designated as an area in
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need of redevelopment when their inclusion
facilitates the redevelopment of the
remaining area. At N.J.S.A. 40A:12A-3, the
LRHL defines a “redevelopment area” or
“area in need of redevelopment” 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.”

These factors have been considered in the
analysis and conclusions of this Preliminary
Investigation. From this investigation, it
was determined that Criteria D, G and H
apply to the Study Area. In the sidebars on
the following pages, each of the potential
criteria are paraphrased.

CRITERION D

The Study Area meets criterion “d”
pursuant to the Local Redevelopment and
Housing Law, which states:

d. Areas with buildings or improvements, 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.

Google Street View imagery from 2012
shows that the commercial structure’s front
facade has been renovated at some point
within  the  past decade.  These

BavyonNE CiTy, HubsoN CounTy, NJ

Redevelopment Criteria “d”
(N.J.S.A. 40A:12A-5)

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.
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improvements include a new garage door,
an updated main entrance, and wall
repainting. However, on-site inspection
confirms that these upgrades were limited
solely to the front of the building as may be
seen in Photograph 4, above. The side and
rear facades have not been improved and
appear visually unchanged from their 2012
condition. Exterior upgrades since 2012
have been minor but notwithstanding this
observation, no additional signs of exterior
dilapidation were observed for either the
commercial structure or the single-family
residence (interior conditions were not
assessed).

Obsolete Layout. The site’'s existing
commercial building/warehouse has a
highly unorthodox configuration relative to
surrounding development. The former
Baran & Son Roofing structure features only
about 25 feet of street frontage along W. 7th
Street, then extends roughly 140 feet toward
the rear of the property before widening to
approximately 50 feet. This “flagpole”-style
footprint appears to have been shaped
around the single-family home located in
the northwest corner of the lot. Aerial
imagery further reveals irregularities in the
building’s roof profile, including multiple
raised sections, likely constructed at
different times. These include a stone or
brick structure at the rear of the building
measuring approximately 20 by 16 feet, as
well as an additional raised area of about 20
by 25 feet. While interior inspection would
be needed to confirm the reason, these
features suggest a piecemeal construction
history, likely  reflecting additions,

BavyonNE CiTy, HubsoN CounTy, NJ

Redevelopment Criteria “g” and “h”
(N.J.S.A. 40A:12A-5)

g. In any municipality in which an

enterprise zone has been designated
pursuant to the “New Jersey Urban
Enterprise Zones Act,” ... 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...

. The designation of the delineated area is

consistent with smart growth planning
principles adopted pursuant to law or
regulation.
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modifications, or expansions carried out over time.

Evidence of multiple
additions and

inefficient layout.

Figure 2. Aerial of commercial building rooftop via Nearmap (March 11, 2026)

The building’s inefficient and unconventional layout — distinctly different from
other industrial and commercial buildings in the immediate vicinity — significantly
limits its ability to be adaptively reused or redeveloped through natural market
forces. The property has a level of impervious cover that is significantly higher
than that permitted in the R-2 district and is not matched by other similarly situated
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businesses. The site has no stormwater management facilities, which means that
rainwater either runs to the street or onto adjacent property. Based on these
conditions, there is sufficient evidence to support a finding under Criterion “d.”

CRITERION G

[{(]

Lot 44.01 at least partially meets criterion “g” pursuant to the NJ Local
Redevelopment and Housing Law, which states:

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

The designation of an Urban Enterprise Zone (UEZ) relies on the fact that there
persist areas of economic distress characterized by high unemployment, low
investment of new capital, blighted conditions, obsolete or abandoned industrial or
commercial structures, and deteriorating tax bases. A finding under this subsection
carries a presumption that blighting influences are present and allow the use of
short-term tax abatement and long-term tax exemptions to further the development
of property to stem such influences.

As shown in the “Study Area Boundary” map, the western half of Block 314, Lot
44.01 falls within the boundaries of the Urban Enterprise Zone (UEZ), while the
eastern half does not. This is a somewhat unusual boundary condition, as the lot
immediately east of the subject property (Block 314, Lot 41) is fully included in the
UEZ. The reason for this configuration is unclear, though it may relate to factors
present at the time the UEZ boundary was originally established. It is important to
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({2

note that the presence of Criterion “g” does not, by itself, establish an Area in Need
of Redevelopment; parcels are not designated solely because they lie within a UEZ.
While Criterion “g” cannot support a designation without accompanying evidence
of blighting influences, the portion of the Study Area located within the UEZ does
exhibit characteristics such as limited reinvestment and commercial structures at
variance with the surroiunding neighborhood that exhibit an obsolete layout and
affect neighboring property that align with the conditions the UEZ program is
intended to address. Accordingly, Criterion “g” supports the finding that the
western portion of the Study Area qualifies as an Area in Need of Non-
Condemnation Redevelopment.

CRITERION H

Lot 44.01 meets criterion “h” pursuant to the NJ Local Redevelopment and Housing
Law, which states:

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

Smart Growth Area. As discussed above, “Smart Growth” principles are embodied
in the New Jersey State Development and Redevelopment Plan adopted on March
1, 2001 by the State Planning Commission pursuant to the State Planning Act
(N.J.S.A. 52:18A-196 et seq.) and at present undergoing revision, though not yet
adopted. Smart Growth Areas have been codified in the lending criteria for the NJ
Housing Mortgage Finance Agency, infrastructure development by the Board of
Public Utilities and in the expedited permit review allowed under the NJ
Department of Environmental Protection in smart growth areas (N.J.S.A. 13:1D-

144).

The entirety of the Study Area is within the Metropolitan Planning Area (PA-1),
which is mapped by the NJOPA as a “smart growth area” and, therefore, satisfies
criterion “h” of the LRHL.

While Criterion “h” is not by itself sufficient to designate the Study Area as an Area
in Need of Redevelopment, it provides a supporting role to the LRHL definition of
a “redevelopment area” and the designation as an “area in need of redevelopment”.

CONCLUSIONS

The Local Redevelopment and Housing Law expressly allows the inclusion of
parcels that, while not individually detrimental to public health, safety, or welfare,
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are necessary to support the effective redevelopment of the broader area. Although
the residential portion of the property may not independently satisfy any
redevelopment criterion other than Criterion “h,” incorporating the entire lot into
the redevelopment area would create a more practical and marketable development
footprint. This, in turn, increases the likelihood of attracting a qualified
redeveloper. If the residential structure were excluded, any future redevelopment
effort would be constrained by the existing “flagpole”-shaped configuration of the
commercial building, significantly limiting redevelopment potential. By contrast,
the contracting portion of the property clearly meets Criterion “d” as a result of its
atypical and obsolete structural layout—specifically, the elongated, irregular
commercial building form that contrasts sharply with the surrounding urban
development pattern.

Including the single-family residence enhances the redevelopment area’s overall
cohesion and provides greater flexibility for future land-use planning. Collectively,
the designation of the Study Area as an Area in Need of Non-Condemnation
Redevelopment presents a realistic opportunity to further the City’s long-term
planning objectives and to facilitate economically viable redevelopment.

RECOMMENDATION FOR AN AREA IN NEED OF REDEVELOPMENT

PRELIMINARY INVESTIGATION & CONCLUSIONS

The preceding sections document constitute the preliminary investigation for
determining whether Block 314, Lot 44.01 satisfies the criteria at N.J.S.A. 40A:12A-
I et seq. to be designated an Area in Need of Non-Condemnation Redevelopment.
The Study Area qualifies as an area in need of redevelopment under the following
criteria:

= N.J.S.A. 40A:12A-5.d (criterion “d”)
= N.J.S.A. 40A:12A-5.h (criterion “g”)
* N.J.S.A. 40A:12A-5.h (criterion “h”)

In conclusion, it is recommended that Block 314, Lot 44.01 be designated as an area
in need of non-condemnation redevelopment.

Should the City Council decide to designate the Study Area an Area in Need of Non-
Condemnation Redevelopment in accordance with the findings noted above, the
recommendation of the Planning Board will be to create a redevelopment plan for
the site.
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PuBLIC HEARING

Upon receipt of this preliminary investigation, the Planning Board is required to
hold a public hearing. Notices for the hearing are required to be published in the
newspaper of record in the municipality once each week for two (2) consecutive
weeks with the last notice published at least ten days prior to the hearing. A copy
of the notice is required to be mailed to the last owner of record of each property
within the Study Area.

PLANNING BOARD CONCLUSION

Once the hearing has been completed, the Planning Board may conclude that the
statutory basis for determining the Study Area to be an “Area in Need of Non-
Condemnation Redevelopment” is present and that the public health, safety and
welfare would be promoted by designating it as such.

PLANNING BOARD RESOLUTION AND RECOMMENDATION TO CITY COUNCIL

The Planning Board makes a recommendation to the City Council that the
delineated area, or any part of such an area, should or should not be determined to
be an Area in Need of Redevelopment.

CiTy COUNCIL RESOLUTION

The City Council, once receiving this document as well as the Planning Board’s
resolution of adoption and recommendation, may then adopt its own resolution
determining that the delineated area or portion thereof should be designated a
redevelopment area. In that event, the redevelopment area is established once the
resolution is forwarded to the Commissioner of the NJ Department of Community
Affairs.

CITy COUNCIL CREATION AND ADOPTION OF A REDEVELOPMENT PLAN

If so designated by the City, the next action would be the creation and adoption of
a redevelopment plan for the Redevelopment Area, pursuant to N.J.S.A. 40A:12A-
7.a. A Redevelopment Plan is adopted by ordinance by the City Council before any
project is initiated. Depending on the nature of the Redevelopment Plan, it may
contain some or all of the land use controls for a particular Redevelopment Area.
Furthermore, a plan may be created in such a way as to provide for detailed
recommendations regarding land use, circulation, open space, utilities, urban
design and architecture.
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APPENDIX A — CiTY COUNCIL RESOLUTION DIRECTING THE AINR STuDY

[to be supplied when available]
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APPENDIX B - PLANNING BOARD RESOLUTION ADOPTING STUDY AND RECOMMENDATION

[to be supplied when available]
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APPENDIX C - CITY COUNCIL RESOLUTION ESTABLISHING THE AREA IN NEED OF
REDEVELOPMENT

[to be supplied when available]
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APPENDIX D - REDEVELOPMENT AREA TAX MAP
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