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Introduction

• On May 12, 2021, the Municipal Council (the “Council) of the City of 
Bayonne  directed the Bayonne Planning Board to undertake Preliminary 
Investigation to determine whether certain lands identified as 

• 62.5-72 Prospect Avenue and identified as Block 449, Lots 21, 22, and 23 
(the “Study Area”) may be designated as a non-condemnation area in need 
of redevelopment pursuant to the  Local Redevelopment and Housing Law 
N.J.S.A. 40A:12A-1 (the “LRHL”). 



Description of Study Area

• The Study Area - three parcels, Tax Lots 21, 22, and 23 on Block 449 
• Located at the corner of Block 449 bounded by Mechanic Street to the north and Prospect 

Avenue to the west. 

• The total size of the Study Area is approximately 10,690 square feet or 0.24 acres with 
approximately 107 feet of frontage along Prospect Avenue and 100 feet of frontage along 
Mechanic Street.

• Currently, Lot 21 is improved with a 2-family dwelling with a varied building height of 1 
and 2 stories, 

• Lot 22 is improved with a 2-story, 2-family dwelling with associated off-street parking, 

• Lot 23 is improved with a 3-story, 3-family dwelling





Zoning





2.2.1 
Statutory 
Criteria 

for blight 
Section 5



Existing Conditions

Lot 21
The existing building on Lot 21 has a 2-story 
building height along Prospect Avenue and varied 
height of one story and two stories along Mechanic 
Street. 

This existing building design and arrangement is 
faulty and provide inadequate usage and 
development of the building on the Study Area.

An oversized 35-foot-widecurb cut exists along the 
Mechanic Street frontage, part of which does not 
lead to a garage and is therefore not being utilized

Lot 22 and Lot 23
• A portion of the Study Area (62.5 Prospect 

Avenue and 66-68 Prospect Avenue, Lots 23 
and 22) is enclosed by existing chain link 
fencing along the Prospect Avenue frontage. 

• The fencing is in poor condition and partially 
encroaches into the public right-of-way. There 
is uneven and cracked sidewalk and pavement 
along the Prospect Avenue and Mechanic 
Street frontages.

• The property at 66-68 Prospect Avenue (Lot 
22) is partially improved with a 2-story, 2-
family dwelling with the remaining portion of 
the property containing inconsistent paving 
and sparse landscaping that is providing space 
for off-street parking.



Reasons for 
Blight

• The existing conditions of the Study Area show 
obsolete land uses, dilapidation of the area, 
especially regarding the streetscape, and an 
underutilized piece of property in a prime location 
located along a main transit corridor in Bayonne 
and near numerous multifamily, commercial, 
mixed-use, and institutional uses



TDO Overlay District

• Permits principal uses  multifamily dwellings, retail commercial uses, major mixed use 
residential developments (MXRD), major mixed use commercial developments (MXCD).

• The Study Area, zoned TDO Overlay District prime location close to the Hudson Bergen 
Light Rail

• Commercial corridor offers the potential for the development of the use(s) listed above. 
• The Study Area does not meet Area, Yard and Structure requirements of the TDO Overlay 

District, including minimum lot area, but would certainly meet the intent of the TDO 
Overlay District with a compatible use and encourage transit-oriented development, 
benefiting the public good and general welfare.



Criteria 
Findings

• Attached
• Criteria “d”
• Criteria “e”
• Criteria “h”



Criteria for Area in Need of 
Redevelopment

Study 
Area

Subsection “a.”

Subsection “b.”

Subsection “c.”

Subsection “d.” x

Subsection “e.” x

Subsection “f.”

Subsection “g.”

Subsection “h.” x

Definition 3



Statutory 
Analysis

Subsection “d.”

• Faulty in terms of design and arrangement 
and is dilapidated and outdated in 
appearance. The existing building on Lot 21 
lacks in building design and arrangement 
with a varied building height of one and two 
stories. The existing sidewalk is generally 
uneven, cracked, and disjointed with 
portions overgrown with weeds. 

• There is only one existing street tree in front 
of Lot 21. to provide for shade or 
streetscape appearance.

• The improvements on the property, 
consisting of uneven sidewalk and paving 
and overgrown shrubbery are evidence of a 
general dilapidation of the properties. 

• The Study Area contains three dwellings 
with uneven paving and overgrown 
shrubbery.

• The Study Area is certainly underutilized, 
containing obsolete land uses; especially 
given the recommendations of the Master 
Plan regarding development in the vicinity of 
Light Rail Stations and the intent of the TDO 
District.

• The Study Area has potential for land 
improvement and development that would 
be positive for the safety, health, morals, or 
welfare of the community.

• As such, the faulty arrangement or design, 
and obsolete land use and layout of the 
Study Area qualifies the Study Area as an 
Area in Need of Redevelopment pursuant to 
N.J.S.A. 40A: 12A-5.d.

Subsection “e.”

• There is a lack of proper utilization and development 
of the Study Area.

• The Study Area is located within the TDO Overlay 
District and is improved with only 2-family and 3-
family dwellings.

• The TDO Overlay District allows for mixed-use and 
multifamily buildings with retail on the ground floor.  
Higher density residential apartment building 
development is envisioned. There are additional bulk 
requirements for such permitted uses that limit 
development in the Study Area. Required minimum 
lot areas include: 45,000 square feet for garden 
apartments, 30,000 square feet for apartment 
houses, 25,000 square feet for townhouses, and 
42,000 square feet for MXRD. The Study Area does 
not meet any of these minimum lot area 
requirements as it is approximately 10,690 square 
feet in area.

• Although being zoned within the TDO Overlay 
District, the Study Area is unable to meet the lot area 
requirements; and is therefore inhibited from 
appropriate and compatible development. As a result, 
the Study Area reflects a total lack of proper 
utilization. The Study Area is sizably larger than most 
properties in the surrounding area along Prospect 
Avenue and Mechanic Street, and is similar to 
properties along Avenue E which are developed with 
multifamily and mixed-use buildings; yet it is 
prevented from being developed in a more 
comprehensive manner by the existing TDO District 
requirements.

• The Study Area exemplifies the potential for useful 
and valuable development that would contribute to 
the public good and general welfare. The location of 
the Study Area offers exceptional connectivity and  
access to public transportation including the Hudson 
Bergen Light Rail, and proximity to convenient goods 
and services, as well as institutional uses such as 
religious and educational. This location offers the 
potential for compatible multifamily and mixed-use 
development.

• The underutilization of the Study Area leads to a 
negative impact on the surrounding properties and 
area. As such, the Study Area qualifies as an area in 
need of redevelopment pursuant to N.J.S.A. 40A: 
12A-5.e.



STATUTORY  
ANALYSIS -
Subsection 
“h.”

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

• Smart growth involves making development and 
land-use decisions that encourage new growth 
in places that will benefit the economy and 
environment.

• This urban planning the smart growth 
concentrates on growth of compact walkable 
urban centers to avoid sprawl. It also advocates 
compact, transit-oriented, walkable, bicycle-
friendly land use, and mixed-use development. 
Smart Growth promotes pedestrian friendly 
streets and public rights-of-way, minimizes 
automobile use by maximizing the appeal and 
access to mass transit, encourages reduced 
parking and shared use parking solutions, and 
promotes the creation of livable communities 
with convenient access to commercial facilities. 
NJ Futures defines Smart Growth as, “growth 
that serves the environment, the economy, and 
the community equally. It attempts to 
concentrate development into already-existing 
communities when possible, and it addresses 
the inherent interconnections between 
environmental protection, social equity, public 
health, and economic sustainability.”

• The redevelopment of the Study Area would be 
consistent with the principles of Smart Growth. 
The Study Area is located in the eastern portion 
of Bayonne, along the Hudson Bergen Light Rail 
and approximately two blocks north of the 22nd

Street light rail station, surrounded by 
multifamily and mixed-use developments.

• The Study Area is currently underutilized in 
terms of the characteristics and zoning of 
the surrounding neighborhood. The TDO 
Overlay District permits multifamily and 
mixed-use developments, some of which 
have been recently constructed along 
Avenue E, as previously stated. The Study 
Area currently does not take advantage of 
the existing transportation assets in the 
surrounding area. A portion of the Study 
Area is surrounded by a chain link fence, 
there is one street tree, and the pavement 
along the properties is uneven and cracked 
which creates an unfriendly pedestrian 
streetscape and does not foster a desirable 
walk able area. By designating the Study 
Area as an Area in Need of Redevelopment, 
the Study Area can be designed to meet 
several objectives of smart growth. These 
objectives include developing a mix of land 
uses, taking advantage of existing 
community assets, fostering a walkable 
neighborhood, promoting a 
distinctive/attractive community with a 
strong sense of place, and strengthening and 
encouraging growth in existing communities 
on this parcel of land.

• As such, designating the Study Area as a 
Non-Condemnation Area in Need of 
Redevelopment would be consistent with 
smart growth planning principles adopted 
pursuant to law or regulation pursuant to 
N.J.S.A. 40A: 12A-5.h.



Block 449
Lot 21
70-72 
Prospect Ave

• Pictures attached





Block 449
Lot 21
66-68 Prospect
Block 449
Lot 22
Block 449
Lot 23- 62.5 
Prospect

• Pictures attached





Block 449 Lot 
22

Block 449
Lot 23

• Pictures attached





New 
development 
surrounding 
area



Findings 

• Recommendations

• Recommend AINOR be 
adopted by Planning Board

• Recommend AINOR be 
adopted by City Council

• Recommend additional steps 
in Redevelopment process be 
undertaken
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