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INTRODUCTION 

 

 

The revitalization, continued growth, and sustainability of commercial 

districts and residential neighborhoods are key components of the 

¢ƻǿƴǎƘƛǇ ƻŦ wƻŎƘŜƭƭŜ tŀǊƪΩǎ ƭƻƴƎ ǘŜǊƳ ƎƻŀƭǎΦ ¢ƘŜ ¢ƻǿƴǎƘƛǇ Ƙŀǎ 

determined that one of the most effective planning and implementation 

strategies is the use of the redevelopment and rehabilitation process in 

accordance with the Local Redevelopment and Housing Law NJSA 

40:12A et. seq. Over the years since the previous master planning 

process was undertaken, the Rochelle Park neighborhood has seen 

several significant new development projects.  

To better complement and sustain this growth and development, the 

Township has declared this area in Rochelle Park ŀƴ ά!ǊŜŀ ƛƴ beed of 

wŜƘŀōƛƭƛǘŀǘƛƻƴΦέ The Township Committee designated the Area as an 

Area in Need of Rehabilitation by resolution dated March 19, 2014 (see 

Rehabilitation Area map). Rehabilitation areas are similar to 

redevelopment areas with two key differences; the use of eminent 

domain is not authorized and tax abatement is limited to 5 years. 

Area & Site Description 

The Rochelle Park Rehabilitation Area comprises the southern portion 

of the Township including 410 lots for a total of 119.6 acres. Within the 

Area there are two residential neighborhoods that are separated by an 

active freight railroad line. There is also a neighborhood commercial 

area along Rochelle Avenue that includes retail, mixed use 

development, and office uses.  

 

Existing Land Use in Redevelopment Area  

Category  Acreage  Percentage  No. of Parcels  

Vacant  4.1 3.4% 13 

Residential  52.5 43.9% 328 

Commercial  31.8 26.6% 41 

Industrial  3.1 2.6% 6 

Apartment  4.8 4.0% 2 

Railroad Class I  0.1 0.1% 1 

Public Property  24.3 20.3% 14 

Church & Charitable  0.7 0.6% 1 

Other Exempt  1.5 1.3% 4 

Total 119.6 100.0% 410 

Source: 2013 MOD IV Tax Assessment Data. The  acreage was calculated using 

Geographic Information Systems and does not constitute a land survey.  
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Within the area there is a municipal facility including the Fire, Police, and 

Public Works departments of the Township. Saddle River County Park is 

located along the Saddle River, in the western section of the area. 

Within the area there are 328 residential lots which account for 52.5 

acres or 43.9% of the land area. Also within the Rehabilitation Area are 

41 commercial lots, which account for 31.8 acres or 26.6% of the land 

area, 6 industrial lots, which account for 3.1 acres or 2.6% of the land 

area, and 14 publicly owned lots, which account for 24.3 acres or 20.3% 

of the land area. 
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Existing Conditions  

 
 
 
 
 
 
 
 
 
 
  

Railroad Avenue Office Building    Railroad Avenue Commercial    Rochelle Avenue Commercial 

 

Rochelle Avenue Office Building    Rochelle Avenue Converted Residential Commercial Use Intersection of Rochelle Avenue and Central Avenue 

 

Rochelle Avenue Gas Station    Rochelle Avenue Commercial    Rochelle Avenue Streetscape 

 



ROCHELLE PARK REDEVELOPMENT PLAN    TOWNSHIP OF ROCHELLE PARK, NEW JERSEY 

HEYER, GRUEL & ASSOCIATES  JANUARY 2016                5 

 

STATUTORY REQUIREMENTS 

 

 

According to the Local Redevelopment and Housing Law (N.J.S.A. 

40A:12A-1, et seq.), the Redevelopment Plan shall include an outline for 

the planning, development, redevelopment or rehabilitation of the 

project area sufficient to indicate: 

1. Its relationship to definite local objectives as to appropriate land 

uses, density of population and improved traffic and public 

transportation, public utilities, recreational and community facilities 

and other public improvements; 

2. Proposed land uses and building requirements in the project area; 

3. Adequate provision for the temporary and permanent relocation as 

necessary of residents in the project area including an estimate of 

the extent to which decent, safe and sanitary dwelling units 

affordable to displaced residents will be available to them in the 

existing local housing market; 

4. An identification of any property within the redevelopment area 

proposed to be acquired in accordance with the redevelopment 

plan; 

5. Any significant relationship of the redevelopment plan to: 

a. The master plans of contiguous municipalities; 

b. The master plan of the County in which the municipality is 

located; and 

c. The State Development and Redevelopment Plan adopted 

ǇǳǊǎǳŀƴǘ ǘƻ ǘƘŜ ά{ǘŀǘŜ tƭŀƴƴƛƴƎ !Ŏǘέ t[ 1985, C398 

(C52:18A-196 et al.). 

 

6. As of the date of the adoption of the resolution finding the area to 

be in need of redevelopment, an inventory of all housing units 

affordable to low and moderate income households, as defined 

pursuant to section 4 of P.L. 1985 c.222 (C.52:27D-304), that are to 

be removed as a result of implementation of the redevelopment 

plan, whether as a result of subsidies or market conditions listed by 

affordability level, number of bedrooms, and tenure.  

7. A plan for the provision, through new construction or substantial 

rehabilitation of one comparable, affordable replacement housing 

unit for each affordable housing unit that has been occupied at any 

time within the last 18 months, that is subject to affordability 

controls and that is identified as to be removed as a result of 

implementation of the redevelopment plan. 
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PLAN PRINCIPLES 

 

 

Commercial Corridor 

¶ Promotion of the infill, assembly, and expansion of the 

commercial corridor along Rochelle Avenue that will include 

retail, office, and mixed use buildings. 

¶ Creation of a walkable and pedestrian friendly commercial 

environment with sidewalks and traffic calming techniques. 

¶ Incorporation of graduated density guidelines and incentive 

zoning approaches along Rochelle Avenue to create a more 

comprehensive neighborhood commercial environment. 

¶ Coordination of the rehabilitation and redevelopment of vacant 

and underutilized sites along Rochelle Avenue. 

¶ Construction of well- designed integrated mixed use, retail, and 

office developments. 

¶ Provisions for adequate parking through conventional and 

creative strategies. 

Residential Areas 

¶ Rehabilitation of aging housing within the Rehabilitation Area. 

¶ Continuation and expansion of ǘƘŜ ¢ƻǿƴǎƘƛǇΩǎ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ 

program with the County. 

Transportation and Parking 

¶ Reduction of congestion along Rochelle Park through the 

commercial corridor. The needs of cyclists and pedestrians 

should be factored into roadway redesign. Traffic calming 

techniques and traffic signal timing should also be considered. 

¶ Provision for on-street parking along Rochelle Avenue through 

the commercial corridor. 

¶ Provision for sufficient parking on site for residents, new and 

existing. 

Site Design 

¶ Creation of connections between the Rochelle Avenue 

commercial corridor and the surrounding residential 

neighborhoods and Saddle River County Park. 

¶ Consideration of context through site development including 

future development along Rochelle Avenue. 
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¶ Incorporation of the redevelopment of municipal facilities into 

future potential developments. 

Economic Incentives 

¶ Creation of a package of economic incentives that spur 

development of mixed use projects along the Rochelle Avenue 

commercial corridor.  

¶ Creation of zoning incentives to assemble parcels such that the 

economic return on assembled parcels is significantly higher 

than parcels developed individually.  

¶ Alignment of the ¢ƻǿƴǎƘƛǇΩǎ ƘƻǳǎƛƴƎ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ǇǊƻƎǊŀƳ 

ǿƛǘƘ ǘƘŜ /ƻǳƴǘȅΩǎ IƻƳŜ LƳǇǊƻǾŜƳŜƴǘ tǊƻƎǊŀƳ to help 

homeowners renovate, rebuild, and revitalize the aging housing 

stock located within the Area. 
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GOALS AND OBJECTIVES 

 

 

¶ To improve the Rochelle Avenue commercial corridor with new 

mixed use development that will be compatible with the uses, 

scale, and intensity of the surrounding area. 

¶ To address the supply and location of parking, and present and 

future parking needs of the area businesses and residences. 

¶ To create a circulation pattern that will serve the proposed uses 

while reducing congestion on Rochelle Avenue, Central Avenue, 

and Railroad Avenue. 

¶ To encourage developers to meet sustainable/ green standards. 

¶ To improve the utilization of land which can be more effectively 

redeveloped and/ or rehabilitated for community benefit. 

¶ To promote economic development and broaden the 

¢ƻǿƴǎƘƛǇΩǎ ǘŀȄ ōŀǎŜ. 

¶ ¢ƻ ŎǊŜŀǘŜ ŀ άƎŀǘŜǿŀȅέ ƛƴǘƻ ǘƘŜ wƻŎƘŜƭƭŜ !ǾŜƴǳŜ ŎƻƳƳŜǊŎƛŀƭ 

corridor. 

¶ To create connections between the commercial corridor, 

adjacent residential neighborhoods, and the Saddle River 

County Park. 

¶ To encourage mixed use developments by the use of graduated 

density incentives. 

¶ To provide for a safe bicycle and pedestrian environment within 

the residential neighborhood and along Rochelle Avenue, 

Central Avenue, and Railroad Avenue. 

¶ To incorporate the redevelopment of municipal facilities into 

future redevelopment plans. 

¶ To create a framework for rehabilitating the AǊŜŀΩǎ ŀƎƛƴƎ 

housing stock. 

¶ To utilize a Form Based Code Option to provide understandable 

and predictable developments.  

¶ To preserve and maintain the existing predominantly single 

family neighborhoods. 
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RELATIONSHIP OF PLAN TO TOWNSHIP LAND DEVELOPMENT REGULATIONS 

 

 

The Area shall be redeveloped in accordance with the standards 

detailed in this Redevelopment Plan. This Plan includes a form based 

code option for the commercial corridor which shall constitute an 

overlay for the current zoning. The developer shall have the option of 

conventional zoning or the form based code option, but once chosen 

the options cannot be combined or altered. The areas outside the 

commercial corridor shall be subject to conventional zoning. 

Any deviation from permitted use standards, or height of a principal 

ǎǘǊǳŎǘǳǊŜ ǎǘŀƴŘŀǊŘǎ ǿƘƛŎƘ ǿƻǳƭŘ ǊŜǎǳƭǘ ƛƴ ŀ άŘέ ǾŀǊƛŀƴŎŜ ǎƘŀƭƭ ōŜ 

addressed as an amendment to the Plan. Neither the Planning Board nor 

the Board of Adjustment shall have authority to allow deviations which 

wouƭŘ ǊŜǎǳƭǘ ƛƴ ŀ άŘέ variance. The Planning Board shall have power to 

grant relief from other bulk and dimensional requirements of this Plan 

to the same extent as the Board may grant relief from bulk and 

dimensional requirements pursuant to the N.J.S.A. 40:55D-70c. 

All exceptions or waivers from design standards from the requirements 

for site plan or subdivision approval shall be within the jurisdiction of the 

Township Planning Board. 

All development, with the exception of one and two family homes where 

permitted, must be approved by the Planning Board and shall be 

submitted through the normal site plan and subdivision procedures as 

identified by N.J.S.A. 40:55D, et seq.  

Final adoption of this Redevelopment Plan by the Township Committee 

shall be considered an amendment to the Township Zoning Ordinance 

and Official Zoning Map. 

Unless otherwise noted, definitions in this Plan are consistent with the 

¢ƻǿƴǎƘƛǇΩǎ ½ƻƴƛƴƎ ŀƴŘ [ŀƴŘ ¦ǎŜ hǊŘƛƴŀƴŎŜΦ  
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LAND USE PLAN 

 

The following district constitutes an overlay to the existing zoning within 

portions of the Rehabilitation Area (see attached Overlay District Map). 

The remaining Area is controlled by the existing zoning. The overlay zone 

is the Commercial Corridor Overlay District. 

Within the commercial corridor overlay district, developers have the 

option of using the existing zoning or the Form Based Code Option, 

outlined in the Form Based Code Option section of this Plan.   
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AFFORDABLE HOUSING 

 

 

 

 

 

All new residential development or mixed commercial/residential 

development producing 5 or more residential units shall be required 

to provide a minimum of 20% of all dwelling units to be affordable for 

low and moderate income households. 

A minimum of 15% of all such units shall be 3 bedroom units. At least 

35% of all the units shall be two bedroom units. Not more than 20% 

of all units shall be efficiency units.  
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