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 INTRODUCTION 

The following study has been prepared at the direction of the Council of the Township of Teaneck 
and on behalf of the Township of Teaneck Planning Board to determine whether a Study Area, or 
any portion thereof, consisting of Block 4905, Lots 1-15 & 17-22.01 within the Township of Teaneck 
qualifies as an “area in need of redevelopment” as defined under the Local Redevelopment and 
Housing Law (“LRHL”) at N.J.S.A. 40A:12A. Pursuant to Resolution #127-2022 dated May 17, 2022, 
the Township of Teaneck authorized the Planning Board to undertake this study for Block 4905, 
Lots 1 through 22.01. Resolution #129-2022, with the same date, authorized Phillips Preiss Grygiel 
Leheny Hughes LLC to undertake the study on behalf of the Planning Board. Pursuant to Section 6 
of LRHL, the Township determined that such area would be a “Non-Condemnation Redevelopment 
Area” if determined to satisfy the LRHL criteria. Therefore, designation as an area in need of 
redevelopment would authorize the Township to use all those powers provided by the Legislature 
for use in a redevelopment area, other than the use of eminent domain. 

In preparation of the study, Phillips Preiss Grygiel Leheny Hughes LLC (Phillips Preiss) conducted 
the following investigations:  

• Site investigation and physical inspection of the properties. 
• Review of the 2007 Master Plan and Master Plan Reexamination Reports in 2011, 2014, and 

2017. 

• Review of the current zoning map and ordinances of the Township of Teaneck. 
• Review of tax maps of the Township of Teaneck and tax records of the subject properties. 
• Review of public records and additional property information, including Health Department 

violations, Police Department records, Building Department permits, Tax Assessor property 
cards, etc. 

The remainder of this report is divided into six chapters. Chapter II provides an overview of the 
Study Area and its locational context. Chapter III provides an analysis of the applicable master plan 
and zoning designations within the Study Area. Chapter IV discusses the qualifying criteria set forth 
at N.J.S.A. 40A:12A-5 for an “area in need of redevelopment” determination. Chapter V describes 
the Study Area properties in detail and applies the criteria to determine whether or not an area in 
need of redevelopment determination is warranted. Chapter VI summarizes the overall conclusions 
of the report.  
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 STUDY AREA LOCATIONAL CONTEXT 

The Study Area under consideration for redevelopment area designation consists of a total of 23 
parcels (see Table 1). The Study Area is bound by West Englewood Avenue to the north; Teaneck 
Road to the east; Orchard Street, Graham Place, and single-family lots on Block 4904 to the south; 
and Mersereau Terrace to the west. Figure 1: Location shows the location of the Study Area in the 
Township, Figure 2: Tax Map depicts the tax map designations, and Figure 3: Aerial Context 
shows the surrounding aerial context.  

The street address and ownership information for the parcels which comprise the Study Area are 
shown in Table 1 below. 

Table 1: Study Area Properties 

Block Lot Address Current/Former Use 
Prop. 
Class 

Owner Zone Acres 

4905 1 61 GRAHAM PL Residence 2 DRASKIN, PETER R-S 0.197 

4905 2 1347 MERSEREAU TERR Residence, vacant 2 
54 WEST 
ENGLEWOOD AVE 
LLC 

R-S 0.09 

4905 3 54 W ENGLEWOOD AVE Residence, vacant 2 
SADIQULLA, 
MOHAMMED 

R-S 0.353 

4905 4.01 44 W ENGLEWOOD AVE Residence 2 
ORDUKHANYAN, 
ASHOT 

R-S 0.177 

4905 5 40 W ENGLEWOOD AVE Residence, vacant 2 
40 WEST 
ENGLEWOOD LLC 

R-S 0.212 

4905 6 32 W ENGLEWOOD AVE Residence 2 KEITT, STEPHEN R-S 0.279 

4905 7 26 W ENGLEWOOD AVE Residence 2 STEIN, MENACHEM R-S 0.270 

4905 8 22 W ENGLEWOOD AVE Residence 2 STEIN, MENACHEM B-R 0.255 

4905 9 20 W ENGLEWOOD AVE Residence 2 STEIN, MENACHEM B-R 0.207 

4905 10 18 W ENGLEWOOD AVE Residence 2 
ALVARADO, ANA 
ETAL 

B-R 0.152 

4905 

11-
C0001 

to 
C0003 

1360 TEANECK RD 
(a.k.a. 1364 TEANECK 
RD); 1362 TEANECK RD; 
1364 TEANECK RD 
(a.k.a. 1360 TEANECK 
RD) 

Former Krispy Krunchy 
Chicken and Lahore 
Biryani & Grill (now 
vacant), Ebony Beauty 
Supplies 

4A 

JUNG, JOOHO & 
LEE CHONG IM; 
JOOHO JUNG & 
CHONG IM LEE; IM, 
JENNY GIWON & 
DANIEL 

B-R 0.074 

4905 12 1354-1358 TEANECK RD 

Former Ana S Beauty 
Salon (now vacant), 
Former H&R Discount 
Liquors (now vacant), 
Kimmy’s Beauty Spa 
Nails, Reggae Kitchen 

4A 
WEL MANAGED 
RLTY & LEVIE, 
WARREN 

B-R 0.103 

4905 13 1348-1352 TEANECK RD 
H&S Discount Liquors, 
Blimpie and Surf City 
Squeeze, parking 

4A JALASAI LLC B-R 0.220 

4905 14 1344 TEANECK RD Municipal parking lot 15C 
TOWNSHIP OF 
TEANECK 

P 0.455 
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4905 15 1338-1340 TEANECK RD 

Office and retail: 
Leasco, Unique Styles 
Beauty Salon, Build 
Insurance Brokers, 
Access Computer 
Systems; parking 
garage and lot 

4A 
PERSAUD, 
SOOKDEO 

B-R 0.114 

4905 17 1334 TEANECK RD 
Elsa’s Beauty Salon II; 
apartment; parking 
garage and lot 

4A 
MARTINEZ, 
DIOSMARY 

B-R 0.065 

4905 18 23 ORCHARD ST Residence 2 LONDON, JAN B-R 0.178 

4905 19 27 ORCHARD ST Residence 2 
SOLARTE, JIMMY & 
FRIAS, JOANNA 
VARGAS 

R-S 0.176 

4905 20 35 ORCHARD ST Residence 2 STEIN, MENACHEM R-S 0.349 

4905 21 43 ORCHARD ST Residence 2 
HOWARD, BEN C. & 
MELISSA B. 

R-S 0.341 

4905 22.01 1335 GRAHAM PL Residence 2 
MCKENZIE, DIMIAN 
& SHAREE 

R-S 0.177 

TOTAL ±4.44 
Source: New Jersey Division of Taxation Property Tax List; Township of Teaneck Zoning Map, last revised February 2014. 
Note: Total area may not sum due to rounding. 
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 EXISTING ZONING AND MASTER PLAN DESIGNATIONS 
FOR THE STUDY AREA 

A. Zoning 

The Study Area is designated within multiple zoning districts, including a mix of residential, 
commercial, and public use zones. The following sections describe the existing underlying zoning 
districts. See Figure 4: Existing Zoning.    

(Block 4905, Lots 1-7, 19-22.01) 

The R-S District only permits single-family detached dwellings as principal uses. Permitted 
conditional uses are as follows: 

• Home professional offices employing two persons but no more than six persons other 
than the resident professional, subject to the provisions of § 33-25. 

• Public and private nursery, elementary and secondary schools, but not trade or business 
schools, subject to the provisions of § 33-25. 

• Quasi-public buildings and recreation areas, subject to the provisions of § 33-25. 
• Houses of religious worship, subject to the provisions of § 33-25. 

This zone also allows a wide range of accessory uses associated with single-family residences. 

(Block 4905, Lot 14) 

The purpose of the P District “is to restrict development on public lands which are in use as schools, 
administrative facilities, parking lots, libraries and other public buildings and structures.” Permitted 
principal uses, includes public schools, administrative facilities, libraries, recreational facilities, 
parking lots, wireless communication towers and antennas, and other public buildings and 
structures. No dimensional, density, or bulk restrictions are established for this zone, nor are there 
supplementary provisions or requirements. 

(Block 4905, Lots 8-13, 15-18) 

The B-R District permits single-family attached and detached dwellings, two-family dwellings, 
offices and business schools on upper floors along the Teaneck Road frontage, restaurants, funeral 
homes, theaters and assembly halls, financial institutions; and government buildings, retail sales of 
goods and services, public and private schools, and child care centers subject to conditional use 
standards. Conditional uses are those permitted in the RC-1 Redevelopment Commercial-
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Office/Retail District, which includes public utility institutions and wireless communications towers 
and antennas. 

Sections 32-30 and 32-31 of the Township of Teaneck Ordinance establishes standards for upkeep 
of sidewalks and indicates that “upon receipt of written notice from the Township Engineer, [a 
property owner shall] replace or cause such sidewalk to be replaced and made in a good and 
passable condition so as to conform with the requirements of this article.” 

B. Master Plan 

The last comprehensive Master Plan for Teaneck was adopted in 2007 and was reexamined in 2011, 
2014, and 2017. Several goals, objectives, and issues were raised in these reports that relate to the 
Study Area. 

The Master Plan notes that a long stretch of Teaneck Road is one of two major commercial corridors 
in the Township. The Teaneck Road portion of the Study Area is located in this corridor. It is 
characterized as being an auto-oriented retail corridor, with a high volume of regional traffic. There 
is an array of retail, office, and institutional uses, and parking is found on the street or in small, 
dispersed parking lots. The plan is critical of the scattered and fragmented nature of the Teaneck 
Road north corridor, and notes that although building conditions are “not poor,” the streetscape 
and building facades are not particularly attractive. The plan recommends incentivizing 
redevelopment through modifications to use, bulk, parking, and design standards. It also notes that 
there are opportunities to add upper floors that accommodate residential, large-scale commercial, 
entertainment, and office uses. Specifically, it recommended permitting mixed-use development 
up to three stories and 35 feet high with zero-foot setbacks and pedestrian-focused amenities. 
However, mixed-use residential and retail/office development is currently a prohibited use in the 
B-R zone on Teaneck Road.  

Several goals and objectives of the 2017 Master Plan Reexamination report are applicable to the 
Study Area and generally echo those listed in the 2007 Master Plan: 

• Preserve the character of existing low-density residential neighborhoods forming the 
predominant character of the Township. 

• Preserve and enhance the low-density residential character of established neighborhoods. 

• Maintain a reasonable balance of housing choices, and provide for in-fill development, 
adaptive reuse and affordable senior housing.  

• Protect neighborhood characteristics including the enforcement of buffer areas between 
non-residential and residential land uses, between different residential types, and along 
sensitive ecological areas of the Township. 
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• Provide zoning protection for existing multi-family housing and encourage its expansion 
only in areas where it would not have a detrimental effect on existing single-family 
residential neighborhoods. 

• Focus economic development efforts on existing commercial, industrial and office districts 
and provide support and reinforcement to the four Business Districts to improve their 
viability. 

• Provide for the Township’s fair share of affordable housing as may be required by law as set 
forth in the Housing Plan Element. 

• Promote a diversified economic base. 

The 2017 Reexamination reported “no major new commercial development of note” in the 
Township since the 2014 Reexamination. Only minor renovations to existing developments and a 
handful of new one-off commercial applications were reviewed or approved. In terms of circulation, 
in 2016 the Township completed a plan for streetscape improvements on Teaneck Road and set 
aside $1 million in funding to implement the plan.  

The Housing Element and Fair Share Plan of 2019 adopted a Township-wide mandatory affordable 
housing set-aside ordinance, which requires 15 percent of dwelling units be set aside as affordable 
in rental projects and 20 percent to be set aside in ownership projects. This requirement is 
applicable to all residential projects that contemplate at least five dwelling units that are created 
through a rezoning, Zoning Board action, use or density variance, redevelopment plan, or 
rehabilitation plan for projects with a density of at least six units per acre.  
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 STATUTORY CRITERIA FOR ESTABLISHMENT OF AN 
AREA IN NEED OF REDEVELOPMENT AND APPLICATION 
TO THE STUDY AREA 

Under the regulations of the LRHL at N.J.S.A. 40A:12A-5, a delineated area may be determined to 
be in need of redevelopment if, after investigation, notice and hearing as provided in Section 6 of 
P.L.1992, c.79 (N.J.S.A. 40A:12A-6), the governing body of the municipality by resolution concludes 
that within the delineated area any of the following conditions is found: 
 

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. 
 

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 two consecutive years; or the same being allowed to fall into so great 
a state of disrepair as to be untenantable. 

 
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 unproductive condition of land potentially useful and valuable for contributing to and 
serving the public safety, health 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, 
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tornado, earthquake or other casualty in such a way that the aggregate assessed value of 
the areas 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,”  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, c.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, c.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. 
 

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

 
In a study area with multiple parcels, individual properties or blocks that do not meet any of the 
statutory conditions may still be included within an area in need of redevelopment provided that 
within the study area as a whole, one or more of the expressed conditions are prevalent. This 
provision is referred to as “Section 3” and is set forth under N.J.S.A. 40A:12A-3, which states in part: 
 

A redevelopment area may include lands, buildings, or improvements which of themselves 
are not detrimental to public safety, health or welfare, but the inclusion of which is found 
necessary, with or without change in this condition, for the effective redevelopment of the 
area of which they are a part. 

 
The following section considers whether or not the statutory criteria for an “area in need of 
redevelopment” designation is met in light of existing conditions in the Study Area and other 
factors. 
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 STUDY AREA DESCRIPTION AND EVALUATION 

This chapter describes the Study Area properties and evaluates whether they meet any of the 
statutory criteria for a non-condemnation “area in need of redevelopment” designation consistent 
with the Local Redevelopment and Housing Law. The evaluation is based on site inspections, 
surveys of land usage, property conditions, occupancy and ownership status, Master Plan 
designation, Township records, and other relevant information cited below. Application of the area 
in need of redevelopment criteria is shown in Figure 5. Photographs of the Study Area and 
supporting documentation are provided in the Appendices. 

A. Individual Property Evaluations 

Lot 1 is a corner lot with 81.97 feet of frontage on the east side of Mersereau Terrace and 106 feet 
of frontage on the north side of Graham Place. Both streets terminate adjacent to this lot. The 
property consists of a 1½-story, two-family dwelling built in 1948. There is a one-car garage at the 
front and a one-car garage at the rear. There are two driveways, with the front driveway leading to 
an attached one-car garage from Graham Place, and the rear driveway leading to another attached 
one-car garage, from Mersereau Terrace. Various tires, trash cans, garbage bags, and children’s 
toys were aligned in a row at the end of the rear driveway. Two vehicles with protective covers are 
parked in the front driveway. There is cracking in the asphalt of the front driveway. There were 
several shopping carts and other miscellaneous items located in the front yard and driveway during 
a site inspection. Several windows on the dwelling are broken and covered with makeshift 
materials. Many of the windows are also covered by dense shrubs or trees. Property tax cards 
indicate the building’s interior condition as “estimate” and the overall condition as “typical.”1 

The current property owner was issued a summons on December 11, 2015, with the Teaneck Health 
Department as the complainant, for failure to maintain the property “by allowing inoperable 
vehicle.” A complaint was submitted on August 25, 2021 listing “overgrowth, littered, junk vehicles 
in the driveway, 3 dogs?, property not maintained.” The Teaneck Health Department issued a 
Notice of Violation on August 26, 2021 for violations of Chapter 19: Garbage and Refuse and 
Chapter 29A: Property Maintenance Code. Specifically, the violation required removal of junk, 
garbage, overgrowth, and other matter from the entire property; required repair, removal, 

 
1 The Teaneck Tax Assessor last conducted inspections in 2014 and made subjective determinations of 
condition based upon perceived condition. "Typical" generally means that the condition is average and 
similar to other homes in its neighborhood and value range. "Fair" means that the condition is lesser than that 
of similar homes in the neighborhood and items such as kitchens and bathrooms may be functional, but in 
need of upgrades/renovations. "Poor" means that major components are at the end of their useful life and 
are in need immediate replacement.  "Updates" means that major components like kitchens and bathrooms 
have been recently renovated and the overall appearance is modern and updated. "Estimate" indicates that 
the property interior was not inspected, and assumptions were made about the condition and room counts, 
etc. If estimated, generally it was assumed that the basements and attics (if any) were finished and had 
bathrooms, and that the kitchens and bathrooms were modern (recently renovated). 
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registration, or cover of parked vehicles in the driveway; and removal of the nuisance or fire hazard 
in the manner and timeframe provided. An extension was granted until September 20, 2021 to 
rectify the violations, which were later marked as being abated.  

Police records2 indicate an incident of “Animal Incident-Domestic” on November 14, 2021 related 
to an unsecured dog biting children on another property, with the dog residing at 61 Graham Place. 

Lot 1 of Block 4905 meets redevelopment criteria “a” and “d” of the LRHL. 

Criterion “a”: The dwelling is lacking in light and air, considering that several broken windows 
remain unfixed and are covered with makeshift materials or shrubbery. The grounds are kept in an 
unsanitary condition, as documented in a Health Department violation and as observed during a 
site inspection. These conditions are conducive to unwholesome living conditions.  

Criterion “d”: The building and site improvements are dilapidated, and the building is lacking in 
light. An unsecured, violent animal was recorded in a police report and the animals were noted in 
a Health Department complaint. These factors combined are detrimental to the safety, health, 
morals, and welfare of the community. 

This property is located on the east side of Mersereau Terrace with 37 feet of frontage and a depth 
of 106 feet. The property was built in 1925 and consists of a two-story, single-family residence with 
an attached, below-grade garage. Lot 2 was the subject of a Zoning Board application in 2021 and 
2022 for consolidation with Lot 3 and a site plan proposal with variances for multifamily 
development. The Board denied the application in July 2022. 

A large tree branch was observed to have fallen on the roof near the gutter line during a site 
inspection. Property tax cards identify the building’s interior and overall conditions as “typical.” The 
overall building condition and site improvements appear to be in good condition. There is fencing 
surrounding the rear yard and along the left side lot line in the front yard. The fencing is wooden, 
PVC, and chain link, all in fair condition. 

There is a police report for an “Unsecured Building” related to an open door on June 20, 2021. 

Lot 2 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: Lot 2 appears to be in good condition, with exception to a tree branch on the roof. However, 
the building is vacant, such that the branch does not present a threat to human safety at this time. 
Overall, the property is not detrimental to the safety, health, morals, or welfare of the community, 
and it does not meet any criteria of the LRHL. 

 
2 Only police records that relate to the area in need of redevelopment criteria were notated and considered 
in this report. Irrelevant records (e.g., domestic disputes or medical records) are not included. 
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This property is a corner lot with 106 feet of frontage on the south side of West Englewood Avenue 
and 145 feet of frontage on the east side of Mersereau Terrace. The property consists of a 2½-story 
frame dwelling built in 1909, a one-car garage/shed, and a short driveway from Mersereau Terrace. 
Property tax cards identify the building’s interior condition as “estimate” and the overall condition 
as “typical.” The building is vacant and in poor condition: a portion of the front porch roof has been 
severely damaged, with exposure of the frame and interior of the roof; and the floor of the front 
porch has been stripped down to the support beams, without floorboards. The garage/shed in the 
rear is in very poor condition: there is moss growing all across the roof, and the wall façade and 
interior are damaged and rotting. The cement driveway is severely damaged with cracking and 
overgrown vegetation. The driveway is too short to realistically accommodate a vehicle, and the 
garage is presently unusable due to its poor condition, resulting in no off-street parking. In addition, 
a large dumpster filled with building materials was observed in front of the garage/shed during a 
site inspection. The property is surrounded on all sides by chain link and wooden fencing. The trees 
and landscaping are in poor condition: the lawn is overgrown, and vines have taken over a dead 
tree in the front yard and are also growing along the fencing.  

Lot 3 was the subject of a Zoning Board application in 2021 and 2022 for consolidation with Lot 2 
and a site plan proposal with variances for multifamily development. The Board denied the 
application in July 2022. 

A construction permit was issued to replace roofing and floor boards on the porch on November 
9, 2018. However, it appears that these improvements were never undertaken. 

A neighbor submitted a complaint to the Teaneck Health Department for “overgrown & littered 
etc.” on September 27, 2019. The Health Department issued a Notice of Violation on the same date 
for violations of Chapter 19: Garbage and Refuse and Chapter 29A: Property Maintenance Code. 
Specifically, the violations ordered removal of junk, debris, overgrowth, weeds, or other matter 
from the entire property; maintenance of landscaping, bushes, hedges, etc.; elimination of a 
mosquito and insect infestation; and an order to remove the nuisance or fire hazard in the manner 
and timeframe provided. By October 10, 2019, the owner had not abated the violations in the 
timeframe provided and the Township Department of Public Works (DPW) was instructed to abate 
the violations. Two violation notices were posted the door of the building on March 10, 2020, and 
the DPW was again instructed to abate the violations. The following complaint was also submitted 
on the same date: “appears to be a house that is used for dumping cement, wood, & all kinds of 
debris. The porch is hanging, as if it will fall down at any time. The garage is loaded with garbage 
& wood. The house looks abandoned but is being used to store construction debris from other job 
sites.” The Police Department submitted a service request on May 21, 2020 for “high grass.” The 
violation for tall grass was abated on June 18, 2020. A member of the public submitted a service 
request to the Health Department on August 20, 2020 for repeat violations, stating “vacant house 
overgrown with mosquitos.” A public complaint was submitted via phone on July 26, 2021 for 
overgrown, abandoned conditions and the presence of mosquitos and various wildlife and rodents. 
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A Notice of Violation was issued on July 27, 2021 for the same violations noted in September of 
2019. The property owner was issued two summonses on August 9, 2021, with the Health 
Department as the complainant, for failure to remove overgrowth and failure to remove garbage 
from the property. The owner paid $54 in lieu of a court appearance for both charges. A member 
of the public submitted a complain on November 15, 2021 stating that the property was not being 
maintained and that litter and garbage were observed along with wildlife including groundhogs 
and deer. A public complaint was again submitted on April 21, 202 stating that “garbage, etc.” was 
observed throughout the property and rodents were seen. The Health Department issued a Notice 
of Violation on April 27, 2022 for all of the previous violations, with new violations indicating the 
need to repair the exterior of the house and garage including roof, gutter, façade, etc. and the need 
to secure the vacant building to prevent unauthorized access and vandalism. 

Lot 3 of Block 4905 meets redevelopment criteria “a” and “d” of the LRHL. 

Criterion “a”: The dwelling and garage are vacant and in substandard, unsafe, unsanitary, and 
dilapidated condition, as evidenced by multiple, ongoing Department of Health violations. These 
conditions render these buildings as conducive to unwholesome living conditions. 

Criterion “d”: The building and site improvements are seriously dilapidated, and the lack of off-
street parking constitutes an obsolete layout. For these reasons, the property is detrimental to the 
safety, health, morals, and welfare of the community. 

This property has 55 feet of frontage on the south side of West Englewood Avenue and a depth of 
140 feet. The property consists of a split-level single-family residence and an attached one-car 
garage that was built in 1979. The building, driveway, and landscaping are all in good condition. 
Property tax cards identify the building’s interior and overall conditions as “typical.” 

Lot 4.01 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: Lot 4.01 appears to be in good condition. Overall, the property is not detrimental to the 
safety, health, morals, or welfare of the community, and it does not meet any criteria of the LRHL. 

This property has 50 feet of frontage on the south side of West Englewood Avenue and an average 
depth of 184.37 feet. The tax records indicate the property has “exempt” status through “Mercy 
Chu. of God,” but this status no longer applies.  The property consists of a two-story dwelling built 
in 1890. There is a finished basement, a covered front porch, a side addition, and a long driveway 
leading to a rear parking area. Property tax cards identify the overall condition as “updates” and 
the building’s interior condition as “typical.” Although the main building has a solid foundation, the 
side addition is elevated on cinder block supports and is open underneath. The large lawn in the 
front yard is overgrown. There are building materials, garbage, newspapers, and toys strewn about 
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the front, side, and rear yards. The mailbox is overflowing with uncollected letters. The property 
was sold in January 2022 and the building is presently vacant.  

The Teaneck Health Department issued a Notice of Violation on December 23, 2021 for violations 
to Chapter 19: Garbage and Refuse of the Township Ordinance. Specifically, the notice ordered 
removal of junk and debris, including from the sidewalk and curbside; removal of overgrowth, 
weeds, junk, debris, or other matter from the entire property, including dead leaves; and a 
requirement to remove the nuisance or fire hazard in the manner and timeframe provided. The 
violations had been abated by January 4, 2022. 

Lot 5 of Block 4905 meets redevelopment criteria “d” of the LRHL. 

Criterion “d”: There was a Health Department violation related to the maintenance of the property 
grounds, but a similar lack of maintenance and collection of debris and miscellaneous items were 
observed during a recent site inspection. The site improvements have not improved despite a 
change in ownership, and they continue to be detrimental to the safety, health, morals, and welfare 
of the community.  

This property has 66.25 feet of frontage on the south side of West Englewood Avenue and an 
average depth of 184.54 feet. The property consists of a two-story single-family dwelling built in 
1920. It has a driveway leading to a detached two-car garage and a separate one-car garage in the 
rear yard. There is a large front yard with landscaping and front walkway. The structures and site 
improvements are generally in good condition. Property tax cards identify the building’s interior 
condition as “typical.” 

Lot 6 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: Lot 6 appears to be in good condition. Overall, the property is not detrimental to the safety, 
health, morals, or welfare of the community, and it does not meet any criteria of the LRHL. 

This property has 64 feet of frontage on the south side of West Englewood Avenue and an average 
depth of 184.62 feet. The property consists of a two-story single-family dwelling built in 1912 and 
a detached one-car garage at the rear. Property tax cards identify asbestos siding and the interior 
condition as “fair.” Several vehicles were observed parked in the rear yard lawn area during a site 
inspection, along with various miscellaneous items such as garbage bags, a wheelbarrow, and 
equipment. The front lawn area and shrubs were observed to be overgrown. A tree in the side yard 
is covering a substantial portion of the side of the dwelling, blocking light in that area. 

The Township Engineer sent a notice of violation to the property owner with instructions to replace 
portions of the sidewalk abutting the property on November 9, 2020, with a deadline to complete 
the work by November 30, 2020 or April 30, 2021. Later, another notice of violation of the same 
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content was sent to a different property owner on October 19, 2021, with a deadline to complete 
the work by November 26, 2021. The letter warned that Municipal Court action may be pursued if 
the required action was not completed. A summons was issued on March 10, 2022 for failure to 
repair the sidewalk.  

The Health Department issued a Notice of Violation on October 19, 2018, ordering a removal of 
junk, debris, overgrowth, weeds, or other matter from the entire property and to maintain 
landscaping, bushes, hedges, etc. on this and adjacent properties. The violations are noted as 
abated on October 31, 2018. A member of the public later submitted a Service Request on 
December 7, 2018 for leaves, litter, debris, and overgrowth. The Health Department issued a Notice 
of Violation on December 7, 2018, ordering the owner to remove junk, debris, overgrowth, weeds, 
or other matter from the entire property, to maintain landscaping, bushes, hedges, and trim back 
the hedges obstructing some of the sidewalk, and to remove dead leaves, litter, and debris 
including from the curbside area. The violations are indicated as abated on December 18, 2018.  

A neighbor contacted the Township with a complaint concerning a lack of “responsibility and 
upkeep of the lawn, trees, sidewalks, and front of property” at 22, 24 & 26 West Englewood Avenue. 
The Teaneck Health Department completed a Service Request Form on September 29, 2020 and 
a Problem Report Form on October 2, 2020 related to the complaint. The Health Department issued 
a Notice of Violation of Chapter 19: Garbage and Refuse and Chapter 29A: Property Maintenance 
Code of the Township Ordinance on October 13, 2020 for 20, 22 & 26 West Englewood Avenue. 
Specifically, the notice orders removal of junk, debris, overgrowth, weeds, dead leaves, or other 
matter from the entire property and to maintain and trim bushes/hedges and other landscaping for 
all three properties. An extension request was granted until April 2021 due to cold weather. The 
violations were indicated as abated. A year later on April 26, 2022, a Code Enforcement officer for 
the Township submitted a complaint for “garbage, etc.” throughout the properties and “rodents 
seen.” The Health Department issued a Notice of Violation on the same dates for failure to remove 
junk, debris, overgrowth, weeds, or other matter from the entire property; an order to maintain 
landscaping, bushes, hedges, etc.; for exterior evidence of an infestation and an order to treat the 
property for rodents; and an order to remove the nuisance or fire hazard in the manner and 
timeframe required. It is not noted if these violations have been abated.  

Separately, a resident at the premises submitted a Service Request to the Health Department for 
sewage backup in the basement on June 29, 2021. The Health Department contacted the owner 
via email the same day, ordering cleanup, sanitization, and inspection of the basement. The Health 
Department issued two summonses on July 8, 2021 for failure to clean and disinfect the basement 
after a sewer backup and for failure to maintain plumbing facilities in good repair. The Township 
conducted an inspection on July 9, 2021 and noted violations including disrepair of wooden stairs 
leading to the basement, disrepair of several doors and doorknobs, peeling paint in the kitchen 
and living requiring scraping and repainting, a rodent infestation in need of extermination, sealing 
of holes and opening in the house to avoid entry of rodents including behind floor radiators and 
baseboards, the need to fix ceiling lights in the bedrooms, living room, and first floor bathroom, 
and the disrepair of the main entrance door. The Department ordered that all violations be abated 
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before August 2, 2021 and receipt of a Certificate of Health by passing an inspection. Summonses 
were issued on September 22, 2021 for failure to maintain the dwelling free from vermin, insects, 
pests, and rodents. and a failure to obtain a Certificate of Health. 

There is a police report for a “Theft” of a backpack blower from a trailer in the rear yard, on 
November 8, 2018. 

There were two tax sales that occurred on January 13, 2022 for a total of $30,993.02, but these 
were paid as of July 19, 2022. Tax collection records indicate a Q2 2022 tax balance of $3.12. 

Lot 7 of Block 4905 meets redevelopment criteria “a” and “d” of the LRHL. 

Criterion “a”: The dwelling is substandard, unsafe, unsanitary, and dilapidated, as documented by 
numerous Health Department violations. These conditions are conducive to unwholesome living 
conditions. 

Criterion “d”: The dwelling and site improvements are dilapidated and have been found to lack 
sanitary facilities to contain trash and debris, as documented by numerous violations from the 
Health Department and the Township Engineer. These conditions are detrimental to the safety, 
health, morals, and welfare of the community. 

This property has 60 feet of frontage on the south side of West Englewood Avenue and an average 
depth of 184.84 feet. The property consists of a 2½-story, two-family dwelling built in 1919, with a 
covered front porch, a basement level, and a three-car detached garage along the rear lot line. 
Property tax cards identify the building’s interior condition as “typical” and the overall condition as 
“fair.” The exterior of the building is in poor condition: roof shingles are missing, materials on the 
roof eaves have come off or are hanging, the vinyl siding of a dormer window is damaged and 
slanting and the windows’ screens are torn, a parapet surrounding the front porch is slanting, the 
porch columns are in need of painting, and the brick front steps are in need of repointing. The rear 
garage is in poor condition as well: siding along the eaves has come off, there is moss growing on 
the roof and cement siding, and the garage doors need repainting. 

There is a gravel driveway on the east side of the dwelling that leads to a rear parking area and a 
wide paver walkway on the west side of the dwelling. The sidewalk in front of the driveway is 
severely damaged. In the front yard, the lawn was overgrown and eight trash/recycling containers, 
garbage, and furniture were strewn along the paver driveway. Trash was also observed in the west 
side yard. Tree branches located along the side yards are hanging over and touching the roof. In 
the rear yard, there is a large collection of miscellaneous items, including towing trailers, car parts, 
tarps, building materials, discarded furniture, and other large items, many of which block access to 
the garage. There is poor drainage resulting in mud and puddles in the gravel driveway and parking 
area. A curb that appears to have once delineated the driveway leading to the garages is covered 
in dirt and serves no purpose, as vehicles were observed parked in the rear yard rather than in the 



AREA IN NEED OF REDEVELOPMENT INVESTIGATION│BLOCK 4905, LOTS 1-15 & 17-22.01, TOWNSHIP OF TEANECK, NJ  
   

 
20  

garage. The concrete steps leading to a rear patio are severely broken and are surrounded by 
overgrown vegetation. There are miscellaneous items including a damaged wooden box, a broken 
PVC storage container, broken furniture, and trash at the rear of the building and on the patio.  

The Township Engineer sent a Notice of Violation to the property owner with instructions to replace 
portions of the sidewalk abutting the property on November 9, 2020, with a deadline to complete 
the work by November 30, 2020 or April 30, 2021. Later, another Notice of Violation of the same 
content was sent to a different property owner on October 19, 2021, with a deadline to complete 
the work by November 26, 2021. The letter warned that Municipal Court action may be pursued if 
the required action was not completed,. As observed during a site inspection, the sidewalk remains 
broken in front of the gravel driveway. 

A member of the public submitted a Service Request on October 18, 2018 for “overgrown 
bushes/garbage all over property” for this and an adjacent property. The Health Department issued 
a Notice of Violation on October 19, 2018, ordering a removal of junk, debris, overgrowth, weeds, 
or other matter from the entire property and to maintain landscaping, bushes, hedges, etc. on this 
and adjacent properties. The violations are noted as abated on October 31, 2018. A member of the 
public later submitted a Service Request on December 7, 2018 for leaves, litter, debris, and 
overgrowth. The Health Department issued a Notice of Violation on December 7, 2018, ordering 
the owner to remove junk, debris, overgrowth, weeds, or other matter from the entire property, to 
maintain landscaping, bushes, hedges, and trim back the hedges obstructing some of the sidewalk, 
and to remove dead leaves, litter, and debris including from the curbside area. The violations are 
indicated as abated on December 18, 2018. A neighbor contacted the Township with a complaint 
concerning a lack of “responsibility and upkeep of the lawn, trees, sidewalks, and front of property” 
at 22, 24 & 26 West Englewood Avenue. The Teaneck Health Department completed a Service 
Request Form on September 29, 2020 and a Problem Report Form on October 2, 2020. The Health 
Department issued a Notice of Violation of Chapter 19: Garbage and Refuse and Chapter 29A: 
Property Maintenance Code of the Township Ordinance on October 13, 2020 for 20, 22 & 26 West 
Englewood Avenue. Specifically, the notice orders removal of junk, debris, overgrowth, weeds, 
dead leaves, or other matter from the entire property and to maintain and trim bushes/hedges and 
other landscaping for all three properties. An extension request was granted to abate the violations 
until April 2021 due to cold weather. The violations were indicated as abated. 

This property has a lien for two tax sales that occurred on January 13, 2022 for a total of $51,150. 
The lien was current as of July 19, 2022. 

The two-family dwelling is permitted in the B-R District in which it is located. 

Lot 8 of Block 4905 meets redevelopment criteria “a,” “d,” and “e” of the LRHL. 

Criterion “a”: The dwelling and garage are substandard, unsafe, and dilapidated, as observed 
during site observations. These conditions are conducive to unwholesome living conditions. 
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Criterion “d”: The dwelling, garage, and site improvements are dilapidated and have been found 
to lack sanitary facilities to contain trash and debris, as documented by numerous violations from 
the Health Department and the Township Engineer. Further, the parking arrangement is faulty, 
considering that the garage is not actively used, and vehicles are instead parked in an area of the 
rear yard which was once distinguished from the driveway by a curb. These factors combined are 
detrimental to the safety, health, morals, and welfare of the community. 

Criterion “e”: The recent and substantial tax lien exceeding $50,000 discourages the undertaking 
of improvements that are sorely needed at this property, leading to continued stagnation of the 
dilapidated site and building conditions. These conditions will continue to have a negative social 
impact, as they are detrimental to the safety, health, morals, and welfare of the occupants and the 
surrounding community. 

This property has 50 feet of frontage on the south side of West Englewood Avenue and a depth of 
185 feet. The property consists of a 2½-story, two-family dwelling built in 1930. There is an asphalt 
driveway leading to a rear parking area a detached three-car garage located along the rear 
property line. The exterior of the building is in fair condition with the need for some repairs: the 
shingles on the roof are damaged in some places, the gutters are partially detached, and the 
stonework on the front entry steps is severely damaged and in need of repair. A dead squirrel was 
observed on the roof during a site inspection. The garage in the rear yard is in fair condition, as 
there is some moss covering the roof and there are minor indentations on the garage doors. The 
asphalt driveway is deteriorated, showing areas of dirt where the paving has worn away. There are 
ungroomed shrubs along the front property line. In the rear yard, there is a raised porch with deck 
furniture that all appears to be in good condition. The rear yard is entirely gravel and dirt, with 
space to park four vehicles in addition to the parking available in the three-car garage. There is a 
dump truck and a haphazard collection of miscellaneous items at the southeast corner of the 
property, including trash cans, broken sections of fencing, building materials, a bicycle, a ladder, 
etc. These items are viewable from the parking lot on Lot 13. The chain link fencing along this 
shared property line with Lot 13 is badly damaged. Property tax cards identify the building’s interior 
and overall conditions as “typical,” but it should be noted that these records were created in 2014. 

A member of the public reported property maintenance issues related to this and adjacent 
properties on April 18, 2018. The Teaneck Health Department issued a Notice of Violation on May 
4, 2018 for violations of Chapter 19: Garbage and Refuse and Chapter 29A: Property Maintenance 
Code of the Township Ordinance for an exterior that is blighted, deteriorated, and/or inadequately 
maintained, and an order to repair/replace damaged fence located on the east side of the property 
and to remove overgrowth, weeds, junk, debris or other matter from the entire property. The 
violations were recorded as abated on May 16, 2018. Later, a member of the public submitted a 
Service Request on October 18, 2018 for “overgrown bushes/garbage all over property” for this 
and an adjacent property. The Health Department issued a Notice of Violation on October 19, 2018, 
ordering a removal of junk, debris, overgrowth, weeds, or other matter from the entire property 
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and to maintain landscaping, bushes, hedges, etc. on this and adjacent properties. The violations 
are noted as abated on October 31, 2018. A member of the public later submitted a Service 
Request on December 7, 2018 for leaves, litter, debris, and overgrowth on this and adjacent 
properties. The Health Department issued a Notice of Violation on December 7, 2018, ordering the 
owner to remove junk, debris, overgrowth, weeds, or other matter from the entire property, to 
maintain landscaping, bushes, hedges, and trim back the hedges obstructing some of the sidewalk, 
and to remove dead leaves, litter, and debris including from the curbside area. The violations are 
indicated as abated on December 18, 2018. A neighbor contacted the Township with a complaint 
concerning a lack of “responsibility and upkeep of the lawn, trees, sidewalks, and front of property” 
at 22, 24 & 26 West Englewood Avenue. The Teaneck Health Department completed a Service 
Request Form on September 29, 2020 and a Problem Report Form on October 2, 2020. The Health 
Department issued a Notice of Violation of Chapter 19: Garbage and Refuse and Chapter 29A: 
Property Maintenance Code of the Township Ordinance on October 13, 2020 for 20, 22 & 26 West 
Englewood Avenue. Specifically, the notice orders removal of junk, debris, overgrowth, weeds, 
dead leaves, or other matter from the entire property and to maintain and trim bushes/hedges and 
other landscaping for all three properties. An extension request was granted to abate the violations 
until April 2021 due to cold weather. The violations were indicated as abated. 

There were minor property-related police reports in the past five years, including for “Impounded 
or Abandoned Vehicle” on August 16, 2017. However, these auto-related violations do not appear 
to relate to the layout or conditions of the property. 

There were two tax sales that occurred on January 13, 2022 for a total of $48,250, but these were 
paid as of July 19, 2022.  

The two-family dwelling is permitted in the B-R District in which it is located. 

Lot 9 of Block 4905 meets redevelopment criteria “a” and “d” of the LRHL. 

Criterion “a”: The dwelling is substandard, unsanitary, unsafe, and dilapidated, as observed during 
site observations. These conditions are conducive to unwholesome living conditions. 

Criterion “d”: The building and site improvements are dilapidated, as documented by recent site 
observations and numerous Health Department violations over the past several years. The site also 
lacks sanitary facilities, i.e., proper trash storage and removal, for the large collection of 
miscellaneous items and garbage in the rear yard. These factors combined are detrimental to the 
safety, health, morals, and welfare of the community. 

This property has 55 feet of frontage on the south side of West Englewood Avenue and a depth of 
120 feet. The property consists of a 2½-story, one-family dwelling built in 1936, with a basement 
and a detached two-car garage in the rear yard. There is an asphalt driveway leading to the garage 
and a rear parking area. Property tax cards identify the building’s interior and overall conditions as 
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“updates.” Site improvements need repair, including the deteriorated asphalt driveway, and the 
concrete sidewalk and walkway to the front entry have extensive cracking.  

A construction permit was issued to remove an underground storage tank (UST) at the rear of the 
property on October 21, 2020.  

The single-family dwelling is permitted in the B-R District in which it is located. 

Lot 10 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: Lot 10 appears to be in good condition. Overall, the property is not detrimental to the safety, 
health, morals, or welfare of the community, and it does not meet any criteria of the LRHL. 

Lot 11 is an irregular corner lot with curved property line on the southwest corner of West 
Englewood Avenue and Teaneck Road. It has a depth of 55.23 feet from West Englewood Avenue 
and a depth of 63.64 feet from Teaneck Road. Lot 11 consists of a one-story commercial building 
split into three commercial condominium units known as 11-C0001, 11-C0002, and 11-C0003. The 
building has a brick façade and concrete signs indicating a build year of 1925 and the name 
“Nelrose Building.” A faded red awning with white lettering is affixed to one of the commercial 
storefronts, the design of which matches the awnings on Lot 12 to the south. There is a vent stack 
affixed to the north side of the building for commercial kitchen use. The property is completely 
impervious. At the rear of the building, there is a concrete walkway, a narrow ditch, and a collection 
of rubble along the fence line. A rusted metal drum is also stored behind this commercial space. 
The building continues onto Lot 12 to the south. 

There is a vacant commercial space located at the intersection of Teaneck Road and West 
Englewood Avenue. It should be noted that one of the addresses marked on the storefront and tax 
map, 1364 Teaneck Road, does not match property tax records that show 1360 Teaneck Road for 
the corner commercial space. The large front windows are papered. The commercial space was 
most recently occupied by two fast-casual restaurants, Krispy Krunchy Chicken and Lahore Biryani 
& Grill, which have since closed. The last Yelp reviews for each business are dated in early 
September 2020. Police records indicate that the Krispy Krunchy Chicken tenant was evicted in 
August or September of 2021. A construction permit was issued for alterations to remove block 
stairs in the basement on February 26, 2018. 

A member of the public contacted the Township on October 26, 2020 regarding graffiti on the 
storefront of the property (listed as 1364 Teaneck Road but pictures showing the corner 
commercial space). The Teaneck Health Department issued a Notice of Violation to the property 
owner for an exterior that was “blighted, deteriorated, and/or inadequately maintained” in violation 
of Chapter 29A: Property Maintenance Code, due to graffiti on the storefront, and an order to 
remove it. A subsequent Final Notice of Violation was issued on March 31, 2021. An extension to 
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correct the violation was granted until April 23, 2021. The violation was indicated as abated on April 
15, 2021. 

Property-related police records from the past five years include: Malicious Mischief - broken 
window (7/29/17), Request for Police Documentation - locks changed due to rent unpaid at Hit City 
Seafood (11/7/17), Burglary Forced Entry - broken window (11/19/17), Police Information - 
contractor reneged on work (12/21/19), Landlord/Tenant Dispute - unpaid rent and interior 
damage (9/4/21), Criminal Mischief, Theft – theft of appliances and interior damage amounting to 
$8,610 in evicted KKC space (2/5/22). 

The interior commercial space is occupied by an active beauty supplies retailer, Ebony Beauty 
Supplies. It should be noted that the address as marked on the storefront and tax map, 1360 
Teaneck Road, does not match property tax records that show 1364 Teaneck Road for the interior 
space. An air conditioning unit is located above the store windows, above which some water 
damage was observed on ceiling tiles and below which water was dripping along the front of the 
building, likely causing some bulging of the façade material below. There are no Health 
Department violations or police records associated with this space. 

Lot 11 of Block 4905 meets redevelopment criterion “d” of the LRHL. 

Criterion “d”: One of the commercial spaces on Lot 11 is vacant and has experienced ongoing 
issues related to interior damage, forced entry, and repeated business failure. The Health 
Department also documented exterior neglect (graffiti). Further, the building has excessive land 
coverage and does not have modern stormwater management facilities to handle runoff. These 
factors combined render Lot 11 as detrimental to the safety, health, morals, and welfare of the 
community. 

This property has 66.11 feet of frontage on the west side of Teaneck Road and a depth of 73.9 feet. 
The property consists of four commercial spaces in a one-story commercial building that extends 
onto Lot 11. Together, the four commercial spaces comprise 5,808 square feet, according to 
property tax cards. The building has a brick façade and concrete signs indicating a build year of 
1925 and the name “Nelrose Building.” Red awnings with white lettering, two of which are faded, 
are located across the front of the building, which matches the awnings of adjacent businesses to 
the north. Although property tax cards do not list the condition of the property, the building 
appears to be in good condition. The property is completely impervious. At the rear of the building, 
there is a concrete walkway and a narrow ditch. 

The northern commercial space has approximately 19 feet of frontage and is presently vacant. An 
awning indicates the former business as Ana S Beauty Salon, which Google lists as permanently 
closed. The latest Yelp reviews for this business are dated in 2016, the latest Facebook page posts 
are from 2018, and the latest Google review is from “a year ago.” The Township does not have 
records related to this business, and the New Jersey State Board of Cosmetology and Hairstyling 
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does not have record of a hairstyling business at this location or under the above name, based on 
a July 13, 2022 phone conversation. There are no real estate signs indicating the commercial space 
is for lease or for sale, and the New Jersey Multiple Listing Service, Inc. (NJMLS) does have a listing 
for the property. No construction permits have been issued to prepare the space for reoccupation. 

The next commercial space has a frontage of approximately 25 feet and is presently vacant. Police 
reports from December 2018 indicate that this space, which was formerly occupied by H&R 
Discount Liquors, was vacant at that time. The awning still lists the former business name, and small 
signs are still posted in the windows.  

The next commercial space is occupied by Kimmy’s Beauty Spa Nails, and the southern commercial 
space is occupied by Reggae Kitchen. These two commercial spaces were previously considered 
one commercial space at the time of the last inspection, with a combined frontage of 22 feet. 
However, the space has since been divided into two smaller spaces. 

There have been several property-related police reports for 1354-1358 Teaneck Road, including: 
Disturbance/Noise Complaint, Theft (6/1/18), Unsecured Building – vacant space (12/29/18), 
Criminal Mischief - Reggae Kitchen broken window and door (12/19/18), Criminal Mischief, Observ 
Rpt-General, knocked-over trash can & newspaper dispenser (7/4/20), Disturbance/Noise 
Complaint (3/10/22).  

There was a Q1 2022 tax balance of $5,421.83 and a Q2 tax balance of $5,438, for a total delinquent 
tax balance of $10,859.83. An additional outstanding Q3 2022 tax balance of $5,453.74 would be 
considered delinquent if still unpaid after August 10, 2022, which occurs after the date of this 
report. 

Lot 12 of Block 4905 meets redevelopment criteria “b,” “d,” and “e” of the LRHL. 

Criterion “b”: Over 1/3 of the commercial floor area has been vacant since at least December 2018 
(H&R Discount Liquors), and 2/3 of the commercial floor area (H&R and Ana S Beauty Salon) are 
presently vacant. These constitute significant vacancies of the commercial building. 

Criterion “d”: One of the three commercial spaces has been vacant for close to four years, and it 
does not appear to have been prepared for re-occupancy or listed for lease. This business’s 
obsolete and neglected condition has resulted in issues commonly associated with property 
neglect, including an unsecured building, theft, and criminal mischief at this and other commercial 
spaces on the same property, as documented in police reports. The property also has excessive 
coverage and does not have modern stormwater management facilities to manage runoff. These 
factors combined are detrimental to the safety, health, morals, and welfare of the community. 

Criterion “e”: This property has an outstanding delinquent tax balance of $10,859.83 from the first 
half of the year. This tax balance discourages the undertaking of improvements that are needed to 
re-lease the vacant commercial spaces, leading to continued economic stagnation, neglect, and 
criminal activities associated with neglect (unsecured building, theft, criminal mischief). These 
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conditions will continue to have a negative social and economic impact, as they are detrimental to 
the safety, health, morals, and welfare of the surrounding community. 

This property has 66.63 feet of frontage on the west side of Teaneck Road and an average depth 
of 137.08 feet. The property consists of a one-story commercial retail building with two commercial 
spaces totaling 4,462 square feet, and a parking lot at the rear. The northern space is occupied by 
H&S Discount Liquors, which moved locations from a neighboring building to the north. The 
southern space is occupied by a Blimpie fast food restaurant and a Surf City Squeeze juice business. 
There is a retractable awning above the liquor store and a channel-letters sign and banner sign on 
the Blimpie façade. The windows of the liquor store are covered in advertising for alcoholic 
beverages. 

The western half of the property consists of an unstriped parking lot with areas of surface damage. 
Vehicles were observed parked at various angles during a site inspection, and in one case a vehicle 
was blocking another vehicle. Since the building accounts for the entire width of the property, 
vehicles must traverse Lot 14 in order to access the rear parking lot from either Teaneck Road or 
Orchard Street. A chain link fence along the rear property line is badly bent and leaning in all 
locations. Trash has accumulated on Lot 13 along the fence line. An unenclosed dumpster is 
located behind the building. 

A member of the public requested a service request for “garbage in the back of stores” to the 
Teaneck Health Department on April 11, 2018. The Health Department issued a Notice of Violation 
on the same date for violations to Chapter 19: Garbage and Refuse of the Township Ordinance, 
noting uncovered debris and/or trash receptacle and an order to remove the debris, garbage, litter, 
and other matter from the rear parking lot on a regular basis. These violations were abated on April 
23, 2018. Separately, a member of the public submitted a complaint on April 18, 2018 for various 
violations, including the need to repaint, a rusting vent pipe “about to break and collapse at Rear,” 
the need for repaving of the parking lot as well as striping and directional arrows, debris at the rear 
of the building, and reporting of a broken fence at the rear with missing parts. The Health 
Department issued a Notice of Violation on May 4, 2018 for an exterior which is ”blighted, 
deteriorated, and/or inadequately maintained,” with an order to scrape and repaint the rusted vent 
pipe and exterior of the yellow building, and to remove garbage, junk, and debris from the entire 
property, including the parking lot. The violations were listed as abated on October 1, 2018. 

Construction permits were issued to establish a Blimpie fast food restaurant, to install two HVAC 
units on the roof, and to install a new business sign on December 10, 2019; and to install a 
commercial backflow preventer on July 29, 2020. A Certificate of Occupancy was issued on the 
same date. Property tax cards do not list the condition of the property. 

There have been several property-related police reports for 1348-1352 Teaneck Road, including: 
Alarm-Burglar, Shoplifting – at the liquor store (7/20/18, 3/3/21), Attempted/Burglary – at the liquor 
store (7/28/18), Investigation Follow-up (8/2/18), Illegal Dumping – generator and garbage 
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(11/30/19), Shoplifting – at the liquor store (12/10/19), MV Crash – in the parking lot (9/14/19, 
6/1/22); Police information, intoxicated customer (3/18/22). 

Lot 13 of Block 4905 meets redevelopment criterion “d” of the LRHL. 

Criterion “d”: The arrangement of parking spaces is unclear because the rear lot is unstriped, which 
has resulted in two motor vehicle crashes occurring in the parking lot. Further, the parking lot 
depends on Lot 14 for access and is unclear if there is a permanent access easement. Therefore, 
the arrangement of and access to the parking lot is faulty. In addition, the building and site 
improvements have been documented as dilapidated and poorly maintained, based on multiple 
Health Department violations and a police report for illegal dumping. Although there have been 
renovations to the building since the violations were recorded, the rear parking lot and fence are 
still dilapidated and unkempt. Police reports also indicate issues with burglaries and shoplifting at 
the liquor store business. These factors combined are detrimental to the safety, health, morals, and 
welfare of the community.  

This property is an L-shaped lot located that wraps around Lots 15 and 17, with 107.22 feet of 
frontage on the west side of Teaneck Road and 49.3 feet of frontage on the north side of Orchard 
Street. The property consists of a surface parking lot with ±38 striped parking spaces and access 
from both Teaneck Road and Orchard Street. Landscaping buffers the parking lot from Teaneck 
Road, and there is a bench in front of the property along the sidewalk. The pavement has minor 
cracking throughout, but the parking lot and landscaping are in good condition overall. Property 
tax cards do not list the condition of the property. 

The lot is owned by the Township and there are various signs indicating parking regulations. A sign 
at the Teaneck Road entrance states “Free Shopper Parking.” Some spaces are marked as 
“Reserved Parking, Merchant Permit Only 8AM–6PM,” whereas others are marked with two signs: 
“Parking By Twsp. Permit Only M-F 8AM to 5PM Except Holidays” and “4 Hour Parking 8AM–6PM 
Except Sun & Holidays.” A sign also indicates that truck, trailer, bus, and recreational vehicle parking 
are prohibited from 8PM to 6AM. A speed limit of 10 miles per hour is posted.  

Lot 14 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: Lot 14 appears to be in good condition. Overall, the property is not detrimental to the safety, 
health, morals, or welfare of the community, and it does not meet any criteria of the LRHL.  

This property has 39.84 feet of frontage on the west side of Teaneck Road. The property consists 
of the northern two-thirds of a two-story commercial building, four garage spaces in a six-car 
parking garage at the rear of the property, and an unstriped parking lot in between the two 
structures. The ground floor commercial spaces are occupied by Leasco Automotive Sales & 
Leasing, Inc. and Unique Styles Beauty Salon. On the second-floor office spaces, there are signs for 



AREA IN NEED OF REDEVELOPMENT INVESTIGATION│BLOCK 4905, LOTS 1-15 & 17-22.01, TOWNSHIP OF TEANECK, NJ  
   

 
28  

Build Insurance Brokers and Access Computer Systems. The building appears to be in relatively 
good condition, despite an unattractive refinishing and painting of a portion of the rear façade. 
Property tax cards do not list the condition of the property. Vehicles accessing the garage and 
parking lot must traverse Lot 17 from the curb cut on Orchard Street. Leasco vehicle inventory was 
observed to be parking in the lot, and some vehicles were blocking other vehicles.  

There was one police report for “Theft” from a Leasco vehicle on June 20, 2022. 

Lot 15 of Block 4905 meets redevelopment criterion “d” of the LRHL. 

Criterion “d”: Although the building is well-utilized, the parking is insufficient to support the office 
and retail spaces. The lack of striping and overcrowding in the parking lot has also resulted in 
obstructed egress for several vehicles. The division of a single building, parking garage, and 
parking lot into two separate tax lots with separate owners, when tax Lots 15 and 17 effectively 
function as one property, prevents the undertaking of improvements to correct the parking issues. 
The faulty arrangement and obsolete layout of the property is detrimental to the safety and welfare 
of the community. 

This property is a corner lot with 20 feet of frontage on the west side of Teaneck Road and 132.62 
feet of frontage on the north side of Orchard Street. The property consists of the southern one-third 
of a two-story commercial building, two garage spaces in a six-car parking garage at the rear of the 
property, an unstriped parking lot between the two structures, and ingress/egress driveway from 
Orchard Street. The ground floor space is occupied by Elsa’s Beauty Salon II and an apartment 
occupies the second floor. Property tax cards do not list the condition of the property, but the 
building appears to be in good condition based on site observations. Two parked vehicles were 
observed in the driveway entrance, thereby obstructing ingress or egress of other vehicles. No 
spaces are marked for Americans with Disabilities Act (ADA) accessibility. 

There is one police report for a “Disturbance/Noise Complaint” at Elsa’s Beauty Salon on December 
30, 2018.  

Lot 17 of Block 4905 meets redevelopment criterion “d” of the LRHL. 

Criterion “d”: Although the building is well-utilized, the parking is insufficient to support the office 
and retail spaces. The lack of striping and overcrowding in the parking lot has also resulted in 
obstructed egress for several vehicles. The division of a single building, parking garage, and 
parking lot into two separate tax lots with separate owners, when tax Lots 15 and 17 effectively 
function as one property, prevents the undertaking of improvements to correct the parking issues. 
The faulty arrangement and obsolete layout of the property is detrimental to the safety and welfare 
of the community. 
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This property has 49.3 feet of frontage on the north side of Orchard Street and an average depth 
of 157.68 feet. The property consists of a 2½-story single-family residence built in 1911 and a three-
car garage and small shed at the rear.  There is a one-car driveway that is a mix of lawn and gravel. 
There are no sidewalks in front of the property. Property tax cards identify asbestos siding, and the 
building’s interior and overall condition as “typical.” 

A member of the public reported property maintenance issues related to this and adjacent 
properties on April 18, 2018. It is noted that the wooden fence on the subject property is in 
disrepair. The Teaneck Health Department issued a Notice of Violation on May 4, 2018 for violation 
of Chapter 29A: Property Maintenance Code for an exterior that is blighted, deteriorated, and/or 
inadequately maintained, with an order to replace the damaged wooden fence on the east side of 
the property. The violation was noted as abated on May 16, 2018. 

Construction permits were issued for removal of an underground storage tank (UST) on August 27, 
2021, for chimney liner on February 25, 2022, and for a replacement boiler on March 11, 2022. 

The single-family dwelling is permitted in the B-R District in which it is located 

Lot 18 of Block 4905 does not meet any redevelopment criterion of the LRHL. 

None: Although the driveway needs repaving and the exterior siding contained asbestos at the 
time of the last 2014 inspection, the building and other site improvements appear to be in generally 
acceptable condition, and the asbestos siding does not infringe upon the health of interior 
occupants. A property maintenance violation from 2018 was abated with no repeat or ongoing 
violations. The owner received approval to complete improvements to the heating systems and to 
remove a UST, showing efforts at maintenance of the site. Overall, the property is not detrimental 
to the safety, health, morals, or welfare of the community, and it does not meet any criteria of the 
LRHL.  

This property has 49.3 feet of frontage on the north side of Orchard Street and an average depth 
of 156.26 feet. The property consists of a bi-level, single-family residence built in 1981, with an 
attached one-car garage and driveway. A vehicle was observed parking in the driveway and a 
second vehicle was observed parked on the lawn. Property tax cards identify the building’s interior 
and overall conditions as “typical.” The building, driveway, and landscaping appear in good 
condition. There is no sidewalk in front of the property. 

Lot 19 of Block 4905 does not meet any redevelopment criterion of the LRHL. 

None: The building and site improvements appear to be in good condition. The property is not 
detrimental to the safety, health, morals, or welfare of the community, and it does not meet any 
criteria of the LRHL. 
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This property has 98.6 feet on the north side of Orchard Street and an average depth of 153.13 
feet. The property consists of a 1½-story single-family residence built in 1910, a detached one-car 
garage, and a paver driveway and walkway to the house. The residence faces east toward the 
driveway, which are both situated toward the front of the property, leaving a large, open rear yard. 
There is landscaping shrubs along the driveway and the front property line. Property tax cards 
identify the building’s interior and overall conditions as “updates.” There is no sidewalk in front of 
the property. 

This property has a lien for two tax sales that occurred on January 13, 2022 for a total of $47,248.74. 
The lien was current as of July 19, 2022. 

Lot 20 of Block 4905 does not meet any redevelopment criteria of the LRHL. 

None: The building and site improvements appear to be in good condition. Although there is a 
substantial tax lien exceeding $45,000 associated with this property, the lien has not contributed to 
stagnant or unproductive conditions or resulted in negative social or economic impacts. Therefore, 
the property is not detrimental to the safety, health, morals, or welfare of the community, and it 
does not meet any criteria of the LRHL. 

This property has a lot width of 99.3 feet, of which approximately half has street frontage on the 
north side of Orchard Street, and an average lot depth of 151.27. The property consists of a one-
story single-family residence built in 1910. There is no driveway on the site; rather, one vehicle was 
observed parked on a gravel patch in the public right-of-way, located off the terminus of Orchard 
Street. The front property line is lined with shrubs along a gated chain link and wire fence, and there 
is solid fencing surrounding the property on the remaining lot lines. The dwelling is set back 
considerably from the street, at the northeast corner of the lot, leaving a large front and west side 
yard. The front yard consists of a walkway and a large patio, and the side yard consists of 
playground equipment and structured garden beds. Property tax cards identify the building’s 
interior condition as “typical” and the overall condition as “fair.” 

A construction permit was issued on September 12, 2019 for removal of an underground storage 
tank (UST) in the backyard. 

Lot 21 of Block 4905 does not meet any redevelopment criterion of the LRHL. 

None: The property does not provide on-site parking, considering that the one parking space 
appears to be in the public right-of-way. However, the building and site improvements were 
observed to be in good condition, despite a property tax cards indication of “fair” overall conditions 
from 2014. The owner has also made efforts to remove the UST on the site, thereby improving the 
property’s condition. Overall, the property is not detrimental to the safety, health, morals, or welfare 
of the community, and it does not meet any criteria of the LRHL. 
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This property is located at the terminus of Graham Place, which has a width of 30 feet. However, 
the lot dimensions are 55 feet by an average of 193.41 feet. The property consists of a two-story, 
single-family residence at the north end and a detached two-car garage at the south end. The 
driveway extends straight off of the terminus of Graham Place. The yard around the dwelling 
consists of lawn area and a patio. There is a stretch of river stones between the lawn and the 
driveway. The yard adjacent to the west of the garage is covered in mulch, on top of which is a fire 
pit with lawn chairs. The property is surrounded on all sides by white PVC fencing. A trash container 
is located near the driveway entrance and is partially shielded by lattice fencing.  Property tax cards 
identify the building was built in 2020, and its interior and overall condition are listed as “typical.” 

An animal trap was observed in the mulched yard. There was an overabundance of small animals 
such as squirrels observed in the neighborhood during a site inspection. 

A construction permit was issued to rebuild the first floor, add a new second floor addition, add 
new front and rear porches, and install two A/C units on August 16, 2019. The permit was 
subsequently updated for a change of contractor for electrical and fire, for adding electric fixtures 
and garage sub-panels, updating two HVAC units, and for a radon system. The property was issued 
a penalty for occupying the building prior to receiving a certificate of occupancy on February 1, 
2022. 

There are two police reports for 1335 Graham Place prior to the construction of the new dwelling: 
“Burglary/Unlawful Entry” of the former vacant house on October 16, 2017 and “Criminal Trespass” 
related to people found in the house while under construction on December 31, 2019. 

Lot 22.01 of Block 4905 does not meet any redevelopment criterion of the LRHL. 

None: The driveway access is unusual off the terminus of a street. The animal trap is an attempt to 
control the small animal population. Despite these issues, the dwelling was recently rebuilt, and the 
site improvements are in good condition. In its current condition, the property is not detrimental to 
the safety, health, morals, or welfare of the community, and it does not meet any criteria of the LRHL. 

B. Analysis of the Study Area as a Whole 

The results of the redevelopment area investigation reveal that some of the properties in the Study 
Area qualify for redevelopment designation under at least one of the criteria of the enabling statute. 
Figure 5 illustrates which criteria are applicable for each parcel.  

When evaluating the overall study area, various contiguous properties can be designated under 
the criteria of the LRHL. However, there are also small gaps of properties that do not meet the 
redevelopment criteria, whose lands, buildings, or improvements are not detrimental to the public 
safety, health, or welfare. These points of discontinuity prevent the Study Area’s effective 



AREA IN NEED OF REDEVELOPMENT INVESTIGATION│BLOCK 4905, LOTS 1-15 & 17-22.01, TOWNSHIP OF TEANECK, NJ  
   

 
32  

redevelopment, and therefore it is necessary to include certain properties in the redevelopment 
area, pursuant to the provision referred to as “Section 3” as set forth under N.J.S.A. 40A:12A-3. 

Lot 2: This narrow, 37-foot-wide property is flanked on either side by larger parcels, namely Lots 1 
and 3, that can be designated as in need of redevelopment under the LRHL. Lots 1, 2, and 3 form 
the entire street frontage along the east side of Mersereau Terrace between Graham Place and 
West Englewood Avenue. Lot 2 must be included in the redevelopment area under Section 3 to 
avoid a small gap and allow effective redevelopment of this side of Mersereau Terrace. 

Lot 4.01: This property is flanked on either side by properties that can be designated as being in 
need of redevelopment, namely Lot 3 to the west and Lot 5 to the east. Lot 4.01 must be designated 
under Section 3 to avoid a gap and allow effective redevelopment of this block of West Englewood 
Avenue. 

Lot 6: This property is flanked on either side by properties that can be designated as being in need 
of redevelopment, namely Lot 5 to the west and Lot 7, 8 and 9 to the east.  adjacent properties 
meet the criteria for redevelopment designation. Lot 6 must be designated under Section 3 to avoid 
a gap and allow effective redevelopment of this block of West Englewood Avenue. 

Lot 10: This is surrounded on all sides by properties that can be designated as being in need of 
redevelopment, namely Lots 7, 8, and 9 to the west; Lots 11 and 12 to the east; and Lot 13 to the 
south. Therefore, Lot 10 must be included in the redevelopment area to allow for effective 
redevelopment by avoiding a small gap in otherwise contiguous land that qualifies as an area in 
need of redevelopment. 

Lot 14: This property is an L-shaped lot that wraps around Lots 15 and 17. It effectively divides the 
Teaneck Road commercial properties on this block into the northern collection of Lots 11, 12, and 
13 and the southern collection of Lots 15 and 17, of which all can be designated under 
redevelopment criteria of the LRHL. In order to avoid dividing the redevelopment of the 
commercial corridor, and to avoid isolating redevelopment of Lots 15 and 17, Lot 14 must be 
included in the redevelopment area. 

As a result of the overall study area analysis described above, substantial evidence exists to declare 
Block 4905, Lots 2, 4.01, 6, 10 and 14 as part of an “area in need of redevelopment” in accordance 
with the “Section 3” provision set forth in the State’s Local Redevelopment and Housing Law.  
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 CONCLUSION 

The foregoing study was prepared on behalf of the Township of Teaneck Planning Board in order 
to determine whether the Study Area qualifies as a “non-condemnation area in need of 
redevelopment” as defined under the LRHL at N.J.S.A. 40A:12A. Based on the foregoing analysis, 
Block 4905, Lots 1, 3, 5, 7, 8, 9, 11, 12, 13, 15, and 17 meet the redevelopment designation criteria 
set forth at N.J.S.A. 40A:12A-5. Block 4905, Lots 2, 4.01, 6, 10, and 14 can be designated under 
Section 3 of the LRHL. Block 4905, Lots 18-22.01 do not meet any of the redevelopment designation 
criteria of the LRHL. Therefore, 18 of the 23 lots within the Study Area can be designated as an area 
in need of redevelopment. 

Block Lot Address Current/Former Use 
AINR 

Criteria 

4905 1 61 GRAHAM PL Residence a, d 

4905 2 1347 MERSEREAU TERR Residence, vacant Section 3 

4905 3 54 W ENGLEWOOD AVE Residence, vacant a, d 

4905 4.01 44 W ENGLEWOOD AVE Residence Section 3 

4905 5 40 W ENGLEWOOD AVE Residence, vacant d 

4905 6 32 W ENGLEWOOD AVE Residence Section 3 

4905 7 26 W ENGLEWOOD AVE Residence a, d 

4905 8 22 W ENGLEWOOD AVE Residence a, d, e 

4905 9 20 W ENGLEWOOD AVE Residence a, d 

4905 10 18 W ENGLEWOOD AVE Residence Section 3 

4905 11 
1360 TEANECK RD to 1364 
TEANECK RD 

Former Krispy Krunchy Chicken 
and Lahore Biryani & Grill (now 
vacant), Ebony Beauty Supplies 

d 

4905 12 1354-1358 TEANECK RD 

Former Ana S Beauty Salon 
(now vacant), Former H&R 
Discount Liquors (now vacant), 
Kimmy’s Beauty Spa Nails, 
Reggae Kitchen 

b, d, e 

4905 13 1348-1352 TEANECK RD 
H&S Discount Liquors, Blimpie 
and Surf City Squeeze, parking 

d 

4905 14 1344 TEANECK RD Municipal parking lot Section 3 

4905 15 1338-1340 TEANECK RD 

Office and retail: Leasco, 
Unique Styles Beauty Salon, 
Build Insurance Brokers, Access 
Computer Systems; parking 
garage and lot 

d 

4905 17 1334 TEANECK RD 
Elsa’s Beauty Salon II; 
apartment; parking garage and 
lot 

d 

4905 18 23 ORCHARD ST Residence None 

4905 19 27 ORCHARD ST Residence None 

4905 20 35 ORCHARD ST Residence None 

4905 21 43 ORCHARD ST Residence None 

4905 22.01 1335 GRAHAM PL Residence None 
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Appendix A: Study Area Photographs. 

Appendix B: Resolution of the Town Council authorizing the redevelopment investigation. 

Appendix C: Municipal Records (Tax Assessor, Tax Collector, Health Department, Police 
Department, Building Department, Township Engineer). 
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 Township Council Meeting: 05/17/22 08:00 PM 
 c/o Township Clerk Department: Township Clerk 

 Teaneck, NJ  07666 Category: Authorization 

  DOC ID: 7245  

 RESOLUTION 127-2022  

 Page 1 

AUTHORIZING AND REQUESTING THE PLANNING BOARD OF THE TOWNSHIP 
OF TEANECK TO UNDERTAKE A PRELIMINARY INVESTIGATION AS TO 

WHETHER BLOCK 4905, LOTS 1 THRU 22.01 MAY BE DETERMINED TO BE AN 
AREA IN NEED OF REDEVELOPMENT 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

127-2022 

 

AUTHORIZING AND REQUESTING THE PLANNING BOARD OF THE 

TOWNSHIP OF TEANECK TO UNDERTAKE A PRELIMINARY 

INVESTIGATION AS TO WHETHER BLOCK 4905, LOTS 1 THRU 22.01 

MAY BE DETERMINED TO BE AN AREA IN NEED OF 

REDEVELOPMENT 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck, Bergen 

County, New Jersey, pursuant to N.J.S.A. 40A:12A-6, as follows: 

1. The Planning Board of the Township of Teaneck is hereby authorized and 

requested to undertake a preliminary investigation as to whether the areas 

known being also known and designated as Block 4905, Lots 1 thru 22.01, as 

shown on the Tax Map of the Township of Teaneck, may be determined to be 

areas in need of redevelopment in accordance with the criteria set forth in 

N.J.S.A. 40A:12A-5. 

2. The redevelopment area determination shall authorize the Township of Teaneck 

to use all those powers provided by the Legislature for use in a redevelopment 

area other than the use of eminent domain (Non-Condemnation Redevelopment 

Area). 

3. The Planning Board of the Township of Teaneck, in accordance with the 

requirements of N.J.S.A. 40A:12A-6 shall prepare a map showing the boundaries 

of the proposed redevelopment areas and the location of the various parcels of 

property located therein and shall append to the map a statement setting forth 

the basis for the investigation. 

Packet Pg. 62



Resolution 127-2022  Meeting of May 17, 2022 

 Page 3 

4. The Planning Board of the Township of Teaneck shall specify a date for and give 

notice of a hearing for the purpose of hearing persons who are interested in or 

who would be affected by a determination that the delineated areas are 

redevelopment areas. 

5. The hearing notice shall set forth the general boundaries of the area to be 

investigated and state that a map has been prepared and can be inspected at the 

office of the Township Clerk. In addition the notice shall state that the 

redevelopment determination shall establish a Non-Condemnation 

Redevelopment Area and that a redevelopment area determination shall not 

authorize the Township of Teaneck to exercise the power of eminent domain to 

acquire any property within the delineated area. 

6. A copy of the notice shall be published in the Record once each week for two 

consecutive weeks, the last publication to be not less than ten days prior to the 

date set for the hearing. In addition, a copy of the notice shall be mailed at least 

ten days prior to the date set forth for the hearing to the owner of each parcel of 

property within the area according to the assessment records of the Township of 

Teaneck and to all persons at their last known address, if any, whose names are 

noted on the assessment records as claimants of an interest in any such parcel. 

7. At the hearing, which may be adjourned from time to time, the Planning Board 

shall hear all persons who are interested in or who would be affected by a 

determination that the delineated areas are redevelopment areas. All objections 

to such a determination and evidence in support of those objections, given orally 

or in writing, shall be received and considered and made part of the public 

record. 
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8. After completing its hearing on this matter, the Planning Board shall recommend 

to the Township Council that the delineated areas, or any part thereof, be 

determined, or not be determined, by the Township Council to be a 

redevelopment area. 

Packet Pg. 64



 Township Council Meeting: 05/17/22 08:00 PM 
 c/o Township Clerk Department: Township Clerk 

 Teaneck, NJ  07666 Category: Authorization 

  DOC ID: 7244  

 RESOLUTION 129-2022  

 Page 1 

THORIZING PHILLIPS, PREISS, GRYGIEL, LEHENY, HUGHES LLC TO 
UNDERTAKE PROFESSIONAL PLANNING SERVICES IN CONNECTION WITH THE 
POTENTIAL REDEVELOPMENT OF BLOCK 4905 IN THE TOWNSHIP OF TEANECK 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

129-2022 

 

THORIZING PHILLIPS, PREISS, GRYGIEL, LEHENY, HUGHES LLC 

TO UNDERTAKE PROFESSIONAL PLANNING SERVICES IN 

CONNECTION WITH THE POTENTIAL REDEVELOPMENT OF 

BLOCK 4905 IN THE TOWNSHIP OF TEANECK 

 

WHEREAS, the Township of Teaneck is in need of the services of a professional 

planning consultant to perform professional planning services in connection with the 

potential redevelopment of Block 4905 as shown on the Tax map of the Township of 

Teaneck, including assisting the Planning Board in an investigation of whether the area 

is an area in need of redevelopment; and  

WHEREAS, such services constitute professional services as that term is defined 

in N.J.S.A. 40A:11-2; and 

 WHEREAS, the Township of Teaneck has received a proposal therefor from 

Phillips Preiss Grygiel Leheny Hughes LLC, Planning and Real Estate Consultants 

(hereinafter the “Professional Consultant”), to perform an investigation as to whether the 

proposed redevelopment area is an area in need of redevelopment pursuant to N.J.S.A. 

40A:12A-6 at a cost not to exceed $12,000.00 to be paid through escrows posted by the 

proposed redeveloper; and 

 WHEREAS, the Local Public Contracts Law (N.J.S.A. 40A:11-1 et seq.) 

authorizes the execution of professional services contracts without competitive bidding; 

and 

 WHEREAS, the Township of Teaneck has retained the Professional Consultant 

to perform various professional planning services including various redevelopment 

studies, investigation of areas in need of redevelopment, Master Plan Reexamination 
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Reports and preparation of Zoning Ordinance amendments within the Township of 

Teaneck on an “as requested” basis; and 

 WHEREAS, the Township Council finds and concludes that it would be in the 

best interests of the Township of Teaneck to enter into a professional services 

agreement with the Professional Consultant based upon the Professional Consultant’s 

expertise in planning matters, extensive planning experience, familiarity with the 

Township of Teaneck and the Professional Consultant’s cost proposal; and 

 WHEREAS, the Municipal Manager has determined and certified in writing that 

the anticipated payments under said contract, when added to previous authorizations, 

will exceed $17,500; and 

WHEREAS, the Professional Consultant has completed and submitted a 

Business Entity Disclosure Certification which certifies that the Consultant has not made 

any reportable contributions to a political or candidate committee pursuant to N.J.S.A. 

19:44A-1 et seq. that, pursuant to P.L. 2004, c.19, as amended by P.L. 2005, c.51, or 

pursuant to Ordinance 19-2017 of the Township of Teaneck would bar the award of this 

contract in the previous one year period preceding the award of this contract, and that 

the contract will prohibit the Consultant from making any reportable contributions during 

the term of the contract; and  

 WHEREAS, the within agreement is contingent upon the proposed developer 

posting sufficient funds to pay for the cost thereof; and  

NOW, THEREFORE, BE IT RESOLVED by the Township Council of the 

Township of Teaneck, Bergen County, New Jersey, that, subject to the funding of a 

cash escrow sufficient to pay the cost thereof, Phillips Preiss Grygiel Leheny Hughes 

LLC, Planning and Real Estate Consultants, having their offices at 70 Hudson Street, 
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Suite 5B, Hoboken, N.J. 07030, are hereby authorized to undertake professional 

planning services in connection with the potential redevelopment of Block 4905 as 

shown on the Tax Map of the Township of Teaneck, including assisting the Planning 

Board in a an investigation of whether the area is an area in need of redevelopment, 

and, if authorized by the Township of Teaneck, the preparation of a redevelopment 

plan, and the review of various studies respecting traffic, parking, geotechnical factors, 

environmental impact, fiscal impact, infrastructure impact and other planning 

considerations in connection with said proposed redevelopment; and BE IT FURTHER 

RESOLVED that the Mayor is hereby authorized to sign and the Township Clerk 

to attest a contract on behalf of the Township of Teaneck, with Phillips Preiss Grygiel 

Leheny Hughes LLC, Planning and Real Estate Consultants to carry out the foregoing 

purposes, a copy of which is on file in the Office of the Township Clerk and is available 

for public inspection; and BE IT FURTHER 

RESOLVED that the Township Clerk is hereby directed to cause a brief notice of 

this contract to be published in a newspaper circulated within the Township of Teaneck 

stating the nature, duration, services and amount of the contract and that a copy of the 

resolution and contract are to be maintained on file with the Township Clerk and are 

available to be for public inspection during regular business hours in the office of the 

Township Clerk. 
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