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1.0  INTRODUCTION

The Municipal Land Use Law (MLUL) requires every municipality in New Jersey to
reexamine al least once every six (6) years (NL.ILS.A. 40:55D-80) to ensure periodic
review of information and changing conditions in order to keep municipal planning
efforts current. On October 31, 1989, the Borough adopted its current comprehensive
Master Plan. The last revision of the Master Plan was adopted in October 1991

A public hearing on the Reexamination Report is not required, but the: Planning Board
must adopt, by resolution, a report on the findings of such reexamination. The Planning
Board must submit a copy of the report and resolution to the Bergen County Planning
Board and the Clerks of al) adjoining municipalities.

The statnte sets forth that the reexamination report address five specific areas. These
requirenents are set forth below:

2. Major problems and objectives relating to land development in the Municipality
at the time of such adoption, last revision or re-examination, if any;

b. Extent to which such problems and objectives have been reduced or have
increased subsequent to such date; '

c. Extent to which there have been significant changes in the assumptions, policies
and objectives forming the basis for such plan or regulations as tast revised, with
particular Tegard to the density and distribution of population and land uses,
housing conditions, circulation, conservation of natiral TESOUrCces, energy
conservation, and changes in State, County and Municipal policies and objectrves;

d. Specific changes recommended for the master plan or development regulations, if
any, including underlying objectives, policics and standards, or whether a new

SO plan or regulations should be prepared; and S
© .. .Recommendations. of ‘the Planning Board concerning the incorporation of
redevelopment plans adopted pursuant to the Local Redevelopment and Housing
Law, P.L. 1992, c. 79 (C.40A:12 A-1 et al.} into the land use plan element of the
municipal master plan, and recommended chapges if any, in the local
development regulations necessary to effectuate the redevelopment plans of the
municipality.

This Reexamination Report has been prepated to meet statutory requirements as specified
in the MLUL. Said report represents an cvaluation of the comprehensive Master Plan
Elements and the Zoning, Development and Construction Ordinance (hereinafter referred
to as the “Zoning Ordinance”), assesses the changes in land use policy since the last
comprehensive Master Plan, and recommends any necessary amendments or additions to
the Master Plan and Zoning Ordinance.
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20 REEXAMINATION OF MASTER PLAN

The Borough of Ridgefield Master Plan, hereinafter referred to as the “1989 Plan,”
consists of the following sections and elements:

Master Plan Report #1. Housing, Part 1

Master Plan Report #2: Land Use

Master Plan Report #3: Commumty Facilities

Master Plan Report #4: Traffic and Energy Conservation
Master Plan Report #5: Housing, Part 2 '
Master Plan-Report #6: Surmmary of Master Plan

The Planning Board amended the Master Plan by adopting an updated Housing Plan

Element and Fajr Share Plan (Master Plan Report #7) in October 1991, Other planning -

¢fforts undertaken by the Borough include a Center Designation Report petition
submitted to the State Planning Commission on September 27, 1993, and approved with
conditions by the State Planning Commission on November 29, 1994. in 199K, a Cross-
Acceptance Il Report was filed on behalf of the Borough.

2.1 Problems and Objectives at Time of Adoption of Last Master Plan

Master Plan Report #6: Summary of Master Plan
Report #6 outlined several objectives to guide development within the Borough.' These
objectives are as follows:

1. To sustain and protect existing residential neighborhoods consisting of
predominantly single- and two-family detached homes. In order to maintain

. residential character. of such areas from the encroachment of multi-family

© ' residential and nonresidential uses, home oceupations, offices and conversions
‘shall be probibited from all low-density residential districts. ‘

2. Channel and guide multi-family residential growth to areas proposed to be zoned
for such uses, _

3. Encoursge the maintenance and upgrading of the Light Manufacturing Zone along
Overpeck Creek and Route 46, '

4. Provide for regional business oriented uses such as offices, botels, restaurants,
etc., i a planned, compact, centratized and well accessible manner so as to
encourage reduction of traffic volumes, traffic hazards and congestion in the area
north of Route 46.

5. Maintain general business uses in areas so designated.

' Borgugh of Ridgefield Master Plan, Report VI, Swnmary Master Plan, adopted October 31, 1889, p. 41

db
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These objectives were intended to address the broad planning issues of concern to the
Borough. More specific concerns were outlined in each of the sections of the 1989 Plan.

Master Plap Reports #1 and #5: Housing

The Housing Reports were drafted to address the Borough's obligattons 10 provide
opportunities for the development of affordable housing units, pursuant to the 1985 New
Jersey Fair Housing Act. Given the timing of Reports #1 and #5, only 1980 U.S. Census
data was available to complete the Housing Plan Element: In 1991, the Planning Board
amended the 1989 Plan with an updated Housing Plan Element and Fair Share Plan.

1

Master Plan Report #2: Land Use
The Land Use Report outlined the development contrasts between the “eastern,” or

mostly developed, and “western,” that area under the anthority of the Hackensack
Meadowlands Development Commission (now called New Jersey Meadowlands
Commission, and hereinafter referred 1o ag “NJMC™), sections of the Borough. Specific
objectives outlined in the 1989 Plan refer to the “eastern™ section of the Borough.
Objectives specific to land use® in areas under the zoning jurisdiction of the Borough
were outlined as follows:

1. Maintain characier of one- and two-family neighborhoods.

2. EBncourage redevelopment of aging and deteriorating older garden apartment
developments to new modern townhouse clusters and duplexes.

3. Aid and assist in development of senior citizen apartments.

4. Promate redevelopment of aging commercial and industrial areas 10 modem low
and mid-rise office, commercial, hote} and townhouse development.

5. Establish subsiantial scenic and stream comiders along Hackensack River

- frontage.

A “new redevelopment trend” during the 1980s was cited in the 1989 Plan, focusing on -
... marginal pieces of land and redevelopment of parcels containing obsolete uses. Among
. the concerns ontlined was the increasing number of two-family dwelling units, creating 4

situation where “the increased intensitg of uses will invariably result in increased traffic,

congestion and other urban problems.” '

The land use survey included in the 1989 Plan identified 19 separate land use categories.
In addition to reviewing residential and non-residential categories, the plan referenced
billboards, mixed uses, the proposed resource recovery plant, land under the jurisdiction
of the NIMC, and flood zones. Proliferation of billboards was a concem as the plan
stated that “a number of large objectionable billboards have escaped scrutiny.™* Mixed
uses, primarily located along Broad Avenue and Bergen Boulevard, were discouraged.

2 Borough of Ridgefield Master Play, Report VI, Sumunary Master Flan, adopted October 31, 1989, p. 13
i Rorough of Ridpefield Master Plan, Report I, Land Use, adopted Oetober 31, 1989, p. 2
Barouph of Riggefield Master Plan, Report II, Land Use, adopted October 31, 1985, p. 22
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According to the 1989 Plan, commercial land uses should be concentrated along Bergen
Boulevard (N.J, State Highway Route 63), Broad Avenue (U.8. Route 1 & 9), and U.S.

Route 46. Industrial, railroad and utility areas are primarily located in the “western”
section of the Borough, which is regulated by the NJIMC.

At the time of the 1989 Plan, a resource recovery plant was proposed to be located near
the Hackensack River. Its purpose was to mcinerate garbage for conversion into energy.
Opposition to the project led to its demise and it is no longer under consideration.

In 1989, vacant land in the Borough, not including parcels under the jurisdiction of the
NJMC, comprised only 37 acres, approximately 4.2 percent of the land arca within
Ridgefield. The lack of vacant land for development is one of the factors that lead to the
encouragement of redevelopment at the time of the 1989 Plan.

Master Plan Report #3: Community Facilities

Adopted in February 1989, this report included several sections in addition to community
facilities. Master Plan Report #3 included sections dealing with economic conditions,
recycling, and historic preservation.

The community facilities section included an inventory of public services, including
police, fire, public works, ambulance corps, and code enforcement officials. It also
included a general assessment of the library, community center, parks and Borough Hall.
In addition to calling for more space and staffing, Master Plan Report #3 recommended a
reassessment of Ridgefield’s needs as it relates 10 community facilities and how the
existing services are able to support the Borough’s population.

R Population data in the 1989 Plan is based on 1980 U.5. Census, The “economy’ section
..of Master Plan Report #3 provided statistics on Jand values, ratables, and data regarding
business and retail trades within the Borough. The recycling plan element highlighted the

Borough’s adaption of a recycling ordinance on February 8, 1988.

An historic preservation section of cited the histore sites survey conducted in 1980 by
Bergen County. Many sites within the Borough were considered to be of particular
historic and/or architectural interest to the Bergen County Historical Advisory Board,
Among them were the English Neighbothood Reformed Church and Cemetery, the
“Morse Avenue district,” and the “Artist Colony” area, consisting of 12 homes along Art
Lane and Studio Road having historical and/or architectural mterest.
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Master Plan Report #4: Traffic and Energy Conservation '
Adopted April 1989, Master Plan Report #4 made several recommendations regarding

transportation jraprovements, including the following:

» Providing medians on Broad Avenue (U.S. Route 1 & ©) from the Fairview
boundary line to the Ridgefield Circle.

»  Elimination of the Ridgefield Traffic Circle.

= Improvements to Hendricks Caunseway.

»  (irade crossing at Edgewater Avenue. ' .

= Improvements at infersection of Grand and Maple Avenues, including prohibiting
left tums for southbound traffic from Grand Avenue to Maple Avenue, and
installation of warming signs.

The energy conservation section discussed several ideas that encouraged conservation,
including facilitating pedestrian and bicycle access in the following areas:

»  Easement access across vacant land between Broad and Grand Avenues at Banta
Place.

= Developing an overpass or tunnel to cross the Northern Branch Railroad right-of-
way at Edgewater Avenve. '

= Improve access between School #3 and residential areas by opening the fence at
the end of Ridge Court cul-de-sac,

.

2.2 The Extent of Increase or Reduction of Problems and Objectives

Master Plan Report #6: Snmmary of Master Plan
One of the objectives of the 1980 plan was to “sustain and protect existing residential

. petghbothoods. consisting of predominantly singte- and two-family detached dwellings.”
Lot requirements for single- and two-family detached dwellings include a sliding scale of

- maximum building coverage. The greater the lot area, the lower the penmitted maximum
percentage of building coverage. The purpose of these zoning ordinance amendments
was to maintain the character of single- and two-family neighborhoods. Preservation of
the character of single- and two-family neighborhoods remains an issue that needs 10 be
addressed.

Several zoning districts have been created to “channel and guide multi-family residentjal
growth to areas proposed to be zoned for such uses.” Among the zones provided for
multiple-fammly and townhouse use include: District C (Multiple-Family Zone); R-TH
Townhouse Residential Zone; R-SR and TH Senior Citizens Housing and Townhouse
Residential Zone; O-TH Office and Townhouse Zone; and the MF Medium Density
Multi-Family Zone.
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Several zoning districts were created along Overpeck Creek and Route 46, including:
District E Light Manufacturing; O-5 Office and Mid-Rise, -7 Office and Mid-Rise; and
CH Commescial/High Rise Hotel. These districts were intended to meet the objective of
encouraging the maintenance and upgrading these areas that have been utilized by light
manufacturing uses. The CH Zoning District provides an area for offices, hotels,
restaurants, etc., in the area north of Route 46,

Master Plan Reports #1 and #5: Housing
In October 1951, the Planning Board amended its Housing Plan Element and Fair Share

Plan, incorporating 1990 ULS. Census data. Key factors that affected the obligation of the
Borough included a slightly declining population and a 40 percent reduction in the
number of jobs in Ridgefield between 1986 and 1991. A vacant land adjustment, baged
an the lack of available developable land, was granted to the Borough by COAH, thereby
limiting its obligation under the Fair Housing Act fo the rehabilitation of existing umits.
The Zoning Ordinance was amended to include regulations and zoning districts for the
provision of affordable housing {i.e., low- and modetate-income wnits). On July 10,
1996, COAH granted substantive certification to the Borough’s affordable housing plan.

Master Plan Report #2: Land Use A
Many of the objectives outlined in Master Plan Report #6 (Summary of Master Plan) are
similar to those outlined in Master Plan Report #2. In concert with the objective of
“maintaining the character of single- and two-family neighborhoods,” additional bulk
requirernents were included among many Zoning Ordinance amendients. Included in
single- and two-family residential dwelling bulk requirement amendments were are
maximum building coverage (amended 1989 and 2000), maximum basement ceiling
hejght (amended in 2000) and restrictions preventing single- and two-family residences
___ within 500 feet of each other from having the samse color and style (amended in 2000).

The multi-family residential zoning districts, including District C Multiple-Family Zone,
R-TH Townhouse Residential Zone, and the R-TH and SR Senior Citizens Housing and
Townhouse Residential Zone, are so designated to encourage redeveloprment of aging and
deteriorating garden apartment developments to new modern townhouse clusters and
duplexes, as well as provide additional semor cilizen apartments. Although the zoning
districts have been created, there still exists a demand for senior citizen housing within
the Borough.

Zoning districts along Route 46 and adjacent to Overpeck Creek and the railroad right-of-
way are intended to promote redevelopment of aging commercial and industrial areas fo
modemn low and mid-rise office, commercial, hotel and townhouse development.
Development in the areas along Route 46 includes light industrial uses that are 1ot
consistent with the objectives of the 1989 Plan.
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The objective of establishing substantial scenic apd stream corridors along the
Hackensack River frontage has not been achisved. This area is located within the
jurisdiction of the NJMC. The Borough should cooperate with the NJMC to encourage
such development and consider development of scenic corridors along Overpeck Creek.

Master Plan Report #3: Community Facilities

An assessment of Borough facilities has determined there is a need for a new Borough
complex to address needs for space and staffing of municipal services. s The Borough is
working to find an appropriate site and develop a new municipal complex to address the
needs as outlined in the 1989 Plan.

The Borongh received a $500,000 grant from the State of New Jersey to develop & new
library facility. Said library, expected to be complete in 2004, will contribute to the goal
of the 1689 Plap to improve comumunity facilities and provide “state-of-the-art” facilities
for Ridgefield residents.

No action has been taken regarding sites within the Borough were considered to be of
particular historic and/or architectural interest as outlined in the 1989 Plan.

Master Plan Report #4: Traffic and Energy Conservation

Several of the recommendations in Master Plan Report #4 have either been completed or

are in the process of being implemented. Improverments have been made at the

intersection of Grand and Maple Avenues, which also includes access ramps 10 and from

U.8. Route 46. Southbound traffic on Grand Avenue is prohibited from making left turns

. onto Maple Avenue. The Ridgefield Traffic Cirele is currently being reconfigured into a
<155 new intersection, as recommended in the 1989 Plan.

Activation of the Northern Branch right-of-way as a light-rail line is planned, with
Ridgefield hosting a pessenger station. The West Shore Draft Environmental Impact
Statement (DEIS) dated April 8, 1997 recommended three potential sites for the light-rail
passenger station. Two of the sites are located near the Ridgefield Traffic Circle and a
third is located on Railroad Avenue between Wilt and Industrial Avenues. Ridgefield
should address issues such as commuter patking and future development around the light-
rail station. Activation and development of the Northern Branch light-rail line will
provide another option for commuters from Ridgefield to New York City and other New
Jersey destinations through its connection to the Bergen-Hudson 1i ght-rail line.
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2.3  Extent of Significant Changes in Assumptions, Policies and Objectives

= Population Changes

2000 11.8. Census
The demographic data contained in the 1989 Plan is based on the 1980 U.S. Census.

Sipce then the 1990 and 2000 Census have been conducted. Consequently, a
comprehensive demographic analysis should be undertaken in conjunction with any
comprehensive master plan update. The changes in Borough population during the 19905
are outlined in Table 1 as follows: '

Table 1: Population Growth — Borough of Ridgefield
! 1980 - 1990 ‘ 2000
Total Population 10.294 9,996 10,830
+8.3% since 1990
% Increase ” ~2.9% +5.29% since 1980 |

Despite the population decline of 2.9 percent recorded between 1980 and 1990, the
population of Ridgefield grew 5.2 percent from 1980 to 2000, Population growth in
Ridgefield was supported by large increases in the Asian and Hispanic populations.
Since 1990, the Asian population has more than tripled and now comprises one in 81X
Ridgefield residents. At the same time, Ridgefield’s Hispanic population has more than
doubled. ‘Hhspanics and Asians now miake up over 30 percent of the Borough's
population. Table 2 outlines the population growth along racial and ethnic origin
categories as follows:

[ Tdble 3: Population by Racial and Ethnic Qrigin ~ Borough of Ridgefi¢ld
i L - 1990 U.S. Census Datai - { - 2000 T1.S. Census Data
s LooHEER . L Lol Total. - | Percentage Tl “Total~ | Percentage. | :
. | White . . 8,677 86.8% 7,189 66.4%
| Black/African-American 67 0.7% 71 0.6%
Asiun 557 56% 1881 | 174%
Other (see Notes 1 & 2} 14 0.1% i85 1.8%
Hispanic/Latino® 681 6.8% 1,454 13.8%
Note 1: 1990 US Census Data “Other” includes reporting as American Indlan, Eskimo or Aleut, and

Other Race

Note 2: 2000 US Census Data “Other” includes reporting as Amerlcan Indian and Alaska Natives,
Native Hawaiian and Pacific Istander, Some Other Race, and Two or More Races.

*Hispanic/Latino ean be any race

The Borough’s median household income increased from $43,479 in 1990 to §54,081 in
2000, a 24.3 percent increase. Over the Jast decade, the Borough also expenienced an
increase in per capita income of 33.2 percent. Table 3 outlines the income data for the
Borough.
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Table 3: Median Household and Per Capita Income — Borough of Ridgefield '
| 1990 2000 |
. Median Household Income 1 $43,479 $54,081
| Per Capita Income | $19,175 $25,558

The largest increase in age group population was among residents under 18 years of age,
growing over 40 percent from 1,753 in 190 to 2,479 in 2000. This increase should
increase awareness regarding the need for resources dedicated to the school system and
other community facilities (parks, library, etc.) to address this segment of the population.
Although the percentage of senior citizens (65 years and over) in the Borough did not
experience significant prowth during the last decade, the nation 'as a whole is
experiencing a “graying” of the population. This trend may change as the “baby boom”
generation, those borm between 1946 and 1964, reach senior citizen age and placing a
greater demand on commumity services and senior housing. The school age segment -- 5
through 19 years of age - comprises a- significant percentage of the Borough’s
population, refiecting a need in future years for increased school system resources.

s Buiilding Permit Data

Residential Building Permits .
According the New Jersey Department of Labor, more residential building permits have

been issued by the Borough during 2000-2002 than in any three-year period since 1992,
From January 2000 through August 2002, 131 residential building permits have been
issued. Since 1992, the Borough issued 73 residential building permits. The yearly
breakdown of residential building permits in the Borough is illustrated on the Table 4.

" Tuble 4: Residential Building Permit Data: 1992-August 2003 - Baroy; h-of Ridgefield - .
" BOROUGHOF. | .o | Shigle:Family | Two-Family | Multl-Family

Year 2003 (Jan-Aug} ' 8 T4 4 0
Year 2002 7 5 2 0
Year 2001 ] 19 3 16 0
Year 2000 ' ‘ 24 14| 10 0
Year 1999 44 32 12 0
Year 1998 12 2 10 0
Year 1997 4 0 4 0
Year 1996 2 0 2 0
Year 1995 3 3 0 ¢
Year 1994 3 3 0 0
Year 1993 i 1 0 0
Year 1992 4 4 0 Q0
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From 1998 through 2001 there was a dramatic increase in residential building activity in
contrast to most of the 1990s. During that four-year period, there were 48 two-family
dwelling units developed. Many of the two-family homes were developed on formerly
single-family lots, Mast of the single-family units were jssued permits in 1999, reflective
of new townhouse units in the Borough.

Design standards for single- and two-family residential dwelling units should be
reviewed, and 'where mecessary ephanced, to guide development in, a fashion that
encourages creative design of housing, enhances neighborhood aesthetics, and preserves
neighborhood character as envisioned in the 1989 Plan.

* County Planning Policies

Bergen County Master Plan

Berpen County adopted its current Master Plan in 1973, A comprehensive review of this
Master Plan is under consideration. Ridgefield shouid stay informed about County
planning activities and how they relate to the Borough, particularly regarding land use
and transportation issues.

»  State Planning Policies

1993 Center Designation Report _
The New Jersey State Development and Redevelopment Plan (hereinafter refemred 10 as
“State Plan”} defines center as “a compact form of development with one or more cores
and residential neighborhoods. Centers range in scale from an Urban Center, 10 @
Regional Center, Town Center, Village, and Hamlet” Ridgefield was the first
municipality in Bergen County to be granted designation as a center, apecifically a “town
v ocenter.” - As outlined in the 2001 State Plan, a-town center means “a center that has a
« high investment in public facilities and services several neighborhoods with a highly
diverse housing stock and a central core of retail, office and community facilities.”

Ridgefield submitted its petition for center designation on September 27, 1993. The State
Planning Commission approved the petition on November 29, 1994 with the following
conditions:

= The Borough shall establish guidelines for the office/hotel redevelopment
proposals that will incorporate such factors as pedestrian circulation, open space
and waterfront access, transit-friendly road and building placement, and & mixture
of uses including residential.  Linkages to and impacts on surrounding
municipalities should aiso be considered; and

* New Jersey State Development and Redevelopment Plan, adopted Maxch 2001, p.290.
8 New Jersey State Developrent and Redevelopment Plan, adopted March 2001, p.3l.

10




W2/24/208 1410/ W1 -4Yad-111% BURL Ur RLIDGEF LELD Fack Lo

BOROUGH OF RIDGEFIELD

Master Plan Reexamination Report
November 25, 2003

« Initiate a dialogue with the surrounding municipalities and the County with the
goal of establishing & regional pianning agenda that will identify shared issues and
proposes mechanism for addressing those 1ssues.

Centers and plans designated and endorsed by the State Planning Comunission are
deemed eligible for priotity assistance from the State. The Borough should seek “Plan
Endorsement” when it conducts a comprehensive update of its Master Plan.

State Development and Redevelopment Plan (“State Plan”)

In March 2001, the State Planning Commission (SPC) re-adopied the current State
- Development and Redevelppment Plan. The State Plan provides direction for investing
and spending state dollars in ways that are consistent with the State Plan's goals,

The Borough of Ridgefield js a Designated Town Center in the State Plan. Almost all of
Ridgefield not under the jurisdiction of the NJMC is located in the Metropolitan Planning
Area (PA-1). Designated Town Centers are eligible for priority assistance from the State.
Ridgefield is in 2 unique position to reap the benefits afforded to Centers and is the only
Center in Bergen County.

The goals and objectives of the 1989 Plan are generally consistent with the goals and
concepts set forth by the State Plan although those goals should be reviewed 1o address
current fand usé and planning issbes. Ridgefield has been awarded a “Smart Growth”
Planning Grant to develop a land use plan in the area of the proposed light-rai] station.

“Big Map”

In 2002, the State Department of Environmental Protection (NJDEP) unveiled the “Big

Map,” the purpose of which was to guide development to areas with infrastructure and

away from environmentally sensitive areas. Most of the area under the planning

jurisdiction of the Borough was designated “green,” which in this case meant it was
.. appropriate fordevelopment. - The “Big Map” ié currently under review since its initial

introduction. Borough officials should monitor any new developments.

Residential Site Improvement Standards

On June 3, 1997, the New Jersey Administrative Code was amended to include the
Residential Site Improvement Standards (RS1S) (N.JLA.C 5:21 et seq.). RSIS supersedes
many local design standards for new residential development, including local standards
for number of parking spaces and new roadways.

Upon the Borough's preparation of a new Master Plan, the Circulation Element should be
amended to include the residential street hierarchy system set forth by the RSIS. Further,
the Borough’s Land Development Ordinance should be reviewed to determine if the
RSIS residential parking requirements are appropriate given the local patiern of
development or if the Borough should seek a waiver from said standards.

11
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Council on Afferdable Housing (COAH)
In August 2003, COAH has announced proposed rule changes providing a new

methodology 1o determine the “third round” affordable housing obligation of all R_}Iew
Jersey municipalities. The new methodology proposes determining a municipality’s
obligation using a “growth share” and “rehabilitation share.”

The growth share would determine the affordable housing umt obligation based on
projected growth, with one affordable housing unit for every 10 dwelling, units developed
and one affordable housing unit for every 30 jobs created. The rehabilitation share would
be based on the number of units identified by COAH as substandard from 2000 US.
Census information. The third round would include the period 1999 through 2014.
Credits for the provision of senior citizen housing will increase as well as opportunities to
srovide for units through regional contribution agreements. The rule changes are
anticipated to take effect earty 2004, The Borough should consider updating its housing
element, :

=  New Jersey Meadowlands Commission Planning Policies

New Jersey Meadowlands Commission (NJMC) Master Ptan |

For the first time since 1970, the NJMC is drafting a new Master Plan to guide
development within the NJMC District. One of the recommendations for the Borough is
désignate most of the area along the Hackensack River as “Hackensack River Preserve.”
The Preserve is designed to protect and preserve the remaining wetlands in the NIMC
District. A section of the NIMC District the Borough recommended as “marshland
preservation” has been proposed for designation as “Logistics/Intermodal/Industrial” by
the NTMC in its draft Master Plan. Adoption of the NIMC Master Plan is expected by
2004. The Borough should work with the NIMC to ensure that stiking a balance

. Liuloho between preservation of environmentally sensitive land and the potential for economic

- development is'a priority.
*  Federal Policies

Telecommunications Act of 1986

The Federal Government passed the Telecommunications Act in 1996. This Act requires
all municipalities to permit wireless telecommunications providers with a reasonable
opportunity to provide their service to the general public. Further, this Act prohibits the
exclusion of such facilities based on health and safety concerns. The Borough’s Zoning
Ordinance includes guidelines regarding placement of wireless telecommunication
facilities. 'Towers or antenna are curfently permitted uses in any industoal and
commercial zoning district subject to distance and setback regulations outlined in the
Zoning Ordinance.

12
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In addition, antenna are permitied on an existing structure other than a tower that is 50
feet in height or greater, provided the antenna add no more than 20 feet to the height of
said structure, and anterna may be installed on any existing tower of any height. Where
wireless telecommunications facilities are not permitted, applicants are required to obtain
2 conditional use permit. The Borough should determine if the current regulations are
governing placement in a way that balances the general welfare of the residents with the

needs of BCC-licensed wireless providers should be considered.

H

2.4 Specific Changes Recommmended for the Master Plan or Development
Regulations

The following items have been identified as areds and issues that may merit further
examination or changes to the Borough’s Master Plan andfor land development
regulations.

Land Use Element :

A review of land use goals and objectives should be undertaken to determine what
changes should be considered in order to determine Current development patterns and
trends. Conducting a Borough-wide land use study would also permit the determination
of the level of non-conforming uses that exist, with particular attention paid to the impact
on residential neighborhoods. An assessment of cuoent zoning and planning issues
should be included in a new Land Use Element.

Aroong the areas that should be given specific attention include the following:

» Parcels along the U.S. Route 46 corridor, with particular attentior to the Pfister

. ... property, where there is potential for development of “big pox"retall,

.= Light industrial - and . commercial property between Grand Avenue and the
Northern Branch Right-of-Way.

» Parcels around the potential light-rail passenger station, with particular attention
to the area around the Ridgefield Traffic Circle improvements and potential for
mixed-use transit-village development.

= Commercial and light industdal parcels along Broad Avenue south of the
Ridgefield Traffic Circle.

Upon completion of the land use plan element of the updated Master Plan, consideration
to consolidate some of the zoning districts would reflect a more uniform plan of
development for the Borough.
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Proposed Zoning Ordinance Amendments
The term “special exceptions” is used in certain zoning districts 10 permit several uses

that are permitted subject to additional requirements. In District A (Single-Family
Residence Zone), District B (Two-Family Residence Zone), Digtrict C (Multiple Family
zone), and District D (Business, Commercial or Office Zone) use the term “special
exception” while the other zone districts refer 10 “conditionally permitted uses.” For
consistency with the MLUL, the term “conditional use” should refer to all such uses, A
review of the “conditional uses” should include whether such uses arg appropriate as
conditional uses, should be permitted uses, or are no longer appropriate for the zoning
district.

There are 21 zoning districts outlined in §390-35 of the Zoning Ordinance. Two of the
zones — District H {(Marshland Zone) and District T (Public Utlity Zone) - are located
within the plapning jurisdiction of the NJMC. Many of the zoning districts appear to
mirror each other in terms of general intent, ¢xamples including:

»  O-LR Office Low-Rise Zone and O-C Office Commercial Zone
v 0-5-MR Office Mid-Rise Zone and O-7-MR Office Mid-Rise Zone
»  C-H Commercial Hotel Zone and OMH Office/Mid-Rise Hotel Zone

Bulk requirements for single- and two-family residential districts have provided for a
sliding scale of maximum building coverage to prevent the structures from Jominating
the properties and preserving vyards and open space. The Borough may consider
including floor area ratio requirements, impervious coverage for the whole lot and the
front yards in order to preserve yards and green space.

Population/Demographics .

- As part-of the. Master Plan’ update, a comprehensive demographic review should be -
undertaken to provide an accurate portrait of the social and gconomic characteristics of
the Borough.

Housing Plan E lement
The third round affordable housing obligation of the Borough, intended to cover the

period from 1999 through 2014, would be addressed through this plan elernent. Any
update would be subject to the adoption of rale changes by COAML

14
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Circulation Plan Element _
An updated circulation plan element should address how ongoing and potential

jmprovements — including the improvements at the Ridgefield Traffic Circle and the
potential activation of the Northem Rranch rail line for light-rail service — will impact the
Borough’s circulation patterns. Said plan should ensure that the transportation network
adequately and efficiently handles all proposed revitalization efforts. The issues related
to the light-rail line include traffic impact on surrounding roadways, commuter parking,
and the effect on commuting patterns of Borough residenis.

H
Community Facilities Plan Element
Given the needs addressed in the 1989 Plan, many of which are still relevant as of this
date, the Borough should prepare a genera] assessment of existing community facilities
and determine what areas are in need of short- and long-term improvements. New and/or
improved facilities should take into account any assistance the Borough could receive,
including monies from the State School Construction Bond Act, Green Acres funds for
parks and open space preservation, and other State and Federal assistance that could aid
in the improvement of community facilities.

Recreation and Conservation Plan Elements

A Master Plan update should provide an inventory of park and recreation areas available
to the Borough, including an assessment of facilities provided. In concert with such an
update, the Borough should review areas appropriate for conservation, with particular
attention to wetlands and flood prone areas along creéks and streams. Cooperation with
the NJMC, which has planning jurisdiction over a large portion of the Boroligh’s
environmentally sensitive land, is encouraged.

Economic Plan Element

The Borough may consider an ecopomic plan measuring the commercial activity
ocomring in Ridgefield. Specifically, the emphasis would be on employment and the
types of jobs generated within the Borough. Projections on job growth in Ridgeficld will
be important if the proposed “growth share” methodology for the third round affordable
honsing obligation is adopted.

Other Plan Elements

A review of the utilities, recycling and historic preservation sections of the Plan should
determine if the stated goals and recommendations of the 1989 Plan are stifl applicable.

Individual plan elements in these areas would be included in 2 comprehensive master
plan if the Borough determines they are appropriate.
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*  Conclasion

The potential for redevelopment of its light industrial areas and the reactivation of the
Northern Branch Railroad right-of-way for light-rail service may bring significant change
10 land use in the Borough, There continues to be concerns about how to preserve the
character of singie~ and two-family neighborhoods. In addition, development of housing
for senior citizens is also a need to be addressed. Despite having little vacant land under
its zoning junsdiction, Ridgefield needs to address how rcdcvelopmenf will take place
and its short- and long-térm effects on the Borough. Given these circumslances, a
comprehensive review and updating of the 1989 Plan is recommended.

25 Recommendations Concerning the Incorporation of Redevelopment Flans
Adopted

The Borough has not designated any areas “iﬁ need of redevelopment” pursuant to the
Local Redevelopmerit and Housing Taw, P.L. 1992, ¢. 79 (C.40A:12 A-1 et al.).

16
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MKTAS NEISS

506 Anderson Avenue

P.0O. Box 2199

Cliffside Park, New Jersey 07010
(201) 943-8020

[N THE MATTER OF THE : PLANNING BOARD OF THE
ADOPTION OF THE MASTER PLAN : RORQUGH OF RIDGEFIELD
REEXAMINATION REPORT DATED :

NOVEMBER 20, 2003 . RESOLUTION 03-20

FOR RIDGEFIELD, NEW JERSEY. :

e L mmm o i --- x

WHEREAS, in accordance with the Municipal Land Use Law of the State of New Jcrséy
and, in particular, w;th regard to N.I.S.A. 40:55D-89 which, inter alia, requires the gOVErning
body, at least every six years, to provide for a general reexamination of its master plan and
dave'lopment regulations by the Planning Board, which shall prepare and adopt by reso}ution a
report on the findings of such reexamination pursuant to N.J S.A. 40:55D-89; and

WHEREAS, the Planning Board engaged the services of the engineering firm Schoor
DePalma, Inc. to pfepare a master plan reexamination report, and that firm did prepare a report
dated October 21, 2003; and

WHEREAS, a public hearing was held by the Planning Board on November 25, 2003
with regatd to the said report; and

WHEREAS, the Planning Board has recommended adoption of the Reexamination

Report dated October 13, 2003

WHEREAS, a motion was made by Robert Fioravanti and seconded by Mr. Pfaff to

recommend adoption of the Master Plan Reexamination Report dated October 13, 2003,
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NOW, THEREFORE BE IT RESOLVED, that the Planming Roard of the Borough of
Ridgefield does hereby adopt the Resxamination Report dated October 13, 2003 in order to

satisfy the statutory requirements pursuant to N.J.S.A. 40:55D-89.

N/

THIOMAS ASFAR, CHAIRMAN

W:‘M 05

VALERIE NICOLOSI, SECRETARY

— e

Motion Made By:  Robert Fioravanti

Second By: Harry Pfaff

In Favor: ' Mayor Stewart Veale
Counciltman Gary Bonacei
Harry Pfaff
JTames Mariniello, Sr.
Raobert Fioravanti
Robert Rathgeber
Jason Tuvel

Oppesed: None

Date Approved: November 23, 2003

Date Resolution Memorialized: December 16, 2003




