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INTRODUCTION 

 
The New Jersey Municipal Land Use Law (MLUL) requires that each municipality in New Jersey 

undertake a periodic review and reexamination of its local Master Plan. The purpose of the 

Reexamination Report is to review and evaluate the master plan and municipal development 

regulations on a regular basis in order to determine the need for update and revisions. This report 

constitutes the Master Plan Reexamination Report for the Borough of Prospect Park as required  by 

the MLUL NJSA (40:55D-89).   

 

The Borough of Prospect Park adopted its last Master Plan in June 2000. This report serves as a 

Reexamination of the 2000 Master Plan and an update of the goals and objectives contained in that 

Plan.  
  

REQUIREMENTS OF THE PERIODIC REEXAMINATION REPORT 

 

The MLUL requires that the Reexamination Report describe the following: 

• The major problems and objectives relating to land development in the municipality at the time 

of the adoption of the last reexamination report. 

• The extent to which such problems and objectives have been reduced or have increased 

subsequent to such date. 

• The extent to which there have been significant changes in assumptions, policies and objectives 

forming the basis for the master plan or development regulations as last revised, with particular 

regard to the density and distribution of population and land uses, housing conditions, 

circulation, conservation of natural resources, energy conservation, collection, disposition, and 

recycling of designated recyclable materials, and changes in State, county and municipal policies 

and objectives. 

• The specific changes recommended for the master plan or development regulations, if any, 

including underlying objectives, policies and standards, or whether a new plan or regulations 

should be prepared. 

• The 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:12A-1 et seq.) into the land use plan element of the municipal master plan, and 

recommended changes, if any, in the local development regulations necessary to effectuate the 

redevelopment plans of the municipality. 

 

The report that follows addresses each of these statutory requirements.  
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MAJOR PROBLEMS AND OBJECTIVES IN 2000 AND THE EXTENT TO 

WHICH PROBLEMS AND OBJECTIVES HAVE BEEN REDUCED OR HAVE 

INCREASED 

 

Master Plan 

 

The Prospect Park Borough Master Plan consists of the following documents: 

 

1. The June 2000 Borough of Prospect Park Master Plan;  

2. The 2006 Stormwater Plan Element; and 

3. The 2008 Housing and Fair Share Plan Element. 

 

The 2000 Master Plan identified the following positive and negative Borough characteristics as well 

as goals and objectives that formed the primary opportunities, constraints and objectives of the 

Master Plan respectively. 

 

Positive Borough Characteristics 

1. Small town atmosphere with a sense of community pride 

2. Local heritage with new ethnic diversity 

3. A commitment to family and spiritual values 

4. Affordable housing opportunities 

5. Quality community services 

6. Financial resources: State and Federal grant program opportunities and quarry funds 

 

Negative Borough Characteristics 

1. North 8th Street and Haledon Avenue Commercial districts 

a. Lack of identity and character 

b. Lack of parking 

c. Sign pollution 

d. Residential use conflicts with commercial uses 

2. Pressure on volunteer services such as Fire Department and Ambulance Corp., especially 

daytime coverage 

3. Quarry Impacts: odor, noise, dust, lack of truck route, lack of long-range reclamation plan, 

blasting 

4. Older housing stock/property maintenance/absentee landlords 
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General Goals 

General goals for the Borough of Prospect Park include: 

1. Prepare a Master Plan consistent with the Municipal Land Use Law, State Plan, Passaic 

County Plan and adjacent Municipal Plans. 

2. Identify and establish an identity for the Borough that recognizes the diverse characteristics 

of Prospect Park and yet promotes harmony and cohesiveness in the community. 

3. Develop redevelopment opportunities based on the historic, cultural and ethnic diversity of 

the citizens of Prospect Park. 

4. Encourage a rebirth in the North 8th Street and Haledon Avenue commercial districts. 

5. Provide redevelopment strategies for underutilized and vacant properties and buildings. 

6. Maintain and encourage upgrades to the housing in the Borough. 

7. Examine and recommend vehicular and pedestrian improvements to provide an efficient 

and safe environment. 

8. Review existing recreation facilities based on an identified need. 

9. Encourage resource recovery and the recycling of materials. 

 

Goals and Objectives 

Land Use Element 

1. Maintain the existing one family uses and discourage any two family conversions. 

2. Maintain and upgrade existing housing opportunities by preservation and enhancement of 

the existing housing stock. 

3. Encourage adequate off-street parking. 

4. Reduce the mixing of residential and business uses by eliminating spot zoned business zones. 

5. Separate industrial uses as much as possible from residential uses by means of a buffer area, 

landscaping and open space. 

6. Identify and provide strategies to address Brownfield properties in the Borough. 

7. Establish "Architectural and Site Standards" for commercial properties. 

 

Housing Element 

1. Concentrate efforts on the preservation and rehabilitation of existing housing to produce the 

greatest impact on the supply of sound housing. 

2. Preserve the character of existing neighborhoods. 

3. Locate rehabilitation projects in a transitional neighborhood. In this way the neighborhood 

can be kept from deteriorating, the spread of blight can be restrained and individual 

rehabilitation efforts can be inspired. 

4. Intensify housing inspections and more vigorous enforcement of the building code. 
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5. Encourage owner occupants to discourage absentee landlords. 

6. Control housing conversions and divisions in order to avoid excessive population densities. 

7. Establish a Housing Rehabilitation Program to receive housing funds from other 

communities and New Jersey Department of Community Affairs (Small Cities Grants). 

 

Circulation Element 

1. Re-establish clear and logical patterns of vehicular movement that compliment the business 

and residential areas of the Borough, improve traffic circulation, limit through-town traffic 

to major road ways and county roads. 

2. Improve and provide adequate off street parking and off street loading facilities. 

3. Create a safe, convenient and attractive environment for residents, shoppers, workers and 

visitors. 

4. Close unnecessary streets to provide greater neighborhood and community relations, play 

areas, park areas, parking areas and efficiently reorganizing traffic circulation to enhance 

active and passive recreation space with special consideration of health, safety and welfare of 

children residing in the area. 

5. Strict enforcement of all traffic regulations which encourage citizens to obey traffic and 

parking regulations for increased safety and reduction of traffic accidents. 

6. Landscape and/or screen from public view parking and loading facilities with non-deciduous 

shrubs, fences and ground covers. Materials selected shall be appropriate to the growing 

conditions of the Borough's environment. 

7. Establish truck routes on County Roads North 6th and North 8th Streets and prohibit truck 

traffic on the Borough streets as required to protect the neighborhood character. 

 

Recreation Element 

1. Provide recreational space and facilities which are adequate to meet the needs of residents of 

the Borough of Prospect Park. 

2. Provide recreational programs that meet the needs of the Borough of Prospect Park. 

 

Community Facilities Element 

1. Promote shared facilities for indoor activities including Haledon PAL and school facilities. 

 

Utility Element 

1. Continue to evaluate and improve the water and sewer facilities and storm water structures 

to meet the current and future needs of the Borough. 

2. Establish a plan with PSE&G to convert the street lighting to energy efficient spread lights 
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Recycling Element 

1. Continue to maintain and improve service by increasing the items and frequency of 

collections. 

2. Establish shared services with neighboring communities for recycling operations. 

 

THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE 

BEEN REDUCED OR HAVE INCREASED 

 

The majority of the goals and planning objectives detailed in the 2000 Master Plan continue to 

remain valid with the following exceptions: 

 

 Reduce the mixing of residential and business uses by eliminating spot zoned business zones.  
 

While the Master Plan encourages vibrant business districts within the existing NE-C, B-C (Haledon 

Avenue) and B-G districts, this Plan recognizes the established pattern of residential and business 

uses in close proximity to each other.  This relationship is especially evident on North Eight Street.  

In an effort to allow reasonable expansion to existing nonconforming buildings, this Plan 

recommends regulating uses by lot size in the existing NE-C district to reduce the amount of 

nonconforming properties.  Furthermore, opportunities for the existing NE-C district to grow as a 

mixed-use commercial district continue to be permitted and are the future land use intent for the 

NE-C district. 

 

 Control housing conversions in order to avoid excessive population densities. 
 

While two and three-family homes are located within several areas of the Borough, this Plan 

recognizes the trend of adding apartments within existing single-family and two-family homes, which 

continues to be discouraged.  However, this Reexamination Report and Land Use Plan Amendment 

recognizes that in certain circumstances it may be appropriate to encourage more intensive 

development patterns, particularly to redevelop existing vacant, contaminated or other underutilized 

structures.  This Plan also recognizes the need to adequately create buffer areas between uses with 

different levels of intensity. 
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EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES IN 

ASSUMPTIONS, POLICIES AND OBJECTIVES 

 

With the previously mentioned exceptions, the majority of the goals of the 2000 Master Plan are still 

valid.  The following section updates where there have been significant changes in assumptions, 

policies and objectives. 

 

1. GOALS AND OBJECTIVES 

 

During the evaluation of Borough policies during this planning process, the Borough has determined 

that the following additional goals and objectives are appropriate for Prospect Park:  They include: 

 

Land Use 

1. Reclaim and redevelop the Tilcon Quarry property in a manner that creates a sustainable 

vibrant neighborhood in Prospect Park that utilizes smart growth planning principles. 

2. Preserve and protect the character of existing residential neighborhoods of the Borough by 

recognizing the existing residential density and building structural style, while allowing for 

reasonable increases in select areas to encourage the redevelopment of deteriorated, vacant 

or appreciably underutilized properties. 

 

Circulation/Parking Goals 

1. Evaluate and implement methods of providing adequate parking to serve existing 

development and proposed redevelopment.  Consider facilitating lease parking options 

between private sector business operators to take advantage of low peak parking demand. 

2. Incorporate adequate parking into new developments. 

3. Encourage the maintenance of sidewalks in the Borough. 

 

Non-residential Development 

1. Strengthen commercial districts by encouraging a mix of nonresidential and residential uses 

that provide employment, retail opportunities, services and entertainment. 

2. Continue the improvement of nonresidential properties in the Borough. 

3. Improve the appearance of the Borough by revitalizing properties in disrepair, designing and 

installing streetscape improvements and improving sign regulations and their enforecement. 
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Housing Goals 

1. Provide a broad range of housing to meet the needs of all residents including low and 

moderate income housing, middle-income housing and market rate or luxury housing.  

2. Promote the development of senior citizen housing that enables older residents to “age in 

place” including independent living, assisted living and congregate care housing. 

3. Recognize the potential of selected vacant, underutilized or deteriorated properties for in-fill 

residential development. 

4. Identify commercial and industrial properties that are suitable for adaptive reuse and 

encourage their redevelopment for mixed use with housing on upper floors.  

 

2. LAND USE PLAN ELEMENT PROGRESS REPORT (2000 - 2009) 

 

A revised Future Land Use Map is located in Attachment A.  The Future Land Use Map was updated 

based upon recommendations from the Land Use Board that occurred during the Master Plan/Land 

Use Plan amendment review process to create this Plan.  The following sections provide a land use 

update and indicate where additional zone changes are recommended. 

 

Tilcon Quarry Property 

Since the Preparation of the 2000 

Master Plan, the Borough 

recognizes a need to plan for the 

future redevelopment of the Tilcon 

Quarry property that is anticipated 

to close within the next several 

years. This Plan establishes a 

general vision for the reclamation 

and redevelopment of the 78-acre 

tract.  

 

The objective is to develop a land use and development approach that would be both compatible and 

will integrate with the surrounding neighborhoods, consistent with the Borough’s planning policies 

and objectives as well as objectives expressed in the County and State Plan. 
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The following bullet points provide the general framework for the future redevelopment of the 

Tilcon Quarry tract, focusing on permitted uses, their scale and design, pedestrian improvements and 

parking type and placement. These concepts are not meant to be fixed details as still require to be 

worked out.  

 

Redevelopment of the quarry anticipates the 

integration of smart growth planning principals 

into a comprehensive design that includes: 

 Condominium style flats, townhomes and 

potentially limited commercial space. 

 The implementation of densities that are 

compatible with existing densities in 

surrounding districts. 

 Clustered development to preserve open 

space. 

 Developing the tract around a central open 

space that is “activated” by street-facing 

apartments with small front setbacks with a 

looped street with sidewalks on both sides. 

The objective is to create a walkable 

community containing green spaces, trails 

and tree-lined roadways. 

 Limiting bedroom distribution to one (1) 

and two (2) bedroom units except when needed to meet Council on Affordable Housing 

(COAH) bedroom distribution requirements. 

 Entry point locations with vistas facing open space. 

 Community amenities consisting of community center and pool at the heart of the development. 

 Sustainable design features that may include a community shuttle, solar orientation and energy 

management systems, drought tolerant and native landscaping, a community garden, high 

efficiency irrigation systems designed for reclaimed water, natural filtration of storm water, 

construction waste recycling and the use of sustainable and recyclable building materials. 

 A project that meets its affordable housing requirement in accordance with COAH’s rules. 

 A maximum of 25 percent senior housing, which may be affordable. 

 Preservation of approximately, one-third of the Tilcon Quarry tract for open space and public 

areas that will include public open space, and landscaped public parkways. 
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 Incorporating a combination of structured and surface parking to preserve open space and to 

hide the view of parked cars to the maximum extent possible. 

 Investigation of reshaping slopes back to requirements within the Borough’s reclamation plan. 

 

Tilcon Quarry Development - Other Considerations 

 Building heights contemplated ranging from three (3) to eight (8) stories will require a new 

fire truck or trucks and potential expansion of the existing fire department. 

 The Prospect Park Elementary School is currently at capacity and may require expansion to 

accommodate additional school children.  The projected amount of children can not be 

determined until more formal plans are in place. 

 Additional police and other emergency personnel most likely will be required to maintain the 

existing levels of service in the community. 

 

North Eighth Street/Haledon Avenue Corridors 

The North Eight Street and Haledon Avenue commercial areas lack the “critical mass” necessary to 

function as a vibrant downtown.  A concentration of commercial uses exists from Hopper Street to 

North Eighth Street on Haledon Avenue and from Haledon Avenue to just past Brown Street on 

North Eight Street.  Existing commercial uses consist predominantly of “mom and pop” stores, 

which provide local services to nearby residents.  While Haledon Avenue is an arterial corridor with a 

commercial feel, the majority of properties on Haledon Avenue in Prospect Park are residential; 

whereas the opposite side of Haledon Avenue, located in the City of Paterson and the Borough of 

Haledon contain a proportionally greater amount of non-residential development.  As the Borough 

continues to encourage reinvestment within existing commercial properties, consideration should be 

given to orienting it from general retail to niche retail, specialty services and entertainment.  The 

intention is to create a market niche that is separate and distinct from the suburban shopping malls in 

which this area competes. 
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Off-street parking is a critical component in creating a vibrant business environment.  However, just 

enough parking should be provided to encourage the retention of traditional development patterns 

with buildings located close to the street with parking and other services located at the rear of 

properties.  The planning rationale for this continued development pattern is to prevent a strip 

commercial feel to new development.  This Plan recognizes that the Borough’s relatively dense 

commercial and nonresidential development create a sense of community in Prospect Park.  From a 

planning standpoint, this relationship is desirable and should be encouraged with new development.  

Existing lots along Haledon Avenue and North Eight Street are shallow in depth, which limits the 

ability to provide parking behind storefronts if multiple lots were consolidated.  Furthermore, lot 

consolidation in a manner that creates through lots1 would change the fabric of the community as 

parking and other “back of the house” elements may be visible from a public right-of-way.  While 

urban design techniques may be employed such as building a frontage wall along the streetscape to 

prevent such views, the streetscape or continuous line of buildings will have been altered.   

Furthermore, only one half of Haledon Avenue is located in Prospect Park as the centerline of the 

roadway serves as the municipal border with the City of Paterson and the Borough of Haledon.  

Accordingly, future planning along the corridor should be coordinated with the adjoining 

communities. 

 

Community Business District (B-C) 

The Community Business District (B-C) is envisioned as a pedestrian friendly areas where residents 

and visitors enjoy a mix of neighborhood commercial businesses and professional office uses.  Sit 

down restaurants provide evening entertainment and vitality.  Residents enjoy essential services 

without having to drive. The B-C district provides for a variety of low intensity neighborhood 

commercial uses that require limited parking.  Uses that share parking should be encouraged.  

Appropriate businesses are those that serve persons in the immediate surrounding residential area.  

The character of the district is established through a balanced mix of uses, street environment and 

pedestrian orientation. Future development should be consistent with existing building forms, 

featuring reduced building setbacks. Ideally, pedestrian scale decorative lighting, the incorporation of 

street trees and other streetscape improvements would finish the “look” of the district. 

 

The B-C Community Business District currently permits retail stores; personal and household service 

establishments; bakeries and candy making shops which sell the greater portion of their product on 

the premises; banks; professional and business offices; restaurants; secretarial, vocational, physical 

education and music schools; and parking lots open to the public.  This Plan recommends expanding 

                                                      
1 Through lot – a lot having frontage on two public roadways. 
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the list of permitted uses to include residential apartments on upper floors.  The creation of a mixed-

use environment will assist property owners by generating additional revenue that may encourage 

reinvestment into properties.  The Borough’s 2000 Master Plan within the existing land use map 

recognized eight (8) properties containing a mixed-use commercial and residential component.  

However, unless off-street parking is provided, a maximum of one apartment should be provided per 

building.  Code revisions should allow off-street parking to be provided via a lease arrangement with 

an adjoining property.  Site plan approval for the inclusion of a residential apartment within an 

existing commercial business should not be required when off-site parking is provided—on-site or 

within 200 feet of the subject property—for the residential component of the project. The Borough 

should also investigate off-street parking opportunities associated with purchase or lease arrangement 

with the Chase Bank property located at the intersection of North 7th Street and Haledon Avenue.   

 

Automotive related repair or service uses and businesses with drive through windows are 

inappropriate. However, smaller scale neighborhood oriented retail and personal service uses are 

appropriate.  Building conversions to a non-residential use should be carefully designed to preserve 

the character, scale, and features of the buildings and the streetscape.   

 

Parking - Parking areas should be screened from view of adjacent residential zones, existing 

residential uses and public roads by landscaping, fencing or a combination of these to create a buffer 

at least five (5) feet in height.  

 

Building design and requirements - Rooftop mechanical equipment should be screened from public 

view by architecturally compatible materials. Ground level mechanical equipment, such as air 

conditioning equipment, utility boxes and meters, should be screened by landscaping, walls or 

fencing. 

 

Building entrances facing a street should be retained. The visual character of buildings along street 

frontages and entryways should be “pedestrian friendly" and porches should not be enclosed.  At no 

time should fire escapes be permitted on the front façade of a building.    
 

To encourage the revitalization of the vacant property located at 306-308 Haledon Avenue (See 

Underutilized Properties Section) and to recognize the existing commercial uses between North 13th 

and North 14th Streets, this Plan recommends extending the B-C district to just past 14th Street (See 

Future Land Use Map) 
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North East Commercial (NE-C) 

The North East Commercial district was created in 2001 based upon land use recommendations 

within the 2000 Master Plan. Prior to 2001, this area was zoned Community Business (B-C) and R-1 

Residence. Since the 2001 rezoning, little to no development activity has occurred along the corridor. 

This Plan recommends renaming the NE-C district to Village Residential/Commercial to recognize 

the unique characteristics of North Eight Street from Fairview Avenue to Planten Avenue.  This area 

comprises a mix of commercial, single-family, two-family and buildings containing commercial uses 

on the ground floor and residential apartment(s) on upper floors.  The existing NE-C district does 

not permit stand-alone residential buildings, i.e., single or two-family structures nor does it permit 

apartments on upper floors of buildings.  This resulted in creating numerous nonconforming 

properties, which would require use variance relief to permit building expansion or a change of use in 

most instances. For example, if a single-family property located in the NE-C district wishes to 

construct a building addition, a variance to expand a nonconforming use would be required. The 

degree of nonconformity in this area may be lessening the chance of reinvestment within this area of 

the Borough.   

This Plan recognizes this unique mix of residential and commercial properties situated adjacent to 

each other.  This Plan further recognizes a need to permit both mixed-use (commercial/residential) 

and single and two-family residential uses.  The intent of the non-residential component of this 

classification is to provide for commercial business uses to meet the day to day convenience 
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shopping and service needs of persons residing in the district and adjacent residential areas.  

Appropriate uses include professional offices uses with low parking demands that can be developed 

on relatively small lots, i.e., accountant.  The inability to provide off-street parking—that is 

screened—is a land use challenge for the district.  To meet this objective, and the need for larger lot 

sizes for most commercial uses, consideration should be given to regulating lot sizes and building 

setbacks by the type of use, i.e., commercial uses would require larger lots to provide sufficient space 

for parking and open space.  The Borough Council should also consider allowing opportunities for 

professional office space in existing residential structures or the possibility of live-work units in the 

existing residential uses.  
 

Residential Senior Housing District 

The 2000 Master Plan recommended the creation of the Residential/Senior Housing district (RSH) 

to provide opportunities for seniors to age in place within Prospect Park.  However, since 2001, this 

district has not redeveloped in accordance with the zone plan. Given the lack of development of 

senior housing during a growth period in the market when such housing was in demand and the 

anticipated inclusion of senior housing within the Tilcon Quarry development, this Plan specifically 

recommends the elimination of the RSH district.  Moreover, this Plan recommends that this area 

revert back to the former zoning in place prior to 2000, which was R-1 Residential.  In the former 

RSH district area, the Borough Council may consider permitting professional offices uses and 

live/work units that retain the residential character of buildings, when sufficient parking can be 

provided. 

 

General Business District 

The Borough contains two General Business Districts (B-G).  They are located adjacent to East Main 

Street and the intersection of North 10th Street and Fairview Avenue.  Both these areas present a 

special economic development opportunity for the Borough.  Permitted uses include bowling alleys; 

mortuaries, sale and indoor storage of building construction material; motor vehicle repair, 

newspaper and job printing establishments; veterinary establishments; wholesaling establishments; 

business service establishments and all uses permitted in the B-C district (see pages 13 & 14).  The 

district is designed to provide a full-range of commercial business opportunities.  Constraints facing 

the B-G district include their lack of access to regional and state roadways.  The districts lack of retail 

exposure lends themselves for neighborhood commercial uses that provide daily services to residents 

and pass-by traffic. Several properties in the districts, with a particular emphasis on the East Main 

Street district suffer from deferred maintenance.  Goals are to retain and improve the appearance of 

businesses in these districts many of which are located within the Gateway of Prospect Park.  
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1.  308-316 North Eight Street (VCR district) 

 

 

 

 

 

 

 

 

 

 

 

 

 

2. 306-308 Haledon Avenue (R-1 District) 

 

 

 

 

 

 

 

 

 

 

 

3. 265 North 9th Street (Fairview Ave Intersection) (B-G District) 

 
 

 

 

 

 

 

 

 

 

 

 

 

4. 132 Haledon Avenue (Adjacent to Chase Bank - Haledon Ave. and 

North 7th Street Intersection) (B-C district) 

 

Underutilized Properties 

Planning efforts should prioritize the revitalization of the following properties. These properties include: 
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R-1 District 

Since 2000, the pressure to convert existing single and two-family homes into two and three family 

homes in residential neighborhoods has increased (typically in attics).  This trend, incrementally over 

time, leads to increased density in established areas of the Borough. This often occurs as a result of 

illegal conversions of buildings without proper Borough approvals.  Accordingly, this poses a public 

safety issue to the community.  This Plan recommends the continuance of single-family dwellings in 

the R-1 district on 3,750 square foot lots and two-family residences on 6,250 square foot lots, which 

translates to 11.6 and 13.9 units per acre respectively. 

 

R-2 District 

This Plan reexamined the existing zoning provisions for the R-2 district.  No changes are 

recommended. 

 

3. HOUSING PROGRESS REPORT (2000-2009) 

 

The Borough adopted a Housing Plan/Fair Share Plan element in December of 2008 and petitioned 

the Council on Affordable Housing (COAH) for substantive certification on December 29, 2008.   

 

The 2008 Housing and Fair Share Plan addresses the Borough’s 1987 to 2018 cumulative low and 

moderate income housing need.  As of December 2008, the Borough maintains a housing surplus, 

which addresses the Borough’s growth share obligation to date.  The 2008 housing plan proposes the 

collection of affordable units associated with a growth share ordinance, the collection of 

development fees and considers on an as needed basis the creation of a municipally sponsored 100% 

affordable housing project and/or partnering with a non-profit organization to construct a group 

home.  The Borough should monitor the status of COAH’s Round III rules that were adopted in 

June 2008 and modified in October of 2008.  Furthermore, the implications of legislation A-500, 

commonly referred to as Robert’s Bill, which eliminates the ability of communities to transfer up to 

half of their affordable housing obligation through a regional contribution agreement (RCA) and 

requires that communities provide a minimum of 13% very-low income housing should also be 

monitored.   This Plan recognizes that under the revised ratios released by the Council, one 

affordable unit must be provided for every four market-rate residential units and one affordable unit 

must be provided for every 16 new jobs, based on square footage of new nonresidential construction. 

 

Targeted Housing Objectives 

This Plan recommends the following housing objectives become apart of the Borough’s Master Plan.  

They are as follows: 
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1. Create an inspection program for rental units. 

Important information should maintained for each rental unit such as the number of 

bedrooms in each unit, the property owner and the name of the party responsible for property 

management.  This information is useful for tracking changes in occupancy, but also to 

implement an inspection program. 

 

Inspections, in all units, should take place at the change of occupant or annually, whichever 

comes first.  Inspections should include, at a minimum, a review of all zoning codes and 

building codes.   

 

2. Implement a program to rehabilitate housing. 

 

Improving the quality of housing in Prospect Park requires an effort on the part of Borough 

Officials to identify substandard housing and to encourage improvement efforts.  To achieve 

this goal, actions must be undertaken throughout the Borough with particular emphasis on 

substandard multi-tenant units.  This Plan and the Borough’s 2008 Housing Plan recommend 

programs to rehabilitate housing units.  As described in the 2008 Plan, as determined by the 

Council on Affordable Housing, a total of sixty (60) units are in need or rehabilitation within 

the Borough.  In addition to obtaining funds from the Small Cities Community Development 

Block Grant Program (CDBG) and other funding sources to create revenue to administer the 

program, the Implementation section of this Plan indicates the procedures for designating all 

or a portion of the Borough in need of rehabilitation. Powers afforded to the Borough in 

accordance with the Local Redevelopment and Housing Law (LRHL) for a rehabilitation area 

permit a municipality to offer up to a five (5) year tax abatement for residential improvements.   

 

3. Expand utilization of the redevelopment and rehabilitation laws of the State of New Jersey to provide tax 

incentives for the improvement of housing stock in the Borough. 

 

Under the New Jersey redevelopment and rehabilitation laws, the Borough can provide 

homeowners and corporations with tax incentives for undertaking substantial improvements 

and/or redevelopment of existing structures.  These incentives are either in the form of tax 

abatement (where additional property taxes on the added value of the improvement are phased 

in over 5 years) or payment in lieu of taxes. Consideration should be given to investigating the 

use of redevelopment/rehabilitation powers in specific target areas of the Borough. 
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The authority to grant five-year tax exemptions and abatements is provided in the Five-Year 

Exemption and Abatement Law, which combined three prior statutes that authorized the 

granting of tax abatements and exemptions. Abatements and exemptions may be granted by 

municipalities for the following purposes: 

• Improvements to existing dwellings; 

• The construction of new dwellings; 

• The conversion of nonresidential buildings (including hotels and motels) to multiple 
dwellings; and 

• The improvement or expansion of commercial or industrial structures. 
 

 

4. OPEN SPACE AND RECREATION PROGRESS REPORT (2000 - 2009) 

 

Recreation and Open Space Inventory 

Prospect Park Borough is an 

established community with 

limited land not already utilized 

as residential, commercial, 

industrial, open space and 

recreation uses.  Accordingly, in 

“built-out” communities, the 

preservation of existing open 

space is a primary goal. The 

2000 Master Plan indicated that 

there are adequate recreational facilities in the Borough.  However, Hofstra Park requires 

maintenance, refurbishing and upgrading. The Borough should evaluate the existing conditions of 

existing recreation and open space areas (includes hardscape areas), handicapped accessibility and 

potential recreation and open space needs of Borough residents.  The Future Land Use Plan 

recommends that 34-acres be reserved for Recreation and Open Space purposes (See Attachment A). 

 

Hofstra Park 

Hofstra Park, an active and passive recreation complex provides the majority of the Borough’s 

recreation opportunities.  The facility contains four (4) ball fields, one (1) basketball court, two (2) 

tennis courts and one (1) walking/hiking path.  Hofstra Park also contains a water tower, a 

monument recognizing Peter Hofstra and his generosity for dedicating the lands to create the Park, 
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and a memorial dedicated to Prospect Park veterans and others who gave the ultimate sacrifice for 

our nation.    

Recommendations 

• Seek funding from NJ Green Acres and other entities to construct a bathroom and to 
improve pedestrian access to the park. 

• The Borough should evaluate the need to provide additional recreation space at the Prospect 
Park Elementary School, which has lost open space overtime to provide room for school 

expansion. 

 

5. PUBLIC FACILITIES AND UTILITIES PROGRESS REPORT 2000 - 2009  

 

Sanitary Sewer 

The Borough maintains a public sanitary sewer system that is well over fifty years old.  Similar to 

older systems in many New Jersey communities, improvements to the system are necessary.  

According to the Borough Engineer, many existing collector lines are nearing capacity.  It is 

anticipated that sanitary sewer improvements will be necessary to accommodate the proposed 

redevelopment of the Tilcon Quarry.  Improvements to other areas of the Borough associated with 

any redevelopment may also require sanitary sewer improvements. 
 

Stormwater Management 

Stormwater runoff is the water that "runs off" the land when it rains or snows.  This water may go 

into the street, a nearby stream or a sewer.  Stormwater runoff is referred to as a nonpoint source of 

pollution because it has the potential to pick up material from many different sources as it runs 

across land and reaches a waterway.   

 

According to the NJDEP, stormwater/nonpoint pollution contributes to up to 60% of the existing 

water pollution problems.  In an effort to reduce stormwater pollution, the State created a Municipal 

Stormwater Regulation Program. Under the new Municipal Stormwater Regulation Program, 

Prospect Park is required to implement a Stormwater Program.  This includes various statewide 

requirements to address stormwater runoff such as public education, outfall mapping and ordinances, 

floatable and solids control, and good housekeeping of municipal maintenance yard operations.    

 

To meet New Jersey of Department of Environmental Protection (NJDEP) requirements, the 

Borough adopted a Stormwater Management Plan Element of the Master Plan, a Stormwater 

Polution Prevention Plan (SPP) and ordinance in 2006. 
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Prospect Park Public School District 

Prospect Park has one Elementary School located at 94 Brown Avenue. The school provides 

education for children from pre-kindergarten to Grade 8.  The 2007-2008 operating budget for the 

school equals $8,406,177 and an anticipated per pupil cost of $9,889 per pupil.  

 

In 2001, expansions to the Prospect Park Elementary School consisted of four new classrooms and 

the creation of a new library and media room. 

 

The school has a current enrollment of 885 students as of January 2009. As the school is operating 

above capacity, there are short-term plans for expansion.  Future development of the Tilcon Quarry 

may require further expansion to the public school system. 

 

Police Services 

The Borough should monitor the need to provide additional police officers to retain the existing level 

of police service if the quarry is developed. 

 

Volunteer Services 

The Borough receives fire and other emergency services from local volunteers.  As with many other 

New Jersey communities there is a need for additional volunteers to ensure that adequate service is 

provided to residents.  This Plan recommends that the Borough Council investigate various means to 

encourage additional volunteerism in the Borough. 

  

6. CIRCULATION SYSTEM PROGRESS REPORT 2000 - 2009 

 

Proposed Improvements 

The Borough is currently working with Passaic County to add a new traffic signal at the intersection 

of Haledon Avenue and North Seventh Street. 
 

Recommended Circulation Improvements/Investigation 

Recommended circulation improvements include: 

• Investigate changing the flow direction in town to one-way streets on North 6th and North 
8th Streets. 

• Continue to investigate the need for traffic calming techniques on local streets with high 
traffic volumes.  Investigate creating horizontal traffic calming improvements prior to 

installing vertical improvements, e.g., speed bumps.  Seek input from the Borough’s 
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emergency service departments and surrounding business and residential communities prior 

to installing any such improvements. 

• Investigate creating a community shuttle associated with redevelopment of the Tilcon 
Quarry tract. 

• Investigate the need for additional four way stop signs in areas with poor visibility. 

• Rehabilitate the Borough’s sidewalks were needed. 

• Improvements associated with the redevelopment of the quarry property. 
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SIGNIFICANT CHANGES IMPACTING THE MASTER PLAN 

 

Since the Borough of Prospect Park adopted its 2000 Master Plan, there have been significant 

changes at the local, state and county level that have had an impact on the Borough’s planning 

efforts.  At the state and county level, a number of new laws, programs and planning initiatives have 

been adopted that provide new technical and financial resources for the revitalization of New Jersey’s 

communities. These programs and legislative initiatives have had a significant positive impact on the 

Borough and support the Borough’s own redevelopment efforts.  This section analyzes the affect 

that these changes have had on the assumptions, policies and objectives that form the basis of the 

Borough’s Master Plan.  

 

CHANGES AT THE LOCAL LEVEL 

 

Demographic Changes 

A number demographic changes have been reported since the posting of year 2000 Census figures. 

Demographic changes can affect the outcome of planning efforts. Below is an examination of 

population, age, and housing characteristics that affect the current state of planning in Prospect Park 

as of the year 2000. 

 

Table 1, Borough of Prospect Park Age Distribution shows trends in the Borough’s age distribution 

over the past decade.  The age of the population has remained relatively consistent between 1990 and 

2000; the most significant change in the Borough’s population distribution was a slight increase in 

school age children from 17.7% in 1990 to 22.4% in 2000.  The representation of senior-age 

residents in Prospect Park degreased slightly from approximately 12% in 1990 to 9% in 2000, while 

the number of preschoolers remained essentially unchanged (7.0% in 1990 and 7.3% in 2000). 

 

Table 1. Borough of Prospect Park Age Distribution 

 

Number Percent Number Percent
Preschool (0-4) 356 7.0 422 7.3
School Age (5-17) 896 17.7 1296 22.4
Working Age (18-64) 3186 63.1 3543 61.3
Seniors (65+) 615 12.2 518 9.0
Total 5053 100 5779 100

1990 2000

 
Source: 1990 and 2000 US Census 
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There have been some significant shifts in the racial distribution of Prospect Park over the past 

decade.  The black population increased by 8% between 1990 and 2000, and represented 13.4% of 

the Borough’s population in 2000.  Concurrently, the number of white residents decreased 

significantly during the same time period (88.4% in 1990 to 62.3% in 2000). The substantial rise in 

those identifying their race as ‘Other’ in 2000 is likely because the 2000 Census allowed respondents 

to select the category of ‘Two or More Races’.  Because the 1990 Census did not include this 

category, those identifying as being of ‘Two or More Races’ in 2000 were included in the ‘Other’ 

category for the year 2000 data in this analysis.  This change to the Census race categories likely 

partially accounts for the 26% decrease of the Borough’s white population over the past decade.  

Additionally, there has been a large increase in residents of Hispanic origin in Prospect Park, with 

over 1/3 (38%) of the population identifying as Hispanic in 2000.  See Table 2, Borough of Prospect 

Park Racial Distribution for more detailed information.  

 

Table 2. Borough of Prospect Park Racial Distribution 

Race Number Percent Number Percent
White 4,467 88.4 3,601 62.3
Black 275 5.4 775 13.4
American Indian and Alaska Native 0 0.0 60 1.0
Asian or Pacific Islander 139 2.8 183 3.2
Other 172 3.4 1,160 20.1
Total 5,053 5,779

Number
Percent of 
Total Pop. Number

Percent of 
Total Pop.

Hispanic Origin (of any race) 694 13.7 2,215 38.3

1990 2000

 
Source: 1990 and 2000 US Census 

 

As seen in Table 3, Housing Units by Occupancy Status, there has only been an increase of 6 housing 

units in Prospect Park over the last decade.  Of the occupied housing units in the Borough, there is 

an almost even split between owner and renter-occupied housing in both 1990 (48.5% owner 

occupied v. 51.5% renter-occupied) and 2000 (47.9% owner occupied v. 52.1% renter-occupied).  

The number of vacant housing units decreased slightly between 1990 and 2000, from 89 vacant units 

in 1990 to 67 vacant units in 2000 (a decrease of approximately 1%). 
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Table 3. Housing Units by Occupancy Status 

 

Type Number Percent Number Percent
Occupied Units 1,794 95.3 1,822 96.5

Owner Occupied 870 48.5 872 47.9
Renter Occupied 924 51.5 950 52.1

Vacant 89 4.7 67 3.5
Total 1,883 1,889

1990 2000

 
Source: 1990 and 2000 US Census 

 

A majority of Prospect Park’s housing consists of two-family units, both in 1990 (66.8%) and in 2000 

(62.6%).  There was an increase in single-family attached and detached units over the decade, 

growing from approximately 20% in 1990 to just under one-third (28%) in 2000.  Structures with 

three or more units decreased over the decade (from 13% in 1990 to 9% in 2000) and those units 

classified as ‘Other’ in 1990 (boats, vans, RVs, etc.) were no longer present in the Borough by 2000. 

See Table 4, Units in Structure for Occupied Housing Units for a more detailed explanation. 

  

Table 4. Units in Structure for Occupied Housing Units 

Type Number Percent Number Percent
1, detached 335 18.7 436 23.9
1, attached 27 1.5 81 4.4
2 1,199 66.8 1,140 62.6
3 or 4 163 9.1 136 7.5
5 to 9 20 1.1 29 1.6
10 to 19 0 0.0 0 0.0
20 to 49 0 0.0 0 0.0
50 or more 0 0.0 0 0.0
Mobile Home 0 0.0 0 0.0
Other 50 2.8 0 0.0
Total 1,794 1,822

1990 2000

 

Source: 1990 and 2000 US Census 

 

Over half (58.2%) of the Borough’s housing stock was built prior to 1949, 37% of which was built 

prior to 1939.  Only a very small portion of Prospect Park homes were built in more recent years, 

with approximately 4% having been built between 1980 and March 2000.  The Borough saw 

relatively significant housing growth during the 1950’s and 1960’s, a time of rapid suburbanization 

for many New Jersey Municipalities; approximately 32% of all housing units in Prospect Park were 

built during this time period. 
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Table 5. Housing Units by Age of Structure 

 

 

 

 

 

 

 

 

 
Source: 2000 US Census 

 

The overall population of Prospect Park increased by 623 persons since 1970.  The Borough 

experienced minor population loss from the 1960’s through the 1980’s, and recorded a notable 

increase in population (approximately 15%) during the 1990’s.  Passaic County experienced 

population growth during every decade between 1960 and 2000, with the exception of the 1970’s 

when a 2.9% decrease was recorded.  Growth in the County increased from approximately 1% in 

1980’s to approximately 8% in the 1990’s, with an addition of 746 residents. See Table 6, 

Comparison of Borough of Prospect Park/Passaic County Population Growth, 1970-2000. 

 

Table 6. Comparison of Borough of Prospect Park/ Passaic County Population Growth, 

1970-2000 

1970
Percent 
Change 

(1960-1970)
1980

Percent 
Change 

(1970-1980)
1990

Percent 
Change 

(1980-1990)
2000

Percent 
Change 

(1990-2000)
Prospect Park        5,176 -0.5%        5,142 -0.7%        5,053 -1.7%        5,799 14.8%

Passaic County    460,782 13.3%    447,585 -2.9%    453,060 1.2%    489,049 7.9%

  Source: 1970, 1980, 1990, and 2000 US Census 

 

Household Characteristics  

 

As defined by the Census Bureau, a household includes all persons who occupy a single housing unit, 

regardless of blood relation.  Thus, a household may also include a group of unrelated individuals 

sharing group quarters.  A family is identified as a group of persons including a householder and one 

or more persons related by blood, marriage or adoption, all living in the same household. In 1990, 

there were 1,794 households in the Borough with an average of 2.82 persons per household and 

Number Percent
1999 to March 2000 0 0.0
1990-1998 23 1.2
1980-1989 51 2.7
1970-1979 108 5.7
1960-1969 280 14.8
1950-1959 329 17.4
1940-1949 394 20.9
1939 or earlier 704 37.3
Total 1,889
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1,344 families with an average of 3.27 persons per family.  Approximately 87% of the population 

resided within families in 1990.   In 2000 there were 1,822 households in the Borough, with an 

average of 3.17 persons per household and 1,432 families with an average of 3.56 persons per family.  

Approximately 88% of the Borough’s total population resided within families in 2000.  

 

As seen in Table 7, Median Household Income – Borough of Prospect Park, Passaic County, and 

New Jersey, 1989 & 1999, Prospect Park had a slightly lower median household income than Passaic 

County in both 1989 ($35,742 in Prospect Park v. $37,596 in Passaic County) and 1999 ($46,434 in 

Prospect Park v. $49,210 in Passaic County).  Both the Borough and the County experienced an 

increase (approximately 30%) in median household income between 1989 and 1999.  The State of 

New Jersey reported a higher median household income than both the Borough and the County 

during the 1990’s and recorded a greater increase (approximately 30% in Prospect Park and Passaic 

County v. approximately 35% in New Jersey) in median household income over the decade. 

 

Table 7. Median Household Income – Borough of Prospect Park, Passaic County, and New 

Jersey, 1989 & 1999 

1989 1999
Percent Change 

(1989-1999)
Prospect Park 35,742 46,434 29.9%
Passaic County 37,596 49,210 30.9%
New Jersey 40,927 55,146 34.7%  
Source: 1990 and 2000 US Census 

 

According to the 2000 Census, the Borough of Prospect Park mirrored Passaic County in a variety of 

income categories.  A greater percentage of households in Passaic County had incomes over 

$100,000 than in Prospect Park (17% in Passaic County v. 8% in Prospect Park).  On the other side 

of the income scale, approximately half of all households both in Prospect Park (53%) and Passaic 

County (50.6%) received under $50,000 in annual household income.  Table 10, Household Income 

– Borough of Prospect Park and Passaic County, 1999 illustrates additional income categories. 
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Table 8. Household Income – Borough of Prospect Park and Passaic County, 1999 

Prospect Park 
Households Percent

Passaic County 
Households Percent

Less than $15,000 209 11.5 22,301 13.6
$15,000 to $20,000 153 8.4 9,122 5.6
$20,000 to $25,000 117 6.5 8,940 5.5
$25,000 to $30,000 83 4.6 9,219 5.6
$30,000 to $35,000 90 5.0 8,913 5.4
$35,000 to $40,000 128 7.1 8,752 5.3
$40,000 to $45,000 107 5.9 8,393 5.1
$45,000 to $50,000 73 4.0 7,394 4.5
$50,000 to $75,000 443 24.4 31,630 19.3
$75,000 to $100,000 266 14.7 20,815 12.7
$100,000 to $150,000 90 5.0 18,968 11.6
$150,000 to $200,000 35 1.9 5,457 3.3
$200,000 or more 19 1.0 4,013 2.4
Total 1,813 163,917  

Source: 2000 US Census 

 

 

Table 9, Housing Value, Owner Occupied Units, 1990 and Table X, Housing Value, Owner 

Occupied Units, 2000 provide a detailed description of housing values within the Borough of 

Prospect Park.  In 1990, all of the Borough’s occupied housing stock was valued below $300,000 

with almost all (approximately 91%) valued between $100,000 and $200,000.  Of the remaining 

housing stock, 4.1% was valued below $100,000 and 5.3% was valued between $200,000 and 

$300,000.    

 

The value of owner occupied housing units remained essentially unchanged between 1990 and 2000.  

A very slight increase in owner occupied units valued between $200,000 and $300,000 was recorded 

in 2000, from 5.3% in 1990 to 6.2%.  Additionally, there was a minor decrease (1.3%) in Borough 

homes valued between $100,000 and $200,000.   
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Table 10: Housing Values, Owner Occupied Units, 1990  

Home Value Number Percent
Less than $100,000 13 4.1
$100,000 to $200,000 289 90.6
$200,000 to $300,000 17 5.3
$300,000 to $400,000 0 0.0
$400,000 to $500,000 0 0.0
$500,000 or more 0 0.0
Total 319        
Source: 1990 US Census 

 

Table 11: Housing Values, Owner Occupied Units, 2000 

Home Value Number Percent
Less than $100,000 18 4.5
$100,000 to $200,000 359 89.3
$200,000 to $300,000 25 6.2
$300,000 to $400,000 0 0.0
$400,000 to $500,000 0 0.0
$500,000 to $750,000 0 0.0
$750,000 to $1,000,000 0 0.0
$1,000,000 or more 0 0.0
Total 402  

Source: 2000 US Census 

 

The 1990 median value of housing units in the Borough was $149,900, which measured below both 

Passaic County (median home value of $185,000), and the State of New Jersey (median home value 

of $161,200).  The median home value within the Borough decreased from $149,900 in 1990 to 

$137,600 in 2000.  During the same time period, the median value of owner occupied units in Passaic 

County and New Jersey increased ($190,600 in Passaic County and $170,800 in the State of New 

Jersey).  See Table 12, Median Value for Owner Occupied Housing Units – Borough of Prospect 

Park, Passaic County, and New Jersey, 1990 & 2000. 

 

Table 12. Median Value for Owner Occupied Housing Units – Borough of Prospect Park, 

Passaic County, and New Jersey, 1990 & 2000 

 

1990 2000
Percent Change 

(1990-2000)
Prospect Park 149,900 137,600 -8.2
Passaic County 185,000 190,600 3.0
New Jersey 161,200 170,800 6.0  

Source: 1990 and 2000 US Census 
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Housing Conditions 

 

There are no housing units in Prospect Park that lack complete plumbing or kitchen facilities.  The 

high level of habitable dwelling units suggests a well maintained housing stock.  Concurrently, while 

the Census Bureau has no actual definition for overcrowding (i.e. occupants per room), it is generally 

accepted that housing units with more than one occupant per room constitute an overcrowded 

dwelling unit.  It appears that approximately 10% of all owner and renter occupied housing units in 

Prospect Park contain more than one occupant per room  

 

In 2000, Prospect Park’s average monthly contract rent (not including utilities) exceeded that of 

Passaic County ($700/month v. $628/month).  Approximately 90% of Prospect Park renters paid 

between $500 and $1,000 per month in rent in 2000, as compared to approximately 69% of Passaic 

County renters.  Very few renters in both the Borough and the County paid over $1,000 per month 

in rent (3.3% in Prospect Park v. 6.4% in Passaic County); there were no renters in Prospect Park 

that paid over $2,000/month.  Monthly rents in the Borough and County differ to some extent in 

that a much larger proportion of renters pay less than $500 in Passaic County (22%) than in Prospect 

Park (6.3%).  For detailed figures, see Table 13, Comparison of Borough of Prospect Park/Passaic 

County Monthly Rental Cost, 2000. 

 

Table 13. Comparison of Borough of Prospect Park/Passaic County Monthly Rental Cost, 

2000 

 

Contract Rent Prospect Park Percent Passaic County Percent
Less than $500 60 6.3 15,994 22.0
$500 to $1000 851 89.6 50,097 69.1
$1,000 to $1,500 31 3.3 3,867 5.3
$1,500 to $2,000 0 0.0 627 0.9
$2,000 or more 0 0.0 137 0.2
No Cash Rent 8 0.8 1,814 2.5
Total 950 72,536
2000 Average Rent (Borough of Prospect Park)

$700
2000 Average Rent (Passaic County)

$628  
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CHANGES AT THE COUNTY LEVEL 

County Master Plan 

The County Master Plan is a regional document that creates policy recommendations for Passaic 

County as a whole.  The County Master plan indicates that development should be limited to areas 

with sufficient infrastructure and used as a means for urban renewal in blighted residential areas or 

older sections of Passaic County, such as Prospect Park.  Environmentally sensitive areas in and 

around the Highlands Region are appropriate for low densities that can be served by septic or the 

existing sewer and water service. 

 

The County Master Plan contains the goal of enhancing a pattern of sound land use, which 

“reinforces … the health and vitality of commercial and industrial centers, while maintaining the 

character of less-developed areas; … economic development in those areas that are prepared to 

accommodate it; and, … improve the condition of the environment, particularly the quality of the 

air.” 

 

The County Master Plan also places a significant amount of emphasis on improving mass transit, 

particularly bus service to the large suburban areas. Improvements to rail transit are also 

contemplated to provide links for the new bus service and to serve the urban centers of Passaic 

County. The Plan indicates that new roads shall only be built where “socially, economically, and 

environmentally feasible.” 

 

In addition to the above, it is noted that the County adopted an Open Space and Recreation Master 

Plan in 2001.  The Plan establishes numerous planning policies to guide county-wide open space 

objectives.  The Plan indicates that the County will utilize the open space trust fund to protect critical 

environmental resources to ensure a safe and healthy environment for the citizens of Passaic County. 

 

CHANGES AT THE STATE LEVEL 

 

State Development and Redevelopment Plan 

 

The State Planning Commission adopted the State Development and Redevelopment Plan (SDRP) in 

June of 1992 and adopted a revised SDRP on March 1, 2001.  The SDRP contains a number of goals 

and objectives regarding the future development and redevelopment of New Jersey. The primary 

objective of the SDRP is to guide development to areas where infrastructure is available or can be 

readily extended such as along existing transportation corridors, in developed or developing suburbs, 

and in urban areas. New growth and development should be located in “centers”, which are 
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“compact” forms of development, rather than in ‘sprawl’ development. The overall goal of the 

SDRP is to promote development and redevelopment that will consume less land, deplete fewer 

natural resources and use the State’s infrastructure more efficiently. 

 

To achieve these goals, the SDRP proposes a number of statewide policies and objectives. Among 

these is the redevelopment and revitalization of New Jersey’s cities and urban areas. As set forth in 

the 2001 SDRP: 

 

“Revitalizing the State’s cities and towns cannot be a simple matter of restoring them to their former glory, but 

rather of transforming them. To be sustainable, a new vision of the economic, environmental, and social role each 

community will play within a larger region should be developed and pursued cooperatively in the context of a 

Regional Strategic Plan.” 

 

The 2001 SDRP identifies Prospect Park as part of the PA 1 Planning issues that have been 

identified in this area.  

 

Transfer of Development Rights (TDR) 

According to the Office of Smart Growth, on March 29, 2004, P.L. 2004, c.2, the State Transfer of 

Development Rights (TDR) Act, authorizing the transfer of development rights by municipalities, 

was signed into law. This bill makes New Jersey the first state in the nation to authorize TDR on a 

statewide level. 

Transfer of development rights is a realty transfer system where development potential in a specified 

preservation area can be purchased by private investors for use in a targeted growth area. In 

exchange for a cash payment, landowners in the preservation area place a restrictive easement on the 

property that will maintain the resource into perpetuity. The land in the designated receiving area can 

then be developed at a higher density than allowed under the baseline zoning. This process reduces 

the consumption of our critical resources, while still accommodating growth, and eliminates the 

"windfalls and wipeouts" in property values normally associated with zoning changes.2 

In addition to the state-wide TDR legislation, the New Jersey Highlands Commission is investigating 

creating a regional TDR credit system.  Prospect Park, while outside of the New Jersey Highlands 

region is located within a county that is partially within the Highlands.  Accordingly, Prospect Park is 

eligible to participate in the proposed Highlands TDR at the time this Plan was prepared. 

                                                      
2 New Jersey Office of Smart Growth, http://www.nj.gov/dca/osg/resources/tdr/index.shtml 
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The Borough should continue to monitor TDR as a possible technique to redevelop the Tilcon 

Quarry property. 

 

Home Occupations 

In recent years there has been a growing trend towards telecommuting, which has potential 

land use impacts.  In order to address this issue, the State legislature has considered 

amendments to the Municipal Land Use Law governing home occupations.  These proposed 

amendments should continue to be monitored by the Borough. 

 

Telecommunication Facilities 

The siting of telecommunications facilities has become a significant land use issue.  It is 

recommended that the Borough create ordinance that regulates the location and design of such 

facilities. 

 

Child Care 

Amendments to the Municipal Land Use Law govern the regulation of child care and day-care 

facilities. Pursuant to the MLUL, these uses are permitted in any non-residential district.  The 

Borough’s Zoning and Land Development Ordinance should be reviewed for consistency with the 

statute.   

 



2009 Master Plan Reexamination Report  Borough of Prospect Park 

33 
 

SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN AND 

DEVELOPMENT REGULATIONS 

 

1. Conduct a complete overhaul of the Borough’s Zoning Ordinance.  The new ordinance shall include a 

detailed ordinance indicating standards for the redevelopment of the Tilcon Quarry property. 

The new code should be clear as to which provisions are located within the zoning and design 

sections.  Furthermore, specific conditional use standards should be created to regulate 

conditional uses.  In addition to providing the procedural sections for land development, the 

ordinance should include, but not be limited to following sections:  definitions review and 

updates, general design standards; specific design standards; performance standards; construction 

requirements; improvements; zoning districts; supplementary regulations; zoning regulations; 

conditional uses; sign ordinance (including political signs); undersized lots; off-street parking; 

nonconforming uses; a zoning schedule and map; expiration of variances, and vested rights of 

approvals. 

 

2. Rezone to create/revise the Quarry Redevelopment district (QR), Village Commercial/Residential district, and 

Community Business district (B-C) in accordance with the Land Use Progress Report. 

 

3. Continue to evaluate the bulk standards for lot size, setbacks, parking, access and buffers along Haledon Avenue 

and North Eight Street as part of the Borough’s proposed new zoning ordinance. 

 

4. Create specific conditional use requirements for “special exemption uses” as regulated in Section 90-13. 

 

5. Encourage a pattern of zoning that is parcel based rather than a specified setback from a road right-of-way to limit 

split lot zoning. 

 

6. Examine current parking, sign  and outdoor storage requirements as part of the overhaul of the Borough’s Zoning 

Ordinance. 

 

7. Create provisions to provide more green space as part of development and redevelopment. 

 

8. Create a wireless telecommunications ordinance. 

 

9. Include family day care homes and child care centers as permitted uses in residential and nonresidential districts in 

accordance with the Municipal Land Use Law (MLUL). 
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10. The Borough should review and update the definitions section of the code.   The Borough should clarify whether 

restaurants should be allowed to contain a drive-through facility. 

 

11. Creation of a new Master Plan - At this time, the Land Use Board recommends that there is not a 

need to prepare a new master plan.  The last full Master Plan adopted in 2000 and the associated 

updates in this Reexamination Report are sufficient to guide the Borough for the immediate 

future.  However, changes in land use, housing and circulation policy at the state level may create 

the need to evaluate sections of the Master Plan prior to the next six (6) year required master 

plan review. 

 

IMPLEMENTATION MECHANISMS 

 

The proposed land use recommendations may be implemented using the following approaches: 

 

Rezoning 

To implement the proposed rezoning, the following steps would be necessary: 

 

1. The Borough Governing Body would implement the recommendations of the Land Use Board 

by the introduction and adoption of an ordinance amending the Borough’s Zoning Ordinance 

and development regulations. The proposed ordinance would be referred to the Land Use Board 

to determine its consistency with the Borough’s Master Plan. 

 

2. Amendments to the Zoning Ordinance that are not the result of recommendations contained in 

a Master Plan Reexamination Report would require notice to the effected property owners in the 

district and those property owners within 200 feet of the proposed new zone districts. 

 

Rehabilitation Area Designation and Redevelopment Plan 

An alternative approach to rezoning for all or a portion of the Borough would be to designate the 

entire or a portion of the Borough as an area in need of rehabilitation and prepare a redevelopment 

plan (within a rehabilitation area) that would contain specific and detail design and architectural 

standards for the area. An area may be designated in need of rehabilitation by the municipal 

governing body if it is determined that the area exhibits the following conditions:  
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• A significant portion of structures in the area are deteriorated or substandard; there is a 
continuing pattern of vacancy, abandonment, or underutilization of properties in the area; and a 

“persistent arrearage” of property tax payments; or  

• More than half the housing stock in the delineated area is at least 50 years old, or a majority of 
the water and sewer infrastructure in the delineated area is at least 50 years old and is in need of 

repair or substantial maintenance.  

Given the nature of the existing development within the Borough, either one or both of the findings 

set forth in the second paragraph above are more likely to be determined for the area. The finding 

that the infrastructure in the area is 50 years of age or older would be based on a certification of the 

Borough Engineer or similarly qualified professional. 

 

The procedure for designating an area in need of rehabilitation area is much simpler than the process 

to designate an area in need of redevelopment. No formal investigation or public hearing is required, 

and the governing body must only adopt a resolution designating the area in need of rehabilitation. 

In addition, no special public notice is required, except what would normally be required to publicize 

any meeting of the governing body. To implement such an approach, the following steps would need 

to be taken: 

 

1. Prior to adoption of the resolution designating an area in need of rehabilitation, the governing 

body is required to submit the resolution to the municipal planning board for its review.  

2. The planning board has up to 45 days to submit its recommendations on the designation to the 

governing body, including any proposed revisions.  

3. The governing body adopts the resolution designating the area in need of rehabilitation and 

forwards a copy of the adopted resolution to the Commissioner of the Department of 

Community Affairs (DCA).  

4. The Governing Body adopts a redevelopment plan for the area in accordance with the procedure 

described in the following section of this report. 

 

Pursuant to the LRHL, no property may be acquired by eminent domain in a rehabilitation area. This 

approach may be particularly appropriate for the Tilcon Quarry property where it is contemplated 

that private property owners or developers will implement the redevelopment plan and no 

acquisition of property by the Borough will be required. 
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Redevelopment Plan 

The governing body may direct the Planning Board to prepare the redevelopment plan (for a 

rehabilitation area) or it may choose to prepare the redevelopment plan itself, referring the plan to 

the Planning Board for its review and comment.  

 

If the Planning Board prepares the plan, it would prepare the plan, review it at a meeting of the 

Planning Board, and adopt a resolution referring the plan to the governing body for adoption by 

ordinance and confirming that the plan is consistent with the municipal master plan. 

 

If the governing body finds the referred redevelopment plan acceptable, it adopts the plan by 

ordinance. The governing body may change or revise the plan, but must do so by a majority vote of 

its full authorized membership and record its reasons in the minutes of the meeting.  The procedures 

for ordinance adoption include introduction and first reading, public notice, and second reading and 

public hearing. No special notice requirements are needed beyond those already required by statute 

for ordinances adopted by the governing body. 

 

Alternatively, the governing body may prepare the redevelopment plan. If the governing body 

prepares the plan, it must refer the plan to the planning board for review and comment prior to 

holding a public hearing and adopting the plan. Referral is usually done prior to first reading of the 

ordinance adopting the plan. The planning board has up to 45 days to review the proposed 

redevelopment plan and prepare a report offering its recommendations.  The report must specifically 

identify any inconsistencies between the redevelopment plan and the municipality’s master plan, and 

include recommendations regarding these inconsistencies. 

 

The governing body must consider the report and recommendations of the planning board as part of 

its deliberations.  However, the governing body may either ignore or change any recommendation, as 

long as it does so by a majority vote of its full authorized membership and specifies in its minutes the 

reasons for not following the planning board’s recommendations. 
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REDEVELOPMENT PLANS 

 

The Borough is currently investigating designating the entire Borough as an area in need of 

rehabilitation in accordance with the Local Redevelopment and Housing Law (LRHL).  In order to 

use or implement the rehabilitation powers, a redevelopment plan must be adopted by ordinance for 

the area in need of rehabilitation.  

 

This Reexamination Report recommends creating a specific redevelopment plan for the Tilcon 

Quarry Property.  Furthermore, the Borough should consider creating specific area plans for existing 

vacant and underutilized properties identified within the Land Use Progress Report section of this 

Plan and other properties, whose revitalization are consistent with the goals and objectives of the 

Borough’s Master Plan. 
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