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Section 1: Introduction and Plan Requirements

A. Plan Goal

The goal of this Plan is to provide a planning and policy framework for
redevelopment in the Township of Teaneck, advance planning goals, and
determine a potential program for development under to the provisions of the
Local Redevelopment and Housing Law (“LRHL”). Furthermore, this Plan
permits the Mayor and Council to engage with property owners and/or
prospective redevelopers of the properties in a manner which encourages and
promotes the economic well-being and overall health, safety, and welfare of the
Township of Teaneck.

B. Plan Authorization

The Township of Teaneck has determined that the use of redevelopment powers
granted to municipalities under the LRHL (N.J.5.A. 40A-12A-1, et seq.) would be
the most effective to revitalize the parcel(s) contained in the Redevelopment
Area. Pursuant to the LRHL, Block 705, Lot 4.01 and Block 707, Lots 1-5 were
designated as an "area in need of Redevelopment" by Resolution 87-2021,
adopted April 13, 2021, and Block 819, Lots 1, 14, 16, and 17 were designated as
“area in need of Redevelopment” under Resolution 148-2022, adopted on May
31, 2022. (see Appendix A). Municipalities then have the option of adopting a
redevelopment plan for all or a portion of the designated areas and employing
several planning and financial tools to make redevelopment projects more
feasible to remove deleterious conditions.

The designations of the above block and lots as "areas in need of
redevelopment” does not allow the use of condemnation powers under the
LRHL but does allow long-term tax incentives.

C. Required Plan Components and Relationship to Municipal
Ordinance

The LRHL identifies required components to be included in a redevelopment
plan. In accordance with N.J.S.A 40A:12A-7a, the redevelopment plan must
include an outline for the planning, development, redevelopment or
rehabilitation of a project area which is sufficient to indicate:

DRAFT 10.22.2025

TOPO
LOGY



https://law.justia.com/codes/new-jersey/title-40a/section-40a-12a-7/

1. Its relationship to definite local objectives as to appropriate land uses, density of
population, and improved traffic and public transportation, public utilities,
recreational and community facilities and other public improvements.

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

3. Adequate provision for the temporary and permanent relocation, as necessary, of
residents in the project area, including an estimate of the extent to which decent,
safe and sanitary dwelling units affordable to displaced residents will be available
to them in the existing local housing market.

4. An identification of any property within the redevelopment area which is
proposed to be acquired in accordance with the redevelopment plan.

5. Any significant relationship of the redevelopment plan to (a) the master plans of
contiguous municipalities, (b) the master plan of the county in which the
municipality is located, and (c) the State Development and Redevelopment Plan
adopted pursuant to the "State Planning Act,” P.L.1985, c¢.398 (C.52:18A-196 et
al.).

6. As of the date of the adoption of the resolution finding the area to be in need of
redevelopment, an inventory of all housing units affordable to low and moderate
income households, as defined pursuant to section 4 of P.L.1985, c.222
(C.52:27D-304), that are to be removed as a result of implementation of the
redevelopment plan, whether as a result of subsidies or market conditions, listed
by affordability level, number of bedrooms, and tenure.

7. A plan for the provision, through new construction or substantial rehabilitation
of one comparable, affordable replacement housing unit for each affordable
housing unit that has been occupied at any time within the last 18 months, that is
subject to affordability controls and that is identified as to be removed as a result
of implementation of the redevelopment plan. Displaced residents of housing units
provided under any State or federal housing subsidy program, or pursuant to the
"Fair Housing Act,” P.L.1985, ¢.222 (C.52:27D-301 et al.), provided they are
deemed to be eligible, shall have first priority for those replacement units provided
under the plan; provided that any such replacement unit shall not be credited
against a prospective municipal obligation under the "Fair Housing Act,”
P.L.1985, ¢.222 (C.52:27D-301 et al.), if the housing unit which is removed had
previously been credited toward satisfying the municipal fair share obligation. To
the extent reasonably feasible, replacement housing shall be provided within or in
close proximity to the redevelopment area. A municipality shall report annually
to the Department of Community Affairs on its progress in implementing the
plan for provision of comparable, affordable replacement housing required
pursuant to this section.
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8. Proposed locations for zero-emission vehicle fueling and charging infrastructure
within the project area in a manner that appropriately connects with an essential
public charging network.

In accordance with N.J.S.A. 40A:12A-7c, the Redevelopment Plan shall describe
its relationship to pertinent municipal development regulations. This
Redevelopment Plan shall supersede all provisions of the Township of Teaneck
Development Regulations Ordinance, except where the provisions of the
Development Regulations Ordinance are expressly indicated as being applicable.

To facilitate redevelopment, the owner of Block 707, Lot 1 and Lot 2, and the
owner of Block 707, Lot 5, entered into an agreement for the conveyance of Lot 1
and Lot 2 in exchange for the conveyance of a portion of Lot 5. Prior to the
completion of such land exchange, (i) the zoning provisions of the
Redevelopment Plan as applied to Block 707, Lots 1 and 2 shall be overlay
zoning, and the existing B-1 zoning regulations shall continue to apply (except
that the Redeveloper shall not seek building height or use variance relief), until
such time as the land exchange has been fully effectuated as to Lots 1 and 2,, and
(ii) the provisions for supermarket use as set forth in this Redevelopment Plan
shall apply to the portion of Lot 5 to remain in supermarket use. Once the land
exchange has been fully effectuated, all zoning provisions of this Redevelopment
Plan shall supersede the existing zoning.

Section 2: Relationship to Other Plans

Pursuant to the LRHL, “all provisions of the redevelopment plan shall be either
substantially consistent with the municipal master plan or designed to effectuate the
master plan” (N.J.S.A 40A:12A-7(d)). As well, the redevelopment plan must
address “any significant relationship of the redevelopment plan to (a) the master plans of
contiguous municipalities, (b) the master plan of the county in which the municipality is
located, and (c) the State Development and Redevelopment Plan” (N.J.S.A
40A:12A-7(a)(5). This Plan is also consistent with the following plans:

1. Local Housing Element (2025)

The Township of Teaneck has adopted its Fourth Round Housing
Element on June 16, 2025. Relevant sections of the Housing Plan
pertaining to the Redevelopment Area include citing the project as

5
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https://www.teanecknj.gov/media/jdyn5ezd/council-endorsement-6-17-25-teaneck-housing-element-fourth-round.pdf

producing 48 Low- and Moderate-Income units with 24 “bonus credits”
(Page 29). As such, the project shall produce at least 72 credits towards
the Township’s Fourth Round obligation. Furthermore, the HEFSP
states “The Township commits to a Redevelopment Plan and/or rezoning to
permit the residential affordable housing” (Page 35).

2. Local Master Plan (2025)

The Township of Teaneck has adopted a brand new Master Plan in
2025. Relevant sections of the Master Plan pertaining to the
Redevelopment Area include:

“[A] settlement agreement for an area in need of redevelopment along
American Legion Drive, Garrison Avenue, and Beverly Drive has included the
construction of a multi-level parking garage at the corner of Garrison Avenue
and Beverly Drive that would include public parking spaces to support the
Cedar Lane corridor. New multifamily housing is also anticipated on the
periphery of the core downtown of Cedar Lane.

There are potential benefits to adding public parking and a density of residents
in close proximity to the business district, both of which will increase the
number of possible shoppers and strengthen the vitality of the downtown core
of Cedar Lane. However, due to the proximity of single family residences, the
anticipated developments require special consideration of building scale,
placement of improvements, and buffering. The developments should also
manage traffic concerns, adequacy of parking, and walkability between public
parking and storefronts. MX-1 zoning is uniform in the downtown core of
Cedar Lane.” Master Plan, Page 36. [...]

“An Area in Need of Redevelopment Investigation was prepared for Block 705,
Lot 4.01 and Block 707, Lots 1-5, dated February 2, 2021, for properties along
American Legion Drive that includes the Stop & Shop supermarket. The
Township  Council adopted Resolution No. 87-2021 declaring a
non-condemnation area in need of redevelopment on the properties. A
subsequent Area in Need of Redevelopment Investigation was also prepared for
Block 819, Lots 1, 14, 16, and 17, dated March 2022, for properties on Beverley
Road and Garrison Avenue. The Township Council adopted Resolution No.
148-2022 designating the properties as a non-condemnation area in need of
redevelopment. A settlement was agreed on March 27, 2023 between The Stop
& Shop Supermarket Company LLC, the Township of Teaneck, the Township

6
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https://www.teanecknj.gov/media/1jqpliqt/teaneck-master-plan_adopted-january-30-2025-reduced-file.pdf

Council, the Planning Board, 713-719 Teaneck LLC, 719 Teaneck LLC,
Crossroads Companies LLC, and NNN Teaneck NJ Owner LP, including a
concept plan prepared by Crossroads Companies. The concept plan depicts
multifamily residential development, a parking garage with public spaces and
resident parking spaces, retail/commercial space, and retention of the Stop &
Shop supermarket and associated parking lots [...] The Township held a
community meeting on November 20, 2023 to seek community feedback on the
concept design. A redevelopment plan has not yet been completed, but it should
seek to address goals and objectives for neighborhood-scale businesses districts
as outlined in this plan, and within the confines of the settlement agreement.”
Master Plan, Page 42.

This Redevelopment Plan is a direct response to the specific goals and
requirements as outlined in the 2025 Master Plan. As such, this Plan is
consistent with the Township Master Plan.

3. Bergen County Master Plan (2023)

The County Master Plan discusses land use, housing, economic vitality,
transportation/mobility, and other relevant goals and objectives. This
Redevelopment Plan aims to create housing, economic development,
streetscape improvements, and future growth within the County. The
following goals are advanced within the County’s Master Plan:

* Land Use + Housing Goal 4: Encourage a wide variety of housing
types, range of densities, and price points
i. Objective 4.1: Encourage municipalities to welcome more
mixed-use projects

* Economic Vitality Goal 2: Encourage redevelopment and
revitalization of underutilized sites
i. Objective 2.1: Incentivize redevelopment

This Redevelopment Plan envisions new quality housing products with
the intention of incorporating inclusionary housing, as well as
incentivizes redevelopment of underutilized property in favor of new
development with municipal parking, public amenity space, and other
public incentive giveback. As such, this Plan is consistent with the
Bergen County Master Plan.
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4. Adjacent Municipalities

There are 7 contiguous municipalities to the Township of Teaneck:
Hackensack, Bogota, Ridgefield Park, Leonia, Englewood, Bergenfield,
and Tenafly. The Redevelopment Area is ~4,000 FT distance away from
any municipal border. No significant relationship was identified
between the Redevelopment Plan and the Master Plan of these
contiguous municipalities.

5. State Development and Redevelopment Plan (2001 — New Plan Underway)
* The Redevelopment Area is located within Planning Area 1 (PA-1),
which is envisioned for much of the State’s future redevelopment. This

Redevelopment Plan will advance encouragement of redevelopment.
(Page 182, 187-194).
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Section 3: Existing Conditions

A. Map of Redevelopment Area Study Areas
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See Appendix B for a tabulation of the blocks and lots of the properties
designated within the Redevelopment Areas.

B. Site Description

Block 819
As described in the Preliminary Investigation Report (prepared March 2022 by

Phillips Preiss Grygiel Leheny Hughes LLC):

“Block 819, Lot 1 is a rectangular parcel totaling 0.2382 acres. It has 83 feet
of frontage along Beverly Road and a depth of 125 feet. The lot is paved
and striped with angled parking rows. Landscaped islands and lighting
poles are provided in the interior by parking row bookends. A curb and
landscaped strip separate the parking area from the sidewalk along
Beverly Road.

Block 819, Lot 14 is an irregularly shaped lot with frontage on both
Windsor Road and Beverly Road. It has a total area of 0.36 acres. The

11
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parcel mainly encompasses driveway entrances from the two streets into
the rest of the municipal parking area.

Block 819, Lot 16 is a small parcel with 20 feet of frontage along Beverly
Road and a depth of 145 feet, totaling 0.0666 acres. It constitutes a narrow
strip of land connecting Lots 14 and 17.

Block 819, Lot 17 is the largest parcel in the Study Area and contains most
of the municipal parking area. It totals 2.03 acres and is irregularly
shaped, with frontage along both Beverly Road and Garrison Avenue. The
parcel is improved with vast expanses of surface parking consisting of 233
spaces, including a variety of angled parking rows, driveway entrances on
both street frontages, and a small number of landscaped islands at the
ends of parking rows. Landscaped strips are additionally provided along
the street frontages and where the parcel abuts residential and church
properties.”

Block 705 and Block 707
As described in the Preliminary Investigation Report (prepared February 2021 by
Phillips Preiss Grygiel Leheny Hughes LLC):

“Block 705, Lot 4.01 is a “L” shaped municipal surface parking lot totaling
+1.47 acres. The parcel extends through entire frontages along American
Legion Drive and Water Street (Alma Terrace) of Block 705, and
additionally has frontages along Chestnut Avenue and North Street. Three
continuous parking rows are located within the lot, with a small number
of interior landscaped islands dispersed at the ends of parking rows and
along the American Legion Drive frontage. Pole-mounted lighting fixtures
are provided within the landscaped islands. The parcel is the largest
within Block 705 and takes up approximately half of the entire size of the
block. Neighboring uses within the block consist of single- and
multi-family residences.

Within the +5.2-acre Block 707 portion of the Study Area, Lot 2 is
improved with the SGI-USA Buddhist Center, Lot 5 is improved with a
Stop & Shop supermarket, and the remaining +1.046 acres on Lots 1, 3 & 4
are surface parking areas. The SGI-USA Buddhist Center is a single-story
building with pedestrian and vehicular entrance on American Legion
Drive and a small parking area located along the southern facade of the
building. Parking for the SGI-USA Buddhist Center is additionally
provided on Lot 1 to the north of the main building, which has a one-way

12
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driveway on American Legion Drive and a two-way driveway on Water
Street. Parking rows are striped along the perimeter of the lot, as well as in
the center. Landscaped islands are provided at the driveway entrances
and at the edge of the central parking rows.

The Stop & Shop is also a single-story building located directly to the east
of the SGI-USA Buddhist Center, separated by a driveway running
between the two buildings. The primary vehicular access to the
supermarket is provided via two driveways on American Legion Drive,
while truck deliveries are accommodated via driveways on Water Street
that lead to the loading bays located to the building’s rear. Surface parking
areas on Lots 3-5 feature similar design and layout as other parking areas
within the Study Area. They are characterized by continuous striped
parking rows with a small number of interior landscaped islands by
driveway entrances and at the ends of parking rows. The southwestern,
southern, and eastern property lines of Lot 5 are lined by mature trees and
vegetation. Within Block 707, neighboring properties include single- and
multi-family dwellings along American Legion Drive.”

C. Property Restrictions - Easements

At the time of the preparation of this Redevelopment Plan, a number of
easements are established within the Redevelopment Area. The Redeveloper(s)

will be responsible for identifying, maintaining, and relocating, if necessary, any

existing easements. The following easements are noted on the property surveys:

Block 705:

No restrictions, grants, easements found

Block 707:

Rights of Way for railroad, switch tracks, spur tracks, railway facilities and
other related easements, if any, on and across the land

Slope and drainage rights in and to that portion of the subject premises
that lies within or abuts the railroad

Easement grant to Public Service Electric and Gas company as set forth in
Book 5915 Page 294 (located on American Legion Drive near pole #63095)
Declaration of notice of condition of site plan resolution as set forth in
Book 8676 Page 405

Cross access and easement agreement as set forth in Book 8829 Page 202
(near stop sign in parking lot off American Legion Drive)

13
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Term and conditions of a lease with Mayfair Supermarkets, Inc., as tenant
as evidenced by a memorandum of lease recorded in Book 7824, Page 204
and by a memorandum of lease recorded in Book 8066 Page 645

Deed Notice recorded in Book 5079, Page 429

Block 819:

Deed Book 1291 Page 26, Unable to determine location

Deed Book 1158 Page 661; Not survey related

Deed Book 1149 Page 518; Unable to determine location

Deed Book 1449 Page 521; Unable to determine location

Deed Book 1565 Page 330; Runs concurrently with existing storm sewer
easement

Deed Book 1786 Page 601 — Right of Way easement frontage on Garrison
Avenue

Deed Book 2596 Page 164; Unable to determine location

Deed Book 2960 Page 129 — Approximate location of 9" wide storm sewer
easement near Cedar Lane

Deed Book 2991 Page 372; Vehicle Ingress/egress easement

Deed Book 3044 Page 451; Not survey related

Deed Book 3422 Page 315; Document not provided

Deed Book 3422 Page 319; Unable to determine location

Deed Book 3506 Page 507; Right of ingress and egress, blanket in nature
Deed Book 3529 Page 154; Referenced documents are addressed directly
by other documents. Rights in storm sewer crossing property, insufficient
information; unable to determine location

Deed Book 3554 Page 193; Not survey related

Subject to all matters including any terms conditions easements, rights of
way, reservations, restrictions, setbacks, provisions, notes, limitations
and/or requirements shown on a certain map entitled “Map of Station
Manor” situated in the Township of Teaneck, County of Bergen, State of
NJ which map was filed in the Bergen County Clerk's office as Map No.
2066 and entitled “Map No. 1 of Flora Park, property belonging to S.B.;
Document not provided

Block 819, Lot 13 may contain a portion where ownership of land is
undetermined.

D. Property Restrictions - Contamination

14
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At this time, the Municipality makes no representations as to the presence of
environmental contamination on any parcel within the Redevelopment Area. The
Redeveloper(s) will be responsible for investigating and remediating any
possible contamination on parcels they seek to redevelop.

We note that one property within the Redevelopment Area is on the New Jersey
DEP’s Known Contaminated Sites List":

= NJEMS Site ID: 57,272.00

* NJEMS Preferred ID: 032250

= PI Name: HOME TOWN LAUNDRIES INC

= Address: 713 AMERICAN LEGION DR, Teaneck Twp, Bergen, 07666

E. Existing Zoning
a) Zoning Districts

The properties within the Redevelopment Area are in the following zoning
districts:

= B-1 Business — Retail District: Permitted uses include retail sales of
goods and services, offices, financial institutions and business schools,
cabarets and restaurants, including fast-food restaurants.

= MX-1 Mixed Use 1 District: Permitted uses include retail sales of goods
and services, offices, including medical offices, financial institutions and
business schools, cabarets and restaurants, with the exception of
fast-food, drive-through restaurants; theaters, assembly halls, and
bowling alleys; apartments over commercial uses; off-street parking
facilities.

* P Public Land District: Public schools, administrative facilities, parking
lots, libraries, recreational facilities, wireless communications towers and
antennas, and other public buildings and structures.

A link to the Township’s Development Regulations can be found online:
https://ecode360.com/13628370

" https:/ /dep.nj.gov/srp/kesnj
15
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Section 4: Land Use, Building and Design Requirements

A. Subdistricts

Given the overall size of the Redevelopment Area and the massing scale of
different buildings envisioned, this Plan imagines a multi-district approach to
redevelopment. Distinguishing subdistricts within the larger Redevelopment
Area allows for land use patterns that are tailored toward those specific future
uses. These districts are defined below, and color coded on the subsequent

map:
Cedar Lane North American Legion Drive East |[American Legion Drive West
Block 819, Lots 1, 14, 16, 17 Block 707, Lots 1-5 Block 705, Lot 4.01

17
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B. Concept Plan Site Plan

1. Concept Site Plan (Illustrations below are conceptual in nature only)

DRAFT 10.22.2025
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C. Concept Massing Plan

1. Concept Massing Plan (Illustrations below are conceptual in nature only)

RETAIL
RESIDENTIAL
LOBBY/AMENITY
UTILITY:

CONCEPTUAL MASSING PLAN (VIEW A) CONCEPTUAL MASSING

RETAIL
RESIDENTIAL
LOBBY/AMENITY
utiuTY

CONCEPTUAL MASSING PLAN [VIEW B) CONCEPTUAL MASSING
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D. Permitted Principal Uses
1. Cedar Lane North Subdistrict

a.
b.

C.

Dwelling, Multifamily.
Public Community Space.

Public Open Space.

. Structured Garage Parking as a principal use and that a portion of the

parking spaces as specified herein are utilized for public Township
purposes.

. Ground floor space for the use currently located in the existing Block

707, Lot 2 on the tax map of Teaneck at the time of this Redevelopment
Plan adoption. In the event that the existing tenant does not occupy the
space, use as parking, amenity space and/or Municipal space as defined
in this Plan.

Any combination of the above uses permitted in a mixed-use structure.
Multiple principal / accessory building uses and structures shall be
permitted on one lot.

2. American Legion Drive East Subdistrict

a.
b.

C.

Dwelling, Multifamily.
Public Open Space.

Supermarkets existing at the time of Redevelopment Plan adoption.

d. Surface parking as a principal use in that it serves an associated lot

e.

within the same subdistrict that contains a principal use above.

Any combination of the above uses permitted in a mixed-use structure..

3. American Legion Drive West Subdistrict

a.
b.

C.

Dwelling, Multifamily.
Public Open Space.

Any combination of the above uses permitted in a mixed-use structure..

E. Accessory Uses (All Districts)

1. Structured Garage Parking.

2. Surface Parking.

3. Any other uses determined to be customary or incidental to permitted
principal uses including but not limited to indoor and outdoor residential
amenities and mechanical/utility areas.

21
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F. Accessory Uses for Supermarket Use in the American Legion Drive East
Subdistrict:

1. Shopping cart corrals, which may be covered or open, with identifying
logo, design and signage.
2. Outdoor display of merchandise.

»

Outdoor lockers for customer pickup, with identifying signage.

4. Interior home delivery storage areas, order fulfillment areas, and
designated parking spaces for delivery vehicles.

5. Bank within store.

6. Food and beverage retailer within store (coffee, baked goods, sandwiches,
etc.) and associated indoor and outdoor seating areas.

7. Propane tank exchange, e.g., Blue Rhino.

8. Electric vehicle charging stations.

9. Solar energy systems.

10. Customary and incidental uses.

G. Prohibited Uses
1. Any other uses not specifically permitted by this Redevelopment Plan.
H. Affordable Housing Requirements

Any multi-family residential development, including the residential portion of a
mixed-use project, shall be consistent with the Low- and Moderate-Income
requirement of the June 16, 2025 Housing Element and Fair Share Plan. Such
plan requires a maximum inclusionary requirement of fifteen percent (15%).
Any otherwise applicable non-residential development fee shall not apply to any
parking area/structures in this Plan, public community spaces in this Plan, or the
potential use specified in the Cedar Lane North District of this Plan. Unless
otherwise conflicting by the June 16, 2025 Housing Element and Fair Share Plan,
requirements per Article VI shall apply.

I. Area, Bulk + Density Requirements

TOPO
LOGY

Standard Cedar Lane North* AmeriFan Legion Ameri-can Legion
Drive East Drive West
Lot z.élrea 2.5 Acres 1.00 Acres 1.4 Acres
(Min.)
= 15FT from curbline * 10 FT (American
(Beverly Rd) Legion Dr)***
F

m’&f;tf%k - 25FT (Garrison Ave) 10 FT (Any Frontage) | = 10 FT (Alma Terrace)
' = 100FT (Windsor Rd) = 10FT (Chestnut Ave)

= 80 FT (Cedar Lane) = 10FT (North St)***

DRAFT 10.22.2025
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Standard Cedar Lane North* Ameri.can Legion Ameri'can Legion
Drive East Drive West
3FT where yard may be
Side S?tback reduced to OFT along the 10 FT* 10 FT
(Min.) southern and/or eastern
property line
Rear Setback o
(Min.) N/A 10 FT 10 FT
Coverage = 85% (Building) = 85% (Building) = 85% (Building)
(Max.) * 95% (Improved) * 95% (Improved) * 95% (Improved)
= Garage  Structures: 3
Stories / 40 FT from the
average grade along the
Garrison Ave frontage to
the roof structure , where a
4th story elevator / stair
bulkhead is permitted at
0 the corner of Garrison Ave . .
Building 6 Stories / 72 FT from |4 Stories / 50 FT from the
Height and Bever.ly . Rd. Such the average grade to |average grade to the roof
(Max.)**** elevator/stair is exempted the roof structure structure
and may extend an
additional 18FT in height
from  the  maximum
building height
= All Other Structures: 4
Stories / 50 FT from the
average grade to the roof
structure
Density . . .
96 Units 128 Units 94 Units
(Max.)
*For the purposes of zoning, the Cedar Lane North District and the American Legion East District
should be viewed collectively in bulk and density requirements where future subdivision may be
permitted between building structures. (e.g., no bulk requirements shall be changed as a result of
any subdivision).
**Existing Supermarket building structure shall be exempt from the setback so long as there is no
building addition proposed.
All lands under the Supermarket's Control are treated as a single tract for zoning purposes.
*** At the corner of North Street and American Legion Drive the setback may be reduced to 5'
along the curved property line, so long as a sight triangle per AASHTO complies with Board
Engineer satisfaction.
*#* Appurtenances are permitted above building at a maximum of 18FT.
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J. Parking, Driveway + Loading Requirements

Specific parameters of parking, driveway and loading space operations may
be addressed within Redevelopment Agreement(s).

1. Parking

a. The following off-street parking spaces minimum per use shall be
required:

i. Residential Unit:
1) Cedar Lane North District: 1.0 spaces per unit
2) American Legion Drive East District: 1.33 spaces per unit®

3) American Legion Drive West District: 1.5 spaces per unit
(inclusive of on-street spaces as described below)’

ii. Public Community Space: 1 space per 1,000 SF (May be included in
public parking garage allocation)

iii. Supermarket:

1) 1 space per 275 square feet of building floor area, including
accessory uses (meaning that no separate parking calculation is
required for bank, food and beverage retailer, outdoor display,
etc.), but excluding floor area devoted to interior home delivery
storage and order fulfillment (meaning that these areas do not
have a parking requirement).

2) All parking spaces within lands under the supermarket’s control,
including those designated for employee use or for curbside
pickup, may be used to satisfy the parking requirement.

iv. Re-Located Use from Block 707, Lot 2: 3 spaces per 1,000 SF
b. The following public parking spaces minimum shall be required:
i. Cedar Lane North District: 450 spaces open to the public
ii. All Districts:

% In the event the parking ratio is not met, the Redeveloper shall reduce the number of residential
units in order to comply with the parking ratio.
* In the event the parking ratio is not met, the Redeveloper shall reduce the number of residential
units in order to comply with the parking ratio.
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1) Township Code § 36-12 may be amended to permit parking on: (i)
American Legion Drive, East side, from Water Street to North
Street; (ii) American Legion Drive, West side, from Alma Terrace
to North Street; (iii) American Legion Drive, either the East side
or the West side at the Township’s election, between North Street
and Kipp Street; (iv) Alma Terrace, both sides, between American
Legion Drive and Chestnut Avenue; (v) Garrison Avenue, East
side between Beverly Road and Cedar Lane; and (vi) Beverly
Road, South side between Garrison Road and Windsor Road.

2) Thirty-six (36) parallel parking spaces shall be provided, on both
sides of American Legion Drive (between Alma Terrace/Water
Street and North Street) and/or Alma Terrace, between American
Legion Drive and Chestnut Avenue, with each space having a
minimum dimension of eight (8) feet in width and twenty-two
(22) feet in length. Such parallel parking spaces shall be available
for use free of charge, unrestricted, and shall not require a permit.

3) If the number of parallel parking spaces along American Legion
Drive (both sides), between Alma Terrace/Water Street and North
Street, and/or Alma Terrace (both sides) between American
Legion Drive and Chestnut Avenue, is reduced below 36, or if the
right-of-way is of insufficient width to provide a minimum twelve
(12) foot travel way, together with the parallel parking and
sidewalks at the minimum required dimensions, then parallel
parking spaces shall be eliminated to the extent necessary to
satisfy the dimensional requirements for the travel way, parallel
parking spaces and sidewalks, and as a result of which the
number of dwelling units in American Legion Drive West District
shall be reduced accordingly to maintain the specified parking
ratio of 1.5 spaces per dwelling unit as set forth above.

4) During any times when the 36 on-street parallel parking spaces
which may be counted toward meeting minimum parking
requirements, are fully occupied or their use is restricted (e.g.,
during a snow or other emergency), Redeveloper shall
affirmatively direct its tenants and visitors to off-street parking
areas, and shall provide overnight visitors with parking passes
allowing them to park in one of the garages overnight, in order to
avoid unauthorized use of the supermarket parking lot.
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c. All required on-site parking spaces must be a minimum of 9 feet wide x
18 feet deep except for handicapped spaces. In the Beverly/Garrison
Redevelopment Area only, up to fifteen percent (15%) of the spaces may
be compact with minimum dimensions of eight feet by 16 feet.

d. Bicycle Parking: A minimum of one bicycle parking space shall be
provided for every 3 residential units. A minimum of 50% of provided
bicycle parking spaces shall be located internally.

e. Existing parking spaces located on public streets will not count towards
meeting minimum parking requirements, with the exception of on-street
parking spaces on American Legion Drive between Alma Terrace/Water
Street and North Street, and/or on Alma Terrace between American
Legion Drive and Chestnut Avenue, which shall count toward minimum
parking requirements for American Legion Drive West residential
development.

f. Electric vehicle charging infrastructure shall be provided in accordance
with the requirements of P.L. 2021, c.171 and the Electric Vehicle
Infrastructure Ordinance in Chapter 33, Article VII.

2. Vehicular Aisle Widths:

a. Driveway Aisle Widths: 20 feet (Minimum)
b. Parking Aisle Widths (Public Garage/ Surface Lots): 24 feet (Minimum)
c. Parking Aisle Widths (Residential Use): 22 feet (Minimum)

d. Cartway width along Beverly Road may be reduced to 22 feet to allow
for on-street parking on the south side of the street.

3. Access in American Legion Drive West District: Vehicular access shall be
from Alma Terrace, Chestnut Avenue, and North Street only; no vehicular
access shall be permitted from American Legion Drive.

4. Loading
a. One (1) loading space minimum shall be required per Subdistrict.

b. Existing Supermarket Loading spaces are permitted as of the adoption of
this Redevelopment Plan.

c. Loading space for the residential buildings shall be located within the
property and outside the public right-of-way.

d. Loading spaces shall be a minimum of 10FT wide x 20FT long and
within 50FT of a building entrance.
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e. Existing loading spaces located on public streets shall not count towards
meeting minimum loading requirements laid out in this Redevelopment

Plan.
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K. Building + Architectural Design Standards for Residential Development

1. Concept Elevations: Design of all residential building facades in the
subdistricts shall be informed by the conceptual renderings below:

a. Beverly Road Elevation (Entire Frontage):

TOPO
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RESIDENTIAL T GARAGE

=

2. Building Materials
a. Required Building Facade Materials:

i. High-quality masonry such as brick, brick veneer, stone, natural
stone veneer. Garage structures may be permitted precast panels,
metal mesh panel or decorative grille.

ii. Fiber cement siding and panel.
iii. Metal panels.
iv. Anodized aluminum cladding.

v. Storefront window framing, and glass.
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b. Prohibited Material Regulations:
i. Stucco, EIFS, and polymer-based faux veneer stone are prohibited.

ii. No more than 3 different primary materials should be employed
within each bay.

c. Required Garage Screening:

i. Where a garage extends to a street facing facade, the facade shall be
broken down into a series of vertical bays. Within each bay, the
garage should have regularly-spaced punched openings that echo
or relate to the placement and pattern of windows in the residential
towers above.

ii. Garage openings may be fitted with a high-quality metal mesh
panel or decorative grille. Any grillwork or mesh panels used
should have a high level of visual permeability so as to permit
visibility into the garage. Grillwork and mesh panels should be
recessed relative to the surrounding facade. Chain link is
prohibited.

iii. Unless explicitly permitted in this Redevelopment Plan, R-MO3
standards enumerated within § 33-18(e)(3)g shall apply to the
Redevelopment Area.

d. Articulation + Application of Materials:

i. The material palette, level of detail, and architectural style should
generally be the same on all street-facing building facades.

ii. Within the chosen primary materials, variation in color, texture,
and/or pattern may be employed to create further distinctions.

iii. Vertical Articulation: Any street-facing facade shall be divided into
distinct sections, each not to exceed 100 feet wide, in order to create
variety along the street. The following techniques should be

applied:
1) Awnings or canopies over ground floor entrances.
2) Differentiation between vertical components, as follows:
i. Materials
ii. Masonry details
iii. Color changes
iv. Fenestration changes
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v. Inclusion of pre-cast or masonry details to define columns,
piers and keystones

vi. Decorative gutters, downspouts and scuppers

3) Changes in materials, color, texture, or pattern that occur
across a vertical line should be extended around corners and
extensions to a logical vertical break in plane, in order to avoid
a “pasted on” appearance.

iv. Horizontal Articulation:

1) Generally, all buildings shall incorporate elements that divide
facade planes and create a visual play of light and shadow.
Long, uninterrupted horizontal fagades are prohibited.

2) Horizontal rhythm may be created using the following design
elements:

i. Building projections
ii. Stepbacks
iii. Uniformity and/or variety in fenestration patterns.
iv. A bay window

v. A change in building materials that correspond to a change
in the facade plane

vi. Differentiated lighting fixtures or similar architectural
elements

vii. Landscape features such as trellises, trees, or other
landscape features

viii. Shifting facade planes

3) Rooflines shall be modulated with the remainder of the facade
and can be used as an effective horizontal rhythm technique.
For flat roofs or facades with a horizontal eave, fascia, or
parapet, the roofline shall correspond with the modulation of
the primary fagade.

4) Changes in materials, colors, texture, or pattern that occur
across a horizontal line should be marked by a change in plane,
dimensional band or belt cornice, a recessed channel, or similar
horizontal feature.

3. Canopies and Awnings
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a. Canopies and Awnings shall be permitted in all setback areas.
4. Stepbacks

a. Beverly Road Elevation: At the 4th Story, a 15FT stepback from the
property line shall be required on the residential building portion.

5. Fenestration

a. Street-level facades of lobby or commercial uses shall have a high
proportion of glazing, between 50 and 75 percent. All other ground
floor street facing facades shall have a glazing proportion of at least 40
percent.

b. Windows should occupy at least 25 percent of the facade area of each
of the street facing upper floors (i.e. floors that are above the
street-level floor as defined for each street).

c. Areas of blank, windowless wall shall not exceed 10 feet in width on
all street-facing upper floors.

6. Upper Roof Decks
a. Access to roof decks shall be limited to tenants and their visitors.
b. Rooftop decks shall not exceed 20% of the rooftop area.

c. Rooftop decks shall be set back a minimum of 10 feet from all facades,
with the exception of rooftop decks located in step backs.

d. Roof decks shall be designed in an attractive manner that will not
detract from adjacent uses, and will prevent nuisance and safety
issues. Design of the rooftop must utilize all reasonable efforts to
minimize the effect of noise and light on adjacent properties and the
street.

e. No lighting shall be placed more than 12" above the deck of the flat
roof. Lights must be turned off when roof deck is not in use.

f. There shall be at no time permitted any television or video or electric
screens or displays and no live entertainment, music, speakers, or
public address system shall be permitted on the rooftop. The rooftop
must be maintained as a quiet, relaxed environment.

g. Roof decks may be utilized between the hours of 7:00 am and 10:00
pm.

7. Courtyards
a. Courtyards may be located above a parking/ ground floor podium.
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b. Access to courtyards shall be limited to tenants and their visitors.

c. Courtyards shall be designed in an attractive manner that will not
detract from adjacent uses, and will prevent nuisance and safety
issues. Design of the courtyard must utilize all reasonable efforts to
minimize the effect of noise and light on adjacent properties and the
street.

d. No lighting shall be placed more than 12" above the courtyard of the
flat roof. Lights must be turned off when roof deck is not in use.

e. Courtyards may be utilized between the hours of 7:00 am and 10:00
pm.

8. Sustainability

a. Sustainable design strategies and materials are encouraged.
Sustainable design strategies shall include at least 2 of the following
elements:

i. Low VOC paints, stains, and building materials
ii. Double or triple paned windows
iii. LED lighting
iv. Low Flow Water Fixtures
v. Energy Star Fixtures
vi. Water harvesting for on-site irrigation (greywater systems)

vii. Building materials comprised of recycled or locally sourced
materials

viii. Solar screening
ix. Green stormwater infrastructure (i.e., bioswales and rain gardens)

x. Permeable pavement

L. Signage

1. Signage shall comply with the following requirements: *
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Standard Requirement

Quantity: 1 Sign per Facade

Residential Facade Signs Area: 50 SF (Max.)

Re-located Use Facade Signs Quantity: 1 Sign per Tenant per facade

* Does not pertain to Supermarket Use.
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Area: 30 SF (Max.)

Projection of Facade Signs 12 IN (Max.)

External illumination
Backlit illumination

[llumination of Sign

Sign clearance above grade 12 FT (Min.)

Monument/ Freestanding Signs 1 per sub-district

2. Signage for Supermarket Use Only shall be subject to the following
requirements:

a. Facade Signs

i. One facade identification sign with business name and logo
permitted on each building facade facing a public street or facing
the supermarket’s parking lot.

ii. Maximum facade sign area of 400 square feet on one facade, and
250 square feet on other facades; no limitations on color,
illumination or letter size.

iii. Smaller facade signs for messages such as “Serving Our
Communities,” names of departments (e.g., pharmacy) and
accessory uses (e.g., bank) permitted on each building facade,
having sign area of up to 35 square feet each.

b. Freestanding Signs

i. Two freestanding signs permitted for the supermarket use, which
may be located anywhere on the lands under its control.

ii. Maximum freestanding sign area of 100 square feet per side of
each sign, with no limitations on color or letter size. Sign may be
internally illuminated, subject to site plan approval as to
brightness. Animation effects, flashing, scrolling and sequential
display messages are prohibited.

iii. Maximum freestanding height of 25 feet.

3. Directional signs with business name and logo permitted at driveway
entrances, up to 9 square feet per side of each sign.

4. Freestanding signs with business name and logo permitted designating
specific parking spaces for employees, up to 9 square feet per side of each
sign and unlimited in quantity.
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5. Freestanding signs with business name and logo permitted designating
specific parking spaces for curbside pickup, and freestanding signs with
business name and logo permitted directing customers to the parking
spaces designated for curbside pickup, in each instance up to 9 square feet
per side of each sign and unlimited in quantity.

6. Freestanding and directional signs not subject to setback or under
clearance requirements.

M. Municipal Space Standards °

1. Operations and separate entrance desired — need to speak with admin
about envisioned program here for land use regulations. Floor plan?

2. See requirements per Municipal Space definition in Appendix C.

> Does not apply to Supermarket Use
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N. Public Open Space, Streetscape, Landscaping + Lighting Standards®

1. Open Space Concept Plan (Illustrations below are conceptual in nature only).

Cedar Lane North District (Farmer Market Plaza):
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® Does not apply to Supermarket Use, with the exception of paragraph 4b.
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2. Public Open Space Standards: Specific parameters of public open space
operations may be addressed within Redevelopment Agreement(s).

3. Street Trees

a. Pollution resistant street shade trees are to be planted along the
street, at regular intervals pending species type, 30" on center if a
small street tree with a canopy spread up to 30" or spaced at 40" on
center intervals if a medium or large tree with a canopy spread
above 30’'. Trees shall be a minimum of two-and-a-half (2.5) inches
in diameter at breast height.

b. Brick or Belgian block pavers at the perimeter of tree pits are
encouraged.

c. Raingardens and/or bioswales in tree pits are encouraged.

d. Tree irrigation bags must be installed and maintained for at least
six months after planting.

e. Unless otherwise specified, Chapter 37: Trees and Shrubs shall
apply.

f. Specific parameters of long-term street tree maintenance may be
addressed within Redevelopment Agreement(s).

4. Landscaping and Buffering

a. All driveways and paths shall be buffered on both sides by
landscaping at least three feet wide. Trees shall be planted to
provide shade coverage over at least 20% of all paved areas. Service
Alleys servicing Cedar Lane businesses are exempt.

b. American Legion Drive East District: A wall or berm, or a
landscaped separation having a minimum width of five (5) feet
shall be required between the sidewalk and the off-street parking
spaces located on the American Legion Drive East District. The
existing landscape strip on Lots 3, 4 and 5 may be used to satisfy
this requirement as to those lots if it has a minimum width of five
(5) feet, but if wider than five (5) feet, its width may not be reduced,
and the width of the separation to be constructed on Lots 1 and 2
shall match the width of any existing landscape strip which is equal
to or greater than five (5) feet.

5. Lighting
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a. Lighting shall be between 1-3fc at all sidewalks, parking area and
driveways.

b. Lighting shall not exceed 0.5fc at any property line.

c. No exterior light source, including fixtures not mounted on the
primary structure, shall be mounted higher than 12 feet measured
from the actual grade immediately beneath the light source.

d. No flashing, laser, searchlight, strobe, tracing, pulsating, or neon
exterior lighting is permitted.

e. All new exterior site and building lighting shall be selected to
minimize glare, light trespass, and light pollution, particularly with
regards to adjoining residential neighborhoods.

f. Lighting fixtures shall be selected from the International Dark Sky
Association's Fixture Seal of Approval Program, which specifies
fixtures that are directionally downcast, full-cutoff, and that have a
warm color temperature.

6. Sidewalks + Pedestrian Crossings

a. A public sidewalk shall be provided along every street which
borders a property within the Redevelopment Area, on the side or
sides of the street which borders a property within the
Redevelopment Area.

b. A dedicated pedestrian zone along any public sidewalk shall be
provided and will have a minimum unobstructed width of eight (8)
feet within the public right-of-way.

c. Private sidewalks within the property may be reduced to a
minimum of four (4) feet wide. Where sidewalks are adjacent to
head-on vehicle parking, the minimum sidewalk width shall be six
(6) feet.

d. Tactile pavers shall be installed to the same standards required by
ADA at the base of public sidewalk curb ramps.

e. Where pedestrian pathways cross vehicular aisles or driveways,
crosswalks shall be provided with textured pavement, pavers, or
raised pavement with adequate striping.

. Unless otherwise specified, Chapter 32: Streets and Sidewalks shall
apply.

O. Utility + Stormwater Standards for New Development
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1. Utilities

a. Utilities (e.g. transformers, generators, meters, hot boxes, HVAC
etc.) shall be placed within the property lines and sufficiently
screened from public right-of-way.

b. All meters shall be screened so as not to be visible from the public
right-of-way.

c. Utility distribution supply lines and service connections shall be
underground where permitted by local utility.

2. Refuse Collection

a. All buildings shall provide an interior refuse area sufficient to
accommodate all trash and recycling generated on-site between
collections. Existing Supermarket is exempt from this standard.

3. Stormwater

a. See “Project Infrastructure” requirement in Section 5 of this
Redevelopment Plan.

b. Unless otherwise specified, Stormwater management shall only be
required under this plan if also required by NJDEP.
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P. Access + Circulation Analysis’

Redeveloper(s) shall conduct a Traffic Impact Study for any proposed
redevelopment project within the Redevelopment Area, which shall be submitted
to the Township Zoning Subcommittee during Consistency Review for
conformity with this Plan prior to filing a site plan application.

The traffic study shall conform with applicable standards public by the Institute
of Transportation Engineers. The primary purpose of the traffic study is to
determine whether additional infrastructure improvements will be necessitated
by redevelopment of the Area, including but not limited to the improvement of
both the pedestrian-friendliness and pedestrian safety. The traffic study shall
include any improvements required in connection with implementation of the
Plan shall be addressed in a Redevelopment Agreement to be executed by
designated Redeveloper(s) and the Township.

This study shall include, but shall not be limited to, an assessment of existing
off-site features within the traffic study area (as defined below):

a. Traffic control devices

b. Pedestrian crossings and sidewalks

c. Geometries of existing and proposed rights-of-way

d. Off-street and on-street loading areas

e. On-street parking

f. Interaction with nearby driveways, alleyways, and access points
The following intersections shall be included within the required traffic study:

a) Cedar Lane and Garrison Avenue

b) Cedar Lane and Windsor Road

c) Cedar Lane and Front Street

d) Beverly Road and Garrison Avenue

e) American legion Drive and Alma Terrace / Water Street

f) American legion Drive and North Street

’ Does not apply to Supermarket Use.

40
DRAFT 10.22.2025

TOPO
LOGY




Section 5: Administration

A. Validity of Plan: If any section, subsection, paragraph, division, subdivision,
clause, or provision of this Plan shall be deemed by a court of competent
jurisdiction to be invalid, such part(s) shall be severed and the invalidity
thereby shall not affect, impair, or invalidate the remainder of the Plan.

B. Computations: When a numerical calculation of zoning standards for a
particular Lot results in a fractional number, such numbers shall be rounded
down to the next whole number for fractions less than .500 and rounded up
for fractions .500 and above.

C. Other Actions by the Municipality in Furtherance of the Plan: Other actions
may be taken by the Municipality in its sole discretion, to further the goals of
the Plan. These actions may include, but shall not be limited to, provisions for
public infrastructure necessary to service new development and vacation of
public utility easements and other easements and rights-of-way as may be
necessary for redevelopment. The costs for such actions shall be borne by the
designated redeveloper(s).

D. Municipal Designation — Redevelopment Agreement:

Usage of the word “Developer”: Anytime the word “developer” is utilized in
this Redevelopment Plan, the same shall mean the redeveloper that is
designated by the Municipal Council in accordance with this Redevelopment
Plan and the LRHL.

Standing before Planning Board: Only the redeveloper designated by the
Municipality by resolution of the Municipal Council and having executed a
Redevelopment Agreement with the Municipality may proceed to implement
the redevelopment projects set forth in this Redevelopment Plan before the
Planning Board.

In order to assure that the vision of this Redevelopment Plan will be
successfully implemented in an effective, comprehensive, and timely way,
and in order to promptly achieve the public purpose goals of the Plan, the
Municipal Council will select the redeveloper in all areas governed by this
Redevelopment Plan. Any party not specifically designated as the
“redeveloper” as set forth above shall not have the standing to proceed before
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the Planning Board for site plan approval. However, notwithstanding any
other provision of this Redevelopment Plan, the owner or the operator of the
supermarket or the supermarket property shall not be required to be
designated as Redeveloper, and shall not be required to enter into a
Redevelopment Agreement, prior to seeking approval for any modifications
to the Supermarket parcel, and an application for any such modifications
shall not be considered a Redeveloper Application. The supermarket shall be
subject only to those provisions pertaining to application procedures and
requirements contained in the Township’s Development Regulations.

Procedural Standards for Redeveloper Applications: The designated
redeveloper will be required to execute a Redevelopment Agreement
satisfactory to and authorized by the Municipal Council. Upon request of the
Town, the designated redeveloper shall submit some or all of the following
items:

1. Conceptual plans and elevations sufficient in scope to demonstrate that the
design approach, architectural concepts, land uses, parking, traffic
circulation, flood mitigation, landscaping, open space, construction
schedule, including estimated pre-construction time period to secure
permits and approvals, and other elements are consistent with the
objectives and standards of this Redevelopment Plan.

2. Documentation evidencing the financial responsibility and capability of the
proposed redeveloper with respect to carrying out the proposed
redevelopment, including but not limited to: type of company or
partnership, disclosure of ownership interest, list of comparable projects
successfully completed, list of references with name, address and phone
information, list of any general or limited partners, financing plan, and
financial profile of the redeveloper entity and its parent, if applicable.

3. A Traffic Impact Study.

4. Stormwater Management Plan / Drainage Plan.
5. A Construction Phasing Plan.

6. Required escrows to the Municipality.

7. Additional submission materials may be requested as deemed appropriate
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to the particular project sites.
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E. Approval Process: All submission documents shall be submitted to the
Township Zoning Subcommittee for Consistency Review. Thereafter, upon
designation by the Municipal Council as a Redeveloper, all development
applications shall be submitted to the Planning Board through the site plan
and subdivision procedures as outlined in N.J.S.A. 40:55D-1 et seq. The
Planning Board shall deem any application for redevelopment for any
property subject to this Redevelopment Plan incomplete if the applicant has
not been designated by the Municipal Council as a redeveloper(s) and a
Redevelopment Agreement has not been fully executed®.

All projects within the Redevelopment Area shall require site plan or
subdivision approval by the Planning Board in the normal course. The
Planning Board may request additional reasonable analyses and information
as is required to make a decision. All submissions shall meet design
standards enumerated in this Redevelopment Plan and indicate any
deviations from this Redevelopment Plan.

® The Supermarket shall be subject only to those provisions pertaining to application procedures andj
requirements contained in the Township’s Development Regulations.
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F. Deviations’: The Planning Board may grant deviations from the regulations
contained within this Plan where, by reason for exceptional narrowness,
shallowness, or shape of a specific piece of property, or by reason of
exceptional topographic conditions, preexisting structures or physical
features uniquely affecting a specific piece of property, the strict application
of any area, yard, bulk, or design objective or regulation adopted pursuant to
this Redevelopment Plan would result in peculiar practical difficulties to, or
exceptional and undue hardship upon, the developer of such property. The
Planning Board may also grant such relief in an application relating to a
specific piece of property where the purposes of this Plan would be advanced
by a deviation from the strict requirements of this Redevelopment Plan and
the benefits of the deviation would outweigh any detriments. No relief may
be granted under the terms of this section unless such deviation or relief can
be granted without substantial detriment to the public good and without
substantial impairment of the intent and purpose of this Redevelopment Plan.
An application for a deviation from the requirements of this Redevelopment
Plan shall provide public notice of such application in accord with the
requirements of public notice as set forth in NJSA 40:55D-12. a. and b.
Notwithstanding the above, any changes to the uses permitted in this
Redevelopment Area, or any other deviation requiring a “d” variance or any
deviation with respect to height of a principal structure shall be permitted
only by means of an amendment of the Redevelopment Plan by the Municipal
Council.

G. Approvals by Other Agencies: The redeveloper shall be required to provide
the Municipality with copies of all permit applications made to federal, state,
and county agencies upon filing such applications, as will be required by the
Redevelopment Agreement to be executed between the redeveloper and the
Municipality.

H. Severability: The provisions of this Plan are subject to approval by
Ordinance. If a Court of competent jurisdiction finds any word, phrase,
clause, section, or provision of this Redevelopment Plan to be invalid, illegal,
or unconstitutional, the word, phrase, clause, section, or provision shall be
deemed severable, and the remainder of the Plan and implementing
Ordinance shall remain in full force and effect.

’No deviations from the parking ratios to be permitted in American Legion Drive Districts.
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I. Adverse Influences: No use or reuse shall be permitted which, when
conducted under proper and adequate conditions and safeguards, will
produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance,
radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or
other objectionable features so as to be detrimental to the public health, safety
or general welfare.

J. Non-Discrimination Provisions:: No future covenant, lease, conveyance or
other instrument shall be effected or executed by the Municipality or by a
developer or any of their successors or assignees, whereby land within the
Area is restricted by the Municipality, or the developer, upon the basis of
race, creed, color, national origin, ancestry, sexual orientation, gender
identity, marital status, or gender in the sale, lease, use or occupancy thereof.
Appropriate covenants, running with the land in perpetuity, will prohibit
such restrictions and shall be included in the disposition instruments. There
shall be no restrictions of occupancy or use of any part of the Area on the
basis of race, creed, color, national origin, ancestry, sexual orientation, gender
identity, marital status, or gender.

K. Redevelopment Actions: The Municipality shall have such powers and
duties as set forth in the LRHL and as may be conferred by this Plan,
including, but not limited to, the authority to acquire real property without
eminent domain, to relocate residents and businesses, to designate
redevelopers, to establish clear terms and conditions for redevelopment
through the negotiation, execution, and administration of redevelopment
agreements, and to do such other things as permitted by law.

L. Relocation Requirements: Implementation of this Plan may require the
displacement and relocation of businesses located within the Redevelopment
Area. At the time of property acquisition, the actual extent of displacement
will be confirmed, and if it is necessary, a Workable Relocation Assistance
Plan will be prepared and submitted to the New Jersey Department of
Community Affairs for approval. The Municipality will comply with the
requirements of the New Jersey State relocation statutes and regulations as
applicable and will provide all benefits and assistance required under
applicable law.
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M. Escrows: At a minimum, the Redevelopment Agreement shall provide that
the redeveloper shall be responsible to post sufficient escrows to cover any
and all costs of the Municipality and the professional consultants retained by
the Municipality to negotiate the Redevelopment Agreement, undertake any
studies in connection with the project, review the proposed redevelopment
project and advise the Municipality on any and all aspects of the
redevelopment process and as otherwise set forth in the Redevelopment
Agreement.

N. Project Infrastructure: The redeveloper, at the redeveloper’s cost and
expense, shall provide all reasonably necessary engineering studies for, and
construct or install all on- and off-site municipal infrastructure improvements
and capacity enhancements or upgrades to traffic control measures, water
service, sanitary sewer service, stormwater management, and flood
mitigation measures to the project or required due to the impacts of the
project, in addition to all required tie-in or connection fees. The redeveloper
shall also be responsible for providing, at the redeveloper’s cost and expense,
all sidewalks, curbs, streetscape improvements (street trees and other
landscaping), street lighting, and on- and off-site traffic controls and road
improvements for the project or required due to the impacts of the project.

O. Other Infrastructure Upgrades: The Township of Teaneck has committed to
constructing proposed underground basin improvements within Sagamore
Park, to help improve an existing drainage issue which currently exists within
the Redevelopment Plan Area. Redeveloper agrees to assist with this
improvement effort as outlined herein, which will be further detailed in the
Redevelopment Agreement. In coordination with the Township’s effort to
improve the issue, the scope of Redeveloper’s off-site drainage improvements
shall be focused on enhancing capacity and infrastructure within the Belle
Avenue Drainage Area, specifically along Belle Avenue between Beverly Road
and Clarmont Avenue. Redeveloper shall construct off-site drainage
improvements to reduce flooding through hydraulic analysis by one of the
following criteria: (a) a 10-15% improvement to the flow rate or flood storage
during a 25-year rainfall storm event from existing to proposed conditions,
(b) improvements that will maintain flooding to be within the existing
roadways and curbline, or (c) if neither (a) nor (b) above are reasonably
feasible, an improvement to the existing conditions which the Township
Engineer deems satisfactory in their reasonable discretion.
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P. Procedures for Amending the Plan: This Plan may be amended from time to
time upon compliance with the requirements of state law. A request for same
may be submitted to the Municipal Council. The Municipality reserves the
right to amend this plan. The Municipality, at its sole discretion, may require
an escrow deposit from the party requesting the amendments, so that the
Municipality may prepare a study of the impact of such amendments, which
study must be prepared by a professional planner licensed in the State of
New Jersey and other additional professionals as may be required by the
Municipality.

Q. Redevelopment Plan Duration: The provisions of this Plan specifying the
redevelopment of the Redevelopment Area and the requirements and
restriction with respect thereto shall be in effect until such time as the
purpose of the Plan has been satisfied and the designated Redevelopment
Area’s need for redevelopment has been substantially alleviated.

R. Certificates of Completion: Upon final inspection and issuance of a certificate
of occupancy by the construction official for all buildings and the release of all
performance and maintenance bonds for improvements by the Municipality,
the redeveloper may apply to the Municipality for issuance of a certificate of
completion, which will release the redeveloper from any further obligation
under the redevelopment agreement for that project.

S. Land Use Map Amendments: The adoption of this Plan or any amendments
thereto shall automatically allow for any necessary modifications to the
Official Zoning Map of the Municipality to ensure consistency between the
two documents.

T. Additional Superseding Provisions: The standards contained within this
Redevelopment Plan shall supersede any conflicting standards contained
within the Development Regulations of the Municipality or other applicable
municipal codes or ordinances.

U. Terms + Definitions: Any terms or definitions not addressed within this Plan
shall rely on the applicable terms and conditions set forth in the Development
Regulations of the Municipality per § 33-25(m)(2).
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V. Other Provisions: This Redevelopment Plan herein has delineated a definite
relationship to local objectives as to appropriate land uses, density of
population, improved public utilities, recreation and community facilities,
and other public improvements. This Plan has laid out various programs and
strategies requiring implementation in order to carry out the objectives set
forth herein. This Plan lays out the proposed land uses and building
requirements for the Redevelopment Area. The diagrams, images and other
graphic representations provided in this Plan are intended to provide a
framework for interpretation of the written standards and regulations
contained herein. Nothing in this Redevelopment Plan shall preclude the
partial redevelopment of a Block depicted in such diagrams, images, or other
graphic representations, provided that such subdivision or resubdivision and
partial redevelopment of a Block is fully in conformance with the written
standards and regulations contained herein. Pursuant to the provisions of the
LRHL, the RAB Law and other applicable law, the Municipality is authorized
to issue bonds, and in anticipation thereof, bond anticipation notes, to fund
any of the redevelopment project improvements described herein, including
but not limited to, acquisition of land, construction and/or renovation of
municipal facilities, water, sewer, roadway, parking and pedestrian
infrastructure, and any other public improvements as necessary to effectuate
such redevelopment projects. The Mayor or Business Administrator are
hereby authorized to execute and deliver, on behalf of the Municipality, any
agreements, contracts, or additional instruments for the purpose of
effectuating the issuance of such bonds and bond anticipation notes.

W. Settlement Agreement: All provisions contained within Section E of the
Settlement Agreement annexed as Appendix D are hereby Incorporated Into
this Plan.
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Appendix A: Council Resolution of “Area in Need” Study

Fesolutien £7-2402 1 bleeting of April 13, 2020
IO NS HIP OF TEARECK
BERGEXN COUTWTY. WT
RT-2121
DECLARING AND DETERMINING BLOCK 705, LOT 4.00 AND BLOCR
T, LOTS 1-5 AS A NON-CONDEMNATION AREA IN KEED OF
EREDEVELOFMENT

WHEREAS, by Resclution Mo, 203-2020. adopted on Septambsr 22, 2020, the
Terwnshin Council autherized 2hilips Freiss Grggie | eheny Hugheas 10 G, Planning and
Fezal Eslalbe Consullants, having i alliccs ab 22-47 Mewark Stecel, Thing Flocs, Suile
O, Hoboken, WL OF050, [o undorlake professional planming scrdces in connaclion with
th= potential redevelcoment of properies located along Amencan Legion Dnve within
the Tewnship of Teanack, ndudirg assistrg the Plaamng Ooard inoan meestigation of
wtnalbic ez are s an areain need of redevelopmenl, and

WHEREAS, |he Planming Bowrd of e Teenship of Teanock undorlook o
argliminary irvestgation 28 to whether the aress commonly ¥nown as the American
Legan DOrre Parking Zob and S19, 13, 8990 69 and bl American Legqan e,
leareck Mo, Deang alsa knoen and designaled as Block fOb, Lot 407 and Hlock (07,
Lofs 1-5 as shown on the Tax Map of the Township of Teansck, bordered by Walar
Street, Alma Terracs, Amencan Legion Drive and Mo Street, should be designated as
& ran-cancemnatan arsa inoneed of redevepmeant naccordance it the crtera set
Tt in MLE A, 208 12485, and

WHEREAS, a public hearing thereon was held by the Flanning Board on March
20203 fnllowing the publsaton of & natice. once sach wesk far heo consacuiive
wizikts, e last pubdication being nol ess than 10 days prion e he dale sel for e

nwaring, in The Boecosd, of T lime, dale and placs of e hcaning Belare the Planning
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Resolution £7-2021 hczring of Apil 13, 202]

Board, satling forth the general bourdaries of the area o be invesligated, and slating
that & map, showing the boundaries of the proposed redevelopmeant area and locstian
aof the parcels incledes thersin, along with a statement setbng forth the basia for the
rvastigation. as well as any supporing documantalion. 0 acsordance with kS A
AQA: T 28-Gib)(1), are on file and avalable for public inspection ai the Office of the
Terwnship Clark dunng regular busmess hours: and

WHFRFAS, at sad heanng the Flanning Board heard ard consdersd the
lestimony and e Soca in Mecd Of Redeve apment Invcsligation Repor] T Sleck 703,
Lot 4.01 and Block TO7, Lots 1-5, cated February 2, 2021, prepared by Phillips Preizs
Grygizl Lenerny Hughes LLE, Planning and Real Estate Consultants; and

WHLRCAS, follewarg such heanng, the Planning Board wored 0 reccmmeand fo
lhex Twemzbip Council he designalion of pramises cormmonly knosen ws Lhe Armcican
Legion Drive Parking Lot and 719, 713, G289 68% and G665 American Lagion Dnive,
Teansck M1, being also known and designated as Black 705, Lot 4 .01 and Black TOT,
Lats -0 as shown on the lax Map ot the Township ot Dearack, bordered by Water
Shreel, Alma Terrace, American Legion drive and Morh Shreel, as a non-condemnation
area in nesd of redavelopment; and

WHEREAS the Tovwnzhip Council has considarsd the recommendations of the
Planning Soard, the Arsa in Meed of Redevelpreent investigation Reparl dated
February 2, 2021, prepared by Fhillips Preiss Grygiel Lehery Hughes LLC, Planning
and Real Ezwaie Consuftanis, comments from the public h=aring before the Planning
Finard and any winitten objections raceived:

NOW., THEREFIRE EBE IT RESFOLVED by the Townstip Council of the

Township of Teansck, Bergen County, Maw Jersey. pursuant to ML1S A, 4041245 that

Hiane 3

Paec:hat Fy. 80
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Resolutien £7-24021 Mlczting of April 13, 202]

lhe Township Council hersby declares and delermines that the premises commanly
arewn as Amerncan Legion Drive Parking Lot and 638, 629 and 665 Amearcan Legon
[riva, Teansck M, being a'=0 Snoen and designated as Block 706, Lot 4 11 and
Block FOF. Lols 3-5 4% showh on the Tax Map of e Townanip of Teanes borderad by
Water Streel, & ma Terrace, American Legion drive and Morth Sireef, be designaled as
A& Mo Condemnation Area in Meed of Redevelopment pursuant o the follnvdng crteria
setforth in M5 A 408120 0

U Arcas with buildings ar impicassments which, by reason ol dilzapidation,

abgoleseonce, cvercrowading, Taully amangomenl o dcsign, lack of

ventilation, light amd sanitary faciites, excessive land coverage,

delstericus land use ar obscletz layout, or any combination of these er

other faciors, are detrimental ic the safewy, health, morals, or welfare of

fhe srmmurty
and Lhal lhe promises commonly knesn oas 713 wrad 713 Amenican Legion Drive,
Temnack, M. being akso knosan and dasignalod as Block 707, Lols 1-2 a5 shawn on
tha Tax Map of the Township of Teaneck, b2 designated 2= a Mon-Condamnation Area
n Meed af Hedesyaehment parsuant 1o e felesang Ghitens se0 ean n M)A,
A8

“A redeveloprment area may inclode lands, buidings, or improvements which of

themselves are nat detrimental o the public health, safety or welfare, bt the

ncluzion of which is founc necessary, with or without change in their condition,

for the effective redsvelopment of the area of which they are a par”
as mers particulady set forth in the Area i Mead of Redevelapmeant Investigatan
Report for Block 705, Lot 4.01 ard Block 707, Lotz 1-5 dated Februare 2, 2021,
orepared by Phillips Preiss Grygiel Leherny Hughes LLC, Planning and Real Esiale
ionsultants, argd the recommendation of the Planning Beard: and BE T FHRTHER

RESQLVED lhal he Township Glerk shadl Farthsdth ransmil @ copsy al the séithin

Resolution to the Commissicner of Community Affairs for review; and BE IT FURTHER

Hizre 4

Faskar Pg. 81
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Fesolutien #7-2021 Mlcating of Apdl 3, 202]

RESCOLVED lhat & copy of this resalulion shall be placed on file in the Office of
tha Tawnship Clerk ard that the Township Clerk, within 10 days after the adopton
nerenf, shall serve A copy thereof upon the cwner of each parcel of propsrty within the
ared &0 designated according o the assassmant records f the Townshio of Teansok
and o a'l persons at their last known address, i any, whose names are noted on the
ansessmant reconds &5 claimants of an interest inoany such parcels and o sach persan
v filed & wriden obectan therein and statad | in e upen the writben submisaan, an

adaross oowhich noedice of delemmination mey e sent,

| STEL

Prckat Fyg. B2
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Resolution 148-2022 Meeting of May 21, 2022

TOWNSHIP OF TEANECK
BIRGEN COUNTY. NI

148-2022

DECLARING BEVERLY ROAD BLOCK 819 LOT 1 AN AREA IN NEED
OF REDEVELOPMENT

WITERTAS, by Resolution No. 312-2021, adopted on December 14, 2021, the Township
Council of the Township of Teanceck authorized and dirceted the Planning Board of the
Township of Teancek o underlake a preliminary mnvestigaton o determine whether the arcas
identified as Block 819, Lots 1 (408 Beverly Road). 14 (824 Windsor Road). 16 (Beverly Road),
17 (821 Gamson Ave) each in the Township of Teaneck. mav be determined to be non-
condemnation areas in need of redevelopment m accordance with the criteria set forth in N.1.S.A.
A0A12A-5 and 40A:12A-6, which shall not authorize the Township of Teaneck to exercise the
power of emment domam to acquire any property withm the delimeated area: and

WLHLEREFAS a public hearing thereon was held by the Plannmg Board on April 14, 2022,
followmg the publication of a notice. once each week for two consecutive weeks, the last
publication being not less than 10 days prior to the date set for the hearing, in The Record, of the
tme, date and place of the hearing belore the Planning Board, sctling forth the gencral
boundarics of the arca w be mnvestigated, and staung that an Arca In Need of Redevelopment
Investigation ("Area in Need Study") prepared by Keenan Hughes, AICP. PP [fom Phillips
Preiss Grygrel Leheny Hughes LLC. dated March, 2022 and accompanying map. showing the
boundaries of the proposed redevelopment area and location of the parcels mcluded therein,
along with a statement setting forth the basis for the mvestigation n accordance with N1S A
A0A:12A-6(k) 1), and supporting documentation. are on file and available for public inspection

at the Office of the Township Clerk, during repular business hours; and

Page 2
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Resolution 148-2022 Meeting of May 21, 2022

WHEREAS, at said hearing the Planning Board heard and considered the testimony and
Area in Need Study: and

WHEREAS, followmg such hearing, the Plannimg Board voted on Apnl 14, 2022 o
recommend to the I'ownship Couneil the designation of areas identified as Block 819 Laots |
(408 Meverly Road). 14 (824 Windsor Road), 16 (Beverly Road). 17 (821 Garrison Ave) .
Teancck, N.T., a3 non-condemnation areas in need of redevelopment: and

WHEREAS the Township Council has considered the recommendations ol the Planning
Board, the Area in Need Study, comments from the public hearing before the Planning Board
and any written objections received.

NOW, THEREFORE BE IT RESOLVED by the Township Couneil of the Township of
Teaneck, Bergen County. New Jersey, pursuant to N.JIS.A. 40A:12A-6 that the Township
Council hereby declares and deternunes that Block 819, Lots 1 (408 Beverly Road), 14 (824
Windsor Road), 16 (Beverlv Road). 17 (821 Garnson Ave) . leaneck. N.J. to be Non-
Condemnation Areas in Need of Redevelopment pursnant to the following criteria set forth in
NS ACA0ATT2ZAS and 40A12A-6:

“d. Arcas with buildings or improvements which, by reason ol dilapidalion,

obsolescence, overcrowding, [aulty arrangement or design. lack of ventlalion,

light and samilary [acilitles, excessive land coverage, deleterious land use or

obsolete layoul, or anv combination of these or other factors. are detimental to

the safety, health, morals, or welfare of the community,” |and|

“h. The designation of the delmeated area 15 consistent with smart growth

planning principles adopted pursuant to law or regulation.”
as maore particularly set forth in the Area in Need of Redevelopment Investipation Report. dated

March, 2022, prepared by Phillips Preiss Gryeiel [.eheny Tughes 11O, Planning and Real ['siate

Page 3
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Resolution 148-2022 Meeting of May 31, 2022

Consultants, and the recommendation of the Planning Board dated April 18, 2022: and BE IT
FURTHER

RESOLVED that the Township Clerk shall forthwith transnut a copy of the within
Resolution to the Commissioner of Commumty Atfairs tor review: and BE [T FURTHER

RESOTNVTD that a copy of this resolution shall he placed on file in the Office of the
Township Clerk and that the Township Clerk, within 10 days after the adoption hercof. shall
serve a copy thereol upon the owner of cach parcel of property within the area so designated
according to the assessment records of the Township of Teaneck and to all persons at their last
known address, if any. whose names are noted on the assessment records as claumants of an
interest in any such parcels and to each person who filed a written objection thereto and stated. 1n

or upon the written submission, an address to which notice of determmation may be sent.

Page 4

Packet Pg. 72

56
DRAFT 10.22.2025




TOPO
LOGY

Appendix B: Study Area Block and Lots

The following properties are included within the Redevelopment Area, as
mentioned in the most recent tax records at the time of plan adoption.

BLOCK, LOT ADDRESS PER TAX CARD
Block 705, Lot 4.01 American Legion Drive Parking Lot
Block 707, Lot 1 713 American Legion Drive
Block 707, Lot 2 719 American Legion Drive
Block 707, Lot 3 699 American Legion Drive
Block 707, Lot 4 689 American Legion Drive
Block 707, Lot 5 665 American Legion Drive
Block 819, Lot 1 408 Beverly Road
Block 819, Lot 14 824 Windsor Road
Block 819, Lot 16 Beverly Road
Block 819, Lot 17 821 Garrison Ave
57
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Appendix C: Definitions

The following definitions supersede those found in the Development
Regulations of the Township. For anything not defined within this
Redevelopment Plan, the definitions found in §33-3 of the Development
Regulations shall continue to be applicable.

Municipal Space shall mean an enclosed, climate-controlled area within a
building intended for use which will be managed by the Township. The space
shall contain an area of not less than 1,000 square feet. The space may be used for
recreational, social, educational and/or cultural activities, which will be managed
by the Township. The facilities shall not include any living quarters.

Public Outdoor Space shall mean an outdoor space intended for public use and
enjoyment. The space may be used for recreational, social, educational and
cultural activities that is open to the public. For dimensionality requirements,
public open space may include space within the public right of way between the
property line and the curb.

Structured Garage Parking shall mean a public or private structure or portion
thereof composed of one or more levels or floors used exclusively for the parking
or storage of motor vehicles. A parking structure may be totally below grade or
either partially or totally above grade with those levels being either open or
enclosed.

Supermarket shall mean a retail or wholesale store that sells a variety of
prepackaged and prepared food, produce, baked goods, meats and fish, as well
as other convenience and household goods, including pharmacy and liquor.

Surface Parking shall mean an unsheltered paved piece of land used for the
storage of automobiles.
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FOR EXECUTION

SETTLEMENT AGREEMENT

This SETTLEMENT AGREEMENT (“Agreement”) is entered into as of
March 27, 2023 by and between:

THE STOP & SHOP SUPERMARKET COMPANY LLC, a Delaware limited
liability company having its principal offices at 1385 Hancock Street, Quincy,
Massachusetts, 02169 (“Stop & Shop”);

TOWNSHIP OF TEANECK, a municipality organized under the laws of the State
of New Jersey, having its principal offices at 818 Teaneck Road, Teaneck, New Jersey,
07666 (the “Township”);

TOWNSHIP COUNCIL OF THE TOWNSHIFP OF TEANECK, the duly elected
governing body of the Township, having its principal offices at 818 Teaneck Road,
Teaneck, New Jersey, 07666 (the “Council”);

PLANNING BOARD OF THE TOWNSHIP OF TEANECK, the duly created
planning board of the Township pursuant to the Municipal Land Use Law, N.J.S.A.
40:55D-1 to 163 (the “MLUL"), having its principal otfices at 818 Teaneck Road, Teaneck,
New Jersey, 07666 (the “Planning Board”);

713-719 TEANECK, LLC, a New Jersey limited liability company having its
principal oftices at 20 Ridge Road, Suite 210, Mahwah, New Jersey, 07430;

719 TEANECK, LLC, a New Jersey limited liability company having its principal
offices at 20 Ridge Road, Suite 210, Mahwah, New Jersey, 07430;

CROSSROADS COMPANIES, LLC, a New Jersey limited liability company
having its principal offices at 20 Ridge Road, Suite 210, Mahwah, New Jersey, 07430; and

NNN TEANECK NJ OWNER LP, a Delaware limited partnership having its
principal oftices at 9 W. 57th Street, 15th Floor, New York, New York, 10019.

Each party to this Agreement shall individually be referred to as a “Party” and
shall collectively be referred to as the “Parties.” Stop & Shop, the Township, the Council
and the Planning Board each may also be individually be referred to as a “Litigant” and
shall collectively be referred to as the “Litigants.”

RECITALS:

A. The Council, pursuant to Resolution No. 203-2020, authorized the Planning
Board to undertake a preliminary investigation concerning whether areas commonly
known as the American Legion Drive Parking Lot, and 665, 689, 699, 713 and 719 American
Legion Drive, also known as Block 705, Lot 4.01, and Block 707, Lots 1-5 as shown on the

3016991.6 103783-105062

60

DRAFT 10.22.2025

TOPO
LOGY




FOR EXECUTION

Tax Map of the Township of Teaneck, should be designated as a “non-condemnation area
in need of redevelopment” in accordance with the Local Redevelopment and Housing Law,
N.JS.A. 40A:12A-]1 et seq. (the “Redevelopment Law”), and specifically N.J.S.A. 40A:12A-

5 (the “Proposed Redevelopment Area”).

B. The Council, pursuant to Resolution No. 203-2020, engaged the tirm of
Phillips Preiss Grygiel Leheny Hughes LLC to assist the Planning Board in undertaking
such preliminary investigation.

C: The Planning Board, with the assistance of Phillips Preiss Grygiel Leheny
Hughes LLC, undertook such preliminary investigation and issued a draft “Area in Need
of Redevelopment Investigation” dated February 2, 2021.

D. Following a public hearing conducted on March 25, 2021, the Planning Board
voted to recommend to the Council that it designate the Proposed Redevelopment Area as
a “non-condemnation area in need of redevelopment.”

E. On April 13, 2021, the Council, following the Planning Board's
recommendation, adopted Resolution No. 87-2021 declaring and determining the Proposed
Redevelopment Area to be a “non-condemnation area in need of redevelopment” (the
“ American Legion Drive Redevelopment Area”).

F. The lands comprising the American Legion Drive Redevelopment Area are
owned as follows:

(1) Block 705, Lot 4.01, commonly known as the American Legion Drive
Parking Lot, is owned in fee by the Township.

(2) Block 707, Lot 1, commonly known as 713 American Legion Drive, is
owned in tee by 713-719 Teaneck, LLC and is improved with a parking lot
serving the SGI-USA Buddhist Center on Lot 2 (the “Buddhist Center”).

(3) Block 707, Lot 2, commonly known as 719 American Legion Drive, is
owned in fee by 719 Teaneck, LLC and is improved with a building
occupied by the Buddhist Center.

(4) Block 707, Lot 3 and Lot 4, commonly known as 699 American Legion
Drive and 689 American Legion Drive, respectively, are owned in fee by
Stop & Shop and are utilized for parking in connection with its
supermarket on Lot 5.

(5) Block 707, Lot 5, commonly known as 665 American Legion Drive, is
owned in tee by NNN Teaneck NJ Owner LP, an affiliate of Apollo Global
Management, Inc. (NNN Teaneck NJ Owner LP hereatter referred to as
“NNN Teaneck”) and leased to Stop & Shop pursuant to a long-term

3016991.6 103783-105062
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FOR EXECUTION

lease. Lot 5 is improved with a Stop & Shop supermarket and associated
parking and other site improvements.

G. 713-719 Teaneck, LLC and 719 Teaneck, LLC are affiliates of Crossroads
Companies, LLC (hereinafter all three entities are collectively referred to as “Crossroads”).

H. Crossroads has proposed redevelopment of the American Legion Drive
Parking Lot and other portions of the American Legion Drive Redevelopment Area.

L On or about May 28, 2021, Stop & Shop commenced an action captioned The
Stop & Shop Supermarket Company LLC v. Township of Teaneck et als., Docket No. BER-
L-3507-21, in which the Township, the Council and the Planning Board are named as
defendants, challenging the Township’s designation of the American Legion Drive
Redevelopment Area (the “Action”), asserting, inter alia, that the designation did not meet
the criteria of the Redevelopment Law, that the actions of the Planning Board and the
Council were arbitrary, capricious, and unreasonable, that there existed invalidating
contlicts of interest associated with the designation, and that there existed procedural and

notice defects in the designation process of the American Legion Drive Redevelopment
Area.

J. Prior to and since the commencement of the Action, Township
representatives have discussed the redevelopment of the American Legion Drive
Redevelopment Area with Crossroads as the potential redeveloper, and have reviewed and
considered various preliminary concept plans prepared by or at the direction of Crossroads
which initially proposed a parking garage on Lot 1 and Lot 2 adjacent to Stop & Shop's
supermarket, and multifamily residential development on the American Legion Drive
Parking Lot.

K. Since the commencement of the Action, the Litigants, in an effort to avoid the
time and substantial cost of litigation, have conducted negotiations among, themselves and
with the other Parties in an attempt to amicably resolve the Action.

L. Stop & Shop proposed certain alternative concept plans intended to mitigate
visibility and other development concerns it had concerning the original proposal.

M.  The Township proposed relocating the parking garage to an alternate site
located at the corner of Beverly Road and Garrison Avenue, designated as Block 819, Lots
1,14, 16 and 17 on the tax map of the Township (the “Beverly/Garrison Site”), if it met the

criteria for designation as a “non-condemnation area in need ot redevelopment.”

N. On or about May 31, 2022, by Resolution 148-2022, the Council designated the
Beverly/Garrison Site as a “non-condemmnation area in need of redevelopment” (the
“Beverly/Garrison Redevelopment Area”).

3016991.6 103783-105062
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FOR EXECUTION

O. Relocation of the parking garage resolves a number of concerns and enabled
the Parties to focus on the remaining issues associated with the redevelopment of the
American Legion Drive Redevelopment Area.

P. Stop & Shop proposed a land exchange between NNN Teaneck and
Crossroads which provides for greater visibility ot Stop & Shop, allows for a future
expansion ot Stop & Shop, and facilitates the residential development proposed by
Crossroads.

Q. The Litigants have agreed in principle on the parameters of a resolution of the
Action, and desire to set forth the terms and conditions on which they have agreed, as well
as the actions that are required of each of the Parties in order to resolve the Action with

finality.

R. The Litigants, together with the other Parties who are not Litigants, desire to
implement those steps without the time and expense of simultaneously prosecuting and
detending against such claims as have been or may be raised within the Action, in order
that the Project (defined below) may advance.

NOW THEREFORE, the Parties hereby agree and stipulate as tollows:

A. The Project

i The Parties anticipate that the American Legion Drive Redevelopment Area
and the Beverly /Garrison Redevelopment Area will be redeveloped in such
manner as described in this Agreement (the “Project”) and as depicted on
the following plans (collectively referred to herein as the “Concept Plan”):

a. “Concept Massing Plan” prepared by Crossroads Companies (New
Development Statistics dated May 11, 2022), consisting of View A
and View B, true copies of which are annexed as Schedule A-1 and
Schedule A-2, respectively; and

b. Aerial View, Cedar Lane Redevelopment - Teaneck, NJ, Blocks 705,
707 and 819 dated May 11, 2022, a true copy of which is annexed as
Schedule B-1, and an enlarged version titled Aerial View, Cedar
Lane Redevelopment - Teaneck, NJ, Blocks 705 & 707 dated May 11,
2022, a true copy of which is annexed as Schedule B-2.

2. The principal components of the Project, as described more fully herein, are
summarized as follows:

a. Crossroads would develop a multifamily residential project with

associated amenities and parking, and a public parking garage,
within the Beverly /Garrison Redevelopment Area;
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b. Crossroads would convey Lot 1 and Lot 2 to NNN Teaneck, free and
clear of all improvements, and incorporate those lots into a
recontigured parking lot for Stop & Shop;

& NNN Teaneck would convey to Crossroads the southern portion of
the existing supermarket parking area on Lot 5, from approximately
North Street to the southern property boundary, on which
Crossroads would develop a multifamily residential project with
associated amenities, parking and related site improvements; and

d. The Township would convey the American Legion Drive Parking
Lot to Crossroads pursuant to a separate agreement, on which
Crossroads would develop a multifamily residential project with
associated amenities, parking and related site improvements.

B. Dismissal of the Action

1.

DRAFT 10.22.2025

Stop & Shop shall dismiss the Action, without prejudice and without costs
or attorney fees, upon the last to occur of each of the following events:

a. Full execution of this Agreement; and

b. Full execution of the Land Exchange Agreement (defined below)
between Crossroads and NNN Teaneck.

Stop & Shop shall dismiss the Action, with prejudice and without costs or
attorney fees, once each Party has tully satistied and performed all of its
obligations and taken all of the actions that are required of such Party as set
forth in this Agreement and the Land Exchange Agreement.

In the event of a dismissal without prejudice, Stop & Shop shall have the right
to reinstate the Action in the following circumstances set forth in
subparagraphs 3.a. or 3.b. hereinbelow, by written request filed with the
Court. The Township, the Council and the Planning Board hereby each waive
their right to assert an affirmative defense or otherwise object on limitations
period or other timeliness grounds. The purpose of this subparagraph 3. is to
accord Stop & Shop the broadest possible right to reinstate the Action should
the terms and conditions of the settlement not be implemented or should
litigation ensue which negates the factual and legal circumstances which exist
at the time of entry into this Agreement.

a. It any Party tails to tully satisty and perform all of its obligations and
take all of the actions that are required of such Party as set torth in
this Agreement or in the Land Exchange Agreement; or
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If an appeal or other litigation is filed with respect to any matter which
concerns this Agreement, the Land Exchange Agreement, the
American Legion Drive Redevelopment Area, the Beverly/Garrison
Redevelopment Area, the American Legion Drive Redevelopment
Plan, or development of the improvements depicted on the Concept
Plan, within the applicable appeal period or any extension or
enlargement thereof. In the event ot such an appeal or other litigation,
Stop & Shop shall not have the ability to reinstate the Action it Parties
to this Agreement, which Parties are also named as defendant(s) in the
appeal or other litigation, are using their best efforts to detend the
appeal or other litigation, but Stop & Shop may reinstate the Action if
(i) such Parties are no longer using their best etforts to detend the
appeal or other litigation, (ii) a court has adjudicated the matter on the
merits and all appeals of that adjudication have been exhausted, or (iii)
all applicable time periods to further appeal any court decision have
lapsed.

c. Land Exchange

1.

DRAFT 10.22.2025

Crossroads and NNN Teaneck shall enter into an agreement for the
exchange of land (the “Land Exchange Agreement”), subject to preparing
surveys and legal descriptions of the lands to be conveyed, conducting title
review and performing such customary due diligence as shall be set forth
in the Land Exchange Agreement:

da.

Crossroads shall convey to NNN Teaneck Lot 1 and Lot 2,
encompassing approximately 0.73 acres per tax records.

NNN Teaneck shall convey to Crossroads the southern portion of Lot
5, encompassing approximately 1.22 acres, as depicted on the
Concept Plan.

Crossroads and NNN Teaneck have agreed to a purchase price, as
will be set forth in the Land Exchange Agreement, for the lands to be
conveyed to one another.

In further consideration for the land transfer, Crossroads shall at its sole
cost and expense:

a.

Demolish and clear the improvements on Lot 1 and Lot 2 (including
but not limited to the existing building currently occupied by the
Buddhist Center and associated parking), and perform compaction,
at Crossroads’ sole cost and expense.
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Recontigure Stop & Shop’s parking lot as depicted on the Concept
Plan (see Section E.l.a. below) to incorporate Lots 1, 2, 3, 4 and the
portion of Lot 5 to be retained by NNN Teaneck into a single cohesive
and integrated parking area, and install or relocate improvements
including but not limited to lighting; storm water management
facilities and improvements; utilities; landscaping (including
boxwoods between the sidewalk and Lots 1, 2, 3 & 4, as well as
between the Building B parcel as shown on the Concept Plan and the
retained portion of Lot 5); irrigation; curbing; striping; cart corrals;
statutory towing signs in accordance with N.]J.5.A. 39:4-56.6 or other
statute, regulation or ordinance which is required in order to tow
unauthorized vehicles; handicapped parking spaces; and electric
vehicle charging equipment or “make ready” infrastructure as may
be required by N.J.S.A. 40:55D-66.20, and any model ordinance
promulgated or other ordinance enacted under authority thereof.
Crossroads and Stop & Shop shall enter into a separate construction
agreement which sets forth the detailed construction specifications
consistent with Stop & Shop’s usual construction standards for new
construction.

Additional financial terms, timing of the transfers and terms and conditions
of the land transfers will be as set forth in the Land Exchange Agreement.

NNN Teaneck and Stop & Shop shall amend their existing lease to include
Lot 1 and Lot 2, tollowing the land exchange, as part of the demised
premises which NNN Teaneck leases to Stop & Shop.

D. American Legion Drive Redevelopment Plan

1.

DRAFT 10.22.2025

The Parties shall work cooperatively to draft a mutually satistactory
redevelopment plan for the American Legion Drive Redevelopment Area
(the “ American Legion Drive Redevelopment Plan”).

a.

The American Legion Drive Redevelopment plan shall provide tor
development generally consistent with, and without material
deviation trom, the Concept Plan.

The American Legion Drive Redevelopment Plan once duly adopted
shall at a minimum include all of the provisions set torth below in
subparagraphs D.2. thru D.5. and Schedule C referenced therein, as
well as such other provisions as the Township or Crossroads may
desire to include and with which the other Parties agree.
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As set forth below, it is contemplated that the American Legion
Drive Redevelopment Plan will provide that the existing B-1 zoning
regulations shall apply to Lots 1 and 2 during the interim period
prior to the land exchange. It the Land Exchange Agreement is
terminated prior to the occurrence of the land exchange, the Parties
agree to cooperate and to negotiate in good faith to establish,
through an amendment to the American Legion Drive
Redevelopment Plan, mutually acceptable development standards
concerning use, bulk requirements and design requirements for Lots
1 and 2, including provision for appropriate freestanding or wall-
mounted signage at the corner of American Legion Drive and Water
Street in order to provide visibility and assist in the identification ot
the supermarket use on Lot 5. Crossroads shall convey to Stop &
Shop, for nominal consideration, such non-exclusive easements as
Stop & Shop may deem reasonably necessary for the installation,
occupancy, operation and maintenance of such signage, as well as
the provision of utilities, subject to negotiation of a commercially
reasonable agreement governing the installation, maintenance and
operation ot such signage at the sole cost and expense of Stop &
Shop. Crossroads shall, within thirty (30) days of the tull execution
ot this Agreement, record a notice of this easement right in the land
records in a form mutually acceptable to Crossroads and Stop &
Shop.

American Legion Drive Parking Lot / Proposed Building A

a.

Permitted uses shall be limited to multitamily residential use,
associated amenities, associated garage parking underneath the
residential building, related site improvements, and accessory uses
and structures which are customary, subordinate and incidental to
the principal use.

The minimum parking ratio shall be 1.50 spaces per dwelling unit,
computed based on 128 units proposed and 192 parking spaces
proposed per the Concept Plan (156 parking spaces under Building
A and 36 on-street parking spaces along both sides of American
Legion Drive which may be included for purposes of meeting the
parking ratio of 1.50 spaces per dwelling unit). If the number of
parking spaces is reduced below that shown on the Concept Plan,
the number of dwelling units must be reduced accordingly to
maintain the specified parking ratio (before application of any
electric vehicle credits pursuant to N.J.S.A. 40:55D-66.20, and any
model ordinance promulgated or other ordinance enacted under
authority thereof).
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C. Vehicular access shall be tfrom Alma Terrace and North Street only;
no vehicular access shall be permitted from American Legion Drive.
d. Loading, trash receptacles and other support tfunctions shall be
located in the Building A parking garage.
3. Lots East of American Legion Drive, Prior to the Land Exchange
a. Prior to the land exchange:
@) The existing B-1 zoning regulations shall continue to apply to
Lot 1 and Lot 2.
(i)  Crossroads agrees that it shall not seek use or building height
variance relief for any structure upon Lot 1 and Lot 2.
b. Prior to the land exchange, the “Provisions Proposed for Inclusion in

American Legion Drive Redevelopment Plan” annexed as Schedule
C will govern Lots 3, 4 and the portion ot Lot 5 to be retained by
NNN Teaneck.

4. Lots East of American Legion Drive, After the Land Exchange

a.

DRAFT 10.22.2025

Supermarket Tract (Lots 1, 2, 3, 4 and the portion of Lot 5 to be
retained by NNN Teaneck)

@) After the land exchange, the “Provisions Proposed tor
Inclusion in American Legion Drive Redevelopment Plan”
annexed as Schedule C will govern the Supermarket Tract.

Proposed Building B (on exchanged portion of Lot 5)

@) Permitted uses on the exchanged portion of Lot 5 shall be
limited to multifamily residential use, associated amenities,
associated garage parking underneath the residential
building, related site improvements, and accessory uses and
structures which are customary, subordinate and incidental
to the principal use, as well as the permitted uses set torth in
“Provisions Proposed for Inclusion in American Legion Drive
Redevelopment Plan” annexed as Schedule C.

()  Minimum parking ratio shall be 1.33 spaces per dwelling unit.
If the number ot parking spaces is reduced below that shown

on the Concept Plan, the number of dwelling units must be
reduced accordingly to maintain the specified parking ratio
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(betore application of any electric vehicle credits pursuant to
N.J.S.A. 40:55D-66.20, and any model ordinance promulgated
or other ordinance enacted under authority thereof).

(i) Loading, trash receptacles and other support functions shall
be located in the Building B parking garage.

Design ot American Legion Drive

a.

American Legion Drive shall remain in its current configuration as
ot the date of this Agreement and as shown on the Concept Plan.

The Council shall provide in the Redevelopment Plan or in the
alternative shall amend Township Code § 36-12 to permit parking
on:

1) American Legion Drive, East side, from Water Street to North
Street;

(i) American Legion Drive, West side, from Alma Terrace to
North Street;

(i) American Legion Drive, either the East side or the West side
at the Township’s election, between North Street and Kipp
Street.

Parallel parking spaces shall be provided, as shown on the Concept
Plan, on both sides of American Legion Drive, between Alma
Terrace/Water Street and North Street, with each space having a
minimum dimension of eight (8) feet in width and twenty-two (22)
feet in length. Such parallel parking shall be available for use free
ot charge, unrestricted, and shall not require a permit.

Crossroads shall construct sidewalks having a minimum width of
five (5) teet along both sides of American Legion Drive within the
public right-of-way.

Crossroads shall construct on the Supermarket Tract a wall or berm,
or provide a landscaped separation having a minimum width of five
(5) teet, between the sidewalk and the oft-street parking spaces
located on the Supermarket Tract. NNN Teaneck or Stop & Shop
shall maintain the wall, berm or landscaped separation, as provided
in their lease agreement. The existing landscape strip on Lots 3, 4
and 5 may be used to satisty this requirement as to those lots if it has
a minimum width of five (5) feet, but if wider than five (5) feet, its
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width may not be reduced, and the width of the separation to be
constructed on Lots 1 and 2 shall match the width of any existing
landscape strip which is equal to or greater than five (D) feet.

f It the number of parallel parking spaces along American Legion
Drive (both sides), between Alma Terrace/Water Street and North
Street, is reduced below 36, or if the right-of-way is ot insutficient
width to provide a minimum twelve (12) foot travel way, together
with the parallel parking and sidewalks at the above-specified
dimensions, then parallel parking spaces shall be eliminated to the
extent necessary to satisty the dimensional requirements tor the
travel way, parallel parking spaces and sidewalks, and as a result of
which the number of dwelling units in Building A must be reduced
accordingly to maintain the specified parking ratio of 1.50 spaces per
dwelling unit as set forth above in Section D.2.b.

. During any times when the parallel parking spaces along American
Legion Drive are fully occupied or their use is restricted (e.g., during
a snow or other emergency), Crossroads shall atfirmatively direct its
tenants and visitors to off-street parking areas, and shall provide
overnight visitors with parking passes allowing them to park in one
of the garages overnight, in order to avoid unauthorized use of Stop

& Shop’s parking lot.
6. Variances and Deviations from American Legion Drive Redevelopment
Plan:
a. Designated redevelopers may seek variances or deviations from the

American Legion Drive Redevelopment Plan in accordance with the
criteria specified in N.J.5.A. 40:55D-70.c., and design standard
exceptions in accordance with the criteria specified in N.J.S.A.
40:55D-51. Variances with respect to use or the height of a principal
structure shall not be permitted; instead, a duly enacted amendment
to the American Legion Drive Redevelopment Plan shall be required
for deviations as to use or the height of a principal structure.

E. Redeveloper Obligations

il Redeveloper shall be subject to the tollowing obligations, each of which
shall also be included in the American Legion Drive Redevelopment Plan:

a. The Land Exchange Agreement shall provide that Crossroads shall
reconfigure Stop & Shop’s parking lot to incorporate Lot 1 and Lot 2
and to provide separation from the conveyed portion of Lot 5, all as
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depicted on the Concept Plan. Stop & Shop and Crossroads shall
enter into a construction agreement which shall provide that Stop &
Shop shall deliver the construction drawings and specifications, and
that Crossroads shall perform and complete the work at its sole cost
and expense in a good and workmanlike manner to Stop & Shop's
reasonable satistaction in accordance with a construction
implementation plan to be developed by Crossroads, Stop & Shop
and NNN Teaneck, in cooperation with one another, which
eliminates to the greatest extent possible impacts to the supermarket
and involves as little disruption of Stop & Shop’s business operation
as possible.

Crossroads shall prepare a phasing plan, which shall be approved
by the Planning Board as part ot or independent of its review and
approval of any site plan, subject to the reasonable approval of, and
coordination with, Stop & Shop and NNN Teaneck, and which shall
provide for the Project to be phased as tollows:

@) Phase 1: Redeveloper constructs Building C and the
connected freestanding public parking garage (construction
of Building C and the connected freestanding public parking
garage must occur first so that the Buddhist Center can be
relocated, which will enable Redeveloper to deliver Lot 1 and
Lot 2 to NNN Teaneck; further, the additional public parking
to serve the Cedar Lane shopping area will be constructed
tirst, before the parking in the American Legion Drive
Parking Lot is eliminated by the construction of Building A).

(11) Phase 2: Crossroads removes the Buddhist Center
improvements from Lot 1 and Lot 2, reconfigures Stop &
Shop’s parking lot as provided in Section E.l.a. and Section
C.2.b. above, and the land exchange occurs. Crossroads
agrees to use its best efforts to enter into an early lease
termination and relocation agreement with the Buddhist
Center so Phase 2 can occur as stated above in the preceding
sentence. However, if Crossroads is unable to enter into said
agreement with the Buddhist Center, Phase 2 and Phase 3
would be reversed.

(i) Phase 3: Crossroads constructs Building A.

(iv) Phase 4: Crossroads constructs Building B. Crossroads shall
be allowed to commence construction ot Building B as soon
as the following criteria have been met: (a) the freestanding
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parking garage is constructed in the Beverly/Garrison
Redevelopment Area and has received a temporary or
permanent certificate of occupancy which allows for public
use; (b) the Buddhist Center’s lease has expired or the lease
has been terminated pursuant to an early termination and
relocation agreement, and the Buddhist Center has vacated
and / or relocated from their current location on Lot 1 and Lot
2 (regardless of whether that relocation is in Building C or
somewhere outside of the American Legion Drive
Redevelopment Area and the  Beverly/Garrison
Redevelopment Area); and (c) the land exchange has occurred
and Crossroads has fully completed and delivered the
reconstructed parking lot to Stop & Shop, pursuant to the
terms of this Agreement. It all of the above criteria have been
met, Crossroads shall have the option to construct Building A
and Building B concurrently, as long as they are able to
conduct construction staging offsite and not impact Stop &
Shop’s supermarket or disrupt its business operation,
pursuant to the terms ot this Agreement.

Crossroads shall, prior to the commencement of any construction,
prepare a construction staging plan which shall designate
construction staging areas and areas for the storage of construction
materials and equipment, and which shall be approved by the
Council or its designee, Stop & Shop and NNN Teaneck, such
approval not to be unreasonably withheld. The Parties shall
cooperate in good faith to establish a staging plan which eliminates
to the greatest extent possible impacts to the supermarket and
disruption of its business operation.

Crossroads at its sole cost and expense shall apply for and obtain
subdivision approval of Lot 5 as provided in the Land Exchange
Agreement. NNN Teaneck and Stop & Shop shall consent to and
cooperate in such subdivision application.

To the extent Crossroads undertakes the Project through an entity
other than 713-719 Teaneck, LLC, 719 Teaneck, LLC, or Crossroads
Companies, LLC, including through an urban renewal entity created
in accordance with the Long Term Tax Exemption Law, N.J.S5.A.
40A:20-1 et seq., Crossroads shall cause such entity to accept, and to
perform in accordance with, the terms, conditions and obligations
set forth in this Agreement and in the Land Exchange Agreement.
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Crossroads shall comply with the following concerning parking tor
residential tenants in Building A and Building B:

0]

(i)

All tenant leases for residential units in Building A and
Building B, and any rules and regulations distributed to
tenants, shall include in minimum 12-point bold type a notice
that tenants and their guests are not permitted to park in Stop
& Shop's parking lot, and that such unauthorized parking
will result in the unauthorized vehicle being towed. If
unauthorized parking of vehicles in its parking lot becomes a
problem, in Stop & Shop’s sole and exclusive discretion,
Crossroads shall, at Stop & Shop’s request and at Crossroads’
sole cost and expense, provide a reminder to tenants about
the restriction against parking in Stop & Shop’s parking lot
through the use of flyers, postings in common areas, notices
on any website the Project maintains, and by direct mail or e-
mail to tenants.

Crossroads shall reimburse Stop & Shop for the reasonable
cost of permitting, fabricating and installing statutory towing
signs in its parking lot in accordance with N.J.S.A. 39:4-56.6,
or other statute, regulation or ordinance, which is required in
order to tow unauthorized vehicles, and for all reasonable
costs of obtaining any permits, approvals or variances needed
to install such signage, such costs to include application fees,
escrow deposits, and the fees of any design professionals,
attorneys and consultants.

Parking spaces underneath Building A and Building B shall
be reserved for the exclusive use of the tenants and
authorized visitors of each respective building. Crossroads
shall implement a permit system to manage and monitor
parking utilization. Tenants ot Building B and Building C and
their visitors shall not be permitted to park in the parking
garage underneath Building A, except in the case of an
emergency as contemplated in Section D.5.g., and in that
instance only if spaces are available and only tor a short
duration. As set torth above, Crossroads and the Township
at their sole cost and expense shall be responsible for
monitoring the parking utilization within Buildings A, B, and
C as well as the surrounding area to ensure that tenants and
visitors are not parking on private property for which they
are not authorized to park. Crossroads and the Township
shall use best eftorts, including, proper signage and towing to
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deter any improper parking by residents of Buildings A, B,
and C on unauthorized private property.

Parking spaces in the garages underneath Building A and
Building B shall be open and unreserved, and shall not be
assigned to specific residential units, tenants or vehicles, so
that any parking space not utilized by an individual tenant
who does not have a vehicle will be made available to other
units or utilized as visitor parking.

Parking spaces in the garages underneath Building A and
Building B shall have a minimum dimension of 9 teet wide
and 18 feet long, except for handicapped parking spaces
which shall be of the minimum dimensions required by the
New Jersey Uniform Construction Code.

Crossroads shall reimburse Stop & Shop for all costs incurred
in or arising from towing unauthorized vehicles of residents
and their guests from its parking lot, including during snow
emergencies and any other time when the 36 on-street
parking spaces along both sides of American Legion Drive are
not available tor any reason, provided the operator of the
vehicle is unable to produce a cash register receipt
demonstrating having been shopping at Stop & Shop when
the vehicle was towed.

It Building A is constructed prior to the land exchange or betore the
Buddhist Center vacates Lot 1 and Lot 2, Crossroads shall undertake
the tollowing steps to mitigate unauthorized parking in Stop &
Shop's parking lot by visitors to the Buddhist Center:

)

Immediately upon execution of this Agreement, Crossroads
shall use best efforts to amend its lease with the Buddhist
Center to establish a maximum event size of fifty (50) persons,
and promptly shall notity the Parties of the results of those
efforts. If Crossroads is unable to so amend its lease, then
Crossroads shall request that the Buddhist Center notify
Crossroads, at least ten (10) days in advance, of the date,
beginning time and ending time of any event which the
Buddhist Center reasonably expects will be attended by more
than fitty (50) persons (hereinafter reterred to as an “Event”).

On every day on which an Event is scheduled, Crossroads
shall use best efforts to cause the Buddhist Center to have its
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employees park in the freestanding parking garage, once itis
completed, to be constructed by Crossroads within the
Beverly/Garrison Redevelopment Area.

On every day on which an Event is scheduled, Crossroads
shall provide at its sole cost and expense, or use best eftorts to
cause the Buddhist Center to provide at its sole cost and
expense, security personnel to direct visitors away from Stop
& Shop’s parking lot and ensure that they park in the
Buddhist Center’s parking lot, in public parking, or utilize
valet parking as described in the next paragraph.

On every day on which an Event is scheduled, which the
Buddhist Center reasonably expects will be attended by more
than one hundred (100) persons, Crossroads shall provide at
its sole cost and expense, or use best etforts to cause the
Buddhist Center to provide at its sole cost and expense, valet
parking utilizing the freestanding parking garage, once it is
completed, to be constructed by Crossroads within the
Beverly/Garrison Redevelopment Area.

Prior to commencement of construction of Building A,
Crossroads shall, or shall use best efforts to cause the
Buddhist Center to, update the signage in the Buddhist
Center’s parking lot required by Paragraph 3 of that certain
Agreement between Soka Gakkai International - USA and
Stop & Shop, dated December 2, 2022 (the “ SGI-Stop & Shop
Agreement”), a true copy of which is annexed as Schedule D
to specity that additional parking is available at the
freestanding parking lot which Crossroads will have
constructed within the Garrison/Beverly Redevelopment
Area. Any signs required by Paragraph 3 which are missing,
taded, or in poor condition shall be replaced by the entity
updating them, at no cost to Stop & Shop.

Prior to commencement of construction of Building A,
Crossroads shall, or shall use best efforts to cause the
Buddhist Center to, update the interior signage required by
Paragraph 4 of the SGI-Stop & Shop Agreement to specify that
additional parking is available at the freestanding parking lot
which Crossroads will have constructed within the
Garrison/Beverly Redevelopment Area. Any signs required
by such Paragraph 4 which are missing, faded, or in poor

16

3016991.6 103783-105062

75

TOPO
LOGY




DRAFT 10.22.2025

FOR EXECUTION

condition shall be replaced by the entity updating them, at no
cost to Stop & Shop.

Crossroads shall at its sole cost and expense prepare and submit, at the time
specified below, the following impact studies:

a.

Tratfic study, to be prepared and submitted to the Township prior
to, and in aid of, the preparation of the Redevelopment Plan, which,
at a minimum, examines and evaluates the tollowing locations and
concludes that the Crossroads’ project will result in no degradation
in existing Level of Service or in functioning:

@ American Legion Drive, between Cedar Lane and North
Street;

(i) Intersection of Cedar Lane and American Legion Drive;

(i) Intersection of American Legion Drive, Alma Terrace and
Water Street;

(iv) Intersection of American Legion Drive and North Street;

(v)  Existing site driveways within the American Legion Drive
Redevelopment Area, to the extent they are to remain;

(vi) Proposed site driveways within the American Legion Drive
Redevelopment Area.

Utility studies, to be prepared and submitted to the Planning Board
prior to or at the time of submitting any application for development,
demonstrating:

@) The adequacy and points of connection for water, electric,
natural gas, telephone and video communication, and storm
water management.

(i)  The design and installation of such utilities in a manner to
eliminate to the greatest extent possible impacts to the
supermarket and disruption of its business operation.

Sound investigation, to be prepared and submitted to the Planning
Board prior to or at the time of submitting any application for
development, to assess potential noise levels from the existing
supermarket operation in its existing configuration, at any
residential receptor Crossroads proposes to construct within the
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American Legion Drive Redevelopment Area, in light of the
requirements and regulations set forth in the Noise Control Act of
1971, N.J.S.A. 13:1G-1 et seq., and its implementing regulations,
N.JA.C. 7:29-1.1 et seq., as well as any applicable local noise
ordinances or regulations. Stop & Shop shall cooperate to provide
information as reasonably necessary to aid in the preparation of any
such noise study. It it is determined that noise mitigation is
necessary to prevent noise violations at any residential receptor
within the Project due to the existing supermarket operation in its
existing configuration, Crossroads shall design, obtain approval for
and install at its sole cost and expense such noise mitigation
mechanisms as may be necessary to ensure compliance with
applicable regulatory requirements. This shall be a condition of any
site plan approval.

E. Township Obligations

1.

DRAFT 10.22.2025

The Township shall be subject to the following obligations, each of which
shall also be included in the American Legion Drive Redevelopment Plan:

a.

The Council shall enact the American Legion Drive Redevelopment
Plan in accordance with the terms and conditions set forth above,
including but not limited to the provisions set forth in Schedule C.

The American Legion Drive Redevelopment Plan shall supersede all
applicable zoning regulations of the Township’s Development
Regulations with respect to the American Legion Drive
Redevelopment Area, as may be amended.

The Council, having designated the Beverly/Garrison
Redevelopment Area as a “non-condemnation area in need of
redevelopment,” shall adopt a redevelopment plan as set forth
below in Section G. below.

The Council shall provide in the Redevelopment Plan or in the
alternative shall amend Township Code § 36-12 concerning parking
along American Legion Drive, as described in Section D.5.b.

The obligations of the Township, the Council and the Planning Board set
forth in this Section F. and throughout this Agreement shall be deemed
conditions precedent to the dismissal of the Action with prejudice as
outlined in Section B.2. above, and the Township, the Council and the
Planning Board may elect not to undertake them, in which case the Action
will not be dismissed or, if already dismissed, may be reinstated as set forth
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in Section B.3. Such obligations shall not be enforceable against the
Township, the Council or the Planning Board to the extent they require
discretionary legislative actions, would constitute contract zoning, are
unlawful or unauthorized conditions, or otherwise would be unenforceable
or against public policy. The Parties acknowledge that all actions of the
Township, Council and Planning Board which this Agreement
contemplates must be undertaken in a manner which complies with all
applicable procedural and substantive legal requirements, including taking
actions at properly convened public meetings, serving or publishing public
notices when and to the extent required by law, and providing
opportunities for public participation when and to the extent required by
law.

The Township or the Planning Board as applicable shall provide to NNN
Teaneck and Stop & Shop, by certified mail return receipt requested, at least
ten (10) days advance, written notice with regard to any future hearings
conducted or actions proposed to be taken pursuant to the Redevelopment
Law, the MLUL, or this Agreement by the Township, the Council, or the
Planning Board, concerning the American Legion Drive Redevelopment
Area, the Beverly/Garrison Redevelopment Area, or any property
contained within either of the foregoing redevelopment areas. Said notice
shall be given as provided in Section J.6., and courtesy copies shall also be
provided by e-mail to NNN Teaneck (jobrien@apollo.com), Stop & Shop
(roberta.hamer@stopandshop.com), and counsel for Stop & Shop
(hgeneslaw@gibbonslaw.com). The notice required by this section shall be
given independent of, and in addition to, any notices which are otherwise
required by law.

G. Beverly/Garrison Redevelopment Area

1.

DRAFT 10.22.2025

The Parties acknowledge that the Council has designated the
Beverly/Garrison Redevelopment Area as a “non-condemnation area in
need ot redevelopment” which occurred on May 31, 2022, as to which the
Township represents no appeals have been tiled. The Beverly/Garrison
Redevelopment Area shall be included within the American Legion Drive
Redevelopment Plan.

Proposed Building C and Connected Freestanding Parking Garage
a. Permitted uses shall be limited to a freestanding public parking
garage, multifamily residential, associated amenities, associated

garage parking underneath the residential building, related site
improvements, accessory uses and structures which are customary,
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subordinate and incidental to the principal use, and the relocation of
the existing Buddhist Center.

b. It the Buddhist Center elects not to relocate to Building C, the
approximately 12,000 square feet of space designated for that
purpose on the Concept Plan shall be repurposed to provide
additional parking for residents ot and visitors to Building C.

c. A minimum of 450 parking spaces will be provided in the connected
freestanding parking garage which will be open to the public.

H. Provisions to be Included in Redevelopment Agreement

1.

DRAFT 10.22.2025

The Redevelopment Agreement to be entered into between the Township
and Crossroads shall include the following provisions, which shall also be
independently enforceable by any of the Parties by way ot their inclusion
within this Agreement:

a.

During any construction by Crossroads, accessibility to the existing
Stop & Shop supermarket and parking must be maintained at all
times.

No person or entity, other than Stop & Shop, NNN Teaneck,
Crossroads, their successors and assigns, and urban renewal entities
created by any of them, may be designated as Redeveloper of any
lands which they or their successors and assigns, respectively,
occupy or control. The foregoing sentence notwithstanding, other
persons or entities may be designated as Redeveloper with the
consent of Stop & Shop, NNN Teaneck, Crossroads, their successors
and assigns, as to property they own or control, such consent not to
be unreasonable withheld.

Crossroads shall be designated as Redeveloper of the American
Legion Drive Parking Lot (to be redeveloped with Building A) and
the Beverly/Garrison Redevelopment Area (to be redeveloped with
Building C and a freestanding public parking garage).

Construction staging shall be located upon Crossroads” property
within the American Legion Drive Redevelopment Area, municipal
property within the American Legion Drive Redevelopment Area
and/or such other oftsite location(s) as may be reasonably available
so as not to impede or distrupt NNN Teaneck’s or Stop & Shop’s land,
or Stop & Shop’s business operations.
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2. Upon the conveyance of the American Legion Drive Parking Lot to
Crossroads by the Township, Crossroads shall record a deed restriction on
the American Legion Drive Parking Lot, Block 705, Lot 4.01, for the benetit
ot Stop & Shop and NNN Teaneck, their successors and assigns, which
requires a minimum parking ratio of 1.50 spaces per dwelling unit
(including up to 36 on-street parking spaces) for any multifamily residential
development constructed thereon.

L PILOT

The Council shall in good taith consider applications(s) by any duly designated
redeveloper of any land within the American Legion Drive Redevelopment Area or the
Beverly/Garrison Redevelopment Area for approval of a financial agreement providing
for, among other things, a tax exemption and payments in lieu of taxes (“PILOT")
pursuant to the Short-Term Tax Exemption Law (N.J.S.A. 40A:21-1 et seq.) or the Long-
Term Tax Exemption Law (N.].5.A. 40A:20-1 et seq.).

J. Miscellaneous Provisions

L, Admissibility. No Party shall object to the admissibility of this Agreement in

evidence before any governmental agency or any court of competent jurisdiction.

2. Consent and Cooperation. All Parties agree to work together to effectuate
this Agreement, including the execution of any application forms or consent documents
necessary to apply for and obtain any and all governmental approvals and permits that
may be necessary for Crossroads to implement the development contemplated by this
Agreement and by the American Legion Drive Redevelopment Plan, and for Stop & Shop
to expand or redevelop its store.

3. Recordation. This Agreement shall not be recorded.

4. Representations and Warranties. Each Party makes the following
representations and warranties to each of the other Parties:

a. The Party is duly organized and existing under the laws of the
applicable state, and is authorized and qualified to do all things
required of it under this Agreement.

b. The Party has tull power, authority, and legal right to execute,
deliver, and perform its duties and obligations under this
Agreement, and has taken all necessary action, including the
adoption of any required municipal resolutions, to authorize
entering into this Agreement on the terms and conditions thereof
and to authorize the execution, delivery, and pertormance of this
Agreement.
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o This Agreement has been duly executed by the Party, and constitutes
a legal, valid, and binding obligation of the Party enforceable in
accordance with its terms.

d. The Party is under no obligation, restriction or limitation,
contractual, administrative, judicial, or otherwise, to any other
individual, entity, or governmental agency that would prohibit or
impede the Party from entering into this Agreement or performing
under this Agreement, and the Party is free to enter into and perform
hereunder.

e. The Party has not made to any other Party any promise,
representation or warranty, express or implied, not contained in this
Agreement, concerning the subject matter of this Agreement and the
Party has not executed this Agreement in reliance upon any promise,
representation or warranty not contained in this Agreement.

£ The signatories for each Party are fully authorized to enter into and
execute this Agreement for and on behalt of the Party that he/she
represents and they are duly authorized as such, as reflected on the
attached signature page(s).

g. The Parties hereto acknowledge that each of them has consulted
with, or had the opportunity to consult with, legal counsel of their
own selection about this Agreement and its attachment. The Parties
each understand how this Agreement will atfect their legal rights
and voluntarily enter into this Agreement with such knowledge and
understanding.

5. No Admission of Liability. The considerations for this Agreement are being
made as a compromise of disputed claims between and among the Litigants and to
extinguish any and all existing or potential rights and liabilities relating to the disputed
claims. Any agreement made herein is not to be construed as an admission of liability on
the part of any Litigant, as any and all liability is in fact denied and disputed by each and
every Litigant. The primary purpose of this Agreement is to memorialize the terms
agreed upon between and among the Parties, and to prevent the further expense to the
Litigants associated with protracted litigation.

6. Notice. Any notice to any Party with respect to this Agreement shall be given
at the addresses set forth in the initial paragraphs preceding the Recitals of this Agreement,
and as further set forth in the subparagraphs which follow and in Section F.3. A notice,
demand or other communication under this Agreement by any Party shall be in writing and
shall be hand delivered by messenger (with receipt acknowledged in writing); delivered by
overnight delivery service (guaranteeing overnight delivery, with receipt acknowledged in
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writing); or delivered by certitied U.S. Mail (return receipt requested). Notice shall be
deemed eftective one (1) day after deposit with a nationally recognized overnight delivery
service, or three (3) days after deposit in the U.S. Mail, in either case provided that the
method of delivery provides tor an acknowledgment of receipt. Any Party may designate
a different address for the purpose ot the service of notices hereunder by giving notice
thereot in accordance with the provisions of this Section J.6.

DRAFT 10.22.2025

a.

In the case ot Stop & Shop, notice separately shall be sent to the
attention of Vice President, Real Estate and to the attention of Vice
President, Real Estate Law, with a copy to Howard D. Geneslaw,
Esq., Gibbons P.C., One Gateway Center, Newark, New Jersey,
07102-5310.

In the case of the Township, notice shall be sent to the attention of
the Township Clerk, with a copy to Reginald Jenkins, Jr., Esq., Trenk
Isabel Siddiqi & Shahdanian P.C., 290 W. Mt. Pleasant Avenue, Suite
2350, Livingston, New Jersey, 07039,

In the case of the Council, notice shall be sent to the attention of the
Township Clerk, with a copy to Reginald Jenkins, Jr., Esq., Trenk
Isabel Siddiqi & Shahdanian P.C., 290 W. Mt. Pleasant Avenue, Suite
2350, Livingston, New Jersey, 07039.

In the case of the Planning Board, notice shall be sent to the attention
ot the Planning Board Secretary, with a copy to Brian E. Eyerman
Esq. LL.M., Dario, Albert, Metz, Eyerman Canda, Concannon, Ortiz
& Krouse, LLC, 345 Union Street, Hackensack, New Jersey, 07601.

In the case of 713-719 Teaneck, LLC, notice shall be sent to the
attention of Stephen Hittman, with a copy to Jason R. Tuvel, Esq.,
Prime & Tuvel, 1 University Plaza Drive, Suite 500, Hackensack,
New Jersey, 07601.

In the case of 719 Teaneck, LLC, notice shall be sent to the attention
of Stephen Hittman, with a copy to Jason R. Tuvel, Esq., Prime &
Tuvel, 1 University Plaza Drive, Suite 500, Hackensack, New Jersey,
07601.

In the case of Crossroads Companies, LLC, notice shall be sent to the
attention of Stephen Hittman, with a copy to Jason R. Tuvel, Esq.,
Prime & Tuvel, 1 University Plaza Drive, Suite 500, Hackensack,
New Jersey, 07601.

In the case of NNN Teaneck NJ Owner LP, notice shall be sent, in
lieu of the address set forth in the initial paragraphs preceding the
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Recitals of this Agreement, to the attention of Jenette S. O’Brien, Esq.,
Apollo Net Lease Co., LLC, 5973 Avenida Encinas, Suite 301,
Carlsbad, California, 92008, with a copy to Nicole R. Ament, Esq.,
Brownstein Hyatt Farber Schreck, LLP, 410 Seventeenth Street, Suite
2200, Denver, Colorado, 80202,

7 Construction. This Agreement shall be construed without regard to any
presumption or other rule requiring construction against the Party causing this
Agreement to be drafted. The Parties acknowledge and agree that each is represented by
legal counsel and all counsel substantially contributed to the form and content of this
Agreement. The Parties further acknowledge and agree that in the event of an ambiguity
in this Agreement, such ambiguity shall not be resolved against a Party hereto on the basis
that the Agreement was prepared by that Party’s attorney.

8. Governing Law. This Agreement shall be governed exclusively by and
construed and enforced in accordance with the laws ot the State of New Jersey without
reference to its conflict of laws rules. The Parties hereby consent and waive all objections
to the non-exclusive personal jurisdiction of, and venue in, the Superior Court of New
Jersey, Law Division, Bergen County, tor the purposes ot all cases and controversies
involving this Agreement, its attachment, and its enforcement.

9. Entire Agreement. This Agreement sets forth the entire agreement and
understanding of the Parties in respect to the matters contemplated hereby and supersedes
all contemporaneous understandings, agreements, negotiations, proposals or
representations, whether written or oral, relating to the subject matter of this Agreement.

10. Modification. This Agreement and any of its terms may be amended,
modified, superseded or canceled only by a written instrument executed by the Parties.

11.  Recitals. The Recitals are incorporated as if set forth at length herein.

12.  Schedules. This Agreement includes the following schedules, each of which
is incorporated as if set forth at length herein:

a. Schedule A-1: “Concept Massing Plan” prepared by Crossroads
Companies (New Development Statistics dated May 11, 2022), View
A.

b. Schedule A-2: “Concept Massing Plan” prepared by Crossroads
Companies (New Development Statistics dated May 11, 2022), View
B.

C. Schedule B-1: Aerial View, Cedar Lane Redevelopment — Teaneck,
NJ, Blocks 705, 707 and 819 dated May 11, 2022.
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d. Schedule B-2: Aerial View, Cedar Lane Redevelopment — Teaneck,
NJ, Blocks 705 & 707 dated May 11, 2022,

e. Schedule C: Provisions Proposed for Inclusion in American Legion
Drive Redevelopment Plan.

1 Schedule D: Agreement between Soka Gakkai International - USA
and Stop & Shop, dated December 2, 2022.

13.  Severability, Waiver and Survival.

a. It any clause, paragraph or portion of this Agreement is or shall
become illegal, null or void for any reason whatsoever, or is held by any court of
competent jurisdiction to be so or to be unenforceable, the remaining portion of this
Agreement shall remain in full force and etfect and such provision shall be deemed
modified to the minimum extent necessary to make such provision consistent with
applicable law, and, in its modified form, such provision shall then be enforceable and
enforced, except for those obligations set torth in Section F.2. which are conditions
precedent to the dismissal of the Action and shall not be enforceable against the
Township, the Council or the Planning Board.

b. No delay, omission, or failure by any Party to exercise any right or
remedy provided to it in this Agreement shall be deemed to be a waiver or acquiescence,
and the Parties each may exercise such right or remedy in the manner it deems expedient.

[ The provisions of this Agreement related to admissibility shall
survive this Agreement’s performance, termination, or expiration.

14.  Successors and Assigns. The terms, provisions and conditions ot this
Agreement shall inure to the benefit of and shall bind the heirs, successors and assigns of
the Parties hereto, specifically including an urban renewal entity created in accordance
with the Long Term Tax Exemption Law, N.J.S.A. 40A:20-1 et seq., by any owner of
property within the American Legion Drive Redevelopment Area or the
Beverly/Garrison Redevelopment Area to undertake the Project or any other
development authorized by the American Legion Drive Redevelopment Plan.

15.  Time Periods. With respect to any time period set forth in this Agreement,
should such time period end on a Saturday, Sunday or legal holiday, the end of such time
period shall be deemed to be the next occurring business day.

16.  Singular/Plural. Whenever the context may require, any pronouns used
herein shall include the corresponding masculine, teminine or neuter forms, and the
singular forms of nouns or pronouns shall include the plural and vice versa.
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17.  Date of Agreement. The date of this Agreement for all purposes where such
date is referenced herein shall be the date on which the last of the Parties signs this
Agreement, which date shall be inserted at the top of the first page hereot.

18.  Counterparts. This Agreement may be executed and delivered in several
counterparts, each of which, when so executed and delivered, shall constitute an original,
tully enforceable counterpart for all purposes. The Parties agree that signatures
transmitted electronically, whether sent via facsimile or as attached files (e.g. PDF), shall
be acceptable to bind the Parties and shall not in any way atfect this Agreement’s validity.

[SIGNATURE PAGE FOLLOWS]
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INTENDING TO BE LEGALLY BOUND, the Parties have executed this
Settlement Agreement as of the first day and date above written.

THE STOP & SHOP SUPERMARKET TOWNSHIP OF TEANECK,

COMPANY LLC, a municipality organized under the laws
a Delaware limited liability company of the State of New Jersey
By C oy S

Name: Cwuj SHutrz Name:

Title: v.e. i Title:

Date: /2223 Date:
TOWNSHIP COUNCIL OF THE PLANNING BOARD OF THE
TOWNSHIP OF TEANECK, TOWNSHIP OF TEANECK,
the duly elected governing body of the the duly created Planning Board of the
Township of Teaneck Township of Teaneck
By: By:

Name: Name:

Title: Title:

Date: Date:
713-719 TEANECK, LLC, 719 TEANECK, LLC,

a New Jersey limited liability company a New Jersey limited liability company

By: By:
Name: Name:
Title: Title:
Date: Date:

CROSSROADS COMPANIES, LLC, NNN TEANECK NJ OWNER LP,
a New Jersey limited Liability company a Delaware limited partnership

By: By:NNN Owner GPILLC,
N a Delaware limited liability company,
e tn M menl Dot ne
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INTENDING TO BE LEGALLY BOUND, the Parties have execut
Settlement Agreement as of the first day and date above written.

THE STOP & SHOP SUPERMARKET

COMPANY LLC,
a Delaware limited liability company

FOR EXECUTION

TOWNSHIP OF TEANECK,

ed this

a municipality organized under thelaws

By: By:

Name: e YD RvC IR

Title: Title: Q(W

Date: Date: |a./q/}a..
TOWNSHIP COUNCIL OF THE PLANNING BOARD OF THE
TOWNSHIP OF TEANECK, TOWNSHIP OF TEANECK,
the duly elected governing body of the the duly created Planning Board of fhe
To of Teaneck Township of Teaneck
By: f By:

Wame: = Ants Dty Name:
Title: ™Ay Title:
Date: /a&-9-222. Date:

713-719 TEANECK, LLC,
a New Jersey limited liability company

By:

Name:'Stegizq, Fittman
Title: Mangim, Member
Date; ‘/t{ |23

CROSSROADS COMPANIES, LLC,
a New Jersey limited liability company

DRAFT 10.22.2025

719 TEANECK, LLC,

a New Jersey limited liability company

By: -

Name! en Hidtuon
Title: V\anmﬁi"i Meabe
Date: \|4]23

NNN TEANECK NJ OWNER LP,
a Delaware limited partnership

By:NNN Owner GPILLC,
a Delaware limited Hability comp
its General Partner

By:

any,

Name: Jenette O’'Brien
Title: Authorized Signa
Date:
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INTENDING TO BE LEGALLY BOUND, the Parties have executed this
Settlement Agreement as of the first day and date above written.

THE STOP & SHOP SUPERMARKET ~ TOWNSHIP OF TEANECK,

COMPANY LLC, a municipality organized under the laws
a Delaware limited liability company of the State of New Jersey
By: By:

Name: Name:

Title: Title:

Date: Date:
TOWNSHIP COUNCIL OF THE PLANNING BOARD OF THE
TOWNSHIP OF TEANECK, TOWNSHIP OF TEANECK,
the duly elected governing body of the the duly created Planning Board of the

Township of Teaneck

Township of Teaneck M
By: ﬁ//

Name: ne Teesh BDoedne—
Title: Title: Cheiignna/
Date: Date: Jan 12,22
713-719 TEANECK, LLC, 719 TEANECK, LLC,
a New Jersey limited liability company a New Jersey limited liability company
By: By:
Name: Name:
Title: Title:
Date: Date:
CROSSROADS COMPANIES, LLC, NNN TEANECK NJ OWNER LP,
a New Jersey limited liability company a Delaware limited partnership
By: By:NNN Owner GP ILLC,
Name: a Delaware limited liability company,
Title: its General Partner
Dale:
By:

Name: Jenette O’ Brien
Title: Authorized Signatory
Date:
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INTENDING TO BE LEGALLY BOUND, the Parties have executed this
Settlement Agreement as of the first day and date above written.

THE STOP & SHOP SUPERMARKET
COMPANY LLC,
a Delaware limited liability company

By:

Name:
Title:
Date:

TOWNSHIP COUNCIL OF THE
TOWNSHIP OF TEANECK,

the duly elected governing body of the
Township of Teaneck

By:

Name:
Title:
Date:

713-719 TEANECK, LLC,
a New Jersey limited liability company

By:

Name:
Title:
Date:

CROSSROADS COMPANIES, LLC,
a New Jersey limited liability company

By:

Name:
Title:
Date:

DRAFT 10.22.2025

TOWNSHIP OF TEANECK,
a municipality organized under the laws
of the State of New Jersey

By:

Name:
Title:
Date:

PLANNING BOARD OF THE
TOWNSHIP OF TEANECK,

the duly created Planning Board of the
Township of Teaneck

By:

Name:
Title:
Date:

719 TEANECK, LLC,
a New Jersey limited liability company

By:

Name:
Title:
Date:

NNN TEANECK NJ OWNER LP,
a Delaware limited partnership

By:NNN Owner GPILLC,
a Delaware limited liability company,
its General Partner

By: Qunetts O'Brcin
Name: Jenette O'Brien

Title: Authorized Signatory
Date: March 27, 2023
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	D.​Permitted Principal Uses 
	1.​Cedar Lane North Subdistrict 
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	b.​Public Community Space. 
	c.​Public Open Space. 
	d.​Structured Garage Parking as a principal use and that a portion of the parking spaces as specified herein are utilized for public Township purposes.  
	e.​Ground floor space for the use currently located in the existing Block 707, Lot 2 on the tax map of Teaneck at the time of this Redevelopment Plan adoption. In the event that the existing tenant does not occupy the space, use as parking, amenity space and/or Municipal space as defined in this Plan. 
	f.​Any combination of the above uses permitted in a mixed-use structure. Multiple principal / accessory building uses and structures shall be permitted on one lot. 
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	b.​Public Open Space. 
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	b.​Public Open Space. 
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	E.​Accessory Uses (All Districts) 
	1.​Structured Garage Parking. 
	2.​Surface Parking. 
	3.​Any other uses determined to be customary or incidental to permitted principal uses including but not limited to indoor and outdoor residential amenities and mechanical/utility areas. 
	F.​Accessory Uses for Supermarket Use in the American Legion Drive East Subdistrict: 
	1.​Shopping cart corrals, which may be covered or open, with identifying logo, design and signage. 
	2.​Outdoor display of merchandise. 
	3.​Outdoor lockers for customer pickup, with identifying signage. 
	4.​Interior home delivery storage areas, order fulfillment areas, and designated parking spaces for delivery vehicles. 
	5.​Bank within store. 
	6.​Food and beverage retailer within store (coffee, baked goods, sandwiches, etc.) and associated indoor and outdoor seating areas. 
	7.​Propane tank exchange, e.g., Blue Rhino. 
	8.​Electric vehicle charging stations. 
	9.​Solar energy systems. 
	10.​Customary and incidental uses. 
	G.​Prohibited Uses 
	1.​Any other uses not specifically permitted by this Redevelopment Plan. 
	H.​Affordable Housing Requirements 
	I.​Area, Bulk + Density Requirements 
	J.​Parking, Driveway + Loading Requirements 
	Specific parameters of parking, driveway and loading space operations may be addressed within Redevelopment Agreement(s).  
	1.​Parking 
	a.​The following off-street parking spaces minimum per use shall be required: 
	i.​Residential Unit:  
	1)​Cedar Lane North District:  1.0 spaces per unit  
	2)​American Legion Drive East District: 1.33 spaces per unit2 
	3)​American Legion Drive West District: 1.5 spaces per unit (inclusive of on-street spaces as described below)3 
	ii.​Public Community Space: 1 space per 1,000 SF (May be included in public parking garage allocation) 
	iii.​Supermarket:  
	1)​1 space per 275 square feet of building floor area, including accessory uses (meaning that no separate parking calculation is required for bank, food and beverage retailer, outdoor display, etc.), but excluding floor area devoted to interior home delivery storage and order fulfillment (meaning that these areas do not have a parking requirement).   
	2)​All parking spaces within lands under the supermarket’s control, including those designated for employee use or for curbside pickup, may be used to satisfy the parking requirement. 
	iv.​Re-Located Use from Block 707, Lot 2:  3 spaces per 1,000 SF  
	b.​The following public parking spaces minimum shall be required: 
	i.​Cedar Lane North District: 450 spaces open to the public 
	ii.​All Districts:  
	1)​Township Code § 36-12 may be amended to permit parking on: (i) American Legion Drive, East side, from Water Street to North Street; (ii) American Legion Drive, West side, from Alma Terrace to North Street; (iii) American Legion Drive, either the East side or the West side at the Township’s election, between North Street and Kipp Street; (iv) Alma Terrace, both sides, between American Legion Drive and Chestnut Avenue; (v) Garrison Avenue, East side between Beverly Road and Cedar Lane; and (vi) Beverly Road, South side between Garrison Road and Windsor Road.   
	2)​Thirty-six (36) parallel parking spaces shall be provided, on both sides of American Legion Drive (between Alma Terrace/Water Street and North Street) and/or Alma Terrace, between American Legion Drive and Chestnut Avenue, with each space having a minimum dimension of eight (8) feet in width and twenty-two (22) feet in length. Such parallel parking spaces shall be available for use free of charge, unrestricted, and shall not require a permit. 
	3)​If the number of parallel parking spaces along American Legion Drive (both sides), between Alma Terrace/Water Street and North Street, and/or Alma Terrace (both sides) between American Legion Drive and Chestnut Avenue, is reduced below 36, or if the right-of-way is of insufficient width to provide a minimum twelve (12) foot travel way, together with the parallel parking and sidewalks at the minimum required dimensions, then parallel parking spaces shall be eliminated to the extent necessary to satisfy the dimensional requirements for the travel way, parallel parking spaces and sidewalks, and as a result of which the number of dwelling units in American Legion Drive West District shall be reduced accordingly to maintain the specified parking ratio of 1.5 spaces per dwelling unit as set forth above. 
	4)​During any times when the 36 on-street parallel parking spaces which may be counted toward meeting minimum parking requirements, are fully occupied or their use is restricted (e.g., during a snow or other emergency), Redeveloper shall affirmatively direct its tenants and visitors to off-street parking areas, and shall provide overnight visitors with parking passes allowing them to park in one of the garages overnight, in order to avoid unauthorized use of the supermarket parking lot. 
	c.​All required on-site parking spaces must be a minimum of 9 feet wide x 18 feet deep except for handicapped spaces. In the Beverly/Garrison Redevelopment Area only, up to fifteen percent (15%) of the spaces may be compact with minimum dimensions of eight feet by 16 feet.  
	d.​Bicycle Parking: A minimum of one bicycle parking space shall be provided for every 3 residential units. A minimum of 50% of provided bicycle parking spaces shall be located internally. 
	e.​Existing parking spaces located on public streets will not count towards meeting minimum parking requirements, with the exception of on-street parking spaces on American Legion Drive between Alma Terrace/Water Street and North Street, and/or on Alma Terrace between American Legion Drive and Chestnut Avenue, which shall count toward minimum parking requirements for American Legion Drive West residential development.   
	f.​Electric vehicle charging infrastructure shall be provided in accordance with the requirements of P.L. 2021, c.171 and the Electric Vehicle Infrastructure Ordinance in Chapter 33, Article VII. 
	2.​Vehicular Aisle Widths: 
	a.​Driveway Aisle Widths: 20 feet (Minimum) 
	b.​Parking Aisle Widths (Public Garage/ Surface Lots): 24 feet (Minimum) 
	c.​Parking Aisle Widths (Residential Use): 22 feet (Minimum) 
	d.​Cartway width along Beverly Road may be reduced to 22 feet to allow for on-street parking on the south side of the street.  
	3.​Access in American Legion Drive West District: Vehicular access shall be from Alma Terrace, Chestnut Avenue, and North Street only; no vehicular access shall be permitted from American Legion Drive. 
	4.​Loading 
	a.​One (1) loading space minimum shall be required per Subdistrict.   
	b.​Existing Supermarket Loading spaces are permitted as of the adoption of this Redevelopment Plan.  
	c.​Loading space for the residential buildings shall be located within the property and outside the public right-of-way. 
	d.​Loading spaces shall be a minimum of 10FT wide x 20FT long and within 50FT of a building entrance. 
	e.​Existing loading spaces located on public streets shall not count towards meeting minimum loading requirements laid out in this Redevelopment Plan.  
	K.​Building + Architectural Design Standards for Residential Development 
	1.​Concept Elevations: Design of all residential building facades in the subdistricts shall be informed by the conceptual renderings below: 
	a.​Beverly Road Elevation (Entire Frontage): 
	 
	b.​Beverly Road Elevation (Residential Portion - Left): 
	 
	c.​Beverly Road Elevation (Garage Portion - Right): 
	 
	2.​Building Materials 
	a.​Required Building Façade Materials: 
	i.​High-quality masonry such as brick, brick veneer, stone, natural stone veneer. Garage structures may be permitted precast panels, metal mesh panel or decorative grille. 
	ii.​Fiber cement siding and panel. 
	iii.​Metal panels. 
	iv.​Anodized aluminum cladding. 
	v.​Storefront window framing, and glass. 
	b.​Prohibited Material Regulations: 
	i.​Stucco, EIFS, and polymer-based faux veneer stone are prohibited. 
	ii.​No more than 3 different primary materials should be employed within each bay.  
	c.​Required Garage Screening: 
	i.​Where a garage extends to a street facing facade, the facade shall be broken down into a series of vertical bays. Within each bay, the garage should have regularly-spaced punched openings that echo or relate to the placement and pattern of windows in the residential towers above.  
	ii.​Garage openings may be fitted with a high-quality metal mesh panel or decorative grille. Any grillwork or mesh panels used should have a high level of visual permeability so as to permit visibility into the garage. Grillwork and mesh panels should be recessed relative to the surrounding facade. Chain link is prohibited. 
	iii.​Unless explicitly permitted in this Redevelopment Plan, R-MO3 standards enumerated within § 33-18(e)(3)g shall apply to the Redevelopment Area. 
	d.​Articulation + Application of Materials: 
	i.​The material palette, level of detail, and architectural style should generally be the same on all street-facing building facades. 
	ii.​Within the chosen primary materials, variation in color, texture, and/or pattern may be employed to create further distinctions. 
	iii.​Vertical Articulation: Any street-facing facade shall be divided into distinct sections, each not to exceed 100 feet wide, in order to create variety along the street. The following techniques should be applied:  
	1)​Awnings or canopies over ground floor entrances. 
	2)​Differentiation between vertical components, as follows: 
	i.​Materials 
	ii.​Masonry details 
	iii.​Color changes 
	iv.​Fenestration changes 
	v.​Inclusion of pre-cast or masonry details to define columns, piers and keystones 
	vi.​Decorative gutters, downspouts and scuppers 
	3)​Changes in materials, color, texture, or pattern that occur across a vertical line should be extended around corners and extensions to a logical vertical break in plane, in order to avoid a “pasted on” appearance.  
	iv.​Horizontal Articulation: 
	1)​Generally, all buildings shall incorporate elements that divide façade planes and create a visual play of light and shadow. Long, uninterrupted horizontal façades are prohibited. 
	2)​Horizontal rhythm may be created using the following design elements: 
	i.​Building projections 
	ii.​Stepbacks 
	iii.​Uniformity and/or variety in fenestration patterns. 
	iv.​A bay window 
	v.​A change in building materials that correspond to a change in the façade plane 
	vi.​Differentiated lighting fixtures or similar architectural elements 
	vii.​Landscape features such as trellises, trees, or other landscape features 
	viii.​Shifting façade planes 
	3)​Rooflines shall be modulated with the remainder of the façade and can be used as an effective horizontal rhythm technique. For flat roofs or façades with a horizontal eave, fascia, or parapet, the roofline shall correspond with the modulation of the primary façade. 
	4)​Changes in materials, colors, texture, or pattern that occur across a horizontal line should be marked by a change in plane, dimensional band or belt cornice, a recessed channel, or similar horizontal feature. 
	3.​Canopies and Awnings 
	a.​Canopies and Awnings shall be permitted in all setback areas. 
	4.​Stepbacks 
	a.​Beverly Road Elevation: At the 4th Story, a 15FT stepback from the property line shall be required on the residential building portion. 
	5.​Fenestration 
	a.​Street-level facades of lobby or commercial uses shall have a high proportion of glazing, between 50 and 75 percent. All other ground floor street facing facades shall have a glazing proportion of at least 40 percent.  
	b.​Windows should occupy at least 25 percent of the facade area of each of the street facing upper floors (i.e. floors that are above the street-level floor as defined for each street).  
	c.​Areas of blank, windowless wall shall not exceed 10 feet in width on all street-facing upper floors. 
	6.​Upper Roof Decks 
	a.​Access to roof decks shall be limited to tenants and their visitors. 
	b.​Rooftop decks shall not exceed 20% of the rooftop area. 
	c.​Rooftop decks shall be set back a minimum of 10 feet from all facades, with the exception of rooftop decks located in step backs. 
	d.​Roof decks shall be designed in an attractive manner that will not detract from adjacent uses, and will prevent nuisance and safety issues. Design of the rooftop must utilize all reasonable efforts to minimize the effect of noise and light on adjacent properties and the street. 
	e.​No lighting shall be placed more than 12’ above the deck of the flat roof. Lights must be turned off when roof deck is not in use. 
	f.​There shall be at no time permitted any television or video or electric screens or displays and no live entertainment, music, speakers, or public address system shall be permitted on the rooftop. The rooftop must be maintained as a quiet, relaxed environment. 
	g.​Roof decks may be utilized between the hours of 7:00 am and 10:00 pm.  
	7.​Courtyards 
	a.​Courtyards may be located above a parking/ ground floor podium. 
	b.​Access to courtyards shall be limited to tenants and their visitors. 
	c.​Courtyards shall be designed in an attractive manner that will not detract from adjacent uses, and will prevent nuisance and safety issues. Design of the courtyard must utilize all reasonable efforts to minimize the effect of noise and light on adjacent properties and the street. 
	d.​No lighting shall be placed more than 12’ above the courtyard of the flat roof. Lights must be turned off when roof deck is not in use. 
	e.​Courtyards may be utilized between the hours of 7:00 am and 10:00 pm.  
	8.​Sustainability 
	a.​Sustainable design strategies and materials are encouraged. Sustainable design strategies shall include at least 2 of the following elements:  
	i.​Low VOC paints, stains, and building materials 
	ii.​Double or triple paned windows 
	iii.​LED lighting 
	iv.​Low Flow Water Fixtures 
	v.​Energy Star Fixtures 
	vi.​Water harvesting for on-site irrigation (greywater systems)  
	vii.​Building materials comprised of recycled or locally sourced materials 
	viii.​Solar screening 
	ix.​Green stormwater infrastructure (i.e., bioswales and rain gardens) 
	x.​Permeable pavement 
	L.​Signage 
	1.​Signage shall comply with the following requirements: 4 
	2.​Signage for Supermarket Use Only shall be subject to the following requirements: 
	a.​Facade Signs 
	i.​One facade identification sign with business name and logo permitted on each building facade facing a public street or facing the supermarket’s parking lot. 
	ii.​Maximum facade sign area of 400 square feet on one facade, and 250 square feet on other facades; no limitations on color, illumination or letter size. 
	iii.​Smaller facade signs for messages such as “Serving Our Communities,” names of departments (e.g., pharmacy) and accessory uses (e.g., bank) permitted on each building facade, having sign area of up to 35 square feet each. 
	b.​Freestanding Signs 
	i.​Two freestanding signs permitted for the supermarket use, which may be located anywhere on the lands under its control. 
	ii.​Maximum freestanding sign area of 100 square feet per side of each sign, with no limitations on color or letter size. Sign may be internally illuminated, subject to site plan approval as to brightness. Animation effects, flashing, scrolling and sequential display messages are prohibited. 
	iii.​Maximum freestanding height of 25 feet. 
	3.​Directional signs with business name and logo permitted at driveway entrances, up to 9 square feet per side of each sign. 
	4.​Freestanding signs with business name and logo permitted designating specific parking spaces for employees, up to 9 square feet per side of each sign and unlimited in quantity. 
	5.​Freestanding signs with business name and logo permitted designating specific parking spaces for curbside pickup, and freestanding signs with business name and logo permitted directing customers to the parking spaces designated for curbside pickup, in each instance up to 9 square feet per side of each sign and unlimited in quantity. 
	6.​Freestanding and directional signs not subject to setback or under clearance requirements. 
	M.​Municipal Space Standards 5 
	1.​Operations and separate entrance desired – need to speak with admin about envisioned program here for land use regulations. Floor plan?  
	2.​See requirements per Municipal Space definition in Appendix C. 
	N.​Public Open Space, Streetscape, Landscaping + Lighting Standards6 
	1.​Open Space Concept Plan (Illustrations below are conceptual in nature only). 
	Cedar Lane North District (Farmer Market Plaza): 
	 
	American Legion Drive West District (Parklet): 
	 
	2.​Public Open Space Standards: Specific parameters of public open space operations may be addressed within Redevelopment Agreement(s). 
	3.​Street Trees 
	a.​Pollution resistant street shade trees are to be planted along the street, at regular intervals pending species type, 30’ on center if a small street tree with a canopy spread up to 30’ or spaced at 40’ on center intervals if a medium or large tree with a canopy spread above 30’. Trees shall be a minimum of two-and-a-half (2.5) inches in diameter at breast height. 
	b.​Brick or Belgian block pavers at the perimeter of tree pits are encouraged.  
	c.​Raingardens and/or bioswales in tree pits are encouraged. 
	d.​Tree irrigation bags must be installed and maintained for at least six months after planting. 
	e.​Unless otherwise specified, Chapter 37: Trees and Shrubs shall apply. 
	f.​Specific parameters of long-term street tree maintenance may be addressed within Redevelopment Agreement(s). 
	4.​Landscaping and Buffering 
	a.​All driveways and paths shall be buffered on both sides by landscaping at least three feet wide. Trees shall be planted to provide shade coverage over at least 20% of all paved areas. Service Alleys servicing Cedar Lane businesses are exempt.  
	b.​American Legion Drive East District: A wall or berm, or a landscaped separation having a minimum width of five (5) feet shall be required between the sidewalk and the off-street parking spaces located on the American Legion Drive East District. The existing landscape strip on Lots 3, 4 and 5 may be used to satisfy this requirement as to those lots if it has a minimum width of five (5) feet, but if wider than five (5) feet, its width may not be reduced, and the width of the separation to be constructed on Lots 1 and 2 shall match the width of any existing landscape strip which is equal to or greater than five (5) feet. 
	5.​Lighting 
	a.​Lighting shall be between 1-3fc at all sidewalks, parking area and driveways. 
	b.​Lighting shall not exceed 0.5fc at any property line. 
	c.​No exterior light source, including fixtures not mounted on the primary structure, shall be mounted higher than 12 feet measured from the actual grade immediately beneath the light source. 
	d.​No flashing, laser, searchlight, strobe, tracing, pulsating, or neon exterior lighting is permitted. 
	e.​All new exterior site and building lighting shall be selected to minimize glare, light trespass, and light pollution, particularly with regards to adjoining residential neighborhoods.  
	f.​Lighting fixtures shall be selected from the International Dark Sky Association's Fixture Seal of Approval Program, which specifies fixtures that are directionally downcast, full-cutoff, and that have a warm color temperature. 
	6.​Sidewalks + Pedestrian Crossings 
	a.​A public sidewalk shall be provided along every street which borders a property within the Redevelopment Area, on the side or sides of the street which borders a property within the Redevelopment Area.  
	b.​A dedicated pedestrian zone along any public sidewalk shall be provided and will have a minimum unobstructed width of eight (8) feet within the public right-of-way. 
	c.​Private sidewalks within the property may be reduced to a minimum of four  (4) feet wide. Where sidewalks are adjacent to head-on vehicle parking, the minimum sidewalk width shall be six (6) feet. 
	d.​Tactile pavers shall be installed to the same standards required by ADA at the base of public sidewalk curb ramps. 
	e.​Where pedestrian pathways cross vehicular aisles or driveways, crosswalks shall be provided with textured pavement, pavers, or raised pavement with adequate striping. 
	f.​Unless otherwise specified, Chapter 32: Streets and Sidewalks shall apply. 
	O.​Utility + Stormwater Standards for New Development  
	1.​Utilities 
	a.​Utilities (e.g. transformers, generators, meters, hot boxes, HVAC etc.) shall be placed within the property lines and sufficiently screened from public right-of-way.  
	b.​All meters shall be screened so as not to be visible from the public right-of-way. 
	c.​Utility distribution supply lines and service connections shall be underground where permitted by local utility. 
	2.​Refuse Collection 
	a.​All buildings shall provide an interior refuse area sufficient to accommodate all trash and recycling generated on-site between collections. Existing Supermarket is  exempt from this standard.  
	3.​Stormwater  
	a.​See “Project Infrastructure” requirement in Section 5 of this Redevelopment Plan. 
	b.​Unless otherwise specified, Stormwater management shall only be required under this plan if also required by NJDEP.  
	P.​Access + Circulation Analysis7 
	Redeveloper(s) shall conduct a Traffic Impact Study for any proposed redevelopment project within the Redevelopment Area, which shall be submitted to the Township Zoning Subcommittee during Consistency Review for conformity with this Plan prior to filing a site plan application. 
	The traffic study shall conform with applicable standards public by the Institute of Transportation Engineers. The primary purpose of the traffic study is to determine whether additional infrastructure improvements will be necessitated by redevelopment of the Area, including but not limited to the improvement of both the pedestrian-friendliness and pedestrian safety. The traffic study shall include any improvements required in connection with implementation of the Plan shall be addressed in a Redevelopment Agreement to be executed by designated Redeveloper(s) and the Township. 
	This study shall include, but shall not be limited to, an assessment of existing off-site features within the traffic study area (as defined below): 
	a.​Traffic control devices 
	b.​Pedestrian crossings and sidewalks 
	c.​Geometries of existing and proposed rights-of-way 
	d.​Off-street and on-street loading areas 
	e.​On-street parking 
	f.​Interaction with nearby driveways, alleyways, and access points 
	The following intersections shall be included within the required traffic study: 
	a)​Cedar Lane and Garrison Avenue 
	b)​Cedar Lane and Windsor Road 
	c)​Cedar Lane and Front Street 
	d)​Beverly Road and Garrison Avenue 
	e)​American legion Drive and Alma Terrace / Water Street 
	f)​American legion Drive and North Street 
	 

	Section 5: Administration 
	A.​Validity of Plan: If any section, subsection, paragraph, division, subdivision, clause, or provision of this Plan shall be deemed by a court of competent jurisdiction to be invalid, such part(s) shall be severed and the invalidity thereby shall not affect, impair, or invalidate the remainder of the Plan. 
	B.​Computations: When a numerical calculation of zoning standards for a particular Lot results in a fractional number, such numbers shall be rounded down to the next whole number for fractions less than .500 and rounded up for fractions .500 and above. 
	C.​Other Actions by the Municipality in Furtherance of the Plan: Other actions may be taken by the Municipality in its sole discretion, to further the goals of the Plan. These actions may include, but shall not be limited to, provisions for public infrastructure necessary to service new development and vacation of public utility easements and other easements and rights-of-way as may be necessary for redevelopment. The costs for such actions shall be borne by the designated redeveloper(s). 
	D.​Municipal Designation – Redevelopment Agreement: 
	E.​Approval Process: All submission documents shall be submitted to the Township Zoning Subcommittee for Consistency Review. Thereafter, upon designation by the Municipal Council as a Redeveloper, all development applications shall be submitted to the Planning Board through the site plan and subdivision procedures as outlined in N.J.S.A. 40:55D-1 et seq. The Planning Board shall deem any application for redevelopment for any property subject to this Redevelopment Plan incomplete if the applicant has not been designated by the Municipal Council as a redeveloper(s) and a Redevelopment Agreement has not been fully executed8.  
	All projects within the Redevelopment Area shall require site plan or subdivision approval by the Planning Board in the normal course. The Planning Board may request additional reasonable analyses and information as is required to make a decision. All submissions shall meet design standards enumerated in this Redevelopment Plan and indicate any deviations from this Redevelopment Plan. 
	F.​Deviations9: The Planning Board may grant deviations from the regulations contained within this Plan where, by reason for exceptional narrowness, shallowness, or shape of a specific piece of property, or by reason of exceptional topographic conditions, preexisting structures or physical features uniquely affecting a specific piece of property, the strict application of any area, yard, bulk, or design objective or regulation adopted pursuant to this Redevelopment Plan would result in peculiar practical difficulties to, or exceptional and undue hardship upon, the developer of such property. The Planning Board may also grant such relief in an application relating to a specific piece of property where the purposes of this Plan would be advanced by a deviation from the strict requirements of this Redevelopment Plan and the benefits of the deviation would outweigh any detriments. No relief may be granted under the terms of this section unless such deviation or relief can be granted without substantial detriment
	G.​Approvals by Other Agencies: The redeveloper shall be required to provide the Municipality with copies of all permit applications made to federal, state, and county agencies upon filing such applications, as will be required by the Redevelopment Agreement to be executed between the redeveloper and the Municipality. 
	 
	H.​Severability: The provisions of this Plan are subject to approval by Ordinance. If a Court of competent jurisdiction finds any word, phrase, clause, section, or provision of this Redevelopment Plan to be invalid, illegal, or unconstitutional, the word, phrase, clause, section, or provision shall be deemed severable, and the remainder of the Plan and implementing Ordinance shall remain in full force and effect. 
	 
	I.​Adverse Influences: No use or reuse shall be permitted which, when conducted under proper and adequate conditions and safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable features so as to be detrimental to the public health, safety or general welfare. 
	 
	J.​Non-Discrimination Provisions:: No future covenant, lease, conveyance or other instrument shall be effected or executed by the Municipality or by a developer or any of their successors or assignees, whereby land within the Area is restricted by the Municipality, or the developer, upon the basis of race, creed, color, national origin, ancestry, sexual orientation, gender identity, marital status, or gender in the sale, lease, use or occupancy thereof. Appropriate covenants, running with the land in perpetuity, will prohibit such restrictions and shall be included in the disposition instruments. There shall be no restrictions of occupancy or use of any part of the Area on the basis of race, creed, color, national origin, ancestry, sexual orientation, gender identity, marital status, or gender. 
	 
	K.​Redevelopment Actions: The Municipality shall have such powers and duties as set forth in the LRHL and as may be conferred by this Plan, including, but not limited to, the authority to acquire real property without eminent domain, to relocate residents and businesses, to designate redevelopers, to establish clear terms and conditions for redevelopment through the negotiation, execution, and administration of redevelopment agreements, and to do such other things as permitted by law. 
	 
	L.​Relocation Requirements: Implementation of this Plan may require the displacement and relocation of businesses located within the Redevelopment Area. At the time of property acquisition, the actual extent of displacement will be confirmed, and if it is necessary, a Workable Relocation Assistance Plan will be prepared and submitted to the New Jersey Department of Community Affairs for approval. The Municipality will comply with the requirements of the New Jersey State relocation statutes and regulations as applicable and will provide all benefits and assistance required under applicable law. 
	 
	M.​Escrows: At a minimum, the Redevelopment Agreement shall provide that the redeveloper shall be responsible to post sufficient escrows to cover any and all costs of the Municipality and the professional consultants retained by the Municipality to negotiate the Redevelopment Agreement, undertake any studies in connection with the project, review the proposed redevelopment project and advise the Municipality on any and all aspects of the redevelopment process and as otherwise set forth in the Redevelopment Agreement. 
	 
	N.​Project Infrastructure: The redeveloper, at the redeveloper’s cost and expense, shall provide all reasonably necessary engineering studies for, and construct or install all on- and off-site municipal infrastructure improvements and capacity enhancements or upgrades to traffic control measures, water service, sanitary sewer service, stormwater management, and flood mitigation measures to the project or required due to the impacts of the project, in addition to all required tie-in or connection fees. The redeveloper shall also be responsible for providing, at the redeveloper’s cost and expense, all sidewalks, curbs, streetscape improvements (street trees and other landscaping), street lighting, and on- and off-site traffic controls and road improvements for the project or required due to the impacts of the project. 
	 
	O.​Other Infrastructure Upgrades: The Township of Teaneck has committed to constructing proposed underground basin improvements within Sagamore Park, to help improve an existing drainage issue which currently exists within the Redevelopment Plan Area. Redeveloper agrees to assist with this improvement effort as outlined herein, which will be further detailed in the Redevelopment Agreement. In coordination with the Township’s effort to improve the issue, the scope of Redeveloper’s off-site drainage improvements shall be focused on enhancing capacity and infrastructure within the Belle Avenue Drainage Area, specifically along Belle Avenue between Beverly Road and Clarmont Avenue. Redeveloper shall construct off-site drainage improvements to reduce flooding through hydraulic analysis by one of the following criteria: (a) a 10-15% improvement to the flow rate or flood storage during a 25-year rainfall storm event from existing to proposed conditions, (b) improvements that will maintain flooding to be within
	 
	P.​Procedures for Amending the Plan: This Plan may be amended from time to time upon compliance with the requirements of state law. A request for same may be submitted to the Municipal Council. The Municipality reserves the right to amend this plan. The Municipality, at its sole discretion, may require an escrow deposit from the party requesting the amendments, so that the Municipality may prepare a study of the impact of such amendments, which study must be prepared by a professional planner licensed in the State of New Jersey and other additional professionals as may be required by the Municipality. 
	 
	Q.​Redevelopment Plan Duration: The provisions of this Plan specifying the redevelopment of the Redevelopment Area and the requirements and restriction with respect thereto shall be in effect until such time as the purpose of the Plan has been satisfied and the designated Redevelopment Area’s need for redevelopment has been substantially alleviated. 
	 
	R.​Certificates of Completion: Upon final inspection and issuance of a certificate of occupancy by the construction official for all buildings and the release of all performance and maintenance bonds for improvements by the Municipality, the redeveloper may apply to the Municipality for issuance of a certificate of completion, which will release the redeveloper from any further obligation under the redevelopment agreement for that project.  
	 
	S.​Land Use Map Amendments: The adoption of this Plan or any amendments thereto shall automatically allow for any necessary modifications to the Official Zoning Map of the Municipality to ensure consistency between the two documents. 
	 
	T.​Additional Superseding Provisions: The standards contained within this Redevelopment Plan shall supersede any conflicting standards contained within the Development Regulations of the Municipality or other applicable municipal codes or ordinances. 
	 
	U.​Terms + Definitions: Any terms or definitions not addressed within this Plan shall rely on the applicable terms and conditions set forth in the Development Regulations of the Municipality per § 33-25(m)(2). 
	 
	V.​Other Provisions: This Redevelopment Plan herein has delineated a definite relationship to local objectives as to appropriate land uses, density of population, improved public utilities, recreation and community facilities, and other public improvements. This Plan has laid out various programs and strategies requiring implementation in order to carry out the objectives set forth herein. This Plan lays out the proposed land uses and building requirements for the Redevelopment Area. The diagrams, images and other graphic representations provided in this Plan are intended to provide a framework for interpretation of the written standards and regulations contained herein. Nothing in this Redevelopment Plan shall preclude the partial redevelopment of a Block depicted in such diagrams, images, or other graphic representations, provided that such subdivision or resubdivision and partial redevelopment of a Block is fully in conformance with the written standards and regulations contained herein. Pursuant to the 
	W.​Settlement Agreement: All provisions contained within Section E of the Settlement Agreement annexed as Appendix D are hereby Incorporated Into this Plan.  

	Appendix A: Council Resolution of “Area in Need” Study  
	 
	Appendix B: Study Area Block and Lots 
	Appendix C: Definitions 
	Municipal Space shall mean an enclosed, climate-controlled area within a building intended for use which will be managed by the Township. The space shall contain an area of not less than 1,000 square feet. The space may be used for recreational, social, educational and/or cultural activities, which will be managed by the Township. The facilities shall not include any living quarters.  
	Supermarket shall mean a retail or wholesale store that sells a variety of prepackaged and prepared food, produce, baked goods, meats and fish, as well as other convenience and household goods, including pharmacy and liquor. 

	Appendix D: Settlement Agreement 

