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Introduction 

The purpose of this report is to determine whether a portion of the Township of West Orange, 

shown on the Redevelopment Study Area Map (Figure 1), referred to herein as the “Study Area”, 

qualifies as an “area in need of redevelopment” as defined in the Local Redevelopment and 

Housing Law (LRHL). Figure 1 constitutes a “map showing the boundaries of the proposed 

redevelopment area and the location of the various parcels of property included therein”. This 

report serves as the “statement setting forth the basis for the investigation which is required by 

Section 6(b) of the LRHL” (N.J.S.A. 40A:12A-6). This report is written pursuant to Section 6 of the 

LRHL, which provides the following: 

• No area of a municipality shall be determined a redevelopment area unless the 

governing body of the municipality shall, by resolution, authorize the planning board to 

undertake a preliminary investigation to determine whether the proposed area is a 

redevelopment area according to the criteria set forth in Section 5 of P.L 1992/c.79 

(C.40A:12A-5)… The governing body of a municipality shall assign the conduct of the 

investigation and hearing to the planning board of the municipality 

• After completing its hearing on this matter, the planning board shall recommend that the 

delineated area, or any part thereof, be determined or not be determined, by the 

municipal governing body to be a redevelopment area. After receiving the 

recommendation of the planning board, the municipal governing body may adopt a 

resolution determining that the delineated area or any part thereof, is a redevelopment 

area. 

The West Orange Township Council has directed the Planning Board, through Resolution 134-19 

adopted on May 14, 2019 to investigate whether a group of properties in Block 116 and Block 

116.01 of the Township qualify as a condemnation area in need of redevelopment, pursuant to 

one or more of the statutory criteria in the LRHL (see Appendix A – Council Resolution). 

Any properties designated as in need of redevelopment based on the findings of this 

investigation report may be subject to condemnation, or eminent domain.  
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Figure 1- Study Area Map 
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Criteria for Redevelopment Area Determination 

The criteria contained in Section 5 of the LRHL, as amended through August 2019, that were 

considered in evaluating the Study Area are the following:  

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air, or space, 

as to be conducive to unwholesome living or working conditions. 

b. The discontinuance of the use of a building or buildings previously used for commercial, 

retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes; the 

abandonment of such building or buildings; significant vacancies of such building or 

buildings for at least two consecutive years; or the same being allowed to fall into so 

great a state of disrepair as to be untenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that has 

remained so for a period of ten years prior to adoption of the resolution, and that by 

reason of its location, remoteness, lack of means of access to developed sections or 

portions of the municipality, or topography, or nature of the soil, is not likely to be 

developed through the instrumentality of private capital.  

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary 

facilities, excessive land coverage, deleterious land use or obsolete layout, or any 

combination of these or other factors, are detrimental to the safety, health, morals, or 

welfare of the community. 

e. A growing lack or total lack of proper utilization of areas caused by the condition of the 

title, diverse ownership of the real properties therein or other similar conditions which 

impede land assemblage or discourage the undertaking of improvements, resulting in a 

stagnant and unproductive condition of land potentially useful and valuable for 

contributing to and serving the public health, safety and welfare, which condition is 

presumed to be having a negative social or economic impact or otherwise being 

detrimental to the safety, health, morals, or welfare of the surrounding area or the 

community in general. 

f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 

destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 
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tornado, earthquake or other casualty in such a way that the aggregate assessed value 

of the area has been materially depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to the 

"New Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the 

execution of the actions prescribed in that act for the adoption by the municipality and 

approval by the New Jersey Urban Enterprise Zone Authority of the zone development 

plan for the area of the enterprise zone shall be considered sufficient for the 

determination that the area is in need of redevelopment pursuant to sections 5 and 6 of 

P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax exemptions 

within the enterprise zone district pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 

et seq.) or the adoption of a tax abatement and exemption ordinance pursuant to the 

provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The municipality shall not utilize any 

other redevelopment powers within the urban enterprise zone unless the municipal 

governing body and planning board have also taken the actions and fulfilled the 

requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that the 

area is in need of redevelopment or an area in need of rehabilitation and the municipal 

governing body has adopted a redevelopment plan ordinance including the area of 

the enterprise zone. 

h. The designation of the delineated area is consistent with smart growth planning 

principles adopted pursuant to law or regulation. 

Furthermore, Section 3 of the LRHL permits the inclusion of parcels that do not meet the criteria if 

they are necessary for the effective redevelopment of the area, stating:  

“A redevelopment area may include lands, buildings, or improvements which of themselves are 

not detrimental to the public health, safety or welfare, but the inclusion of which is found 

necessary, with or without change in their condition, for the effective redevelopment of the 

area in which they are a part.” 
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Study Area and Location 

The Study Area is located near the eastern edge of the Township of West Orange. The Area 

consists of properties in Block 116 and Block 116.01, which front primarily on Main Street. Several 

of the properties at the north end of the area front on Washington Street and two properties 

have their primary frontage on Kling Street. The municipal boundary with the City of Orange is 

less than a quarter mile from the edge of the Study Area.  

Main Street, also known as County Route 659, is a major north-south roadway through this 

portion of the Township. It forms the western edge of the Study Area and is the street on which 

most of the properties front. The intersection of Main Street and Washington Street is the 

northwestern corner of the Area. Kling Street bisects the Area and is the boundary between 

Block 116 and Block 116.01.  

The Study Area is characterized by a mixture of uses. Most of the buildings in the study area are 

two- or three-story mixed-use buildings with ground floor commercial uses and upper floor 

apartments. Several of the properties contain two-family residential uses without a commercial 

component, and several are strictly commercial buildings. The central portion of Block 116.01 is 

developed with municipal uses including West Orange Fire Station No. 2, a shopper parking lot, 

and the P/O Timothy C. Groves Police Substation and Community Center. 

There is a similar mix of uses surrounding the Study Area. There are similar commercial and 

residential uses on the western side of Main Street opposite the Study Area.  The Downtown 

Redevelopment Area, most notably characterized by the Thomas Edison National Historical Park 

and new adaptive reuse of the Edison Battery Factory, is located to the south of the Area. There 

is a residential neighborhood to the east of the Area along Kling Street that makes a transition to 

a more industrial area slightly further east near the Orange border. Washington School and 

several other commercial uses are located to the north of the Area across Washington Street.  
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Existing Zoning 

The entire Area, except for Block 116, Lot 55 is in the B-1 Retail Business Zone. Lot 55 is in the R-T 

Two-Family Residential Zone. The B-1 District permits multiple principal uses on a single lot if there 

are residential units on the second floor or above in a building which has a permitted 

commercial or retail use on the first floor. Within the B-1 District, off-street parking may be 

provided on properties within 250 feet of the lot on which the principal building is located.  

The following uses are permitted principal uses in the B-1 Zone: 

• One-family, detached dwelling 
• Two family dwelling 
• Water reservoir, well tower, filter bed 
• Federal, state, county or township 

building 
• Golf course and golf club house 
• Farm, nursery, greenhouse and 

similar uses 
• Hospital 

• Retail store 
• Personal service store or studio 
• Office or office building 
• Business or vocational school 
• Restaurant 
• Bar 
• Massage, bodywork or somatic 

therapy establishment 

The following uses are permitted conditional uses in the B-1 Zone: 

• Motor vehicle fueling station 
• Theater 
• Public utility building or structure 
• Telephone exchange 
• Senior citizens housing project 

• Hotel 
• Private club, other than a golf club 
• Video or amusement arcade 
• Fast food restaurant 
• Commercial antenna 

The following bulk standards apply to the B-1 Zone:  

Maximum Height:  

• 2.5 Stories, 35 Feet 

Minimum Lot Area:  

• One family – 5,000 square feet;  
• Two family – 3,750 square feet each,  
• Non-residential – No minimum 

Minimum Lot Width 

• One family – 50 feet 
• Two-family – 75 feet 

Minimum Front Yard 

• Residential – 30 feet 
• Non-residential – No minimum 

Minimum Side Yard 

• Residential – 10 feet + 8 feet 
• Non-Residential – No minimum 

EXCEPT 6’ min. for any side yard 
provided 

Minimum Rear Yard 

• 30 feet 

Maximum Building Coverage 

• 60% 

Maximum Lot Coverage 

• 75% 
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Main Street Redevelopment Context 

Redevelopment History 

The Township Council adopted a resolution in March 2000, which was then amended in 

September 2000, that directed a redevelopment study of the Downtown Area, which consisted 

of all the lots in Blocks 64, 65, 66, 115, 116, 116.02, and portions of Blocks 63, 89, 114, and 117. A 

preliminary investigation report was prepared by Heyer, Gruel & Associates, dated November 

2000. At that time, the portion of the Study Area in Block 116 was recommended to be 

designated as in need of redevelopment based on criteria a, d, and e of the LRHL. Despite the 

recommendation in the report, the Township Council opted not to include Block 116 in its action 

designating the remainder of the Downtown Redevelopment Area.  

Subsequent to the designation, a redevelopment plan was adopted for the Downtown 

Redevelopment Plan in March 2003. This Plan was later amended and has remained the land 

use regulation guiding the revitalization of the Township’s Downtown Area. 

On August 13, 2019, the Township Council adopted resolution 212-19, which designated the 

Study Area as an area in need of rehabilitation based on the age of the housing stock and the 

age of the sewer and water infrastructure. A report prepared by Township Engineer Leonard R. 

Lepore substantiated the criteria upon which the designation was based. 

West Orange Township Master Plan 

The Township’s most recent Master Plan Reexamination and Update was adopted in 2019, which 

included a reexamination report and updated plan elements. The following goals, objectives, 

and information from the planning documents are relevant for consideration in the context of 

the Central Business District and this investigation report. 

2010 Master Plan Reexamination Goals and Objectives (Carried forward in the 2019 

Reexamination Report) 

• Encourage development, redevelopment, and rehabilitation of the Main Street Central 

Business District and the Downtown Redevelopment Area. 

Master Plan Principles set forth in 2010 Reexamination Report 

• Encourage appropriate residential development – this principle is carried forward in 2019. 

• Properly locate public, commercial/retail, industrial, residential and service uses – This 
principle is carried forward in 2019. 

• Maintain the existing scale of the community – This principle is recommended to be 
changed to “Maintain the Appropriate Scale of the Community.” 
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Assumptions, Policies and Standards – Status in 2019 

• The Main Street – Valley Road Corridor – “Since 2010, the design guidelines for the 

Special Improvement District have been updated. The implementation of plans for 

streetscape, parking and façade improvements should continue to be supported. The 

Redevelopment Plans for two sites in the downtown area (the Edison Battery Factory and 

vicinity and the Harvard Press site) have been partially or fully implemented. An 

additional redevelopment area has been designated, and expansion of the Downtown 

Redevelopment Area is being considered.” 

West Orange Architectural Survey Volume I – Proposed Tory Corner Historic District 

The West Orange Architectural Survey, dated September 2014, prepared by Hunter Research 

inventories several of the properties that are analyzed in this Study for potential designation as a 

historic district. The survey looks at “Tory Corner” the area approximately 0.7 miles north of the 

Thomas Edison National Historical Park. 

The Survey notes that the New Jersey Historic Preservation Office opined that the West Orange 

Hose Company No. 2 at 92 Washington Street was eligible for the State and National Registers in 

1977. To date, the property has not been designated as a historic property.  

Downtown West Orange Special Improvement District  

The entire study area is in the West Orange Special Improvement District (SID). The SID is 

managed by the Downtown West Orange Alliance – a non-profit that was founded in August 

1998. The purpose of the SID is to provide support for the business community through marketing, 

special events, storefront and façade improvements, networking opportunities, seasonal 

decorations, and area cleaning and maintenance. The Downtown West Orange Alliance has 

design guidelines for storefronts and the exterior appearance of buildings.  
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Evaluation of the Study Area for Conformity with Redevelopment Area Criteria 

An analysis of the Study Area’s existing land use, physical characteristics, history, operational 

needs, and other considerations was conducted using: 

• West Orange Township Tax maps and GIS data  

• Tax and ownership records for the Study Area property 

• Aerial photos of the Study Area property 

• West Orange Township Master Plan Reexamination and Updates 2019 

• Field Inspections of the Study Area and surroundings 

• West Orange Township Building and Zoning Department Files 

• West Orange Township Police Department Files 

• West Orange Township Fire Prevention Files 

• NJDEP Records 

• NJDCA Housing Inspection Records 

• West Orange Architectural Survey Volume I, September 2014 

 

West Orange Tax Map Sheet 51  



Main Street Extension Redevelopment Study  September 8, 2021 

15 
 

Summary of Findings and Recommendations 

The Study Area consists of properties in two blocks along Main Street, Washington Street, and 

Kling Street. 239-245 Main Street (Block 116, Lot 44) may be designated as in need of 

redevelopment under criterion “B”.  

Initial site visits were conducted in June and July 2019. The Area generally consists of older 

buildings with a mix of uses and publicly owned surface parking lots. There are characteristics 

present at many of the properties that demonstrate an obsolete layout and, in some cases, a 

faulty arrangement. However, over the last two years there has not been a pattern of consistent 

vacancy in the commercial storefronts or any demonstration that the conditions present 

constitute a detriment to the public health, safety, and welfare.  

The entire Study Area has been designated in need of rehabilitation. The age-related condition 

of the properties and some of the obsolete aspects may benefit from, and be improved by, a 

program of rehabilitation. 

 

Block Lot Location Designation Recommendation 
116 44 239-245 MAIN STREET B 
116 47 247 MAIN STREET Rehab Only 
116 48 249 MAIN STREET Rehab Only 
116 50 251 MAIN STREET Rehab Only 
116 51 253-255 MAIN STREET Rehab Only 
116 53 259 MAIN STREET Rehab Only 
116 53.01 257 MAIN STREET Rehab Only 
116 55 KLING STREET Rehab Only 

116.01 81.03 KLING STREET Rehab Only 
116.01 86 261 MAIN STREET Rehab Only 
116.01 87 263 MAIN STREET Rehab Only 
116.01 88 265-267 MAIN STREET Rehab Only 
116.01 89 269-271 MAIN STREET Rehab Only 
116.01 91 273 MAIN STREET Rehab Only 
116.01 93 275 MAIN STREET Rehab Only 
116.01 95 277 MAIN STREET Rehab Only 
116.01 96 279-281 MAIN STREET Rehab Only 
116.01 97 283 MAIN STREET Rehab Only 
116.01 98 285 MAIN STREET Rehab Only 
116.01 99 92 WASHINGTON STREET Rehab Only 
116.01 100 88 WASHINGTON STREET Rehab Only 
116.01 101.01 84 WASHINGTON STREET Rehab Only 
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Property Reviews and Summaries 

Block Lot Class Location Owner 
116 44 4A 239-245 MAIN STREET FORTUNE INVESTMENTS, LLC 
116 47 2 247 MAIN STREET ZOTIKOS, HELEN C 
116 48 4A 249 MAIN STREET SPINA, ANTHONY 
116 50 2 251 MAIN STREET ALBURQUEQUE, NICHOLAS 
116 51 4A 253-255 MAIN STREET MAIN WEST ORANGE LLC, 
116 53 4A 259 MAIN STREET MAIN WEST ORANGE, LLC 
116 53.01 4A 257 MAIN STREET MAIN WEST ORANGE LLC, 
116 55 4A KLING STREET MAIN WEST ORANGE, LLC 

116.01 81.03 15C KLING STREET TOWNSHIP OF WEST ORANGE 
116.01 86 4A 261 MAIN STREET 261 MAIN STREET, LLC 
116.01 87 4A 263 MAIN STREET CENCI INC, 
116.01 88 15C 265-267 MAIN STREET TOWNSHIP OF WEST ORANGE 
116.01 89 4A 269-271 MAIN STREET DEEN PROPERTIES LLP, 
116.01 91 15C 273 MAIN STREET TOWNSHIP OF WEST ORANGE 
116.01 93 4A 275 MAIN STREET KIRTON TRIO LLC, 
116.01 95 4A 277 MAIN STREET BARBA HOLDINGS, LLC 
116.01 96 4A 279-281 MAIN STREET D&M REAL ESTATE 2 LLC 
116.01 97 4A 283 MAIN STREET 283 MAIN STREET, LLC 
116.01 98 4A 285 MAIN STREET HLW ENTERPRISES, LLC 
116.01 99 15C 92 WASHINGTON STREET TOWNSHIP OF WEST ORANGE 
116.01 100 15C 88 WASHINGTON STREET TOWNSHIP OF WEST ORANGE 
116.01 101.01 15C 84 WASHINGTON STREET TOWNSHIP OF WEST ORANGE 
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Block / 
Lot   116_44 

Street 
Address  239-245 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 9,375.04 SF / 0.2152 AC 
Class / Use 4A / Commercial 
Assessed Land Value $234,400 
Assessed Imp. Value $215,600 -> $450,000 
Owner name FORTUNE INVESTMENTS, LLC   
Owner address 1227 MORRIS AVE UNION NJ 07083 
Year Built / Age 1928 / 93 Years 
Occupancy Status Vacant 

DEP Records Yes – Air Quality Permit, Hazardous Waste Generator Permit, Right 
to Know Act, Site Remediation - UST 

 
History / Trends 
 

Property’s assessed value was $1,177,000 in 2015, fell to $877,000 
in 2016. Tax Appeal in 2017 reduced assessment to $750,000 in 
2017 and $450,000 in 2018. 

Site Visit Notes 

Site visits were conducted on Tuesday June 25 and Wednesday 
July 11, 2019. The property was observed to be vacant and 
locked on both occasions. The front door on Main Street was 
chained shut. The ground floor retail spaces were full of debris, 
missing ceiling tiles, and showed signs of damage and 
deterioration. The Autobody business fronting on Babcock Place 
was also vacant. Debris and deterioration were observed 
throughout. A follow-up site visit was conducted on August 4, 
2021. The conditions in 2021 were unchanged since 2019.    
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RECORDS & VIOLATIONS 

Real Estate Transactions  2015 Quit Claim Deed – Current Owner acquired the property.  

Conclusions 

The property qualifies as in need of redevelopment under criterion “b” of the LRHL. The 
property formerly housed commercial uses that have been discontinued. The Auto Body 
facility has been out of business since 2013 and the storefronts and upstairs offices are vacant. 
Since the business has not been in operation for more than two years, the property qualifies 
under the newly modified criterion “b”. In addition, the physical condition of the property 
demonstrates deterioration. The lengthy vacancy and physical condition of the site 
demonstrate that it is untenantable in its current state. Therefore, the requirements for criterion 
“b” are satisfied.  
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View from Corner of Main & Babcock View from Main Street 

View from Babcock Front Door on Main Street with Chain & Lock 

Former Dry Cleaner - Note Debris & Missing Ceiling 
Tiles 

Corner Retail Space - Debris and Damage - Water 
Damage & Ceiling Tiles Warping 
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Auto Body Office - Water Damage Auto Body Garage - Debris and Deterioration 

Auto Body Garage 



Main Street Extension Redevelopment Study  September 8, 2021 

21 
 

 

View of Property August 4, 2021 

 

Interior of Property August 4, 2021  
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Block / Lot   116_47 

Street 
Address 247 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,750.056 SF / 0.0861 AC 
Class / Use 2 / Residential 
Assessed Land Value $48,000 
Assessed Imp. Value $169,900 -> $217,900 
Owner name ZOTIKOS, HELEN C   
Owner address 6 CLEARVIEW TERRACE West Orange 
Year Built / Age 1882 / 139 years 
Occupancy Status Occupied. Two-family residential unit.  
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“Constructed with Queen Anne influences circa 1885. It retains its 
historic form and has moderate integrity of exterior materials. 
Contributing to potential Tory Corner Historic District.” 

Site Visit Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a two-family dwelling that is old but has been 
deemed to be in average condition by the most recent tax 
assessment in 2011. The site visit confirmed the assessment 
records. The dwelling does not have a driveway or off-street 
parking.   
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RECORDS & VIOLATIONS 

Real Estate Transactions 11/21/2005 – The present owner acquired the property. No 
transactions since then.  

Conclusion 

Despite being an aging structure on a lot that is undersized in the zone and not having off-
street parking, the property is functioning as an occupied two-family dwelling. There is no 
evidence to suggest that the property conditions elevate to an area in need of 
redevelopment, but it may benefit from a program of rehabilitation due to its age.  
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Block / Lot   116_48 

Street 
Address  249 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 6,249.99 SF / 0.1434 AC 
Class / Use 4A / Mixed Use  
Assessed Land Value $156,300 
Assessed Imp. Value $200,400 -> $356,700 
Owner name SPINA, ANTHONY   
Owner address 121 MAPLE STREET West Orange 
Year Built / Age 1931 / 90 years 
Occupancy Status Commercial Space & Two Apartments - Occupied 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“Although the later addition was unsympathetic to the character 
of the house, it reflects a pattern of converting dwellings to retail 
uses and blends with nearby storefronts. Contributing to potential 
Tory Corner Historic District.” 

Site Visit Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a single-story L-shaped commercial building in 
the front, with a two-story residential building containing two 
apartments to the rear. A driveway is located on the south side of 
the property and a parking area is in the rear.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 7/25/2018 – Property transferred from estate of Samuel Spina to 
Anthony Spina. 

Conclusions 

The placement of the commercial building in front of the rear residential building creates an 
awkward arrangement. The driveway along the south side of the property is narrow and 
undersized for modern two-way operation based on the Township Code. However, there are 
no relevant violations or incident reports that demonstrate that there is any detriment 
attributable to these conditions. The property does not appear to qualify as in need of 
redevelopment but may benefit from a program of rehabilitation due to its age.  
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Block / Lot   116_50 

Street 
Address  251 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,852.04 SF / 0.0884 AC 
Class / Use 2 / Residential 
Assessed Land Value $47,900 
Assessed Imp. Value $201,700 -> $249,600 
Owner name ALBURQUEQUE, NICHOLAS   
Owner address 251 MAIN ST West Orange 
Year Built / Age 1882 / 139 years 
Occupancy Status Occupied two-family residential building 
DEP Records No 
Historic 
(Per WO Arch. Survey) This property was not included in the survey. 

Site Visit Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a two and a half story structure that contains two 
residential units. There is a brick paver driveway along the south 
edge of the property. A fence and gate provide access to the 
rear yard. The tax assessment records indicate that there is a 
finished basement and attic in the structure and that the interior 
was in average condition at the time of assessment in 2010.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 1/31/2007 – Acquired by present owner. 

Conclusions 

Despite being an aging structure, the property is functioning as an occupied two-family 
dwelling. There is no record of any violations of citations for the property and no evidence to 
suggest that the property conditions elevate to an area in need of redevelopment, but it may 
benefit from a program of rehabilitation due to its age.  
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Block / Lot   116_51 

Street 
Address 253-255 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 4,402.35 SF / 0.1011 AC 
Class / Use 4A / Mixed-Use 
Assessed Land Value $111,400 
Assessed Imp. Value $338,600 -> $450,000 
Owner name MAIN WEST ORANGE LLC,   
Owner address 599 BLOOMIELD AVE FLR 2 BLOOMFIELD, NJ 07003 
Year Built / Age 1886 / 125 years 
Occupancy Status 2 ground floor commercial spaces & 4 two-bedroom apartments  
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“The building, distinctive from other nearby commercial buildings 
of roughly the same period, retains its historic form and moderate 
integrity of exterior materials. Contributing to potential Tory Corner 
Historic District.”  

Site Visit Notes 

A site visit was conducted on June 25, 2019. The ground floor 
commercial spaces are occupied by the Willow & Olivia Bakery 
and the Vienna Music School. There are four upper floor 
apartments. The building is occupied and appears to be in good 
repair. The rear of the property abuts Lot 55, which contains a 
parking area with access to Kling Street. 
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RECORDS & VIOLATIONS 

Real Estate Transactions 3/22/18 – Property was transferred from the estate of Walter H. 
Smith to the current owner. 

Conclusions 

The property is currently occupied with two ground floor businesses, a bakery and tutoring / 
education business, and upper floor apartments. The property does not appear to meet any 
of the statutory criteria to qualify as in need of redevelopment. However, due to its age, it 
could benefit from a program of rehabilitation.  
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Block / Lot   116_53.01 

Street 
Address 257 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 1,540.80 SF / 0.0354 AC 
Class / Use 4A / Mixed-Use 
Assessed Land Value $37,800 
Assessed Imp. Value $124,900 -> $162,700 
Owner name MAIN WEST ORANGE LLC, 
Owner address 599 BLOOMFIELD AVE FLR2  BLOOMFIELD, NJ 07003 
Year Built / Age 1926 / 95 years 
Occupancy Status Ground floor commercial and one 2nd floor apartment 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“This two-story, two-bay, flat roof with crenelated parapet, brick 
commercial building was constructed circa 1930. It retains its 
historic form and has moderate integrity of exterior materials. 
Contributing to potential Tory Corner Historic District.” 

Site Visit Notes 

A site visit was conducted on June 25, 2019. The ground floor 
commercial space was occupied by a barber shop and an 
upper floor apartment was observed. The rear of the building has 
access to a shared parking area with a driveway on Kling Street 
that runs behind the adjacent Llewellyn Hotel.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 3/22/18 – Property was transferred from the estate of Walter H. 
Smith to the current owner. 

Conclusions 

The property is currently occupied with a mixed-use building containing one commercial 
space and one apartment. The property is less than 15 feet wide and undersized for the zone 
but contributes to the consistent pattern of development along Main Street. The observed 
physical conditions of the property and records from various Township departments do not 
appear to provide a basis for designating the property as in need of redevelopment. 
However, due to the age of the building, it may benefit from a program of rehabilitation.  
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Block / Lot   116_53 

Street 
Address 259 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,961.05 SF / 0.0909 AC 
Class / Use 4A / Boarding / Rooming House 
Assessed Land Value $100,800 
Assessed Imp. Value $449,200 -> $550,000 
Owner name MAIN WEST ORANGE, LLC 
Owner address 599 BLOOMFIELD AVE FLR2 BLOOMFIELD, NJ 07003 
Year Built / Age 1891 / 130 years 
Occupancy Status The New Llewellyn Hotel, a 23-room boarding house - occupied 
DEP Records Yes – SRP UST #738762 - Closed 

Historic 
(Per WO Arch. Survey) 

“Among the more visually interesting commercial buildings on 
Main Street...It has had a variety of commercial uses over the 
years, including as a bar prior to its recent reincarnation… 
Contributing to potential Tory Corner Historic District.” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The three-and-a-half 
story structure is at the corner of Main Street and Kling Street. 
There are three entrances from Main Street, a rear entrance, and 
an entrance from Kling Street. The ramp to the Kling Street 
entrance is in disrepair with brickwork and masonry buckling out 
into the sidewalk. A metal fire escape is attached to the rear 
façade. The building abuts Lot 55, which contained a parking lot, 
dumpster, and other trash receptacles at the time of site visit.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 3/22/18 – Property was transferred from the estate of Walter H. 
Smith to the current owner. 

Tax Assessment Notes 

The 2010 assessment record for the property indicates that the 
building has a total of 34 rooms. 23 rooms are for rent and there 
are 11 storage rooms. There is no kitchen facility and only one 
community bathroom per floor. At the time of the inspection, 
the rules were that tenants must stay at least three months and 
pay rent weekly.  

Conclusions 

The property has a history as a hotel. The structure is currently used as a rooming house that 
does not have kitchen facilities and only has one community bathroom per floor. The building 
shows signs of mild wear – several areas of siding are missing and damaged, the second floor 
fire escape door is boarded up, there is a ramp along the Kling Street side of the building that 
is buckling and has a broken railing, and trim over the rear entrance is hanging off the stoop 
roof. Despite some potential cosmetic issues, there do not appear to be property conditions 
that are detrimental to the safety, health, morals, or welfare of the public. The age of the 
property indicates it may benefit from a program of rehabilitation.  
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Block / Lot   116_55 

Street 
Address KLING STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,750.02 SF / 0.0861 AC 
Class / Use 4A / Parking Lot 
Assessed Land Value $44,900 
Assessed Imp. Value $9,800 -> $54,700 
Owner name MAIN WEST ORANGE, LLC   
Owner address 599 BLOOMFIELD AVE FLR2 BLOOMFIELD, NJ 07003 
Year Built / Age n/a – No structure 
Occupancy Status n/a – No structure 
DEP Records No 
Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property consists 
of a paved area with a roughly twenty-foot wide driveway and 
curb cut on Kling Street. The lot is partially paved, and partially 
gravel and dirt. There is no striping or other delineation of parking 
spaces. A chain link fence separates the property from the 
adjacent lot on Kling Street to the east. There was a roll-off 
dumpster located on in the lot at the time of site visit. The corner 
of the lot near the neighboring property had several piles of 
debris and recycling / garbage cans. The lot extends behind lots 
53, 53.01, 51, and 50.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 3/22/18 – Property was transferred from the estate of Walter H. 
Smith to the current owner. 

Conclusions 

The property is not improved with structures. It consists of a partially paved parking lot that is in 
poor condition. There is no striping, curb stops or other method to delineate spaces. At the 
time of site visit, the pavement was uneven and there were pools of water standing in the 
yard. There is a fenced in the rear portion of the lot behind adjacent lot 50 in which debris, 
including old appliances was stored. The lot is in common ownership with Lots 51, 53, and 53.01 
and provides rear access to those properties. The property is characterized by faulty 
arrangement because there is no delineation in the parking lot, limited lighting, and a 
haphazard circulation pattern between the rear yards of the adjacent properties. There is no 
record on the Township tax map of an easement agreement between the properties, which 
could create potential access issues and limit the parking available to Lots 51, 53, and 53.01. 
Despite the potentially faulty arrangement of the property, there are no conditions that 
appear to be detrimental to the general welfare. The property may benefit from a program of 
rehabilitation in conjunction with the adjacent properties. 
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Block / Lot   116.01_86 

Street 
Address 261 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,300.19 SF / 0.0758 AC 
Class / Use 4A / Mixed Use 
Assessed Land Value $82,500 
Assessed Imp. Value $334,000 -> $416,500 
Owner name 261 Main Street, LLC 
Owner address 179 Midway Avenue, Fanwood NJ 07023 
Year Built / Age 1871 / 150 years 
Occupancy Status Three commercial spaces and three upper floor apartments 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“The first story has been significantly altered with eh addition of a 
protruding storefront…Although integrity of design and materials 
is diminished, it is still sufficiently intact to add architectural 
interest… Contributing to potential Tory Corner Historic District.” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with three commercial spaces, a salon fronting on 
Main Street, a liquor store oriented toward the corner, and a 
“multi-service” store that provides services such as money 
transfers, phone cards, and other international transactions. There 
is a small rear yard area and a detached three-car garage on 
Kling Street.  
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. Per assessment data, the 
most recent property transfer took place on July 25, 2000. 

Conclusions 

The building contains three storefronts and three upper floors apartments in a relatively small 
footprint. The arrangement of the rear commercial space requires that the door to the upper 
floor residential units be kept open during business hours, which limits the privacy and security 
of the residential units. Despite the potentially faulty arrangement of the property, there is no 
substantiation that these conditions are detrimental to the general welfare. The property may 
benefit from a program of rehabilitation in conjunction with the adjacent properties. 
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Block / Lot   116.01_87 

Street 
Address 263 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,850.20 SF / 0.0884 AC 
Class / Use 4A / Commercial 
Assessed Land Value $98,200 
Assessed Imp. Value $351,800 -> $450,000 
Owner name CENCI INC 
Owner address 28 GINA CT. EAST HANOVER, NJ 07936 
Year Built / Age 1929 / 92 years 
Occupancy Status Two commercial storefronts 
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a single-story masonry structure that houses a nail 
salon and a Papa John’s. The structure abuts one of the 
entrances to the municipal Shoppers Parking Lot. The rear portion 
of the lot has its own parking area that is accessed by a driveway 
on Kling Street and separated from the municipal lot by a 
stockade fence.   
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RECORDS & VIOLATIONS 

Real Estate Transactions 
No deed present in assessor’s files. Per assessment data, the 
most recent property transfer took place on December 30, 2009. 
The property changed hands four times from 2000 to 2009. 

Conclusions 

The property consists of a single-story commercial building. The building is adjacent to one of 
the entrances to the municipal Shoppers Parking lot. The rear yard parking area is accessible 
from a driveway to Kling Street. The property is occupied with commercial businesses and 
there do not appear to be any conditions associated with, or characteristics of the property 
that would lead to a designation under one the redevelopment criteria. However, the age of 
the building indicates that it may benefit from a program of rehabilitation.   
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Block / Lot   116.01_88 

Street 
Address  265-267 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,850.18 SF / 0.0884 AC 
Class / Use 15C 
Assessed Land Value $28,200 
Assessed Imp. Value $0 -> $28,200 
Owner name TOWNSHIP OF WEST ORANGE 
Owner address 66 Main Street, West Orange NJ 07052 
Year Built / Age n/a 
Occupancy Status  
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property consists 
of a one-way exit driveway to Main Street and eight parking stalls. 
The drive aisle loops behind the adjacent building and connects 
to Lot 91, which is a similarly arranged one-way entrance 
driveway and parking. These lots are part of the larger municipal 
Shoppers Parking lot occupies the middle of the block and most 
of lots 83.01 and 101.01.  
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. The property is owned by the 
municipality.  

Conclusions 

This lot, along with Lot 91 provide driveway access to the larger Shoppers Parking lot and 
several parking spaces. The property is municipally owned, which satisfies the first prong of 
criterion “c” of the LRHL, but there does not appear to be any conditions that satisfy the 
second prong of the criterion. 
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Block / Lot   116.01_89 

Street 
Address  269-271 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 4,400.24 SF / 0.0817 AC 
Class / Use 4A / Mixed Use 
Assessed Land Value $111,700 
Assessed Imp. Value $541,300 -> $653,000 
Owner name DEEN PROPERTIES LLP,   
Owner address PO BOX 1287 MONTCLAIR, NJ 07042 
Year Built / Age 1909 / 112 years 
Occupancy Status Two retail spaces, eight apartments 
DEP Records No 

Historic (WO Arch. Survey) “The building retains its historic form and has moderate integrity of 
exterior materials. Contributing to potential Historic District.” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019 and again on August 
4, 2021. The property is developed with a three-story structure 
built to the property’s front and side lot lines. The building is 
flanked by one-way driveways from Main Street and to Main 
Street that provide access to public parking. There are two 
ground floor retail spaces, one of which was occupied by a 
men’s clothing store in 2019 that had been replaced by a hair 
salon in 2021, the other by a jewelry and electronics store. There 
are eight upper floor apartments. The rear of the building has a 
secondary means of egress and refuse collection areas. The back 
portion of the property contains a drive aisle that links the Main 
Street driveways on the municipally owned lots to each other.   
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RECORDS & VIOLATIONS 

Real Estate Transactions 9/22/14 – Current owner acquired the property.  

Conclusions 

The property lacks on-site parking for the building’s eight apartment units. A fire in 2016 
required the evacuation of the building and shutting off power. The building was fully 
inspected, and power was restored. The rear portion of the site contains a driveway that links 
lots 88 and 91 to provide circulation to the mid-block shoppers lot. The property was inspected 
and deemed fit for habitation after the 2016 fire. The property does not meet any of the 
criteria to be designated as in need of redevelopment, but it may benefit from a program of 
rehabilitation due to its age. 
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Block / Lot   116.01_91 

Street 
Address  273 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,850.19 SF / 0.0884 AC 
Class / Use 15C / Parking Area 
Assessed Land Value $47,000 
Assessed Imp. Value $4,800 -> $51,800 
Owner name TOWNSHIP OF WEST ORANGE 
Owner address 66 Main Street 
Year Built / Age n/a 
Occupancy Status n/a 
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. This property has a 
one-way entrance driveway from Main Street flanked by two 
rows of parallel parking containing a total of eight parking 
spaces. It provides access to the mid-block shoppers parking lot. 
The drive aisle goes behind the building on adjacent lot 89 to 
connect to the egress driveway back to Main Street located on 
lot 88.  
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. The property is owned by the 
municipality.  

Conclusions 

The property is a municipally owned lot that is part of the larger mid-block parking complex. 
The arrangement of the property consists of a one-way drive aisle flanked by parallel parking 
spaces. By virtue of the property’s municipal ownership, it meets the first prong of criterion “C”. 
The property is municipally owned, which satisfies the first prong of criterion “c” of the LRHL, but 
there does not appear to be any conditions that satisfy the second prong of the criterion. 
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Block / Lot   116.01_93 

Street 
Address  275 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,850.20 SF / 0.0884 AC 
Class / Use 4A / Mixed Use 
Assessed Land Value $96,300 
Assessed Imp. Value $243,700 -> $340,000 
Owner name KIRTON TRIO LLC,   
Owner address 18 SPRING HILL DR West Orange 
Year Built / Age 1911 / 110 years 
Occupancy Status Two retail spaces & two apartments 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“retains some semblance of an original first-story glass 
storefront…Three-sided bay windows at the second story define 
upstairs flats. The building retains its historical form and has 
moderate integrity of exterior materials. Contributing to potential 
Tory Corner Historic District” 

Site Visit / Assessment 
Notes 

Site visits were conducted on June 25, 2019 and August 4, 2021. 
The ground floor retail spaces contained a pet store and a 
vacant store front. The upper floor apartments appeared to be 
occupied. The building occupies most of the lot and has some 
parking and in the rear yard and entrances to the upper floor 
apartments that are accessible from adjacent lot 91.  
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RECORDS & VIOLATIONS 

Real Estate Transactions The current owner purchased the property on 6/11/15.  

Conclusions 

One of the property’s retail spaces is vacant, but there are no code violations or other issues 
that would substantiate a finding that the property is in need of redevelopment. However, the 
age of property indicates that it would likely benefit from a program of rehabilitation.  
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Block / Lot   116.01_95 

Street 
Address  277 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 3,839.75 SF / 0.0882 AC 
Class / Use 4A / Mixed-use 
Assessed Land Value $96,300 
Assessed Imp. Value $325,700 -> $422,000 
Owner name BARBA HOLDINGS, LLC 
Owner address 134 UNION AVENUE NEW PROVIDENCE, NJ 07974 
Year Built / Age 1911/ 110 years 
Occupancy Status Ground floor bar, two apartments upstairs. 
Add Lots? - 
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a mixed-use building that contains Misty’s 
Restaurant and Bar on the ground floor, which also has an office 
on the 2nd floor of the rear portion of the building, and two 
apartments upstairs. There is a driveway along the right side of 
the property that can accommodate several vehicles. The rear 
portion of the building has several doors that open to nowhere. 
The rear of the building abuts the mid-block municipal parking lot. 
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. Per assessment data, the 
most recent property transfer took place on July 9, 1999. 

Conclusions 

The property has an odd configuration, particularly toward the rear of the building. There are 
two second floor doors visible on the right side of the building that do not open to a balcony 
or staircase. A ladder was observed propped against the rear garage near the upper floor 
doors. The driveway along the side of the building is narrow and either requires vehicles to 
back into from Main Street or out of it onto Main Street. The rear portion of the driveway in front 
of the garage was observed to be cluttered with equipment and debris. Despite these issues 
with the arrangement and design of the property, there was no specific information to 
substantiate the second prong of criterion “d”. 
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Block / Lot   116.01_96 

Street 
Address  279-281 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 4,354.26 SF / 0.099 AC 
Class / Use 4A / Commercial 
Assessed Land Value $108,600 
Assessed Imp. Value $534,900 -> $643,500 
Owner name D&M REAL ESTATE 2 LLC   
Owner address 332 MONTGOMERY ST. JERSEY CITY, NJ 07302 
Year Built / Age 1933/ 88 years 
Occupancy Status Xtreem Clean Laundromat 
Add Lots? - 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“The most distinctive feature other than the parapet with its 
rondel-motif end pieces is a metal-tile covered pent eave. The 
building retains its historic form and has moderate integrity of 
exterior materials. Contributing to potential Tory Corner Historic 
District” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property is 
developed with a single-story building that occupies nearly the 
entire lot. The commercial structure is operated as a laundromat. 
At the time of site visit, the property was active with customers. 
The business’s garbage cans are located in a narrow alley along 
the northeast side of the building between  
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RECORDS & VIOLATIONS 

Real Estate Transactions Acquired by current owner March 23, 2010. 

Conclusions 

The property is developed with a laundromat, that has been in operation for several decades. 
The structure occupies nearly the entire lot with its front entrance on Main Street and a rear 
access to the shoppers parking lot. The property does not meet any of the criterion to be 
designated as in need of redevelopment, but it may benefit from a program of rehabilitation 
due to its age. 
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Block / Lot   116.01_97 

Street 
Address  283 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 2,492.94 SF / 0.0545 AC 
Class / Use 4A / Mixed Use 
Assessed Land Value $68,800 
Assessed Imp. Value $371,200 -> $440,000 
Owner name 283 MAIN STREET, LLC 
Owner address 283 MAIN ST West Orange 
Year Built / Age 1923 / 98 years 
Occupancy Status Ground floor – OnSet Employment Upper – 2 Apartments  
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“It is architecturally minimally Neo-Classical Revival in 
style…although what stands out most is a recessed brick arch 
that defines the central bay at the second and third stories. 
Contributing to potential Tory Corner Historic District.” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The three-story 
structure is developed with a ground floor commercial space 
occupied by a staffing agency. There are apartments on the 
upper floors. The rear of the building is a single-story section with a 
door that leads to an alley that connects to Washington Street 
behind the adjacent property. There is a rear staircase and 
entrance to the third floor of the building.  
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RECORDS & VIOLATIONS 

Real Estate Transactions The current owner acquired the property on February 7, 2008. 

Tax delinquencies None 

Conclusions 

The structure occupies nearly the entire lot and relies on the adjacent property for rear access. 
The arrangement is potentially hazardous to occupants of the structure if the rear area is 
blocked. There are several repeated fire code violations that create a potential hazard for 
occupants of the building. However, there was no specific evidence available that could 
substantiate a detriment to the wellbeing of the residents.  
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Block / Lot   116.01_98 

Street 
Address  285 MAIN STREET 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF) 3,163.09 SF 
Class / Use 4A / Mixed-Use 
Assessed Land Value $82,800 
Assessed Imp. Value $559,700 -> $642,500 
Owner name HLW ENTERPRISES, LLC 
Owner address 85 SOUTHERN BLVD CHATHAM, NJ 07928 
Year Built / Age 1911 / 110 years 
Occupancy Status Three ground floor businesses, Upstairs Apartments 
Add Lots? - 
DEP Records No 

Historic 
(Per WO Arch. Survey) 

“…constructed with Renaissance Revival influences…The 
handsome building defines the southeast corner of the 
intersection of Main and Washington streets. Contributing to 
potential Tory Corner Historic District.” 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The Washington 
Street facing side of the building was occupied by a Yoga Studio 
in a double retail storefront. The corner storefront was occupied 
by United Healthcare and the Main Street facing storefront was 
occupied by a Farmers Insurance office. The upper floors contain 
six apartments. There is a narrow alley next to the structure on 
Washington that leads to the rear of the building, which provides 
tight rear access to the back of the units. 
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RECORDS & VIOLATIONS 

Real Estate Transactions The current owner acquired the property on December 13, 2005. 

Board approvals / Building 
permits 

2/4/13 – Interior renovation to entire building post-truck damage. 
2/21/13 – Remove and replace stucco 
6/12/13 – Repair brick, install cornices. 
1/17/17 – Boiler 
1/13/17 – Sheetrock basement 

Code/Zoning violations 
(health, construction, 
code, property, 
maintenance code, fire, 
etc.) 

 None 

Police Six instances of burglar or other alarms since the beginning of 
2018. No other notable police activity. 

Fire None 

Tax delinquencies None 

Conclusions 

The structure was damaged by a truck accident in 2013. After the accident, an interior and 
exterior renovation of the building was conducted. The building is occupied and was recently  
renovated. There is no evidence that the property qualifies as in need of redevelopment. 
However, the age of the building indicates that it may benefit from a continued program of 
rehabilitation.  
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Block / Lot   116.01_99 

Street 
Address 

92 Washington 
Street 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 9,570.67 SF / 0.2169 AC 
Class / Use 15C / Police Substation 
Assessed Land Value $113,400 
Assessed Imp. Value $354,500 -> $367,900 
Owner name TWP OF WEST ORANGE 
Owner address  
Year Built / Age 1903 / 118 years 
Occupancy Status Occupied 
Add Lots? - 
DEP Records Cultural Resource – PI 523709; SRP-PI – 014428 (UST removed 1990) 

Historic 
SHPO Opinion 8/1/1977 – ID# 1367 – Former West Orange Hose 
Company No. 2 was opined as eligible for the State and National 
Registers. 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The former fire house 
is occupied by the P/O Timothy C. Groves Police Substation and 
Community Center. The rear portion of the property contains 
parking spaces that are part of the mid-block shoppers’ lot. 
Several of the structures that front on Main Street have rear 
means of ingress and egress that abut the subject property. A 
portion of the basketball court, which is located partially on 
adjacent Lot 100 occupies the eastern side of the property.  
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. 

Conclusions 

The property is owned by the Township and currently serves a municipal function. A section of 
the shoppers’ parking lot and means of ingress and egress for several buildings that front on 
Main Street are in the rear portion of the lot. The property meets the first prong of criterion “c” 
because it is publicly owned.  The property is municipally owned, which satisfies the first prong 
of criterion “c” of the LRHL, but there does not appear to be any conditions that satisfy the 
second prong of the criterion. 
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Block / Lot   116.01_100 

Street 
Address 

88 Washington 
Street 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 4,755.54 SF / 0.109 AC 
Class / Use 15C / 
Assessed Land Value $56,400 
Assessed Imp. Value $0 -> $56,400 
Owner name TWP OF WEST ORANGE 
Owner address  
Year Built / Age n/a 
Occupancy Status n/a 
Add Lots? - 
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The property is 
located adjacent to the police substation on Lot 99. The site is 
nearly entirely paved and is developed with a basketball court 
surrounded by a metal fence and a portion of the mid-block 
shoppers’ parking lot. There are no structures on the property.  
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RECORDS & VIOLATIONS 

Real Estate Transactions 11/12/1999 – Township of West Orange acquired the property. 

Conclusions 

The property is municipally owned and developed with a basketball court and a portion of the 
shoppers’ parking lot. The property meets the first prong of criterion “c” by virtue of being 
municipally owned. The property is municipally owned, which satisfies the first prong of criterion 
“c” of the LRHL, but there does not appear to be any conditions that satisfy the second prong 
of the criterion. 
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Block / Lot   116.01_101.01 

Street 
Address 

84 Washington 
Street 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 24,132.67 SF / 0.5540 AC 
Class / Use 15C / Fire House and Parking Lot 
Assessed Land Value $406,500 
Assessed Imp. Value $418,900 -> $825,400 
Owner name TWP OF WEST ORANGE 
Owner address  
Year Built / Age 1976 / 45 years 
Occupancy Status Occupied  
Add Lots? - 
DEP Records SRP PI – 014429 UST 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. The portion of the 
property closest to Washington Street is developed with a 
Township firehouse and most of the mid-block shoppers’ parking 
lot. The parking lot is accessible by a driveway from Washington 
Street, and a driveway on adjacent lot 83.01 to Kling Street. 
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. 

Conclusions 

The property is municipally owned and use for two public purposes – a fire house, and a 
parking lot. The parking lot occupies most of this property as well as portions of Lots 81.03, 88, 
91, 99, and 100. The lot lacks striping throughout most of its area and shows signs of wear. The 
designated ADA parking stalls are not striped and labeled in a manner consistent with current 
standards. The area around the perimeter of the parking lot was observed to be overgrown 
and a wooded picket fence adjacent to the neighboring property was damaged. Many of 
the parking meters in the lot are in disrepair. The lot lacks stormwater inlets and is uneven, 
which results in ponding during rain events. The property is municipally owned, which satisfies 
the first prong of criterion “c” of the LRHL, but there does not appear to be any conditions that 
satisfy the second prong of the criterion. 
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Block / Lot   116.01_81.03 

Street 
Address Kling Street 

LOT INFORMATION 
Tax Map Page 0051 
Lot Area (SF / AC) 6,578.35 SF / 0.1512 AC 
Class / Use 15C / Parking Area 
Assessed Land Value $30,600 
Assessed Imp. Value $8,100 -> $38,700 
Owner name TWP OF WEST ORANGE 
Owner address  
Year Built / Age n/a 
Occupancy Status Parking lot 
Add Lots? - 
DEP Records No 

Historic 
(Per WO Arch. Survey) n/a 

Site Visit / Assessment 
Notes 

A site visit was conducted on June 25, 2019. This property is a “t-
shaped” lot that contains a driveway from Kling Street to the 
shoppers’ parking lot. The lot has a row of six parallel parking 
spaces along the driveway and approximately six additional 
spaces that are part of the larger shoppers’ lot. The property is in 
common ownership and use with adjacent lot 101.01.  
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RECORDS & VIOLATIONS 

Real Estate Transactions No deed present in assessor’s files. 

Conclusions 

The property is an irregularly shaped, municipally owned property. It is contiguous with the 
remainder of the shoppers parking lot and provides access to and from Kling Street. The 
property is municipally owned, which satisfies the first prong of criterion “c” of the LRHL, but 
there does not appear to be any conditions that satisfy the second prong of the criterion. 
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Area-wide Analysis 

Overall, the Study Area is characterized by a dense pattern of mixed-use development. The 

structures are aging, with many over one hundred years old. However, the commercial spaces, 

with few exceptions, are occupied, largely with long-term tenants. Most of the structures have 

upper floor residential units, which are occupied.  

The former Future Auto Body property at Block 116, Lot 44 in the south end of the Area 

demonstrates long-term vacancy and deterioration of a commercial property that meets 

criterion “b” of the LRHL.  

Other properties in Block 116 demonstrate conditions that may be obsolete and worthy of future 

or ongoing analysis, including Lots 51, 53, 53.01, and 55, at the corner of Main Street and Kling 

Street. These lots are in common ownership and rely on Lot 55 for parking and rear access. The 

means of rear egress for the structures on Lots 51, 53, and 53.01, and the potential for excessive 

lot coverage and crowding could become and issue if Lot 55 were developed independently, 

but at this time there is no evidence that the arrangement is creating an issue.  

Many of the remaining properties in Block 116.01 lack on-site parking and rely on adjacent 

properties to provide means of egress since many of the buildings are built to, or near the 

property line. However, these rear means of egress are generally orderly and the overall corridor 

fronting along Main Street appears to function without substantial incident. There are no 

significant records of property or fire code violations that would speak to a detriment caused by 

the arrangement of these properties. The age of the properties and infrastructure indicate that 

the Area may benefit from a program of rehabilitation. 

In conclusion, there is substantial evidence to support a finding that Block 116, Lot 44 qualifies as 

in need of redevelopment under criterion “b” while the remaining properties, which have been 

designated an area in need of rehabilitation may benefit from a program of rehabilitation. 
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