
RESOLUTION 

PLANNING BOARD 
BOROUGH OF WANAQUE 

RESOLUTION OF :MEMORIALIZATION APPROVING THE MASTER PLAN 
REEXAMINATION REPORT, PURSUANT TO NJ.S.A. 40:55D-89. 

WHEREAS, in accordance with NJ.S.A. 40:55D-89 of the Municipal Land Use Law, the 

Planning Board shall, at least every six years, provide for a general reexamination of its master 

plan and development regulations and prepare and adopt by resolution a report on the findings of 

such reexamination; and 

WHEREAS, the reexamination report shall state: 

a. The major problems and objectives relating to land development in the 

municipality at the time of the adoption of the last reexamination report. 

b. The extent to which such problems and objectives have been reduced 

or have increased subsequent to such date. 

c. The extent to which there have been significant changes in the 

assumptions, policies, and objectives forming the basis for the master plan 

or development regulations as last revised, with particular regard to the 

density and distribution of population and land uses, housing conditions, 

circulation, conservation of natural resources, energy conservation, 



collection, disposition, and recycling of designated recyclable materials, and 

changes in State, country, and municipal policies and objectives. 

d. The specific changes recommended for the master plan or development 

regulations, if any, including underlying objectives, policies and standards, 

or whether a new plan or regulations should be prepared. 

e. The recommendations of the planning board concerning the 

incorporation of redevelopment plans adopted pursuant to the "Local 

Redevelopment and Housing Law," P.L. 1992, c.79 (C 40A;12A-1 et al.) 

into the land use plan element of the municipal master plan, and 

recommended changes, if any, in the local development regulations 

necessary to effectuate the redevelopment plans of the municipality; and 

WHEREAS, the Planning Board of the Borough of Wanaque last reexamined the Master 

Plan on January 18,2002; and 

WHEREAS, the Planning Board of the Borough of Wanaque having retained the services 

of Kenneth Albert, P.E., P.P. to aid them in the preparation of the 2010 Master Plan 

Reexamination Report, and to include all required statutory elements in said report; and 

WHEREAS, the Planning Board of the Borough of Wanaque having actively participated 

in the preparation and review of said report; 



NOW, THEREFORE, BE IT RESOLVED this 15th day of April, 2010, that the Planning 

Board of the Borough of Wanaque at its meeting of March 18, 2010, has reviewed, approved and 

adopted the Wanaque Master Plan Reexamination 2010 Report prepared by Kenneth Albert, P.E., 

P.P., and thereby amended the Borough of Wanaque's Master Plan to include said Reexamination 

Report. The Board approved the subject Housing Element and Fair Share Plan by a roll call vote 

of8 to 0. 

MOTION INTRODUCED BY: Commissioner Rucci 

SECONDED BY: Commissioner Reuter 

PLANNING BOARD BOROUGH OF WANAQUE 

Attest: 
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David Slater 

Eugene Verba 

Planning Board Secretary 

Jennifer Fiorito 

Planning Board Attorney 

Steven Veltri, Esq. 
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OBJECTIVES 

• • • 
There have been substantial state regulatory changes impacting 
land use in the Borough of Wanaque in the past few years. There 
has also been ongoing efforts involving both preservation and 
redevelopment in areas of the Borough. The regulatory issues 
coupled with a desire for responsible development presents both 
a substantial planning challenge as well as a planning opportu 
nity for Wanaque in the coming years. 

In accordance with New Jersey Municipal Land Use Law, the 
Wanaque Planning Board must re-examine and revise or rewrite 
the Master Plan every six years. The Borough's last Master Plan . 
reexamination report was prepared in 2002. However, the Bor 
ough has completed a number of planning investigations and 
assessments since 2002. Redevelopment studies have focused 
on Ringwood Avenue in the north and south of Wanaque, Fourth 
Avenue and the Route 287 interchange. The Borough has also 
completed a self assessment study, an initial assessment of con 
formance with the Highlands Master Plan and a Build-Out analy 
sis for the Borough. 

At this time, Wanaque is aggressively seeking plan conformance 
with the Highlands Regional Master Plan. 

The preparation of a new master plan presents an opportunity to 
engage the public once again in the planning process and to 
translate the shared vision of the community into a set of land 
use regulations. 

Planning is not new to the Borough of Wanaque. In 1964, the 
Borough, through a cooperative government program, author 
ized a municipal development report which produced a com 
prehensive planning document for Wanaque. 

Over the past twenty-five years, numerous planning and redevel 
opment efforts were made as indicated by the following docu 
ments: 

1. Borough of Wanaque Master Plan, Prepared by Michael 

Kauker, 1985 

2. Borough of Wanaque Master Plan Revision', Prepared by 

Michael Kauker, June, 1992 

3. Borough of Wanaque Master Plan reexamination Report, 

Prepared by Jill Hartmann, January 10, 2000 

4. Borough of Wanaque Master Plan reexamination Report, 

Prepared by Jill Hartmann, January 10, 2002, revised Janu 

ary 18,2002 

5. Ringwood Avenue Redevelopment Report, Prepared by 

Michael Kauker, March 31, 2004 

6. Ringwood Avenue (South of Doty Road) Redevelopment 

Investigation Report, Prepared by Robert Benecke and 

Fred Suljic, January 15, 2008 

7. Borough of Wanaque Municipal Self Assessment, Pre 

pared by CGP&H, June, 2008 

8. Highlands Initial Assessment, Prepared by Fred Suljic and 

Bob Tessier, May, 2009 

9. Wanaque Borough Municipal Build-Out Report, Prepared 

by the State of New Jersey Highlands Water Protection 

and Planning Council, June, 2009 

2010 Wanaque Master Plan Reexamination Page 5 



OBJECTIVES 
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Figure 1- Aerial View of the Borough of Wanaque 

Municipal Land Use Law requires that: 

lithe governing body shall, at least every six years, provide for a 
general reexamination of its master plan and development regu 
lations by the planning board" (MLUL 40:55D-89). 

The statute requires that the reexamination report include state 
ments and analysis as follows: 

• The major problems and objectives relating to land devel- 

opment in the municipality at the time of 
the adoption of the last reexamination re 
port. 

The extent to which such problems and ob 
jectives have been reduced or have in 
creased subsequent to such date. 

The extent to which there have been signifi 
cant changes in the assumptions, policies, 
and objectives forming the basis for the 
master plan or development regulations as 
last revised, with particular regard to the 
density and distribution of population and 
land uses, housing conditions, circulation, 
conservation of natural resources, energy 
conservation, collection, disposition, and 
recycling of designated recyclable materi 
als, and changes in State, county and mu 
nicipal policies and objectives. 

The specific changes recommended for 
the master plan or development regula 
tions, if any, including underlying objectives, 
policies and standards, or whether a new 
plan or regulations should be prepared. 

• The recommendations of the planning 
board concerning the incorporation of re 
development plans adopted pursuant to 
the "Local Redevelopment and Housing 
Law," P.L.1992, c.79 (CAOA:12A-l et al.) into 
the land use plan element of the municipal 
master plan, and recommended changes, 
if any, in the local development regulations 
necessary to effectuate the redevelop 
ment plans of the municipality. 

• 

• 

• 

(MLUL 40:55d-89) 
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OBJECTIVES 

!iiiiiiiiiiiiiiiiiiiiiiiiii 
Considering that the Highlands Water Protection and Planning 
Act was enacted in 2004, two years after the Borough's last Mas 
ter Plan reexamination, there is now a body of development 
regulations and constraints that need to be reviewed and incor 
porated into the Master Plan. In addition, the Borough has com 
pleted several redevelopment studies and a substantial redevel 
opment project since 2002. At some point in the near future, 
the Borough, through the Planning Board, must consider gener 
ating a new plan to fully reflect all of the changes that have oc 
curred since the 1985 Master Plan and the reexamination reports 
that were completed in 1992, 2000 and 2002. 

At this time the Borough is in the process of developing a plan to 
meet its statutory obligations, however; a thorough and com 
plete rewriting of the Master Plan will likely be necessary upon 
completion of the preliminary requirements for the municipality 
under the Highlands Council's regulations. 

Statement of Objectives 

The Wanaque Planning Board last adopted objectives related to 
land development in 1992. These objectives were then restated 
and discussed in the 2000 reexamination report and the 2002 re 
examination report. Many of the objectives are outdated and 
the statement of Objectives should be revised to reflect the cur 
rent state of the Borough. 

In addition, the Borough, in seeking plan conformance with the 
Highlands Regional Master Plan (RMP) will be required to adopt 
or, at the least, adhere to the Highlands Act's goals for both the 
preservation and planning areas. The following are the objec 
tives from the 1992 Master Plan Reexamination, continued 
through the 2001 Reexamination Report: 

1992 and 2002 Objectives 

1. To encourage residential densities that will allow housing 
for a variety of income ranges. 

2. To encourage the development of appropriate commer 
cial, industrial, employment and recreational facilities to 
serve the needs of all Borough residents and help main 
tain a stable tax base. 

3. To provide for specific regional commercial sites that will 
encourage regional commercial development without 
adversely impacting the surrounding neighborhood com 
munities. 

4. To provide for specific mixed use redevelopment sites in 
the Haskell section of the Borough to revitalize the 
neighborhood and strengthen its economic base. 

5. To alleviate the severe traffic congestion experienced by 
the Borough. 

6. To develop an alternate north-south transportation corri 
dor to alleviate the traffic congestion along Ringwood 
Avenue. 

7. To actively lobby with the County of Passaic, board of 
Chosen Freeholders to implement alternative three of its 
Ringwood Avenue Feasibility study prepared by Richard 
A. Alaimo Engineering Associates, dated December 
1991. 

8. To coordinate traffic circulation associated with Route 1- 
287. 

9. To protect residential neighborhoods from adverse af 
fects of traffic, noise and air pollution. 

2010 Wanaque Master Plan Reexamination Page 7 
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OBJECTIVES 

Status of Prior Objectives 

Objective 1 has largely been achieved and 
should be restated to reflect the current state of 
housing in Wanaque. 

Objectives 2 and 3 should be modified to reflect 
the built up nature of the Borough. New devel 
opment will be very limited. Future development 
will take the form of redevelopment and the ex 
isting redevelopment plans and activities should 
be reflected in a consolidated statement of 
these objectives. 

Objective 4 is no longer relevant. The Haskell 
Town Center has been completed. The remain 
ing redevelopment, if any, will to be south of 
Doty Road and the area directly west of the new 
Town Center has been declared an Area in 
Need of Redevelopment by the Planning Board 
therefore the statement of objectives should re 
flect this. 

Objective 5 needs more specificity if the Borough 
is to implement a program to improve traffic flow 
along Ringwood Avenue. 

Objectives 6, 7 and 8 require revision. Route 1- 
287 has been completed. 

Objective 9 should be incorporated into a single 
statement reflecting the primary importance of 
residential neighborhoods and the need to pro 
tect those neighborhoods. 

Figure 2-Highlands Area streams, Wetlands, Lakes and Reservoirs 

2010 Wanaque Master Plan Reexamination Page 8 



OBJECTIVES 
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Highlands Council Goals 

The Highlands Council has developed regional goals for both the 
Preservation and Planning Areas within the Highlands. Those 
goals are as follows: 

Overall Goal 

• Protect. restore, and enhance the quality and quantity of sur 
face and ground waters 

• Preserve farmland and historic sites and other historic re 
sources 

• Preserve outdoor recreation opportunities, including hunting 
and fishing, on publicly owned land 

• Promote conservation of water resources 

• Promote brownfield remediation and redevelopment 

Preservation Area Goals 

• Preserve extensive and, to the maximum extent possible, con 
tiguous areas of land in its natural state, thereby ensuring the 
continuation of Highlands environment which contains the 
unique and significant natural, scenic, and other resources 
representative of the Highlands Region 

• Protect the natural, scenic, and other resources of the High 
lands Region, including, but not limited to, contiguous forests, 
wetlands, vegetated stream corridors, steep slopes, and criti 
cal habitat for fauna and flora 

2010 Wanaque Master Plan Reexamination 

• Promote compatible agricultural, horticultural, recreational, 
and cultural uses and opportunities within the framework of 
protecting the Highlands environment 

• Prohibit or limit, to the maximum extent possible, construction 
or development which is incompatible with preservation of 
this unique area 

Planning Area Goals 

• Preserve to the maximum extent possible any environ 
mentally sensitive lands and other lands needed for recreation 
and conservation purposes 

• Protect and maintain the essential character of the High- 
lands environment 

• Promote the continuation and expansion of agricultural, horti 
cultural, recreational, and cultural uses and opportunities 



OBJECTIVES !========= 
• Encourage, consistent with the state Development and Re 
development Plan and smart growth strategies and principles, 
appropriate patterns of compatible residential, commercial, and 
industrial development, redevelopment, and economic growth, 
in or adjacent to areas already utilized for such purposes; dis 
courage piecemeal, scattered, and inappropriate develop 
ment, in order to accommodate local and regional growth and 
economic development in an orderly way while protecting the 
Highlands environment from the individual and cumulative ad 
verse impacts thereof 

• Promote a sound, balanced transportation system that is 
consistent with smart growth strategies and principles and which 
preserves mobility in the Highlands Region 

The above Overall Goals, Preservation Area Goals and Planning 
Area Goals are incorporated into the objectives of the Wanaque 
Master Plan. In addition to the Highlands Council goals, the Bor 
ough is adopting local area objectives into its overall objectives. 

Borough Objectives 

In light of the changes in recent years within the Borough and in 
consideration of the new statutory and regulatory obligations 
and responsibilities thrust upon the Borough, the Planning Board 
adopts the following objectives for the Master Plan. 

• To preserve and protect existing residential neighborhoods 
from intrusions from incompatible land uses. 

• To continue to provide a variety of residential densities that 
allows housing for a varied income ranges. 

• To protect and preserve the Borough's environmental re 
sources in accordance with the goals of the Highlands's Council 
for both the Preservation and Planning Areas. 

• To encourage the redevelopment of appropriate commercial 
and industrial properties to provide employment opportunities, 
strengthen its economic base and clean up polluted sites without 
adversely impacting residential neighborhoods. 

• To provide recreational facilities to serve the needs of all Bor 
ough residents. 

• To develop a strategic plan to improve traffic flow along Ring 
wood Avenue, Wanaque's primary roadway, including the possi 
bility of alternative routing. 

2010 Wanaque Master Plan Reexamination Page 10 
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DEMOGRAPHICS 

Overview 

The Bouough's last official demographic summary was com 
pleted in June, 2008 by the Borough of Wanaque Municipal Self 
Assessment Study prepared by CGP&H. It utilized the 2000 Cen 
sus numbers which are largely out of date. Next year, the 2010 
census will be available and detailed statistics will be provided 
by the Census Bureau regarding the population, housing quanti 
ties, types and conditions as well as the distribution of personal 
income within the Borough. However, it is still important to exam 
ine population trends and projections now because meaningful 
decisions are being made today that will ultimately have an im 
pact on the future population of Wanaque. 

r--·----·---·-- ---- ... -------------- .. ---------------- .. --------, 
I 

! Historical Population 
I I 14000 -;-- - .. _ .... - .. -. - ---- -- ------- .. -- .---- ----.--- , ' , 
I i 12,000 

110,000 , 

I 8,000- 

- Population 6,000 1- --- - -- 
4 000 -,. -- - - - , ! 

I 2,000' -- .- ... - . 

i 
I 
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L 

I o ~ -.- - I ....•.•..• _, - .•..• -.,..-r---- .. r----~ ':-_"_" ·-r'--- •• ~-...·l~·-----;- '~''''I 

193019401950196019701980199020002008 

Figure 4-Historical Population (2008 projection from Rutgers Study) 

Year Population % increase 

1930 3,119 

1940 3,143 0.8% 

1950 4,222 34.3% 

1960 7,126 68.8% 

1970 8,636 21.2% 

1980 10,025 16.1% 

1990 9,711 -3.1% 

2000 10,266 5.7% 

2007 11,649 13.5% 
Figure 5-Historical Population (2007 projection from US Census Bureau) 

Wanaque's population has steadily increased from 1930 to the 
present with the exception of a small decrease in the 1980's. 

There are many sources of current demographic information and 
there is no question that the total population has increased in a 
substantial way in the last decade. The United States Census 
Bureau generates population updates and in 2007, the Census 
Bureau estimated the population of Wanaque at 11,649, a 13.5% 
increase from the 2000 Census numbers. 

More recently, in October of 2009, the Center for Urban Policy 
Research at Rutgers University, developed population estimates 
for every New Jersey municipality as part of their Impact Assess 
ment work with the New Jersey state Development and Rede 
velopment Plan. Their population estimate for the Borough of 
Wanaque in 2008 was 12,195, an 18.8% increase from the 2000 
Census numbers. There are other estimates but the Rutgers 
study is the most recent and an examination of approved resi 
dential projects from 2000 to the present appears to support the 
Center for Urban Policy Research estimates. 

2010 Wanaque Master Plan Reexamination Page 12 
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Year Population % increase 

1930 3,119 

1940 3,143 0.8% 

1950 4,222 34.3% 

1960 7,126 68.8% 

1970 8,636 21.2% 

1980 10,025 16.1% 

1990 9,711 -3.1%' 

2000 10,266 5.7% 

2008 12,195 18.8% 
Figure 6-Historical Population (2008 projection from Rutgers Study) 

In addition to population estimates, there are also several 
sources of population projections. With the advent of the High 
lands Council and strict regulation by the New Jersey Depart 
ment of Environmental Protection and the Highlands Council 
over land in the Preservation Area, it is clear that Wanaque is ap 
proaching its limit with regard to population growth. 

Households and Population 

Almost all of Wanaque's vacant land is within the Preservation 
Area and thus will experience very little, if any, growth in the fu 
ture. The Planning Area is largely built out offering limited oppor 
tunities for population growth. The population and housing pro 
jections by the North Jersey Transportation Authority, The Bor 
ough's 2007 COAH Plan projection and the Rutgers projections 
for the state Plan offer some insight into population trends. The 
Rutger's study is the latest and probably most accurate projec- 

Projection Source 2015/2018 2015/2018 
Household Employment 
Households Projection 

North Jersey Transportation Author- 
ity 3650 3450 
Borough COAH Plan 4403 3310 
2007 COAH Plan 4119 2745 
State Planning Commission Projec- 
ions 4256 2573.5 

State Planning Commission Projec- 
ions 
By Center for Urban Policy Research 
(December 11, 2009) 
Trend 4317 2571 

average plan and trend 42561 2573.5 
Plan 4195 2576 

Figure 7- Projections of Number of Households from Various Sources 

tion and is divided into two groups: Plan and Trend. 

The "Plan" estimate is the population projection for Wanaque if 
the new state Plan is adopted and implemented in full. The 
"Trend" estimate is the projection if the historical conditions con 
tinue and the state Plan is not implemented. The average of 
Plan and Trend projections offers the most likely situation be 
cause the state Plan, if implemented, will likely be partially, not 
entirely implemented. Examining the Rutgers projections, it is esti 
mated that in the year 2018 there will be 4,256 households in 
Wanaque. 

In 2000, the Census Bureau estimated that there were 3,444 
households in the Borough. Redevelopment between 2000 and 
2008 alone provided over 450 new housing units and it appears 
possible that 300 more units will be constructed over the ten year 
period between 2009 and 2018. The household estimates for 
household units in 2018 by Rutgers, appear to be reasonable and 
in line with the environmental constraints that exist. 

2010 Wanaque Master Plan Reexamination Page 13 



DEMOGRAPHICS 

!iiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiii Beyond 2018, projections are of limited value. In Wanaque's 
case, the maximum number of residents and residential house 
holds will largely depend on the environmental regulations and 
constraints at that time. If existing constraints continue, the Bor 
ough will not increase in either population or residential units be 
yond that projected for 2018. 

The Rutgers study also projected that the 2018 population for 
Wanaque will be 12,53l. This number appears to be underesti 
mated but the 2028 population of 13,055 appears more reason 
able for 2018. Although, these are simply projections, the num 
bers provide a framework for the realistic assessment of the fu 
ture of the Borough and the real, but limited, possibilities for resi 
dential growth. 

In general, it can be said that I- .. ·--·-·---·------ .. ~· 

Wanaque's population is cur- ! 
rently between 12,000 and i 
12,500 people. It can be ex- I 
pected to increase over the I 
next decade to between 
13,000 and 13,500. If the cur- I 

rent environmental con- i 
straints continue to exist, the I 
population will be limited to I 
approximately 13,500 pee- I 
pie. i 

I The number of households I 
t 
I 

I 
has increased steadily in the 
last decade and is ap 
proaching 4,000 residential 
housing units today. Existing 
and future redevelopment 
projects will increase the 
number of residential units in I 
the next decade. The most 
reasonable projections indi- ~ 
cate that there will be be- ~ 
tween 4200 and 4400 resi- ! 
dential housing units by 2018. L __ _ __ . _. . _. _'_oo _ 

_. ,_, ••..•••.•••• ·.~·~wwu< N.·.· 
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Figure 8- Projections of Number of Households from Various Sources 
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LAND USE 

Overview 

The Borough of Wanaque, located within the Highlands Region 
in Passaic County, has a total area of 9.27 square 
miles. Water makes up 13% of the total land area or 
1 .23 square miles. The Borough lies between the 
Ramapo Mountains to the east and the Wanaque 
Reservoir to the west. As a result of its geography and 
history, most of Wanaque consists of land that is envi 
ronmentally sensitive primarily because the water re- 
sources in the Borough serve as a vital source of drink- 
ing water for New Jersey. 

,~~ 
""""7~" 

In 2004, the state of New Jersey enacted the High 
lands Water Protection and Planning Act. The Act 
designated the boundaries for the Highlands Region, 
established a framework for regulatory control of im 
portant preservation areas within the Highlands Re 
gion and established the Highlands Water Protection 
and Planning Council (Highlands Council) for ensuring 
that appropriate regulations would be implemented 
for the continued preservation of natural resources 
and water quality. 

The Highlands Region consists of 859,358 acres in the 
northwest part of the state within 88 different munici 
palities that are part of 7 different counties. Almost 
half of the Highlands Region, or 415,000 acres, are in 
what is known as the "Preservation Area". The re 
maining acreage is known as the "Planning Area" and 
is subject to a different regulatory structure than the 
Preservation Area. Most, if not all future development 
in the Highlands Region, will be directed towards the 
Planning Areas in each of the municipalities. 

The Highlands Act created standards for the Preservation Area 
that control and restrict development within that area. The New 
Jersey Department of Environmental Protection (NJDEP) devel 
oped rules and regulations for the protection of the Preservation 
Area and, in 2008, the Highlands Council developed a Regional 
Master Plan (RMP) for the entire region. Municipalities may 
choose to have their Planning Areas be regulated by the High 
lands Councilor the state Planning Commission. 

Legend 
D Planning Area 

D PreservatJonArea 

.--c:::::J--1C::J----~2 Miles 
0.5 

Highlands Preservation and Planning Areas 
Borough of Wanaque 

~ 
K. Alber! Associotes. Inc. 

February 1,2010 

Figure 9-P/anning Area and Preservation Area in the Borough of Wanaque 

2010 Wanaque Master Plan Reexamination Page 16 



I LAND USE The Preservation Areas are regulated by 
I the NJDEP rules and regulations together 
with the Highlands Regional Master Plan (RMP). 

Wanaque has 1,294 acres within the Planning Area and 4,641 
acres within the Preservation Area. As such, future development 
will be limited almost entirely to the Planning Area. With this in 
mind, it is important that the objectives of the Wanaque Master 
Plan be restated (as indicated in the first section of this reexami 
nation) in the context of the goals established by the Regional 
Master Plan and that planning and development be carried out 
with the new objectives in mind. 

,Jt 
"""f' 

Legend 
o Developed Area o Rannlng Area o Preservation Area 
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Distribution of Development in the 
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I Figure IO-Developed Areas in Wanaque I 
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Borough of Wanaque t:'. Abert Assocrcies, Inc. 

February 1. 2010 

Figure II-Lakes. Reservoirs, Wetlands and Streams in Wanaque 

Historically, most of the development within the Borough has oc 
curred in the area designated as the Planning Area by the High 
lands Council. Although some development has occurred 
within the Preservation Area, it currently constitutes a small per 
centage of the total Preservation Area as can be seen on the 
above mapping. 

The vast array of waterways, including reservoirs, lakes, streams 
and wetlands, greatly limits the amount of developable land 
within the Borough and are primary water sources for New Jer 
sey. These waterways need appropriate buffer areas surround 
ing them to prevent the water from being polluted. 
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Development Activity 

LAND USE 

Since the last Master Plan Reexamination in 2002, there have 
been considerable redevelopment efforts that have intensified in 
the last five years. Spurred by the need to increase ratables and 
a desire to improve the appearance and quality of life for the 
residents of Wanaque, the Planning Board and the Borough 
Council have taken many steps in support of redevelopment. 

The following is a summary of the major development and rede 
velopment projects that were either implemented or under con 
sideration by the Borough over the past ten years. 

Figure 12-Shop & Stop on Union Avenue 
Page 18 2010 Wanaque Master Plan Reexamination 

Figure 13-The new Holiday Inn Express on Union Avenue 

Union Avenue Redevelopment 

The 1-287 Interchange at the intersection at Union Avenue and 
Ringwood Avenue was completed in 1996. This exit and entry to 
1-287 had a substantial impact on Wanaque development activi 
ties. 

A Burger King restaurant (Block 468, Lot 3.02) opened in 2000. 
Redevelopment efforts along Union Avenue started in earnest in 
2001 with a zoning change enacted to amend the RD-1 zone for 
restaurant and hotel use. The zoning amendment eventually led 
to a new Holiday Express Hotel (Block 468, Lot 3.01) being ap 
proved by the Planning Board in December of 2003. The project 
was completed in 2009 and not only serves as an important rat 
able for the Borough but also provides revenue in the form of a 
hotel tax. 
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The Foodtown supermarket closed on Union Avenue and in 2004, 
the Borough made extensive efforts to bring a new store to the 
site. These efforts proved successful and by 2007, a new Shop 
and stop supermarket (block 464, Lot 20) was operating on the 

site. 
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2.03, 4, 4.01 and 4.03. These properties 
are located directly across from the su 
permarket on Union Avenue and can 
be redeveloped as commercial proper 
ties that would support the Union Ave 
nue commercial district as well as pro 
vide new ratables for the Borough. 

Ordinance No. 23-0-09, creates a po 
tentially viable redevelopment plan for 
the area adjacent to Union Avenue 
and Route 287. 
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North of Union Avenue and to the west 
of the supermarket remains the largest 
single undeveloped commercial prop 
erty in Wanaque, This property is zoned 

, <) appropriately for commercial use be 
i.. •. ,/.',~. cause of its proximity to the 1-287 inter- 
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I Figure 74-The Union Court Redevelopment Area I change, TO-date, a redevelopment 
plan has not be completed. 
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Ringwood Avenue Redevelopment Phase I 

At the same time, the Borough and the County completed im 
provements to Ringwood Avenue including a new traffic signal 
at the intersection of Doty Road and Ringwood Avenue and the 
realignment of Doty Road with Second Avenue. 

Ringwood Avenue, in the vicinity of Doty Road, has undergone a 
transformation in the last nine years. A CVS Pharmacy opened 
on the east side of Ringwood Avenue just south of 2nd Avenue in 
2001. Also in 2001, the Bor 
ough re-designed the street 
scape in the Haskell section in 
anticipation of the Borough's 
redevelopment efforts in this 
area of town. A public park 
ing lot and gazebo were in 
cluded in the plans on the 
northwest corner of Ringwood 
Avenue and Doty Road. 

The actions taken by the Bor 
ough and the Planning Board 
provided the necessary impe 
tus for the construction of Has 
kell Town Center (Block 430, 
Lot 14), a three story building 
with 16,000 s.f. on the ground 
floor for retail use and 32,000 
s.f. of office space on the sec 
ond and third floors. A gym 
was eventually approved for 
the second floor. The Town 
Center area, consisting of nine 
properties was designated by 
the Planning Board as an Area 
In Need of Redevelopment. 
The Borough Council ap 
proved a redevelopment Plan 
and the project was com 
pleted in 2008. 
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Ringwood Avenue (South of Doty Roadl Phase II Redevelopment 

LAND USE 

The Borough Council engaged Benecke Economics to do a 
study of the area directly south of the Haskell Town Center which 
was known as the Ringwood Avenue Redevelopment Area. 
The completed study was presented to the Wanaque Planning 
Board in December 2007 and January, 2008 and the Board rec 
ommended that several properties south of Coles Road, proper 
ties along Brook Street and Pierce Avenue and properties on the 
west side of Ringwood Road south of Doty Road be declared an 
Area In Need of Rehabilitation. To-date, there has been no for 
mal action has been taken by either the Planning Board or the 
Borough Council. 

A redevelopment project in this area offers the possibility of ex 
tending the commercial center of the town south of Doty road, 
possibly with mixed-use development. 

Figure 16-Streetscape South of Doty Road 
2010 Wanaque Masler Plan Reexamination 
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Pulte Property (also known as Powder Hollow Tract and Wanaque 
Reserve) [Block 313, Lot 11 

LAND USE 

A 379 acre site, originally known as the Pulte property, received 
site plan approval from the Planning Board for the development 
of 1,180 age restricted housing units and the creation of a nine 
hole golf course. 

The original site plan approval dates back to 2001. The devel 
oper ultimately amended its site plan approval to 755 residential 
units without the golf course. The golf course presented environ- 

2010 Wanaque Master Plan Reexamination 

mental problems and it was unlikely that it would be approved 
by NJDEP. 

The developer has constructed most of the approved units. The 
last two buildings are currently under construction and this pro 
ject is scheduled for completion by 2011. 

Affordable housing units were constructed as part of the original 
approvals. However, because of the change in COAH require 
ments between the original growth share ratios and the current 
growth share ratios, the project has created a large deficit in af 
fordable housing units for the Borough. 



LAND USE 

Figure 19-Mountain Lakes Estates and Lakeside Manor Properties 

!iiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiii_ 
Mountain Lakes Estates and Lakeside Manor 
[Block 200, Lots 8 and 8.09] 

r 
Approval of the final site plan for Lakeside Manor was granted i 

by the Planning Board on October 21, 1999. The project in 
cluded 47 townhouses and 128 single family homes in what is 
now part of the Highlands Preservation Area. The approvals 
were contingent on the developer providing water and sew 
age for the proposed housing units in accordance with the 
NJDEP permits. 

In 2004 the state adopted the Highlands Act which mandated 
strict environmental regulations for the designated preservation 
area. Although the developer constructed much of the infra 
structure required for the 47 townhouses and at least 13 single 
family homes, the NJDEP ruled that the units were never placed 
in service and the permits are expired. NJDEP currently has juris 
diction with respect to specific environmental permits including. 
wetlands and has denied the issuance of permits necessary to 
acquire certificates of occupancy for any of the housing units. 
The developer may appeal to the court system. 

Note the attached units on the aerial photograph to the right. 
These units have been partially constructed but have not re 
ceived certificates of occupancy. The existing units as well as 
the large number of units that have not been constructed are 
the subject of legal actions by the developer and the New Jer 
sey Department of Environmental Protection. It is anticipated 
that the issues surrounding permit approvals will not be resolved 
quickly. 

Currently, this project is on hold and the Borough cannot issue 
any certificates of occupancy. 
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Candle Factory 
[Block 432, Lots 36 and 38] 

LAND USE On April 21, 2005, a redevelopment plan for the property was 
approved by the Planning Board with some modifications includ 
ing a reduction of total units to 102. The Borough Council 
adopted Ordinance No.1 0-0-05, the redevelopment plan for the 
Candle Factory property. 

In June of 2004, the Planning Board approved a study for the re 
development of property that was formerly a candle factory. 
This industrial property on Fourth street, which is approximately 9 
acres, was originally approved for 120 units of senior housing. 

In 2008, the Council introduced Ordinance No. 24-0-08 which 
would have eliminated the age restrictions included in the origi 
nal redevelopment plan. In December of 2008, the Planning 

-_ Board recommended that , 
the original ordinance not 
be amended and the age 

~ restriction should remain as 
, a requirement for develop 
ment. The original ordi- 
nance was never adopted 
by the Council. 

The factory building itself 
has been demolished but 
construction of the units 
was never started. The 
property eventually went 
into foreclosure and cur 
rently the project is on 
hold. The Council is investi 
gating its options with re 
spect to this project. 

It is likely that when the fi 
nancial issues are resolved 
with regard to the site, the 
Council will work with a 
new developer as part of 

. the existing redevelop 
ment plan. 

Figure 20-Aerial view of the Candle Factory Property 
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RSK Site 
[Block 240, Lot 14] 

LAND USE 

Site plan approval was received from the Wanaque Planning 
Board for 18 units including 3 affordable units on 2.7 acres. Site 
Plan approval was extended to 2006. Construction on this prop 
erty has not been started. 

As a result of the Highlands regulations, the project will now re 
quire an exemption from the Highlands Council in order to go 
forward. 

Figure 21-Partial Tax Map showing Block 240, Lot 14-RSK Property 
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I LAND USE 
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Ordinance No. 5-0-09-Redevelopment Plan 

On March 9, 2009, the Borough Council adopted Ordinance No. 
5-0-09 that established a redevelopment plan for five distinct ar 
eas in the Borough and designated the Borough Council as the 
redevelopment entity. Included in the Plan was the establish 
ment of the Midvale and US Aluminum redevelopment area and 
the creation of two new zones; the Midvale Redevelopment Zon 
ing District (MRAJ and the Industrial Mixed-Use Redevelopment 
Area (IMUJ. The nature and status of each of the project areas is 
discussed below. 

Figure 22-Aeriol View of Rhinesmith Redevelopment Area 
Page 26 2010 Wanaque Master Plan Reexamination 

Rhinesmith School Property Redevelopment (Block 231, Lots 5, 
5.01,7,8,9, lOand 11) 

The Borough is currently reviewing plans for redevelopment of 22 
to 23 residential units. The rezoning of the area as a MRA zone 
permits business uses including retail and office use as well as 
multi-family residential use if specific conditions are met. One of 
the conditions for residential use is a minimum lot area of one 
acre plus 1,000 square feet of property. 
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Figure 23-Portiol Tax Map 205 showing Block 231, Lots 5, 5.01, 7, 8, 9, 10 and 11. 

Properties are all in the Rhinesmith School Redevelopment Areas 
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Midvale Redevelopment Area I 
(Block 232, Lots 6, 8, 11 and 13) 

LAND USE 

This site includes the current municipal building and adjacent 
parking lot along Ringwood Avenue. Although the need for a 
new municipal building has been clearly established, this project 
is on hold at this time. 

Midvale Redevelopment Area II 
[Block 220, Lots 4 and 11 ] 

This Midvale area site is along Ringwood Avenue between Fur 
nace Avenue and Stephens Avenue. It was designated as an 
Area In Need of Redevelopment by the Wanaque Planning 
Board. Ordinance 5-0-09 has included the lots in the new MRA 
zone permitting residential use under certain specific conditions. 

Figure 24-Midvale Redevelopment Area /I 
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Ringwood Avenue - Haskell Town Center 
[Block 435, Lots 13, 14.01.15, 16 and 171 

This site is directly opposite the newly constructed Haskell Town 
Center and is on the northeast corner of Doty Road and Ring 
wood Avenue. This site is in a critically important strategic area 
for redevelopment due to its location in relation to the new Town 
Center, the CVS lot on the southeast corner of the intersection 
and the possible Ringwood Avenue Redevelopment Area south 
of Doty Road. 

The redevelopment pattern certainly has been successful in rais 
ing the total valuation of property in Wanaque. In 1996, the total 
ratables were valued at $457,000,000. In 2008, this number in 
creased to $577,000,000, a 26% increase in ratables. This in 
crease has helped to provide revenues while stabilizing the tax 
rate. 
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Figure 26-Aerial View of the four corners of Ringwood Avenue and Doly Road. The Haskell Town Center is shown under construdtion iiii;..-; •.. ;~~;;_;;;; .. ; __ ;_;.;il :r:~~~fteer left. The Ringwood Avenue South of Doly Road area is in the lower left. The CVS Pharmacy is shown in the lower right 
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U.S. Aluminum Factory Site 
[Block 435, Lot 5 and 5.01] 

LAND USE 

As a former industrial site, an environmental cleanup may be 
needed to redevelop this site. Currently it is being considered for 
industrial condominiums. A site plan has not been submitted to 
the Council or the Planning Board to-date, however; the current 
owner has expressed an interest in redeveloping the site. 

The US Aluminum Factory Site is in close proximity to the Candle 
Factory Site. The redevelopment of both of these sites, if imple 
mented, would have a meaningful impact on the Fourth Avenue 
area. 
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Figure 28-US Aluminum Factory Site (Block 435, Lots 5 and 5,0 1) and the Can 
die Factory Site (Block 432, Lots 36 and 38) are in close proximity to each other 
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CONCLUSIONS 

• • 
In 2002, the Planning Board adopted several recommendations 
with regard to land use regulations. The following three 2002 
recommendations by the Planning Board were implemented as 
follows: 

A. The Planning Board recommended that certain areas be 
rezoned from R-30 to R-87 zoning essentially changing ar 
eas zoned for medium density residential construction to 2 
acre zoning. The rezoning was enacted by the Council 
and is fully consistent with both the State Plan and the 
Highlands Plan. 

B. Affordable housing in the quantity required by the Council 
on Affordable Housing (COAH) would have been difficult, 
if not impossible, to achieve. All new residential develop 
ment will have an affordable housing component consis 
tent with COAH requirements. Non-residential develop 
ment would have been required to provide fees in accor 
dance with the COAH regulations. However, the legisla 
ture has instituted a moratorium on collecting non residen 
tial fees through the permit extension act which was en 
acted in 2008 and further extended in 2009. This act will 
effectively eliminate development fees from commercial 
development for at least three more years. 

A letter of interest has been submitted to the New Jersey 
Highlands Council to participate in the Regional Afford 
able Housing Development Planning Program. A housing 
element was prepared by a consultant to the Borough in 
January of 2007 and will be part of the new Master Plan 
that will be presented to the Planning Board in 2010. 

C. The Planning Board recommended and the Council 
adopted new Environmental Protection Standards. 
These regulations are now superseded by the High 
lands and NJDEP regulations pertaining to the High 
lands Preservation Area. 

A number of important changes effecting land use have oc 
curred in the Borough of Wanaque since the 2002 Master Plan 
Reexamination. The changes are summarized below. 

1. The Highlands Act enacted by the State of New Jersey in 
2004 has permanently altered the regulatory and planning 
framework for Wanaque. The Borough must consider this 
framework in all of its planning and land use decisions in the 
future. 

2. Development in the designated Preservation Area will be ex 
tremely limited in the future and almost all development and 
redevelopment will take place in the designated Planning 
Area. 

3. The objectives of the Master Plan have been updated to in 
corporate the requirements of the Highlands Act and the 
New Jersey Department of Environmental Protection regula 
tory structure. 

4. The issues identified in the 2002 Master Plan Reexamination 
have been updated and the status of each issue is included 
in the "Objectives" section of this reexamination. 

5. The population of the Borough has undergone changes since 
2002. This reexamination provides new population estimates 
and projections. It is noted that the 2010 United States Cen 
sus has begun and should provide the best estimate of popu 
lation in the Borough. It is clear however, that the population 
has increased considerably and can be expected to con 
tinue to increase in a modest fashion in the next several 
years. 
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CONCLUSIONS 

6. The Borough has actively pursued redevelopment in the 
Planning Area since 2002 with considerable success in the Un 
ion Avenue area, the creation of the Haskell Town Center 
and the construction of multi-family units in the Borough. Rat 
abies have increased considerably in the past ten years. 

7. Continued planning and redevelopment efforts in the desig 
nated Planning Area have the potential for bringing new rat 
abies to Wanaque while preserving the existing residential ar 
eas and protecting environmentally sensitive areas through 
out the Borough. 
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