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Map 1: Borough-wide map showing location of Study Area (Yelllow).
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P U R P O S E

The Borough’s Mayor and Council adopted Resolution No. 24-09-617 on September 17th, 2024, which directed the 
Borough of Paramus Planning Board  to undertake a preliminary investigation pursuant to the Local Redevelopment 
and Housing Law (LRHL), to determine whether the property (�ot 7 on Block 6701) (the “Area of Investigation” 
or “Study Area”), depicted in Map 2, constitutes an “area in need of redevelopment” without condemnation in 
accordance with the criteria set forth in N.J.S.A. 40A:12A-5. On October 3rd, 2024, the Borough's Planning Board 
authorized DMR Architects to conduct the investigation in its role as the Borough and Planning Board Planner.

I N T R O D U C T I O N

This report is written pursuant to Section 6 of the LRHL, serving as the “statement setting forth the basis for 
investigation.” The LRHL requires the following procedures: 

a. 	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. 

b. 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. 

A R E A O F I N V E S T I G AT I O N O V E R V I E W A N D C O N T E X T

The Borough of Paramus is the premier retail destination in Bergen County located along three of the county’s major 
corridors: Garden State Parkway, Route 4, and Route 17.  The Borough is nearly fully developed or set aside as per-
manent recreation/open space use and is generally characterized by mature high quality residential neighborhoods 
surrounding the three major highways.  In addition to the Route 4 and 17, the Garden State Parkway and several 
county roadways, including Paramus Road, Ridgewood Avenue, Farview Avenue and Forest Avenue all serve as the 
Borough’s main thoroughfares. These county roadways are generally developed with residential uses; however, 
there are several commercial and professional office uses are located along these corridors, particularly where they 
intersect with one another.

This established development pattern suggests that the Borough’s future land use planning issues will revolve 
primarily around the community’s response to redevelopment of existing sites, rehabilitation, and/or adaptive reuse 
of existing buildings and sites. This is due not only to the established developed character of Paramus, but also the 
aging character of the Borough’s housing, commercial and industrial building stock.

C U R R E N T Z O N I N G:

The Study Area is located in the Neighborhood Business (NB) Zone. This zone is intended to permit a wide range of 
commercial, retail and restaurant uses in selected areas of the Borough along intersections of main thoroughfares. 

INTRODUCTION
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Map 2: Aerial map depicting the Block and Lot
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S TAT U T O R Y C R I T E R I A F O R A N “A R E A I N N E E D O F R E D E V E L O P M E N T” D E S I G N AT I O N:

The laws governing redevelopment by municipalities in New Jersey are set forth in the LRHL, which is codified 
at N.J.S.A. 40A:12A-1 et seq. This statute grants the governing body of a municipality the power to authorize the 
Planning Board to conduct a study to determine whether an area is in need of redevelopment; to make such a 
determination following the completion of the study; and to adopt a redevelopment plan for the designated area. 

An “delineated area” may be determined to be in need of redevelopment only if, after an investigation by the 
Planning Board and a public hearing for which notice has been given, it is found that the area meets one or more of 
the following criteria:

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 other improvements have been destroyed, 
consumed by fire, demolished or altered by the action of storm, fire, cyclone, tornado, earthquake or other 
casualty in such a way that the aggregate assessed value of the areas has been materially depreciated. 

g.	In any municipality in which an enterprise zone has been designated pursuant to the “New Jersey 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 
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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 description of the delineated area is consistent with smart growth planning principles adopted pursuant to 
law or regulation. 

Additionally, a redevelopment area “may include lands, buildings or improvements which of themselves area 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 of which they are a part”.  See N.J.S.A. 
40A:12A-3.   
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P R O P E R T Y VA L U E: 

According to the Borough of Paramus the assessed value for the delineated area in 
2024 is:

Land:		   $1,464,900		
Improvements:	  $   604,900
Total:		    $2,069,800

P R O P E R T Y D E S C R I P T I O N: 

The subject property is approximately 4.39 acres located at the corner of Paramus 
Road and West Ridgewood Avenue and has three main structures on the site.  There 
is a vacant one story former garden center located at the corner which was formerly 
the location of the former garden center.  In addition, there are two single family 
residential structures located along West Ridgewood Avenue.  The first which is 
located on West Ridgewood Avenue is known as the Lutkin House which is on the 
Borough of Paramus  Historic Properties list. (See appendix) In addition there is 
a second single family structure identified as the Mill House located off a couple 
of hundred feet off West Ridgewood Avenue.  Both residential structures share a 
driveway off West Ridgewood Avenue.  In addition, there is a small shed structure and 
an outdoor fireplace located on the property.  

All of the structures have been vacant for over 2 consecutive years.  In 2020, a 
demolish permit was applied for to demolish all three structures on the site (See 
Kaufman Semeraro & Liebman letter dated July 24th, 2020.  A subsequent site plan 

Property Use:
Vacant Commercial 
Building
Two Vacant Residential 
Buildings

Business Name:
Former Garden Center 

Property Acreage:
4.39 Acres

Zone District:
Neighborhood Business 
Zone (NB)

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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application was submitted to the Borough of Paramus in September 2020, which included a proposed pharmacy and 
bank with drive-thru's.  The application included moving the Lutkin House to the north on the site and demolishing 
the other two structures.  The project never moved forward.

Former Garden Center Building and Grounds:

The former garden center structure is a one story building, which was originally constructed in 1950 by Romeo Gatti.  
On October 8th 2010, the building was destroyed by a fire.  In 2011, the building was reconstructed and included 
portions of the original 1950 structure.  In 2020, a demolition permit was requested to demolish all three buildings on 
the site, including the former garden center.  

The former garden center building is located at the corner of Paramus Road and West Ridgewood Avenue and 
includes a vacant one story building with a former gravel parking area and open field that runs along Paramus Road.  
Aerial photography shows the former garden center has been vacant for more than two consecutive years. 

The former parking area was also used for displays and sale of outdoor goods and plants as depicted in historic aerial 
photographs.  The interior portions of the building are empty with the back door being partially kicked in.  Along the 
perimeter of the property there are cones and concrete barriers, which prevent vehicles from entering the property.  

In general the building is in poor to fair condition with siding falling off the facade of the building and deterioration 
of some columns along the trellis at the front of the building. 

Two Residential Structures:

In addition to the former garden center, the property includes two residential structures accessed by a single 
driveway off West Ridgewood Avenue.  The first house is the Stephen Lutkins House located closest to the road.  
The second house is commonly referred to as the former Mill House that was converted in to a single family house 
circa 1949.  Both houses have been vacant for at least four years and are generally in poor condition as evidenced by 
the following:

Stephen Lutkins House: 

Deterioration of the front and rear steps are prevalent with some rotting.  The rear porch is supported by brick 
columns, some of which are pulling away from the porch and leaning toward Paramus Road.  The house has 
significant overgrowth along all four sides.  The interior of the house appears to be in fair condition. 

Mill House:

Deterioration of the roof is prevalent with warped shingles and moss.  The building has a bordered window and the 
rear porch appears to be in poor condition with rotting wood as well as significant overgrowth of plant materials on 
all four sides of the structure.

R E D E V E L O P M E N T D E S I G N AT I O N A N D R E A S O N I N G: 

The conditions in the Study Area meet the following criterion to be designated as an area in need of redevelopment:

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 

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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to fall into so great a state of disrepair as to be untenantable.

C O N C L U S I O N: 

The property is located in the NB Zone which does not permit residential.  The two existing residential structures 
represent existing non-conforming uses as they were on the site prior to the NB Zoning designation.  

The original garden center was constructed in 1949 in the same location as it is today.  In 2010, the building was 
destroyed by fire and was reconstructed in 2011.  In 2020, a demolition permit was requested to demolish all three 
buildings located on the site.  In 2020, a site plan application was submitted to the Paramus Planning Board, which 
proposed to move the Stephen Lutkins House to the north and construction a bank and pharmacy on the site.  The 
project never moved forward.  

The existing garden center structure was formerly a commercial use and has been vacant for more than two 
consecutive years, which meets Criterion 'b'.  In addition, the structure shows signs of deterioration as evidenced 
by siding falling off the side of the building as well as the condition of some of the columns on the trellis at the front 
of the structure.  Further, the grounds for the former commercial use is overgrown and has barriers along Paramus 
Road to eliminate access into the site.  

As it pertains to the two residential structures, both are in deteriorated conditions with the Stephen Lutkins House 
having deteriorated stairs and porches, including the deterioration of the brick columns holding up the rear porch.  
Regarding the Mill House the roof is buckling with moss being prevalent.  In addition, there is a border window and 
front porch overhang that is leaning.  Both homes are engulfed by overgrowth.  

Based on these factors, it is the recommendation of this report that the property meets the statutory Criterion 'a' 
and 'b' and can be designated as an area in need of redevelopment without condemnation.

681 PARAMUS ROAD
BLOCK 6701, LOT 7

Map 3: FEMA 100 year floodline
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Figure 2: Aerial photo from June 2010 depicting the former garden center in operation with vehicles 
on site .

Figure 1: Aerial photo from December 2002 depicting the commercial building with vehicles on site .

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 4: Aerial photo from April 2020 depicting the former garden center in operation with vehicles 
on site .

Figure 3: Aerial photo from April 2016 depicting the former garden center in operation with vehicles on 
site .

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 6: Aerial photo from March 2024 depicting the vacant former garden center .

Figure 5: Aerial photo from April 2022 depicting the vacant former garden center .

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 7: Vacant former garden center commercial building look-
ing north.

Figure 8: Vacant former garden center commercial building look-
ing south.

Figure 9: Vacant former garden center commercial building looking 
north.

Figure 11: Vacant former garden center commercial building look-
ing north.

Figure 12: View of the rear with partially broken in back door.

Figure 10: Vacant former garden center commercial building with 
siding falling and trellis damage facing the corner.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 13: View of interior of the vacant former garden center with 
exposed concrete floors and partially painted walls.

Figure 14: View of interior of the vacant former garden center with 
exposed concrete floors.

Figure 15: View of interior of the vacant former garden center with 
exposed concrete floors.

Figure 17: View of interior of the vacant former garden center with 
exposed concrete floors.

Figure 18: View of interior of the vacant former garden center with 
exposed concrete floors.

Figure 16: View of interior of the vacant former garden center with 
exposed concrete floors.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 19: View of former garden center property along Paramus 
Road with overgrowth.

Figure 20: View of cones and barriers along Paramus Road prevent-
ing access into the property

681 PARAMUS ROAD
BLOCK 6701, LOT 7

Figure 21: Vacant Mill House front facade

Figure 23: Vacant Mill House side facade with overgrowth. Figure 24: Vacant Mill House side facade with overgrowth.

Figure 22: Vacant Mill House side facade with overgrowth.
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Figure 25: Vacant Mill House side door with bordered window. Figure 26: Vacant Mill House front facade with stone patio.

Figure 27: Vacant Mill House front covered porch

Figure 29: Vacant Mill House side lower door and garage. Figure 30: Vacant Mill House rear porch with overgrowth.

Figure 28: Vacant Mill House with moss and buckling on the roof.
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Figure 31: Vacant Mill House rear porch deteriorating with over-
growth.

Figure 32: Vacant Mill House rear porch deteriorating with over-
growth.

Figure 33: Vacant Lutkins house front porch and facade.

Figure 35: Vacant Lutkins house front porch with overgrowth. Figure 36: View of vacant Lutkins house front porch.

Figure 34: Vacant Lutkins house rear porch with overgrowth.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 37: View of vacant Lutkins house front porch. Figure 38: View of vacant Lutkins house rear porch steps in poor 
condition.

Figure 39: View of vacant Lutkins house side facade with over-
growth.

Figure 41: View of vacant Lutkins house side facade with over-
growth.

Figure 42: View of vacant Lutkins house side facade with over-
growth.

Figure 40: View of shed in side yard.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 43: View of vacant Lutkins house front steps in poor condition. Figure 44: View of vacant Lutkins house rear porch in poor condition.

Figure 45: View of vacant Lutkins house rear porch in poor condition.

Figure 47: View of vacant Lutkins house rear porch in poor condition. Figure 48: View of vacant Lutkins house rear walkout area from the 
basement in poor condition.

Figure 46: View of vacant Lutkins house rear porch in poor condition 
with column falling.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 49: View of vacant Lutkins house first floor interior. Figure 50: View of vacant Lutkins house first floor interior.

Figure 51: View of vacant Lutkins house first floor interior.

Figure 53: View of vacant Lutkins house first floor interior.

Figure 52: View of vacant Lutkins house first floor interior.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Figure 56: View of outdoor fireplace adajacent to the secondary 
house.

Figure 58: View of the driveway access for both homes.

Figure 57: View of the driveway access for both homes.

Figure 59: View of the retaining wall and stairs from West Ridge-
wood Avenue

Figure 54: View of Saddle River looking north. Figure 55: View of Saddle River looking north.

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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S U M M A R Y O F F I N D I N G S A N D R E C O M M E N D AT I O N S

DMR has conducted site visits and conducted research into the histories of the properties in question in order 
to determine whether they meet the criteria at N.J.S.A. 40A:12A-5 to be designated as an area in need of 
redevelopment. 

It is the conclusion of this investigation that 681 Paramus Road (Block 6701 Lot 7) satisfies criterion 'a' and 'b', as the 
commercial use on the site has been vacant for more than two consecutive years, and the residential structures are 
deteriorated with no visible signs of upkeep or maintenance of the site or the structures over more than two years. 

 

681 PARAMUS ROAD
BLOCK 6701, LOT 7
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Resolutions Authorizing Investigation
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APPENDIX 2
Building Department Information



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S

APPENDIX 3
Demolition Permit Request



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S



Borough of Paramus
 Investigation Report

November 2024A P P E N D I C E S

APPENDIX 4
2020 Site Plan Application 

Conceptual Site Plan
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