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I.  INTRODUCTION 

 

A. Background 

 

This investigation report has been prepared to determine whether certain 

properties within the portion of the Town of Dover Rehabilitation Area 

currently governed by the Bassett Highway Redevelopment Plan, shown 

on the Official Zoning Map as the “Bassett Highway Redevelopment Plan 

Area” (BHRPA), meet the statutory criteria for designating an “area in 

need of redevelopment” (AINR) without the use of Eminent Domain (Non-

Condemnation Redevelopment Area) pursuant to the Local 

Redevelopment and Housing Law.  The Dover Board of Aldermen 

directed the Planning Board to conduct this investigation by Resolution 

#88-2019 on March 26, 2019 (see Appendix A).   

 

This report discusses the statutory standards under which the Planning 

Board and Board of Aldermen must act when conducting this evaluation 

and during the adoption process. The second section of this report 

provides these redevelopment powers and procedures, the third section 

provides a description of the study area and the fourth section describes 

the findings and recommendations regarding the applicability of the 

statutory criteria relative to the properties in the study area, as described 

above. 

 

The study area consists of Block 1201, Lots 6, 6.01 & 6.04; Block 1204, Lots 1 

& 2; Block 1205, Lots 1, 2, 8, 9, 10, 11, 12 & 13; And Block 1206, Lots 1, 2, 3, 4, 

5, 6, 7, 8, 9, 10 & 16.  

 

Figure 1 illustrates the general location of the study area within the Town. 

Figure 2 shows the context of the study area boundaries as it overlaps the 

Downtown Historic District and the Bassett Highway Redevelopment Plan 

Area (BHRPA).  A detailed description of the Redevelopment Area is 

provided in Section III.   
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Figure 1: Key Map - Study Area Location within Town of Dover 
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Figure 2: Redevelopment Study Area Map 
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The Study Area consists of portions of four blocks that comprise the Bassett 

Highway Redevelopment Plan Area (BHRPA). On August 9, 2005, the Town 

of Dover adopted a Resolution designating the entire Town of Dover as an 

“Area in Need of Rehabilitation”.  On May 8, 2006 the Town of Dover 

adopted the “Bassett Highway Redevelopment Plan” which identified the  

BHRPA and provided a framework for redevelopment of the area based 

upon the voluntary involvement of private property owners using the 

additional development standards with the potential for Five-Year Tax 

Exemptions under the Five-Year Property Tax Abatement and Exemption 

Law. 

  

Revisions were made to the Bassett Highway Redevelopment Plan to 

adjust to market conditions and to further encourage investment by 

private property owners in the voluntary redevelopment of their 

properties, with the last revision being adopted on October 24, 2017 by 

Ordinance 26-2017. However, despite the efforts of the Board of Aldermen 

to incentivize redevelopment in the BHRPA, a significant portion of the 

Bassett Highway Redevelopment Plan area remains neither rehabilitated 

nor redeveloped. 

 

 

 
Figure 3: The Salvation Army Family Store at the corner of Bassett Highway and N. Warren Street (Block 1201, Lot 

6.04). 
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B. Planning Context 

 

Dover has undertaken several planning initiatives in recent years that impact 

the study area.   They include:  

 
• Reexaminations of the Master Plan occurred on November 22, 1993 and 

October 27, 1999, which gave way to the entirely new Master Plan adopted by 

the Town of Dover Planning Board in January of 2007. 

 

• The 2018 Reexamination Report was adopted on October 24, 2018. With respect 

to the Bassett Highway Study Area, the following was recommended: 

 

o “Basset Highway – Although not designated an Area in Need of 

Redevelopment, a redevelopment plan was adopted concurrently 

during the 2007 Master Plan process as part of the Town wide Area in 

Need of Rehabilitation designation. This development remains ongoing 

as the effort to create public spaces intertwined with mixed-use 

development will work to spark Dover’s revitalization efforts. Designation 

as an Area in Need of Redevelopment could be investigated.” 

 

o “Amended in October 2017, the Bassett Highway Redevelopment Plan 

has seen several projects under review, with one project approved but 

yet to be built. Arguably the area with the most redevelopment potential, 

the area encompasses the northern portion of the downtown along the 

Rockaway River. As discussions continue surrounding larger 

developments within this area, the Town has approved an LDS Church, 

which is under construction, as well as preliminary and final site plan 

approval for the Bassett River Apartments, a 71 unit multifamily residential 

development. Now the Town will be focused on finding an investor for 

the lynchpin project that unlocks the remaining parcels thus allowing for 

the market to absorb the cost of parcels under private ownership while 

restoring public access to the Rockaway River edge. The ‘Barnish’ Parcel, 

Block 1201, Lot 6, consisting of 9.36 acres, is considered to be the lynchpin 

parcel.” 

 
• The Reexamination Report recommended the potential redevelopment area 

designation of Block 1206, Lots 2-5 (northwest corner of Blackwell and North 

Warren Street) that was destroyed by fire in 2018. 
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Figure 4: Internet image of fire that destroyed three buildings on Block 1206, Lots 2, 3, 4 and 5 at the corner of Blackwell 

Street and N. Warren Street on October 22, 2018. 

• The Town has acquired the former Berkeley College building at 1 W.  

Blackwell Street to consolidate municipal offices under one roof. A June 5 

article in the Daily Record by William Westhoven reported that a $16 million 

bond ordinance was passed by the Board of Aldermen on Feb. 27, 2018 to 

purchase the building, which contains a total of 55,914 square feet of space. 

According to the article, the bond also will fund purchases of nearby 

properties and improvements and will cover the cost of renovation and 

refitting of the building. Tenants that shared the building with the college, 

including the Zufall Health Clinic, will continue to occupy about 20,000 square 

feet of the space.1 Parking to support users of the new Town Hall is expected 

to be provided in the Bassett Highway Redevelopment Study Area. The new 

Town Hall location is directly across Blackwell Street and from the Study Area 

from the site of the fire at Block 1206, Lots 2-5.   

 
Figure 5: View of 1 W. Blackwell Street location of former Berkeley College and future Town Hall, which is located 

across Blackwell Street from the site of the October 2018 fire.(Photo by William Westhoven, Daily Record). 

                                                 
1 The Daily Record (https://www.dailyrecord.com/story/news/local/morris-county/2018/06/05/dover-

moving-town-hall-former-berkeley-college-building/669834002/), Published June 5, 2018, by William 

Westhoven. 

https://www.dailyrecord.com/story/news/local/morris-county/2018/06/05/dover-moving-town-hall-former-berkeley-college-building/669834002/
https://www.dailyrecord.com/story/news/local/morris-county/2018/06/05/dover-moving-town-hall-former-berkeley-college-building/669834002/
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II.  STATUTORY REQUIREMENTS 

 

Under the Local Redevelopment and Housing Law (P.L. 1992, c.79) the 

designation of a Redevelopment Area must be based on an investigation 

of conditions which contribute to a decline in property values and 

discourage private investment, and which are not likely to improve through 

private market forces without the direct intervention of the governing body 

in the public interest. The preamble of the statute states:  

 

“There exist, have existed and persist in various communities of this State 

conditions of deterioration in housing, commercial and industrial 

installations, public services and facilities and other physical components 

and supports of community life, and improper, or lack of proper, 

development which result from forces which are amenable to correction 

and amelioration by concerted effort of responsible public bodies, and 

without this public effort are not likely to be corrected or ameliorated by 

private effort.”  (Emphasis added) 

 

Specifically, the redevelopment area must contain one or more of the 

following conditions: 

 

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 buildings previously used for 

commercial, manufacturing, or industrial purposes; the 

abandonment of such buildings; 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 the 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 
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design, lack of ventilation, 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. (new language from P.L. 2013, Chapter 159 underlined) 

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, 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,” 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 for the purpose of granting 

tax exemptions within the enterprise zone district.  

 

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

planning principles adopted pursuant to law or regulation.   

 

Additionally, Section 3 of the Local Redevelopment and Housing Law states 

that: 

 
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 

of which they are a part. 
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Figure 6: Google Earth overhead image of Study Area outlined in yellow. 

 
 

 
Figure 7: The Study Area does not include the historic Baker Theater and First Memorial Presbyterian Church (top); 

or (bottom) the site of the rehabilitation of Block 1201, Lot 6.03 (left) into a place of worship by the Church of Later 

Day Saints and the Mill Pond Senior Apartments (right on Lot 6.02). 
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III.  HISTORIC ANALYSIS OF STUDY AREA 

 

The analysis of the historic uses within an area of investigation provide 

insight into the physical and economic conditions that may help 

understand the application of one or more of the statutory criteria 

outlined in Section II to one or more properties. The use of historic aerials 

provides somewhat of a timeline that can be compared to current 

conditions. This graphic timeline follows below. 
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Based on the overview of changes in the Study Area from 1931 to the 

present, the most significant was the filling in of Mill Pond and construction 

of the Dover Shopping Center in the late 1950s. Other than the demolition 

of one building on Block 1205, Lots 11 and 12 between 1957 and 1963 and 

its replacement with a surface parking lot by 1970, the most significant 

change was the demolition of the Dover Shopping Center’s two level 

parking deck with the roof-top drive-in theater on Lot 6 by 1987, about 30 

years after it was constructed. The surface parking on the 9.36 acre Lot 6 

has remained to the present with varying levels of use for parking ranging 

from near total dormancy during periods of economic downturn in the 

early 1990s and mid 2000s to a marginal level of use as seen in the 2018 

aerial above. 
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IV.  FINDINGS AND RECOMMENDATIONS 

A. Methodology 

The findings and recommendations of the Study Area are based on an 

analysis of the following information: 

 

• The level of development activity over time from an analysis 

of historic aerial images; 

 

• The physical condition of buildings, structures and land in the 

study area as documented by a review of Town records, 

permits and code violations; and 

 

• The utilization of buildings and land based on the comparison 

of assessed value of land versus improvements using tax 

records. 

 

The conditions documented by the investigation are then measured 

against the criteria for designation of an area in need of redevelopment 

to base a recommendation to the Dover Planning Board as to whether all, 

part or none of the properties within the Study Area meet the criteria. 

 

 

B. Investigation Results 

 

Given the background of the prior designation of the Town-wide 

Rehabilitation Area that has been in place for thirteen years without 

substantial progress in terms of new construction within the Study Area, the 

specific conditions of individual properties identified by the Town for 

investigation are summarized below, organized by block and lot.  

 

Block 1201 

 
Block Lot STREET 

ADDRESS 
CLASS BUILDING 

DESCRIPTION 
ACRES ZONING YEAR 

BUILT 
LAND 
VALUE 

IMPROVEMENT 
VALUE 

TOTAL 
VALUE 

IMP 
RATIO  

SALES 
PRICE 

DATE 

1201 6 63-105 BASSETT 
HIGHWAY 

4B 1SCB-2SCB     6 
BLD 

9.36 BHRP 1957  $ 1,404,000   $ 3,358,400   $ 4,762,400  0.71 $ 1 5/4/ 
2010 

1201 6.01 107 BASSETT 
HIGHWAY 

4A 2SCB B 1.42 BHRP 1955  $ 1,646,400   $     672,700   $ 2,319,100  0.29  $ 292,000  5/26/
1983 

1201 6.04 25 BASSETT 
HIGHWAY 

4A 1SCB B 0.60 BHRP 1955  $    753,400   $     686,300   $ 1,439,700  0.48  $ 110,000  5/22/
1979      

11.38 
  

 $ 3,803,800   $ 4,717,400   $ 8,521,200  0.55 
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Block 1201 totals 11.38 acres within the Study Area, of which Lot 6 

comprises 9.36 acres (82%). The building on Lot 6 was part of the Dover 

Shopping Center built in 1957 that originally included a two-level parking 

deck with a drive-in movie theater on the top deck. Along with the 

department stores in Morristown, the Dover Shopping Center was a major 

destination in Morris County between 1957 and 1979, after which the 

construction of Interstate Route 80 through Morris County between 1960 

and 1973 and subsequent construction of the Rockaway Townsquare 

Mall, which opened in 1977, as well as other malls in Essex County 

(Livingston Mall and Short Hills Mall) and smaller shopping centers along 

Route 10 (K-Mart Plaza in Randolph) and Route 46 caused the decline of 

the downtown department stores in both towns. By 1987 the drive-in 

theaters in the area became extinct and the upper parking deck on Lot 6 

was demolished and replaced by surface parking. 

 

Despite its age and the relative lack of investment in the building on Lot 6, 

the size of the original department store building footprint (68,979sf as 

measured with Google Earth below), makes it the largest building in the 

Study Area with a relatively normal assessed improvement value to total 

assessed value ratio (0.71). However, the assessor’s office reported that 

Block 1201 Lot 6 filed a tax appeal in 2016 that resulted in a reduction 

granted for 2009, 2010 and 2011, and a review of the list of development 

applications to the Planning Board revealed that the property owner had 

submitted applications for multiple changes in use over the years. 

 

 

 
Figure 8: Former department store building on Lot 6 with Google Earth calculation of the floor area of the footprint. 
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As for the physical condition of the building on Lot 6, a review of permits 

from 1990 to the present indicates a good number of occupancy 

certificates for a variety of tenants over a 20 year period, but few permits 

involving a substantial improvement to the building other than interior 

alterations to add partitions for offices in the 1990s, a interior renovation 

for a church with an estimated cost of $142,241, which was closed out on 

February 7, 1996; the removal of interior walls and installation of folding 

doors with an estimated cost of $23,000, closed on March 2, 2005; roof 

replacement in December of 2009 for $10,000; installation of two 

accessible bathrooms for $12,000 in 2010; the removal if interior offices 

and a dividing wall with associated plumbing for $28,500 in 2011; other 

interior renovations for $27,000 in 2014; renovation of interior space for 

classrooms for $55,250 in 2016; a new flat roof for $110,000, completed in 

2017; renovations “per architects plans” for $46,000 in 2018; a low voltage 

fire alarm system for $29,500 in 2018; and the installation of two walk-in 

coolers for $12,000 that was submitted in 2018 but not yet closed. 

 

 
Figure 9: Google Earth streetview of building on Lot 6 taken in August of 2018. 

 

Lot 6.01 is also the site of a commercial building that is two years older 

than the building on Lot 6, but where the improvement ratio is only 0.29, 

which means that the 1.42 acre lot is valued more than three times as 

much as the building. Also interesting is that the entire property was 

purchased in 1983 for only $292,000 per tax records. 

 

The building on the property has a footprint of 17, 365.07, based on a 

Google Earth calculation (see below).  

 



Bassett Highway Redevelopment Area Determination of Need 

Investigation Report 

May 2019 

 

22 

 
Figure 10: Building on Lot 6.01 with area of footprint based on Google Earth calculation. 

An examination of permits and approvals as a measure of investment and 

economic activity on the property reveals that, while there was an 

application to the Planning Board for major site plan approval for a 71 unit 

multifamily development on this relatively small (less than 2 acre) property 

within the past years since the Bassett Highway Redevelopment Plan was 

adopted, there has been no follow up with regard to pulling permits or 

initiating construction. The pursuit of development approval without 

subsequent follow through on construction is often associated with either 

the advent of an economic downturn or an effort to enhance the value 

of the property for sale to a developer. However, the economy has been 

strong since the end of the “great recession” of 2008. 

 

As for actual money invested in the existing building, the permit activity 

indicates only three building permits pulled over the past 20 years or more, 

with the most substantial being a rooftop HVAC unit at a cost of $7,500 

issued in 2005 and closed out in 2006. All three permits were associated 

with the HVAC system and were issued and closed between 2004 and 

2006. The lack of the turnover in C.O.s and permit activity for tenant fit-up 

indicates a single tenancy over the 20 year period, which appears to be 

the N.J. Department of Labor (see Figure 11). 

 



Bassett Highway Redevelopment Area Determination of Need 

Investigation Report 

May 2019 

 

23 

 
Figure 11: Building on Block 1201, Lot 6.01. 

 

Lot 6.04 is a property of 0.6 acres at the northwest corner of Bassett 

Highway and N. Warren Street and is improved with a building built in1955 

consisting of one story on a footprint of 14,233 square feet. 

 

 
Figure 12: Building on Lot 6.04 with footprint calculation using Google Earth. 

Lot 6.04 was acquired in 1979 by the Salvation Army for $110,000 and has 

been used as a thrift store ever since. The improvement ratio is 0.48, which 

is indicative of a level of investment between the very low permit activity 

associated with the building on Lot 6.01 (Improvement ratio of 0.29) and 

the more normal permit activity in the building on Lot 6 (improvement 

ratio of 0.71), mostly associated with interior renovations for numerous 
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tenants over the 20 year period. There was a record of five building 

permits being pulled for the building over 20 years, with the two most 

significant being the installation of a new roof in 2001 at a cost of $74,000 

and the installation of a “canopy ceiling, rework windows and doors” in 

2011 at a cost of $159,131. Despite this modest level of investment over a 

20 year period, the land remains valued at $67,100 more than the building 

that occupies it. 

 

 
Figure 13:The Salvation Army Family Store at the corner of Bassett Highway and N. Warren Street on Lot 

6.04(Google Earth street view, August 2018). 

Block 1204 

 
Block Lot STREET 

ADDRESS 
CLASS BUILDING 

DESCRIPTION 
ACRES ZONING YEAR 

BUILT 
LAND 
VALUE 

IMPROVE 
VALUE 

TOTAL 
VALUE 

IMP 
RATIO 

SALES 
PRICE 

DATE FLOOR 
AREA 

1204 1 90 BASSETT 
HIGHWAY 

4A 1SCB 0.26 BHRP 1920  $ 188,900   $ 69,600   $ 258,500  0.27  $ 1  3/31/ 
2017 

              
2,718  

1204 2 4-6 DEWEY 
ST 

4A 1SCBS 0.40 BHRP 1940  $ 261,100   $ 51,700   $ 312,800  0.17  $ 210,000  7/2/ 
1990 

              
2,993       

0.66 
  

 $ 450,000   $ 121,300   $ 571,300  0.21 
   

 

Block 1204 includes two lots within the Study Area (Lots 1 and 2). Both are 

occupied by buildings, with the building on Lot 1 dating back to 1920 and 

the building on Lot 2 dating back to 1940. These buildings are more typical 

of those in the Study Area that predated the buildings that comprised the 

Dover Shopping Center (on Block 1201, Lots 6, 6.01, 6.03 and 6.04). The 

total acreage of the two lots is less than one acre (0.66) and the average 

improvement ratio for the two lots is only 0.21 and both buildings assessed 

at less than $70,000. The tax records give a floor area of 2,718 square feet 

for the building on Lot 1 and a floor area of 2,993 square feet for the 

building on Lot 2. 
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Figure 14: The building on Lot 1 (90 Bassett Highway) is a one story, flat roofed concrete block building dating back 

to 1920 and used as an auto repair garage (Google street view dated August 2018). 

The building on Lot 1 (90 Bassett Highway) has experienced no significant 

investment in the past 20 years, with three building permits pulled, the last 

and with the highest construction cost being in 1999 for a new furnace at 

$3,000. 

 

The building on Lot 2 (4-6 Dewey Street) is a one story, gabled roof 

building built in 1940. Investment activity in the building over the last 20 

years (29 years to be precise) was extremely low, with four permits (two 

building permits, an electrical permit and a plumbing permit) pulled, all 

between July and August of 1990, with the highest construction cost being 

associated with the two building permits, totaling $11,000. This is consistent 

with the assessed value of the building of only $51,700 and its 0.17 

improvement ratio. 

 

 
Figure 15: Google street view of building on Lot 2 (4-6 Dewey Street) dated August 2018. 
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Block 1205 

 
Block Lot STREET 

ADDRESS 
CLASS BUILDING 

DESCRIPTION 
ACRES ZONING YEAR 

BUILT 
LAND 
VALUE 

IMPROVE 
VALUE 

TOTAL 
VALUE 

IMP 
RATIO 

SALES 
PRICE 

DATE FLOOR 
AREA 

1205 1 63 W 
BLACKWELL 
ST 

4A   0.13 BHRP    $45,000   $27,200   $72,200  0.38  $398,900  12/14/ 
1983 

0 

1205 10 DEWEY ST 4A   0.06 BHRP    $62,100   $9,100   $ 71,200  0.13  $ 1  3/31/ 
2017 

0 

1205 11 DEWEY ST 4A   0.06 BHRP    $62,100   $9,100   $ 71,200  0.13  $ 8,000  9/23/ 
1994 

 
0 

1205 12 BASSETT 
HWY 

4A   0.14 BHRP    $143,400   $18,900   $162,300  0.12  $ 1  3/31/ 
2017 

0 

1205 13 70 BASSETT 
HIGHWAY 

4A 1SCB G6 0.13 BHRP 1961  $184,700   $534,200   $718,900  0.74  $ 1  3/31/ 
2017 

7,643 

1205 2 65 W 
BLACKWELL 
ST 

4A 3SB CB 0.38 BHRP 1910  $385,500   $1,630,100   $ 2,015,600  0.81  $398,900  12/14/ 
1983 

25,847 

1205 8 3 DEWEY ST 
A&B 

2 2SF 0.06 BHRP 1920  $65,700   $175,800   $241,500  0.73  $ 10  1/3/ 
2011 

1,810 

1205 9 5 DEWEY ST 
A&B 

2 2SF 0.06 BHRP 1920  $65,700   $ 163,400   $229,100  0.71  $ 10  4/6/ 
2015 

1,810 

     
1.03 

  
 $ 1,014,200   $ 2,567,800   $3,582,000  0.72 

   

 

Block 1205 consists of 13 tax lots, with 8 in the Study Area totaling 1.03 

acres. Lots 1 and 2 are occupied by the 25,847 square foot Harry Loory 

Furniture Store building, which dates to 1910, with the parking lot and 

showroom entrance on Lot 1 and the rest of the building on Lot 2.   Based 

on tax assessment data, the property was purchased in 1983 for $398,900, 

although the building that occupies 100% of Lot 2 is assessed at 

$2,015,600, with a resultant improvement ratio of 0.81.  

 

 Despite the higher improvement ratio for the Harry Loory building on Lot 2, 

there have only been 8 permits between 1990 and the present (29 years) 

representing investment in the building through repairs or renovations. The 

first permit was pulled in 1990 for alterations reported on the permit to cost 

$7,485, but the permit was not closed (inspected and approved by the 

Construction Official) until 1994. Work was done on the roof through 

permits pulled in 1993 and 1998, closed in 1995 and 2000, respectively, 

with a total construction cost of $27,000. The largest single investment was 

for the installation of 61 sprinkler heads in 2004 at a cost of $21,800, but the 

permit was not closed until 2008. This permit activity is much less than 

would be expected for a building dating back to 1910 and indicates a 

low level of investment over a very long period, at least as can be 

documented through public records. 
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Figure 16: Birds eye Google Earth view of Block 1205, with the most significant building, the Harry Loory Furniture 

Store visible at the corner of East Blackwell Street and Towpath Square (Prospect St.). Image dated August 2018. 

 

 
Figure 17: A Google street view of the Harry Loory Furniture Building on Lot 2, with the parking in the foreground on 

Lot 1, dated August of 2018. 

Of the other buildings located in the Study Area on Block 1205, two were 

built between 1910 and 1920 and the building on Lot 13, which is now 

used as a showroom facing Bassett Highway by Harry Loory Furniture, was 

built in 1961. That construction date is the only time frame matching the 

construction of the Dover Shopping Center in 1957. The two other older 

buildings are residential dwellings on Lots 8 and 9. Lot 11 is a parking lot 

owned by Harry Loory Furniture (25’x105’) and is adjacent to surface 

parking on Lots 11 and 12 owned under separate ownership but used for 

parking for Harry Loory Furniture. The 7,643 square foot building on Lot 13 is 

also under separate ownership but used as a showroom by Harry Loory 

Furniture. There are no records of any permits being pulled that would 

document investment in repairs or improvements to the building on Lot 13 
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since it was constructed in 1961, which is consistent with its appearance 

(Figure 19). 

 

 
Figure 18: Surface parking on Lots 10-13, which accounts for about a quarter of the 1.03 acre portion of Block 1205 

within the Study Area. 

 
Figure 19: The building on Lot 13, built in 1961, is used as a showroom for Harry Loory Furniture. The parking 

surface parking on Lots 11 and 12 is visible at right and was in poor condition at the time of the photo in August of 

2018. 

The residential dwellings on Lots 8 and 9 are shown in Figure 20 below. 

Both dwellings were constructed in 1920, ten years after the original Harry 

Loory Furniture building on Lot 2. Despite their age, there were permits 

pulled for roof and window repair or replacement over the past 20 years. 

The dwelling on Lot 8 had a permit pulled in 2004 for fire damage repairs 

to the second floor costing $19,500. The dwelling on Lot 9, which has two 

mailboxes suggesting that there are at least two apartments in the 

building, had permits that include kitchen and bathroom remodeling and 

roof replacement in 1996, extension of a stairway and raising of a roof in 

2005 and a solar installation in 2018. Both dwellings have normal 

improvement ratios slightly over 0.70. 
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Figure 20: Google street view of two dwellings on Dewey Street. The nearer dwelling appears to be a one-family and is 

located on Lot 8. The further dwelling is at least a two-family and is located on Lot 9. 

 

Block 1206 

Block Lot STREET 
ADDRESS 

CLASS BUILDING 
DESC 

ACRES ZONING YEAR 
BUILT 

LAND 
VALUE 

IMPROVE 
VALUE 

TOTAL 
VALUE 

IMP 
RATIO 

SALES 
PRICE 

DATE FLOOR 
AREA 

1206 1 11 N 
WARREN ST 
& 20-24BAS 

4A 2SCB 0.16 BHRP 1912  $273,400   $ 599,800   $ 873,200  0.69  $ 350,000  7/26/ 
2002 

6,921 

1206 1 11 N 
WARREN ST 
& 20-24BAS 

4A BILLBOARD 
 

     $ -     $11,200   $ 11,200  - $ -   - 

1206 1 11 N 
WARREN ST 
& 20-24BAS 

4A BILLBOARD 
 

     $ -     $11,200   $ 11,200  - $-   - 

1206 10 33 W 
BLACKWELL 
ST 

4A 2SB CB 0.28 BHRP 1926  $ 452,500   $ 589,900   $ 1,042,400  0.57 $1 6/28/ 
2001 

25,370 

1206 16 58-60 
BASSETT 
HWY 

4A 2SF-2SCB 0.16 BHRP 1900  $ 405,000   $ 554,300   $ 959,300  0.58 $100,000 1/22/ 
1990 

10,676 

1206 2 5-7-9 N 
WARREN ST 
&ABCD 

4A 3SBSF 0.06 BHRP 1900  $ 216,600   $327,100   $ 543,700  0.60 $500,000 11/29
/ 

2010 

- 

1206 3 3 N 
WARREN ST 
& A&B 

4A 3SBSF 0.03 BHRP 1910  $ 100,700   $158,200   $ 258,900  0.61 $715,000 8/5/ 
2005 

- 

1206 4 17 W 
BLACKWELL 
ST &ABCD 

4A 3SB SF 0.04 BHRP 1910  $ 164,500   $ 301,900   $466,400  0.65 $ -   - 

1206 5 19 W 
BLACKWELL 
ST 

4A 3SB SF 0.04 BHRP 1910  $ 192,000   $ 275,100   $ 467,100  0.59 $715,000 8/5/ 
2005 

- 
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Block 1206 consist of 11 parcels totaling 1.25 acres that include a couple 

of the oldest (1900) buildings in the entire Study Area, with the most recent 

construction in 1940 (Lot 8). However, the buildings on Lot 2 (1900), Lot 3 

(1910), Lot 4 (1910) and Lot 5 (1910) were destroyed by a fire in 2018 and 

those lots are now vacant. 

 

 
Figure 21: Google Earth overhead image from August of 2018 showing the buildings that were destroyed by fire in 

October of 2018 on Lots 2-5. 

 

Of the remaining 7 parcels, Lot 1 (0.16 acres) consists of a two-story 

concrete block building with two roof-mounted billboards with an 

improvement ratio of 0.69. The building is used by the Morris Thrift Store 

and is on the opposite corner from the Salvation Army thrift store on Block 

1201, Lot 6.04. The building was built in 1912 and is 6,921 square feet, 

according to tax records. 

 

In 1992 and 1994, building permits were pulled to abandon underground 

tanks, one of which was in the sidewalk. Other than several C.O.s or signs 

for a check cashing business and Metro Flag, the most significant work 

1206 6 21-23 W 
BLACKWELL 
ST A-F 

4A 4SB CB 0.10 BHRP    $ 257,000   $ 734,200   $ 991,200  0.74 $2,100,000 10/1/ 
2007 

12,581 

1206 7 25-29 W 
BLACKWELL 
ST A-D 

4A 3SB CB 0.11 BHRP    $ 265,000   $ 694,500   $ 959,500  0.72 $2,100,000 10/1/ 
2007 

10,879 

1206 8 28 BASSETT 
HIGHWAY 

4A 2SCB 0.12 BHRP 1940  $ 97,000   $100,500   $197,500  0.51 $2,100,000 10/1/ 
2007 

5,700 

1206 9 31 W 
BLACKWELL 
ST & AB &3 

4A 3SBF 0.16 BHRP 1900  $ 327,000   $232,100   $ 559,100  0.42 $ 195,000 1/27/ 
1992 

6,770 

     
1.25 

  
$2,750,700  $4,590,000   $ 7,340,700  0.63 
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done per permit records was for a new roof in 2003 at a cost of $30,000 

and a new air conditioning system in 2004 at a cost of $18,885.  

 

 
Figure 22: The Morris Thrift Store on Block 1206, Lot 1 shown in Google Earth street view dated August of 2018. 

Lot 6 consists of a four-story brick and concrete block building of 12,581 

square feet. There is no date of construction provided in the tax record, 

but the building is consistent with the style and construction of the 

buildings built in 1910 that were adjacent and destroyed in 2018. 

 

Building permit activity for the building on Lot 6 includes a few occupancy 

permits for commercial tenants, an oil hot water boiler and piping in 2007 

($4,600). Building permit activity for the building on Lot 7, which is a three 

story of 10,879 square feet, was very comparable to the building on Lot 6, 

with permits pulled between 1992 and the present for hot water heater 

and hot-air furnace repairs ($5,500), boiler replacement (2018, 2019), 

tenant fit up and other tenant related items like an awning (1996). 

  

 
Figure 23: Buildings on Lot 6 (right) and 7(left). The 4-story building on Lot 6 has retained its historic façade, in 

contrast to the 3-story building on Lot 7.  
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Lot 8 contains a two-story brick building of 5,700 square feet built in 1940. It 

has an improvement ratio of 0.51, but appears to occupy almost all of the 

lot, which may account for the ratio despite the poor appearance of the 

building from the street (see Figure 24). Given the boarded windows and 

what appears to be a second-floor loading door or hay loft, it appears 

that the building has always been used for storage. The buildings on Lots 7 

and 8 were purchased together in October of 2007 for $2,100,000.  

 

Four building permits were pulled by various owners of the building on Lot 

8, with the oldest dating back to 1989, which had a reported construction 

cost of $45,000 for “alterations”, but no note as to what the alterations 

involved. Of the other three permits, two were demolition permits for the 

removal of underground storage tanks and the other was for two exit 

signs. 

 

 
 Figure 24: Building on Lot 8 is a two-story brick storage building with boarded windows and is owned in common 

with the mixed-use building on Lot 7. Google street view is dated August of 2018. 

The buildings on Lots 9 and 10 differ in age (1900 on Lot 9 and 1926 on Lot 

10) and size (6,770 square feet in three stories on Lot 9 and 25,370 square 

feet in two stories on Lot 10). The assessed value of the buildings as a ratio 

of total property value is marginal, with an improvement ratio of 0.42 for 

the building on Lot 9 and 0.57 for the building on lot 10. 

 

Given the age of the two buildings, the level of building permit activity is 

remarkedly low. Essentially Town records show only 12 permits for the 

building on Lot 9 and two permits for the building on Lot 10 issued since 

1990, with most of them being slight alterations for tenants or roof repairs. 

The most significant investment made in the two buildings, based on the 

cost of construction listed on the permit, was $33,000 in roof repairs to the 

larger building on Lot 10, occupied by Berman’s Auction Gallery in 2004. 

Prior to that, the largest investment was $7,000 in 1993, also for roof work 
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on the Berman building. Of the 12 permits issued for the building on Lot 9, 

the highest cost of construction was $3,500 in 1993, also for roof work. 

 

 
Figure 25: Google Street view of the buildings on Lot 9 (right) and Lot 10 (left), dated August of 2018. 

Lot 16 is a 10,676 square foot two-story wood frame and concrete block building located 

at the corner of Bassett Highway and Towpath Square (also known as Prospect Street) 

that was built in 1900. It has an improvement ratio of 0.58. Based on the street view 

image of the building from August 2018, the ground floor is occupied by Harry Loory 

Fine Furniture and the property is also owned by Melvyn and Barbara Loory, acquired in 

1990. The image shows a sign for a karate studio on the second floor. 

 

A total of ten building permits were pulled for the building on Lot 16 over the past 30 

years, with the oldest in 1995 for a rubberized roof over the warehouse section at a cost 

of $6,000 and the most recent being three permits pulled in 2008 to replace a boiler, 

furnace and related electrical work. The most significant investment as reflected in the 

construction cost on the permit was for the replacement of the boiler and furnace in 2008 

at a cost of $11,600. 

 

 
Figure 26: Google Earth street view of the building on Block 1206, Lot 16, occupied by Harry Loory Fine Furniture on 

the ground floor and a karate studio on the second floor, dated August of 2018. 
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V. SUMMARY & CONCLUSIONS 

 

The Study Area consists of portions of four blocks that comprise the Bassett 

Highway Redevelopment Plan Area (BHRPA). On August 9, 2005, the Town 

of Dover adopted a Resolution designating the entire Town of Dover as an 

“Area in Need of Rehabilitation”.  On May 8, 2006 the Town of Dover 

adopted the “Bassett Highway Redevelopment Plan” which identified the  

BHRPA and provided a framework for redevelopment of the area based 

upon the voluntary involvement of private property owners using the 

additional development standards with the potential for Five-Year Tax 

Exemptions under the Five-Year Property Tax Abatement and Exemption 

Law. 

  

Revisions were made to the Bassett Highway Redevelopment Plan to 

adjust to market conditions and to further encourage investment by 

private property owners in the voluntary redevelopment of their 

properties, with the last revision being adopted on October 24, 2017 by 

Ordinance 26-2017. However, despite the efforts of the Board of Aldermen 

to incentivize redevelopment in the BHRPA, a significant portion of the 

Bassett Highway Redevelopment Plan area remains neither rehabilitated 

nor redeveloped. The analysis of property history, assessed values, 

investment in improving existing buildings, as represented by building 

permits and other approvals confirm the relatively stagnant economic 

condition of the Study Area. 

 

In the October 24, 2017 amendment to the Bassett Highway 

Redevelopment Plan (BHRP), there was a statement that “some of the 

parcels within this Redevelopment Plan Area may be eligible to be 

classified as an “Area In Need of Redevelopment…, but that would be a 

separate investigation to be conducted in the future…Those parcels 

would include Block 1201, Lots 6, 6.03, and 6.04, Block 1205, Lots 1, 2 and 8 

through 13, Block 1204, Lots 1 & 2 and Block 1206, lot 16.” However, in 2017 

Block 1201, Lot 6.01, had just been through the Planning Board for 

approval of a 71-unit apartment building, which represented the first 

major development application under the redevelopment plan and 

spurred optimism that private market forces may provide sufficient 

momentum to stimulate investment without further action by the 

“responsible public body” (Mayor and Board of Aldermen). Two years 

later, the Town has not received any further applications by the 

owner/applicant for resolution compliance, zoning approval or building 

permits. Generally, in situations where a development approval is 

obtained but there is no follow-through over a period of years, the 
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intention of the applicant was not to build the project, but to enhance 

the value of the property. That type of real estate speculation does not 

change the condition of the property that led to the action of the 

responsible public body to designate the area and adopt the 

redevelopment plan. 

 

Meanwhile, the Block 1201, Lot 6.03, was acquired by the Church of Later 

Day Saints and is now in the process of being substantially rehabilitated 

into a house of worship and therefore was not appropriate for 

consideration for inclusion in an Area In Need of Redevelopment. 

 

In the original version of the BHRP (adopted May 8, 2006), the 

“Redevelopment Plan Area” (the portion of the Town-wide Rehabilitation 

Area addressed by the Plan) was described as “characterized by 

excessive surface parking partly in disrepair and largely undefined area of 

asphalt between the edge of the Rockaway River and the rear of four 

commercial buildings fronting Bassett Highway in Block 1201. The four 

commercial buildings and convenience store fronting North Warren Street 

are all completely or mostly occupied but were once retail storefronts that 

have been largely covered with siding and converted to office or 

commercial uses which have effectively eliminated the retail street wall 

and associated pedestrian activity”. In May of 2019, 13 years later, the 

only condition that has changed is that one of the four commercial 

buildings has been acquired and is being transformed into a church, 

which while it represents investment in the area, will not remedy the 

economic objective of promoting retail pedestrian vitality in the 

downtown. 

 

Block 1201, Lot 6, which was identified in the 2018 Master Plan 

Reexamination Report as the “lynchpin” property within the Bassett 

Highway Redevelopment Plan Area, comprises 82% of the 11.38 acres of 

the Study Area addressed by this report and 65% of the 14.32 acres of 

land within the entire Study Area. During the 13 years from the time of the 

original adoption of the BHRP in 2006 to the present, the conditions on Lot 

6 have not changed and the only activity has been alterations and 

conversion of space within the building itself that continued the trend of 

replacing the active retail that was first created when the Dover Shopping 

Center was a shopping destination for all of Morris County, with office, 

commercial or, most recently, a church within the building that will be 

eventually vacating the space to move into its newly rehabilitated 

building next door on Lot 6.03.  
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While the tract had attracted a potential redeveloper at the time of the 

adoption of the original BHRA in 2006, the subsequent designation of the 

Rockaway River by the NJDEP as a “C-1 Stream”, with its associated 300 

foot buffer, and the onset of the “Great Recession” by 2008, smothered 

the opportunity. The review of the investment activity of the property 

reveals that it has effectively been in a holding pattern, with interior 

alterations for tenant fit-up, Certificates of Occupancy permits for a 

variety of tenants, and repairs essential for continued occupancy (roof 

repair or replacement) accounting for most of the activity.  

 

BLOCK 1201, LOTS 6, 6.01 and 6.04: 

 

The analysis as summarized in this report finds that Lot 6 could be included 

in an Area In Need of Redevelopment based on Criterion “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.”  
 

There is substantial evidence in our analysis of the lack of proper utilization 

of the land and building on Lot 6 based on tax appeals, marginal building 

improvements and conversion to non-permitted uses (Use Variances for 

record storage in 1998 and a church in 2003), and the virtually stagnant 

condition of the excessive surface parking left over from the prior two-

level shopping center deck of the 1960s based on the historic aerial 

analysis. While the cause of the economic stagnation is not directly 

related to diverse ownership of Lot 6 (under the same ownership for many 

years), the change in the designation of the Rockaway River to a C-1 

Stream and the associated 300 foot buffer had a chilling effect on interest 

in the property by the private sector. This is a “similar condition” to a 

condition of title, in that it has “discouraged the undertaking of 

improvements, resulting in a stagnant and unproductive condition of 

land” and, as documented in the 2017 amendment to the BHRP and the 

2018 Master Plan Reexamination Report, is a “condition presumed to be 

having a negative social or economic impact or otherwise being 

detrimental to the…welfare of the surrounding area or the community in 

general”.  
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In addition, because of their contiguous relationship with the “lynchpin” 

property of Lot 6, the properties of Lot 6.01 and 6.04 should be included in 

the Area In Need of Redevelopment because they are needed for the 

effective redevelopment of the entirely of Block 1201 that was included in 

the Study Area. These two properties form the “bookends” at either end of 

Bassett Highway with Lot 6 in the center. Lot 6.4 (Salvation Army thrift store) 

occupies a key intersection of Bassett Highway and North Warren Street 

and Lot 6.01 forms the terminus of Bassett Highway at the rail ROW. The 

marginal physical condition of the 60+ year old building on Lot 6.01, 

combined with the poor condition of the two buildings on Block 1204, Lots 

1 and 2, contribute to a barren dead end environment on both sides of 

Bassett Highway that cannot be expected to attract any meaningful 

investment and may explain why the approved residential project on Lot 

6.01 never progressed past the Planning Board approval. 

 

BLOCK 1204, LOTS 1 & 2: 

 

The analysis as summarized in this report finds that Lots 1 and 2 could be 

included in an Area In Need of Redevelopment based on Criterion “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.”  

 

The two properties within the Study Area in Block 1204 occupy the 

southwest corner of Bassett Highway and Dewey Street. While both 

properties are occupied by commercial uses (a repair garage on Lot 1 

and a contractor on Lot 2), neither building is valued at $70,000 or more, 

with the building on Lot 2 valued at only $51,000. In contrast, the land that 

they occupy, even though the area is small (two-thirds of an acre 

combined), it is valued at 79% of the total value of the properties versus 

only 21% of total value attributed to the two buildings. This extremely low 

improvement ratio is supported by the lack of investment in improvements 

to the two buildings as evidenced by the few building permits (3 for Lot 1 

and 4 for Lot 2) and low cost of improvements represented by those 

permits.  
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Given the age of the two buildings (99 years for Lot 1 and 79 years for Lot 

2), the lack of evidence of investment in building improvements or 

upkeep is evidence of economic stagnation. In addition, the potential for 

this lack of proper utilization of Lots 1 and 2 to be addressed by the 

instrumentality of private capital is stymied by the separate ownership of 

the two small lots, as neither lot is independently able to support 

development permitted under the Bassett Highway Redevelopment Plan, 

while combining the two lots would provide almost an acre to support a 

mixed use redevelopment. 

 

BLOCK 1205, LOTS 1, 2, 8, 9, 10-12, 16: 

 

Other than the two-family dwelling on Lot 9 and the one-family dwelling 

on Lot 8, the remainder of the Study Area within Block 1205 is comprised of 

the main Harry Loory Furniture Store Building, an “annex” building on Lot 

16 and surface parking on Lots 10-12 and Lot 1. The original Harry Loory 

building on Lot 2 dates to 1910 and has had minimum investment over the 

years other than what was necessary to continue to use the building (roof 

work) or meet codes (installation of 61 sprinkler heads in 2004). The 

condition of the surface parking lot is poor, with pot holes and broken 

asphalt evident on Lots 10-12. 
 

The analysis as summarized in this report finds that Lots 1, 2, 10-12 and 16 

could be included in an Area In Need of Redevelopment based on 

Criterion “d”: 

 
“Areas with buildings or improvements which, by reason of dilapidation, 
obsolescence, overcrowding, faulty arrangement or design, lack of 
ventilation, 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.”  

 

While these properties are under the control of one owner, the 

configuration of the parcels demonstrates a haphazard pattern that likely 

evolved through the decades between when the store opened in 1911, 

prior to the automotive age, to the present, where parking is a problem 

and the retail industry has been dramatically impacted by the internet 

and the use of much of the building area for warehousing has become 

an obsolete layout that contributes to a barren streetscape in contrast to 

the objectives of the BHRP. This barren streetscape is detrimental to the 

potential of the BHRPA to ever be transformed into a vibrant part of the 

downtown or the Transit Village environment envisioned by the Town.  
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While we have found no evidence that the dwellings on Lots 8 and 9 

meet one or more of the criteria for designation, they are necessary for 

the effective redevelopment of the other properties on Block 1205 

because they, combined with Lots 10-12, provide a potential 

redevelopment parcel for the southeast corner of Bassett Highway and 

Dewey Street to complement the potential redevelopment of Block 1204, 

Lots 1 and 2 at the opposite corner. 

 

BLOCK 1206, LOTS 1-10, 16: 
 

Block 1206, Lots 2-5 were identified in the 2018 Reexamination Report as 

being a concern because of the fire of October 24 that destroyed the 

buildings on the four lots. Combined with the relative lack of investment 

and marginal improvement ratios in buildings that are close to or more 

than 100 years old, the loss of this key corner of Blackwell and North 

Warren demonstrates economic stagnation under Criteria “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.”  

 

In this case, the diverse ownership of Lots 1-10 impedes the land 

assemblage of Lots 2-5 or the coordinated development of the Bassett 

Highway side of Block 1206. The Bassett Highway frontage of Block 1206 is 

relegated to a thrift store on Lot 1 and warehouse/storage on Lots 8-10 to 

support the mixed-use frontage on the Blackwell Street side of the block. 

This lack of proper utilization of the Bassett Highway side of the block 

cannot be addressed by private market forces. 

 

As for Lot 16, the building and lot are owned in common with Harry Loory 

Fine Furniture and represents an expansion of the use to a building that is 

on an adjacent block from the rest of the use and does not have its own 

off-street parking. Based on building permit records, most of the building is 

used as a warehouse. The furniture store use does not occupy the second 

floor, which has been leased for use by a karate studio. The need to 

purchase and expand into a building on another block is further evidence 
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of the obsolete layout of the Loory lots on Block 1205 and Lot 16 is 

therefore associated with Criterion “d”. 

 

A summary of the recommended application of the redevelopment 

criteria under Section 5 of the Local Redevelopment and Housing Law to 

the properties in the Study Area is provided in the table below. 

 
BLOCK LOT CRITERIA & NOTES 

1201 6 “e” – economically stagnant due to C-1 stream environmental 

constraints on excessive paved surface parking lot – 

discourages undertaking of improvements even with 

rehabilitation area designation. 

 6.01 Section “3” – necessary for effective redevelopment of Study 

Area within Block 1201. 

 6.04 Section “3” – necessary for effective redevelopment of Study 

Area within Block 1201. 

1204 1 “e” – economically stagnant with uses inconsistent with mixed-

use retail and residential permitted in the BHRP due to 

separate ownership of two lots – discourages land assemblage 

and undertaking of improvements and development 

consistent with the BHRP, even with rehabilitation area 

designation. 

 2 

1205 1,2, 10-13 “d” – Obsolete and haphazard layout of retail use originally 

established over 100 years ago, but that now relies on most of 

building floor area for warehousing that precludes the mixed-

use development that the BHRP promotes and that which 

remains viable along Blackwell Street, as well as possible along 

Bassett Highway. 

 8,9 Section “3” – necessary for effective redevelopment of Study 

Area within Block 1205. 

1206 1-10 “e” – Four lots (2-5) now are vacant due to fire and Bassett 

Highway side of block is economically stagnant with uses 

inconsistent with mixed-use retail and residential permitted in 

the BHRP due to separate ownership of two lots – discourages 

land assemblage and undertaking of improvements and 

development consistent with the BHRP, even with 

rehabilitation area designation. 

 16 “d” – Part of obsolete and haphazard layout of retail use on 

Block 1205. 

 

Based on the above it is the recommendation of this investigation report 

that there is a determination of need for designation of the entire Study 

Area as an Area In Need of Redevelopment, but without condemnation. 

It would be recommended that the additional tools of the 

Redevelopment Area designation, such as the ability to employ long term 

tax exemptions as an incentive for investment, may overcome the 

obstacles that have prevented such investment under the Rehabilitation 

Area designation over the past 13 years. 
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