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1 INTRODUCTION 

The purpose of this study is to determine whether an area located in the northeastern portion of the 

Township of Woodbridge commonly known as the “General Dynamics” site in the Avenel secttion 

of the Township meets the requirements for designation as an “area in need of redevelopment” as 

established under N.J.S.A. 40A:12A. The study was authorized by the Township Council of the 

Township of Woodbridge and was prepared for the Woodbridge Planning Board.  

In the preparation of the study, we reviewed the following Township records and documents: 

 Official tax maps of the Township of Woodbridge 

 Tax records for each block and lot within the study area 

 Aerial photos of the study area 

 Building department and property management records for the study area (i.e., building/ 
construction permits, code violation). 

 Development applications and approvals 

 1990 Master Plan of the Township of Woodbridge and Reexaminations of 1994 and 2003 

 Zoning Ordinance and Map of the Township of Woodbridge. 

In addition to the above, we also physically inspected the various buildings/structures and grounds 

with representatives of the property owner.  This analysis included both exterior and interior in-

spections of buildings.  Finally, we reviewed a number of environmental documents and reports 

prepared for the site over the years which provided not only an environmental perspective of the 

property, but also information regarding the historic use of the site and functions of the various 

components of the property. 

The remainder of this report is divided into six chapters.  Chapter 2 provides a description of the 

study area and its locational context.  Chapter 3 provides an analysis of the applicable zoning, 

master plan and municipal actions affecting the study area.  Chapter 4 discusses the criteria speci-

fied at N.J.S.A. 40A:12A-5 for qualification as an “area in need of redevelopment.”  Chapter 5 ap-

plies these criteria to the study area to determine whether or not an area in need of redevelopment 

determination is warranted.  Chapter 6 summarizes the overall conclusions of the report. 
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2 DESCRIPTION OF THE STUDY AREA AND 
LOCATIONAL CONTEXT 

The area that is under consideration for redevelopment area designation encompasses a large 

property more commonly referred to as the General Dynamics site.  The study area is located 

along Avenel Street in the vicinity of the New Jersey Transit/Conrail railroad tracks in the Avenel 

section of Woodbridge Township.  The location of the study area is shown on Figure 1. 

According to the official tax records of Woodbridge, the study area is ±27.26 acres in size and con-

sists of a single property assemblage consisting of a total two (2) tax lots on portions of two (2) tax 

blocks.  These include Block 859a, Lot 1.01, and Block 867, Lot 1.081.  The former totals ±22.84 

acres and the latter consists of ±4.41 acres and includes a long and narrow section at the northerly 

boundary which extends easterly to Rahway Avenue. 

The study area is bounded generally by the New Jersey Transit right-of-way to the west; Avenel 

Street to the south; a residential area and city-owned park to the east; and an institutional use to 

the north.  The study area boundaries are shown on Figure 2.  

The original improvements on the property were constructed in 1916 by Security Steel Equipment 

Corporation.  Security Steel manufactured metal office furniture, bringing raw materials in by rail-

way before shaping, cutting and welding the materials on site.  In 1963, the property was sold to 

the Electro Dynamic Division of General Dynamics.  General Dynamics used the complex for the 

manufacture and assembly of various mechanical components for military and industrial equip-

ment, including submarine motors, generators, turbine fans, etc.  At the peak of General Dynamic’s 

operation of the facility in the 1980’s, there were approximately 1,100 employees.  Facility opera-

tions by General Dynamics ceased in October 2000.  The premises have remained largely vacant 

since that time.  The current property owner, 150 Avenel LLC, acquired the property in April 2003. 

At the present time, the premises are comprised of the main plant complex, which contains four 

large contiguous buildings; the former administrative building and water tower at the southwesterly 

end of the site, which are connected via a hallway to the main plant complex; the compressor 

building, which is located near the New Jersey Transit/Conrail rail tracks; and a storage garage in 

the southernmost portion of the tract.  There are also several small ancillary structures. 

In terms of its locational context, the study area adjoins both residential and commercial uses.  

Properties directly south on the opposite side of Avenel Street are largely commercial in nature, 
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with the inland areas being residential in character.  Immediately to the east is an established sin-

gle-family residential neighborhood.  In fact, several local residential streets dead-end at the prop-

erty’s easterly boundary.  To the north is the Woodbridge Developmental Center.  Across the rail-

road tracks to the west are mostly commercial and/or industrial businesses.  In general, the charac-

ter of the surrounding area is mostly residential with some convenience-oriented neighborhood re-

tail uses.  The study area context is shown on Figure 3. 
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3 STUDY AREA MASTER PLAN AND ZONING 
DESIGNATIONS 

3.1 MASTER PLAN 

The most recent comprehensive Master Plan for the Township of Woodbridge was adopted in 

1990.  At the time of the 1990 Master Plan, it was noted that the Township was approaching full 

build-out with little vacant land remaining.  It was further indicated that the vacant parcels that did 

remain were for the most part environmentally constrained. 

In reference to industrial development in the Township, the Master Plan stated: 

Industrial development is also a considerable land use category with approximately fifteen 
percent of the Township’s land used industrially.  However, much of the industrially used 
tracts are underutilized which is not reflected in the existing land use figures. 

The 1990 Master Plan Land Use Element divided the Township into nine distinct sections, with the 

subject property located in Avenel.  The Avenel Land Use Plan describes the subject neighborhood 

as a mix of residential, commercial, public and industrial uses.  In reference to industrial zoned 

lands, the Land Use Plan states: 

A significant part of the eastern section is zoned manufacturing, although there have been 
several multi-family developments in the M-1 zone.  The M-1 zone is constrained by wet-
lands and flood hazard areas related to the Woodbridge River which flows through Avenel. 

The Master Plan outlined several goals and objectives which were to guide the development of the 

Township.  These include the following: 

 To promote a variety of residential, commercial, industrial, recreational, public, and conser-
vation land uses 

 To preserve the residential character of neighborhoods within the Township while providing 
a mix of housing types and uses 

 To safeguard the tax  base and provide for a continuing source of employment and tax rat-
ables through appropriate use of nonresidential land 

 To encourage mixed-use development where appropriate 

In addition, the Master Plan set forth several objectives related to industrial and residential lands 

which provided specific means to insure that future development will be compatible with the Town-

ship’s planning goals.  Residential and industrial objectives were stated as follows: 
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 To preserve the integrity of existing residential areas by preventing intrusion of nonresiden-
tial uses into residential neighborhoods and by maintaining existing development intensity 
and population density consistent with residential neighborhood patterns 

 To permit multi-family residential use in locations accessible to major roadways, commer-
cial services, and public facilities 

 To control industrial development by limiting industrial development to only land suitable for 
industrial use in relation to flat topography, good drainage, and access to arterial and pri-
mary roadways and by permitting a range of industrial lot sizes and uses within industrial 
districts 

 To exclude residential uses from industrial areas 

The Master Plan defines Avenel Street, the roadway on which the subject property is located, as a 

collector road, defined as follows: 

Provides frontage for access to lots and carries traffic of adjoining residential access street.  
Is not intended to interconnect adjoining neighborhoods or subdivisions.  Should not carry 
regional through traffic. 

In regard to passenger rail transportation, there are three NJ Transit stations—Avenel, Wood-

bridge, and Metropark—located in Woodbridge Township that provide passenger rail service to 

Penn Station in Manhattan.  The Master Plan describes the Avenel station as follows: 

This station is located at the intersection of the NJ Transit North Jersey Coast Line and 
Avenel Street.  Five trains per weekday are provided to Manhattan, the primary destination.  
No weekend service is provided.  From January to May 1989, an average of 113 patrons 
boarded trains daily at Avenel.  No parking is provided by NJ Transit at this station.  Patrons 
of this station use on-street parking, walk to the station or are dropped off. 

The Master Plan recommended increased use of the Avenel/NJ Transit station.  It states: 

The use of the Avenel/NJ Transit train station should be increased.  The close proximity of 
this station to US Routes 1/9 makes it a good choice for regional access, which may allevi-
ate some of the current capacity problems at Metropark station.  However, this facility’s 
success could be greatly enhanced by the construction of a ramp from the southbound 
Garden State Parkway to US Route 1 north. 

It goes on to state: 

Increased use of the Avenel train station could revitalize the area somewhat, however, the 
provision of additional parking should be investigated, since no parking for NJ Transit pa-
trons is currently provided.  Possible sources of additional parking include shared busi-
ness/transit parking arrangements and improved use of on-street geometry. 

The 1990 Master Plan did not address the subject tract (i.e., study area) directly. 
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The most recent Master Plan document is the 2003 Master Plan Reexamination Report.  In addi-

tion to the objectives summarized in the 1990 Master Plan, the 2003 Master Plan Reexamination 

Report added the following objective for industrial properties: 

 To extend redevelopment areas to all industrial property that would benefit from inclusion in 
such a plan. 

In general, the additional objectives that were added in the 2003 Master Plan Reexamination cen-

tered around reclamation of brownfields and underutilized and vacant lands in need of redevelop-

ment.  In fulfillment of this objective, the Township adopted several redevelopment areas in 

Keasby, Port Reading, and Route One, and amended redevelopment plans for Main Street and 

Woodbridge Center Drive.  In connection with these redevelopment areas, the reexamination 

states:

The designation of Route One, the largest redevelopment areas in the State has led to re-
development of many parcels in the corridor.  The designation of parcels in Keasbey and 
Port Reading has led to the remediation and development/redevelopment of hundreds of 
industrial areas bringing thousands of jobs and much needed tax revenue to augment the 
Township tax and ratable base. 

The Reexamination report further notes that the Township is approaching full build-out and that the 

majority of the vacant parcels are environmentally sensitive.  The Reexamination specifically 

states:

Most of the development in Woodbridge now occurs through additions, conversions, and 
redevelopment, aided by designation of numerous redevelopment zones. 

The 2003 reexamination states that the goals and objectives in the 1990 Master Plan “remain valid, 

current, and relevant today.”  The reexamination also recognizes that changes have occurred in 

the Township since the last full Master Plan, however it emphasizes that that “the continual adop-

tion and expansion of proposed redevelopment plans means that the Master Plan has been very 

regularly reviewed.”  The reexamination report concluded that a new Master Plan document was 

“unwarranted at this time.”  

3.2  ZONING 

Under the current zone plan, the study area lies partially in the M-1 Light Industrial zoning district 

and partially in the R-6 High-Density Single-Family Residential Zone.  The M-1 zone encompasses 

±22.84 acres in the area north of Avenel Street extending west to the NJ Transit/Conrail rail line, 

and east to the easterly property line.  The R-6 zone encompasses ±4.415 acres in the northerly 
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portion of the study area, and includes portions of the large rear parking lot and the wooded area to 

the north which extends easterly out to Rahway Avenue. 

Permitted uses in the M-1 zone include manufacturing and assembly of light machinery; fabrication 

and assembly of metal products, paper products, concrete and plastic products; food and associ-

ated industries; television and radio studios and antennas; warehouses and wholesale sales, stor-

age and distribution; newspaper and publishing plants; and general office buildings.  Permitted 

conditional uses include lumberyards and building material sales; construction contractors; auto-

motive repair garages; public utility installations; and government and public buildings.  Accessory 

uses include private garage space; signs; and fences and hedges. 

Bulk standards in the M-1 zone for non-residential uses require a minimum lot area of one acre, 

minimum lot width of 150 feet and minimum lot depth of 200 feet. The required minimum front set-

back is 60 feet, the minimum rear setback is 60 feet (or 100 feet when abutting a residential zone), 

and the minimum side yard setbacks are 30 feet for each side (or 100 feet when abutting a resi-

dential zone). The maximum building height is 50 feet and minimum gross floor area is 8,000 

square feet. Maximum lot coverage is 45% and the maximum FAR is 1.50. 

Permitted uses in the R-6 zone include detached one-family dwellings.  Home occupations/home 

office use is a permitted accessory use in residential zone districts subject to certain conditions.  

Additional accessory uses include private garages, buildings for tools and equipment, swimming 

pools and tennis courts, signs and fences and hedges.  Permitted conditional uses include gov-

ernment buildings and services; churches synagogues, parish houses and similar religious uses; 

and public utility installations. 

Bulk standards in the R-6 zone for permitted principal uses require a minimum lot area of 6,000 

square feet, minimum lot width of 60 feet and minimum lot depth of 100 feet.  The minimum front 

setback is 25 feet or prevailing, side setback is 15 feet for one and 15 feet for both, and the rear 

setback is 20 feet.  The maximum lot coverage is 25 percent, the minimum gross floor area is 900 

square feet, and the maximum floor area ratio is 0.85.  The maximum building height is 2.5 stories 

or 35 feet, whichever is less. 

Located to the south of the study area are a series of lots which comprise the B-1 zoning district.  

This zone encompasses lots fronting Avenel Street for several blocks along the south side of the 

roadway.  Further south of the B-1 zoning district is a large R-6 zoning district intended for single-

family residential development.  To the west and east, the study area is also surrounded by the R-6 



11

zoning district.  Immediately east of the study area is a small three-block segment located in the R-

6/2F High-Density Single-Family Residential zone.  This district permits two-family and one-family 

dwelling units. 

The relevant zoning is described in Tables 1 and 2 and the study area and surrounding zoning is 

shown in Figure 4. 

3.3 MUNICIPAL ACTIONS 

Municipal records were requested from the City regarding development applications, development 

approvals, zoning variances, issuance of zoning, building and construction permits, and property 

management and building code violations for the study area over the last five years.  According to 

the Township of Woodbridge, the only record related to the subject property is a minor subdivision 

approval granted by the Planning Board to the property owner (i.e., 150 Avenel, LLC) in November 

2003 which subdivided the 27.26-acre parcel into two lots: new Lot 1.01 (±22.84 acres) and new 

Lot 1.081 (±4.415 acres).  Prior to the approval, the subject property was located in the M-1 and R-

6 Single Family Residential zones, however the zoning district boundaries did not coincide with the 

lot lines.  The property owner proposed a subdivision line which coincided with the zone boundary 

line by separating the subject parcel into a manufacturing lot and a residential lot.  At the time of 

the Planning Board approval, no construction was proposed on the lot zoned R-6.  The minor sub-

division approval was granted by resolution #P03-30 on November 13, 2003. 
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Table 1:  M-1 Light Industrial Zone Requirements 

Principal Permitted Uses

 Manufacturing and assembly of light machinery 
 Fabrication and assembly of metal products 
 Fabrication of paper products 
 Fabrication of wood products 
 Fabrication of concrete and plastic products 
 Food and associated industries 
 Television and radio studios and antennas 
 Warehouses, wholesale sales, storage and distribution 
 Newspaper and publishing plants 
 General office buildings 

Permitted Conditional Uses

 Lumber yards and building material sales 
 Construction contractors 
 Automotive repair garages 
 Public utility installations 
 Government and public buildings and services 

Bulk Standards

 Minimum lot size 1 acre 
 Minimum lot width 150 feet 
 Minimum lot depth 200 feet 
 Minimum front yard 60 feet 
 Minimum side yard 30 feet each; where abuts a residential zone, 100 feet 
 Minimum rear yard 60 feet; where abuts a residential zone, 100 feet 
 Maximum Lot Coverage Principal Building: 45% 
 Maximum gross floor area 8,000 sq. ft. 
 Maximum Building Height 50 feet 
 Maximum floor area ratio 1.50:1 

Source:  Township of Woodbridge Zoning Ordinance
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Table 2:  R-6 High-Density Single-Family Residential Zone Requirements 

Principal Permitted Uses

 Detached one-family dwelling 

Permitted Accessory Uses

 Home occupations/home office 
 Private garages 
 Buildings for tools and equipment 
 Swimming pools and tennis courts 
 Signs 
 Fences and hedges 

Permitted Conditional Uses

 Government buildings and services 
 Churches, synagogues, parish houses and similar religious uses 
 Public utility installations 

Bulk Standards

 Minimum lot area 6,000 sq.ft. 
 Minimum lot width 60 feet 
 Minimum lot depth 100 feet 
 Minimum front yard 25 feet 
 Minimum side yard 5 feet (each); 15 feet (both) 
 Minimum rear yard 20 feet 
 Minimum gross floor area 900 sq. ft. 
 Maximum Lot Coverage 25% 
 Maximum Building Height 2.5 stories or 35 feet, whichever is less 
 Maximum floor area ratio 0.85:1 

Source:  Township of Woodbridge Zoning Ordinance 
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4 STATUTORY CRITERIA FOR AN AREA IN NEED 
OF REDEVELOPMENT DESIGNATION AND 
APPLICATION TO THE STUDY AREA 

The laws governing redevelopment by municipalities in New Jersey are set forth in the Local Re-

development and Housing Law, which is codified at N.J.S.A. 40A:12A et seq.  This statute grants 

the governing body of the 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.  

Such 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 to meet 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 con-

ducive to unwholesome working or living 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 pe-

riod of ten years prior to adoption of the resolution, and that by reason of its location, re-

moteness, 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, over-

crowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, ex-

cessive 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 property therein or other conditions, resulting in a stagnant or 
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not fully productive condition of land potentially useful and valuable for contributing to and 

serving the public health, safety and welfare. 

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, cy-

clone, 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 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 pursu-

ant to the provisions of P.L. 1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax 

abatement and exemption ordinance pursuant to the provisions of P.L. 1991, c.441 

(C.40A:21-1 et seq.).  The municipality shall not utilize any other redevelopment powers 

within the urban enterprise zone unless the municipal governing body and planning board 

have also taken the actions and fulfilled the requirements prescribed in P.L. 1992, c.79 (C. 

40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in 

need of rehabilitation and the municipal governing body has adopted a redevelopment plan 

ordinance including the area of the enterprise zone. 

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

adopted pursuant to law or regulation. 

In evaluating the above-referenced statutory criteria, it should be recognized that a redevelopment 

area determination cannot be made until all of the properties within a study area are evaluated 

against all of the conditions cited above, such that an overall conclusion can be made with respect 

to the area.  For purposes of this particular “area in need of redevelopment” investigation, it should 

be emphasized that the study area does not consist of individual properties with separate and/or 

disparate uses.  Rather, the study area is under common ownership and has historically been used 

in the context of a single large-scale manufacturing operation.  As such, the only logical way to 

evaluate the study area and apply the statutory criteria is to consider the property as a whole and 
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ultimately render a determination as to whether one or more of the conditions are prevalent.  Such 

an analysis is provided in the ensuing chapter. 
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5 STUDY AREA EVALUATION 

5.1 PROPERTY OVERVIEW 

The study area consists of a former manufacturing property, improved with older industrial and 

warehouse structures.  The property has not been in active use for the past seven years and has 

not undergone any significant renovation/repair for some time.  The remnants of the site’s industrial 

past are clearly visible, with the facility having fallen into a severe state of disrepair.  Furthermore, 

there is environmental contamination on the property which will have to be remediated. 

The following provides an evaluation of the study area and considers whether it meets the statutory 

criteria for an “area in need of redevelopment”.  The analysis was based on surveys of use, condi-

tions and occupancy, as well as physical inspection of the exteriors and interior of existing build-

ings/structures and a reconnaissance of the entire General Dynamics complex.  In addition, a num-

ber of relevant environmental reports were reviewed and considered as part of the investigation, 

including the following: 

 Remedial Action Report, General Dynamics Corporation Electro Dynamic Division, pre-
pared by Enviro-Sciences Inc, dated December 1996 

 December 2003 Quarterly Remedial Action Progress Report, Former Electro Dynamic Cor-
poration Facility, prepared by Enviro-Sciences Inc, dated February 2004 

 Preliminary Assessment/Site Investigation (PA/SI) Report, Remedial Action Report (RAR); 
dated June 2000 

5.2 PROPERTY EVALUATION 

Block 859a, Lot 1.01 and Block 867, Lot 1.081

Location: 150 Avenel Street 

Owner:  150 Avenel, LLC  

Size:  27.26 acres 

Assessed Value: 
 Land:   $3,031,400
 Improvements: $   803,400
 Total:   $3,834,800

Current Use: Vacant (formerly industrial use) 
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Description: The area under evaluation consists of a single property occupying two tax lots under 

common ownership.  The property is irregular in shape and is located directly east of the NJ Tran-

sit/Conrail railroad line and the Avenel NJ Transit Station along the north side of Avenel Street in 

the Avenel section of Woodbridge Township.  The property is approximately ±828 feet in width and 

±1,345 feet in depth.  The property has ±875 feet of frontage on Avenel Street, as well as secon-

dary frontage on Rahway Avenue at the end of the long and narrow undeveloped portion of the site 

which runs along the northerly boundary. 

The property is improved with a number of structures, including the one- and two-story main plant 

complex, which includes four contiguous buildings; the three-story former administration building 

and accompanying water tower; the single-story compressor building; and an equipment storage 

garage.  There are also several small ancillary structures.  The premises are vacant at present and 

have been so since 2000. 

The facilities are accessed via a driveway from Avenel Street.  There is a secondary accessway off 

Rahway Avenue that formerly provided an emergency means of ingress/egress.  A small parking 

area exists in the southerly portion of the property with a driveway that runs along the perimeter of 

the property and connects to a much larger rear parking lot.  The rear parking area consists of a 

large asphalt expanse with wooden light poles interspersed throughout the lot.  This was formerly 

used as the main parking lot for General Dynamics’ employees. 

Views of the primary means of access and the rear parking lot. 

The property appears to have been originally designed as a manufacturing/distribution facility cen-

tering on railroad access.  In fact, there is evidence of a remnant railroad spur which at one time 

entered directly into the main plant complex.  More recently, distribution at the facility was centered 

around truck transport, as evidenced by the numerous truck bays on the easterly and westerly fa-



20

cades of the main plant complex.  Several of the truck bays are in very poor condition, with the 

foundations in a deteriorated state. 

Exterior conditions of the main plant complex’s westerly façade. 

Exterior views of the main plant complex. 

The main plant complex is comprised of multiple structures that appear have to been constructed 

in phases over time.  Most structures are of brick construction.  Of the four contiguous buildings 

which comprise the complex, two have second-story sections and two are single-story structures.  

There is also a narrow internal courtyard area within the overall main plant complex. 

The rear portion of the complex (i.e., the northerly façade) has been altered from its original con-

figuration.  According to the property owner, there was an attempt to convert internal loading areas 

into external loading docks.  The work was aborted due to structural concerns.  Today, the con-

crete base along the northerly exterior façade remains, however major sections of the exterior wall 

have been removed and the façade filled in with wood panels as a temporary veneer. 
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Exterior conditions of the northerly façade of the main plant complex. 

At the southerly end of the property is a garage, consisting of a detached brick building with two 

large overhead doors.  The garage was used to store equipment at one time, but like the rest of the 

facility, is no longer in active use. 

Exterior conditions of the garage. 

Located in close proximity to the NJ Transit railroad line is what was once the compressor building.  

Although not in use, it still houses the support infrastructure for the main plant complex, including 

air compressors and fuel oil tanks.  The facility also provided backup water for firefighting pur-

poses.  The structure appears to be in poor repair.  Many of the panes on the glass paneled win-

dows are broken, and it is clear that the facility has not been maintained for some time. 

Exterior conditions of the compressor building. 
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The former administrative offices and water tower are located at the southerly end of the property, 

where there is a hallway connection to the main plant complex.  Exterior and interior conditions are 

fair to poor.  The offices and hallways exhibit clear signs of disuse and neglect. 

Exterior and interior conditions of the administration building. 

Exterior and interior conditions of the water tower and the spiral staircase. 

Numerous other portions of the complex are in need of repair and/or significant renovation.  Not 

only are the exterior facades of the main and ancillary buildings in dilapidated condition, but the 

overwhelming majority of the interior space also exhibits signs of obsolescence and/or deteriora-

tion.  For example, the flooring within much of the main plant is comprised of wooden blocks which 

have warped over time and are therefore in need of replacement.  When exposed to water, the 

wood blocks expand and create uneven rifts in the flooring that are visible throughout the building.  

Other than large exhaust fans, there is no modern air circulation system for the large interior indus-

trial space.  Fresh air is instead provided by opening the numerous glass-paneled windows.  Cur-

rently, many of the glass-paneled windows have panes broken or missing.  As a result, there is wa-

ter damage throughout the complex.  In some cases, standing water was observed. 
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Interior conditions of the southernmost portion of the main plant complex.

As stated, the main plant complex consists of several buildings that were constructed over time.  

Thus, the circulation between the buildings is not ideal.  The buildings are connected via interior 

hallways, which are narrow and in poor repair.  They do not allow for the transfer of goods in a 

north-south direction, resulting in inefficient internal flows.  This is further hampered by the low 

Exterior and interior conditions within the main plant complex. 

ceiling heights and closely-spaced interior columns within certain building sections, which is less 

than an ideal condition in terms of contemporary industrial or distribution space.  Similarly, two-

story industrial/warehouse space has limited appeal in today’s marketplace.  The truck bays are 

also in particularly poor condition and would require significant investment if reused. 
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Interior and exterior conditions of truck bays on the westerly frontage of the main plant complex. 

In addition to the above conditions, environmental contamination has been documented on the site 

for several decades.  Remedial activities by General Dynamics began in 1986 with a program to 

remove abandoned Underground Storage Tanks (USTs), the primary source of environmental con-

tamination.  Further, a Phase I Environmental Assessment was completed in 1991, and subse-

quent Phase II and Phase III Environmental Assessments were completed in 1993 and 1994 re-

spectively.  The Phase I Environmental Assessment identified 39 Areas of Concern (AOCs) on the 

site that require ongoing evaluation in order to confirm that remediation has been successful and 

that contamination sources have not been overlooked. 

Several remediation activities have been undertaken by General Dynamics since the Phase I 

study, which are documented in periodic environmental reports.  Representative environmental 

conditions and remedial actions taken by General Dynamics include the following: 

 In 1992 and 1993, ground water contamination was detected due to an ongoing trichloro-

ethylene (TCE) degreasing operation.  As a result, a groundwater recovery and treatment 

system was installed to remediate the TCE, and has been in operation since 1995.  Some 

subsequent soil samples contained arsenic and/or zinc above acceptable levels, and due to 

difficulty in removing the soil without comprising the structural integrity of the buildings, the 

areas were capped with asphalt. 

 A 750-gallon UST, one 550-gallon xylene UST, and two 550-gallon salvage USTs, known 

sources of groundwater contamination, were removed in 1987 and 1988.  However, soil 

samples collected in 2002, still had elevated concentrations of ethylbenzene and total xy-

lenes.  In response, General Dynamics proposed to excavate and remove impacted soil, in-
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stall a monitoring well, and remediate the area below the concrete flooring in the former de-

greasing area. 

 Soils exhibiting elevated levels of arsenic was discovered during the Phase II investigation.  

In one instance, the contaminated soil extended to an area approximately 12 feet in width 

and 4 feet in depth.  For purposes of remediation, soil was excavated in the affected area to 

a depth of 2 to 4 feet and the contaminated soil was removed.  The excavation was back-

filled and capped with asphalt. 

 The Phase I Environmental Assessment Report indicated that there were concrete pits at 

various indoor and outdoor locations on the site that contained oil and debris.  The New 

Jersey Department of Environmental Protection (NJDEP) called for a sampling of all seep-

age pits and dry wells, including one representative sample of sludge/sediments in each pit 

for laboratory analysis. 

Although various remedial activities have been undertaken, environmental contamination remains 

on the property and will need to be addressed in the future to appropriately safeguard the public 

health, safety and general welfare. 

5.3 CONSIDERATION OF A REDEVELOPMENT AREA DESIGNATION FOR THE 

STUDY AREA 

Based on our analysis of existing conditions within the study area, it is evident that much of the 

General Dynamics facility meets one or more of the “area in need of redevelopment” criteria.  More 

particularly, the entire physical plant has been in disuse for some time and the existing structures 

are dilapidated and/or are suffering from obsolescence/faulty design.  As a result, the property 

qualifies for redevelopment area designation under the “b” and “d” criteria of N.J.S.A. 40A:12A-5.  

This is graphically depicted in Figure 5. 

In brief, the existing physical plant is no longer in use.  During the heyday of its operations in the 

late 1980s/early 1990s, General Dynamics employed roughly 1,100 people at the site.  Since Gen-

eral Dynamics ceased operations in 2000, the facilities have remained idle.  The property is largely 

affected by the age and condition of the space.  Many of the structures are over 80 years old.  

Most of the office spaces are poorly laid out and in a state of disrepair.  Renovation or moderniza-

tion of the on-site facilities is further hampered by the fact that many of the buildings are of brick 

construction and contain deep foundations, such that reconstruction or modernization would be 

expensive, if not cost-prohibitive.  The bottom line is that the complex is now disused and the 
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buildings and supporting infrastructure are outdated and/or poorly designed relative to current in-

dustry standards.  As a result, these buildings/facilities have little or no appeal in the marketplace 

(i.e., for industrial reuse). 

As stated, significant portions of the main plant complex are in dilapidated condition.  The existing 

structure has damaged floor, window and wall surfaces and has suffered from exposure to the 

elements.  The warped wooden flooring is particularly problematic and would need to be removed 

and replaced.  The façade of the main plant complex is in extremely poor repair, with most of the 

brick rear façade having been structurally altered.  Further, the truck bays are in varying stages of 

dilapidation and for the most part are not functional without significant renovation. 

In addition to being in deteriorated physical condition, the property is largely obsolete for modern-

day industrial or warehousing type operations, as it is characterized by low ceiling heights, ineffi-

cient second-story space and closely-spaced interior columns which make distribution or ware-

housing of goods or any manufacturing operations involving goods movement or storage difficult.  

The main plant complex also lacks modern air handling systems.  Further, the multiple structures 

are connected via narrow hallways and doorways, making goods transfer difficult from one building 

to another.  Without significant demolition and reconstruction, it would be difficult to unify the 

space.  In short, the property is obsolete in the context of current industry standards.   

The property is further plagued by environmental contamination due to its intensive use as a manu-

facturing facility for over eighty years.  The environmental cleanup of the site is ongoing, yet the 

elevated level of contamination is not only a public health, safety and welfare concern, but it places 

the facility at an even greater competitive disadvantage in the marketplace.  Based on all of these 

factors and conditions, the property is detrimental to the overall public health, safety and general 

welfare of the community. 

Finally, the Township of Woodbridge’s land use policies specifically support the redevelopment of 

underutilized industrial areas and brownfields through a formal redevelopment process.  In fact, the 

most recent master plan document (i.e., the 2003 Master Plan Re-examination) states as an objec-

tive the extension of redevelopment areas to industrial properties that would benefit from the rede-

velopment process, and specifically cites redevelopment centered on reclamation of brownfields 

and underutilized vacant lands.  Clearly, in its present condition, the General Dynamics site falls 
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within these parameters and through redevelopment would satisfy a key land use policy directive 

which is intended to advance the public health, safety and welfare of the community. 

As a result of the conditions and circumstances described above, there exists a sound and legiti-

mate basis to declare the study area in its entirety as an “area in need of redevelopment” in accor-

dance with the “b” and “d” criteria as set forth in N.J.S.A. 40A:12A-5(b) and 5(d). 
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6 CONCLUSIONS

The foregoing study was prepared on behalf of the Township of Woodbridge Planning Board to de-

termine whether an area commonly referred to as the General Dynamics site qualifies as “an area 

in need of redevelopment,“ in accordance with N.J.S.A. 40:12A-5. 

Based on the foregoing analysis, the referenced area meets the statutory criteria for designation as 

“an area in need of redevelopment.” 


