CITY OF HACKENSACK

ZONING BOARD OF ADJUSTMENT

MEETING DOCKET

WEDNESDAY February 18th 2009 
In accordance with Public Law 1975, Chapter 231, “Open Public Meetings Act”, The Zoning Board of Adjustment of the City of Hackensack will conduct a public hearing Wednesday,   February 18th, 2009  in the Council Chambers, City Hall, 65 Central Avenue, Hackensack, New Jersey, at 7:00 p.m. The purpose of this meeting is to consider the below-listed cases, and if possible, render formal decisions. Please note that the order of applications may be modified by the Chairperson at his discretion. 

1. Roll Call

2.
 Payment of Bills

3.    Approval of Minutes January 21st, 2009 meeting
4.   Memorialization of Resolutions
a.    
AMENDED Application V# 14-07 SP# 08-07



Address: 320 South River Street   



Block: 30.02  Lot: 16  &     Zone:  B-3 General Business District  

Applicant approved to Construct 84 single family townhouses and associated site-work. 
b. 

Application V # 05-08 SP# 04-08 

 

458 Passaic Street , Hackensack, New Jersey  



Block: 452    Lot(s): 33   Zone B-1 


Applicant requests to Demolish the existing structure and construct 56 
residential units with associated site improvements.

5.
 Application V# 08-06  (REMAND)

  Address: 208 Anderson Street , Hackensack, New Jersey  


  Block: 435  Lot(s): 1 Zone: R-3B  Zone: Multi-Family Residential  

Applicant requests to Install 12 Ballast Mounted Antennas on an existing residential multi-family structure. 

1. The following were found to be deficient:

2. Use Not Permitted in R-3B District -Use Variance Required. 

3. Exceeds maximum Height permitted -      Permitted  75.50 ft  Proposed 80.00 ft.

4.
Structure does not conform to Bulk Requirements. Pre-Existing non-conforming conditions. 

5. 
Insufficient Side yard setback 

Required 25’  Proposed 14.4’

      6.   
Exceeds maximum Building Height     Required 55’  Proposed 75.50

      7.  
Insufficient Parking 

 
Required  264 Proposed 135 
6.          Application V# 27-08 SP# 23-08

Address: 147-149 Main Street , Hackensack, New Jersey  


Block: 303  Lot(s): 20 Zone: B-2  

Applicant request to Demolish the existing garage and renovate the existing structure and to create an adult day care health care facility with associated site improvement.  

The following were found to be deficient:

1. Use Variance Required Pursuant to 40:55D (1)

2. Insufficient parking Required  128 Proposed 14

3. Insufficient Isle Width Required 25’ Proposed 11’ to 24’ 

4.  Any other Variance or Waivers that may be required. 

7.         Application  V# 26-08 SP# 22-08 


Address: 87 Old River Street, Hackensack, New Jersey  


Block: 204 Lots: 20, 21 and 22  Zone:  O  

Applicant  requests  to renovate and enlarge the existing office building which will include three (3) residential units, one (1) studio and two (2) two bedrooms with associated site improvements. 

The following were found to be deficient:

Use – the existing residential dwelling is not a permitted use in the O-Office District.  The expansion of this nonconforming use from one dwelling unit to three units, will required a use variance pursuant to N.J.S.A. 40:55D-70(D)(2). 

1.
Insufficient lot size 
Required 20,000’ Proposed 7,000’

2.
Insufficient lot width
Required 100’ Proposed 70’

3.
Insufficient front yard
Required 25’ Proposed 9.44’

4.
Insufficient side yard
Required 15’ Proposed 14’

5.
Insufficient side yard 
Required 15’ Proposed 1.68 

6.
No paving allowed in side yard areas

7.
Insufficient driveway width
Required 18’ – 22’ Proposed 15’ 

8.
Insufficient buffer zone
Required 3% of lot depth Proposed None  

9.
Insufficient off street parking
Required 15 parking spaces Proposed 8

10.
Parking not permitted in set backs   

11.
Insufficient parking space width
Required 9’-0” Proposed Space 2 - 8’0”, Spaces 3 to 8 – 8’8”. 

12.       Any other Variance or Waivers that may be required. 

8.         Application V# 23-08 SP# 21-08

Address: 320 Summit Avenue  Hackensack, New Jersey  


Block: 344  Lot(s): 3,4,5,14  Zone:  R-75 & R-3 

Bergen Passaic Long Term Acute Care Hospital LLC

Applicant requests  Demolish the existing one family structure and construct a 24 story medical office building.  

The following were found to be deficient:

1. Use Variance Required 

2. Insufficient Lot area Required 30,000 sq. ft. Proposed 20,000 sq .ft. 

3. Insufficient Lot Width Required 125’ Proposed 100’ 

4. Insufficient Rear Yard Set Back Required 40’ Proposed 0’ to edge of R-3 District

5. Exceeds Maximum Lot Coverage Required 30%  Proposed 40.5% for R-3 

6. Exceeds maximum height ratio Side Yard  Allowed 4:1  Proposed 19:1 

7. Insufficient Buffer Zone  Required 6’  Proposed 0 to edge of R-3 District 

8. Insufficient Parking Spaces Required 562  Proposed 402

9. Insufficient driveway width Required 18-22’ for 2 way Proposed 10’ for 2 way 

10. No paving in side yard 

11. Insufficient area for back up aisle spaces- 

12. Exceeds maximum sign area Allowed  12 sq. ft   Proposed 96 sq. ft. 

13. Insufficient Sign Setback  Required 20ft Proposed 0ft. 

14.  Any other Variance or Waivers that may be required. 


9.
Application V# 28-08

Address: 100 Commerce Way, Hackensack, New Jersey  


Block: 504.02   Lot(s): 14.11  Zone: M-1   Manufacturing District 

Applicant requests to renovate the existing space and operate as a fitness center.  

The following were found to be deficient:

1. Preliminary and Final site plan required pursuant to 175-14.2 et. seq.
2. Any other Variance or Waivers that may be required. 
10.
Letter of Denial Application V# 01-09 SP# 01-09 


Address: 101 Prospect Avenue, Hackensack, New Jersey  


Block: 240 Lots: 8,9,10,11,12    Zone:  R-3


Applicant request to install a rooftop wireless communication facility consisting of 
seven (7) ballast mounted antennas and four (4) equipment cabinets on the roof of 
the existing eight (8) story residential building, does not conform to the Zoning 
Ordinance for the City of Hackensack, as it exists today. 


The following were found to be deficient:

Use:

The proposed wireless antennas and related equipment cabinets are not permitted in the R-3 District.  Therefore, a use variance pursuant to N.J.S.A.  40:55D-70(D)(1) is required.

1.
Insufficient minimum front yard, 40’ required, proposed 13.8’ (Beech Street), 
24.9’(Prospect Avenue), 35’ (to garage ). 

2.
No paving in yard area allowed. Proposed, paving in front, side and rear yard areas.  

3.
No parking in buffer zone allowed, Proposed parking in buffer zone

4.
No parking in yard area allowed, Proposed parking in yard areas. 

Antennas
1. Insufficient minimum front yard, 40’ required, proposed 16’1” (Beech Street), 31’2” (Prospect Avenue).

2. Insufficient maximum equipment area, required 100’, proposed 160’

11. 
Letter of Denial Application  V# 02-09 SP# 02-09 


Address: 15 First Street, Hackensack, New Jersey  


Block: 232 Lots: 2,2A,3A,32,33    Zone:  HCS

Applicant request to install an additional wireless communications facility consisting of seven (7) ballast mounted antennas and four (4) equipment cabinets on the roof of the existing seven (7) story residential building, Additionally, one (1) GPS antenna attached to the equipment platform, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

Use:

The proposed wireless antennas and related equipment cabinets are not permitted on residential structures in any zoning district.  Therefore, a use variance pursuant to N.J.S.A.  40:55D-70(D)(1) is required.

1.
Insufficient minimum lot width, 100’ required, proposed 50’. 

2.
Exceeds maximum lot coverage, required 30, proposed 30.69’  

3.
Exceeds maximum height, required 55’, proposed 77’

4.
No paving in yard area allowed, proposed paving in front and side yard areas

5.
Insufficient proximity to lot line, required 5’, proposed 1 ½”

6.
No buffer zone provided

7.
No parking in buffer zone required, proposed parking in buffer zone

8.
 No parking in yard area required, proposed parking in yard area

Antennas

1.
Exceeds maximum height, required 55’, proposed 87’ (antennas), 88’2” (equipment cabinet)

2.
Exceeds maximum equipment height, required 10’, proposed 11 2”

3.
Exceeds maximum equipment area, required 100’, proposed 160’ 

12.
Letter of Denial Application  V# 03-09 SP# 03-09 


Address: 240 Anderson Street, Hackensack, New Jersey  


Block: 435 Lots: 13    Zone:  R3B
1. Applicant request to install six (6) wireless panel antennas. Four of the antennas (two sectors) will be attached to opposite sides of an existing penthouse structure and two antennas (one sector) will be attached to the existing chimney.

2. Four (4) equipment cabinets mounted on a steel platform on the roof of the existing apartment building. The cabinets will be screened by a single enclosure with a brick façade appearance to match the host apartment building.

3. One covered (1) coax cable tray horizontally on the roof only and not vertically on the building façade.6) wireless mounted antennas and four (4) equipment cabinets on the roof of the existing seven (7) story residential building.

4. Additionally, one (1) GPS antenna attached to the equipment platform, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

Use:
1. The proposed wireless antenna facility is a second principal use on the subject property and not a permitted use in the R-3B District. Therefore a use variance pursuant to NJSA 40:55D-70D(1) is required.

2. In addition, the proposed antennas will exceed the maximum permitted building height of 55 feet by more than ten feet (73’-9” proposed). Therefore a height use variance pursuant to NJSA 40:55D-70D(6) is required.

 Bulk:
The proposed equipment cabinets will occupy an area greater than the maximum 100 square feet

permitted (160 square feet proposed). In addition, the equipment cabinet height will exceed the

maximum 10-foot limit (10’-9” proposed). These two new deficiencies will each require a bulk

variance. No other bulk deficiencies are proposed. Any existing deficiencies regarding the

existing building are not being extended by this application and will not require any additional

zoning relief.

13.
Letter of Denial Application  V# 04-09 SP# 04-09 


Address: 300 Prospect Avenue, Hackensack, New Jersey  


Block: 341 Lots: 7    Zone:  R3
The applicant request permission to install a rooftop wireless communication facility consisting of seven (7) panel mounted antennas and a GPS antenna to be flush-mounted to the existing building façade and to existing penthouse walls. These will be mounted with steel pipes that will be bracketed to the existing walls. Antenna and mounting hardware will be painted to match the adjacent wall surfaces. Four (4) equipment cabinets and an electric and telephone cabinet will be installed on the building roof on a 10ft. x 20ft. steel-framed platform. Screening of the equipment cabinets is also proposed. 

Use: 

The proposed wireless antennas and related equipment cabinets are not permitted in the R-3 District. Therefore, a use variance pursuant to N.J.S.A. 40:55D-70(D)(1) is required.

 Bulk

One (1) new bulk deficiency has been identified. Each new bulk deficiency with a status of

“nonconforming” will require a new bulk variance. 

Maximum Equipment Area (sq. ft.) pursuant to 175-13.6 A(1) Required maximum 100  








          Proposed  200  sq. ft.

14
Old Business

15.      New  Business
16.     Adjournment
NOTE:  When the case is called, you may both appear in person or by attorney and present any testimony, which you may have concerning the application. All documents relating to the applications can be inspected in the office of the Building, Housing and Land Use, 65 Central Avenue, Hackensack, between the hours of 9:00 a.m. and 12:00 p.m., Monday through Friday, or by appointment.

Michael Guerra, Chairman







Zoning Board of Adjustment
