CITY OF HACKENSACK

ZONING BOARD OF ADJUSTMENT

MEETING DOCKET

WEDNESDAY SEPTEMBER 21 , 2005

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, 

September 21st   2005, in the 3rd floor Council Chambers, City Hall, 65 Central Avenue, Hackensack, New Jersey, at 7:30 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 June 15th and 29th,  July 20th , 2005 meeting

4.
      Memorialization of Resolutions from June 15th and June 29th , 2005.

a. APP V# 09-05: 173 Johnson Avenue- DENIED
b.
APP# V 42-04 – P.C Air Rights American Legion Drive  DENIED
5.
APP #19-05: 190 James Street- APPROVED W/Conditions- Final Plan Approval. 
6.       APP V# 22-05, SP# 13-05 : 359 Union Street,  Block: 415  Lot(s): 21    Zone: R-3B  One & Two Family/Multi-Family- Final Plan Approval. 
      7.
      APP V # 35-05 : 141 Central Avenue, Block: 322 Lot(s): 3   Zone: R3A  

      One & Two Family 

Covert the existing one family dwelling to a two family dwelling. 

The following were found to be deficient:

1) Insufficient Lot Width 

  Required 50ft.           Existing  25 ft

2) Insufficient Lot Size 

  Required 5000 sq. ft. Existing 3125 sq. ft.

3) Insufficient side yard Setback
  Required 7ft  6in       Existing 1.07/4.6 

4) Insufficient Parking 


  Required 4                Proposed  0

5) Exceeds Permitted Impervious Coverage for Front Yard 






  Required 50% 250 sq.ft.  Proposed 64% 320 sq.ft. 

6) No access to parking in rear except through adjacent parking lot. 

Any Other Variances that may be Required 

8.
APP V# 28-05 : 343 Kaplan Avenue. 


Block: 129  Lot(s): 42    Zone: R-50 One Family Residential  

Construct a one story addition to the rear of the residence.

The following were found to be deficient:

1) 
Insufficient Lot Width 


  Required  50ft.      
Existing 37.5 ft. 

2)
Insufficient Lot Size 


  Required  5000 sq. ft. Existing 3750 sq. ft. 

3) 
Insufficient Side Yard Setback

  Required  7 ft. 6 in.
Existing 5.5 ft.

Adjourned July 20th, 2005 

Any other Variances that may be required

9.
APP  V# 29-05 : 250 Parker Avenue,  


Block: 126 Lot(s): 6&7  Zone: R-50 – One Family Residential 

Construct a wood deck to a Pre-Existing non-conforming Two Family Structure in a One Family Zone. 


The following were found to be deficient:

1) Use Variance required pursuant to 175-30 (A) 

2) Insufficient Front Yard Setback 
Required  25ft          Existing  24 ft 10 in

3) Insufficient Side Yard Setback       Required  7 ft 6 in    Existing  2 ft & 5 ft 4 in 

4) Exceeds maximum Permitted Land Coverage  

Required  25% - 1250 sq. ft. 

Proposed  33% -1650 sq. ft. 


Any other Variances that may be required

10.
APP V # 53-04 SP # 27-04 -28 Green Street. 


Block: 76 Lot(s): 29  Zone: B-1  Warehouse/Manufacturing District

Demolish the existing single story structure and construct a one story warehouse to be used as an automobile repair shop. 

The following were found to be deficient:

1) Use is not permitted in a M-1 District 

2) Site Plan required pursuant to 175-44 et.. seq. 

Any other Variances that may be required

Adjourned January 19th, & February 16th 2005 . Carried to April 20th,2005-Adjourned to May 18th,2005 & May 25th,2005, June 15th, 2005, July 20th 2005

11.
APP V# 16-05 : 32 Anderson Street 


Block:410  Lot(s): 7.02  Zone: R-3B Residential and Business  

Install a 7x4 Freestanding sign in the front yard. 

The following were found to be deficient:

1) Ordinance 175-24 (F) 2 Prohibits freestanding signs in excess of two (2) Square Feet. 

  Proposed 28 sq. ft. 

Adjourned to May 25th, June 15th, 2005 & July 20th
Any other Variances that may be required

12.
APP# 14-05  -41 Route 4 East  - Hackensack Wings, LLC   


Block: 504 Lot(s): 5.A   Zone: B-3 Description of Zone: Business District 

Reface two (2) existing Free Standing Pylon Signs and re-face the Sky (roof) sign on top of the building. 

The following were found to be deficient:

City Ordinance 175-24 (D) d, which regulates alterations to non-conforming signs. Variance required to modify existing non-conforming signs. 

1) Exceeds maximum square footage 



  Required 
12 sq. ft.

  Proposed
72 sq. ft. plus Marquee 

         2)  Exceeds maximum Permitted Height

  Required 
16 ft.

  Proposed
Not Submitted

3) Roof Sigh- Sky Sign –Listed as Prohibited 175-24 ( c ) 3

Any other Variances that may be required



Adjourned June  15th, 2005, Carried from July 20h 2005

Any other Variances that may be required
13.
APP V # 12-05 SP # 08-05 Sub # 771-05  : 375 First Street 


Block: 431 Lot(s): 19-20,23-25   Zone: R-2 One & Two Family Residential 

Demolish the existing Two Family and construct a Senior Center with six (6) Residential Apartments. 

The following were found to be deficient:

1) Use Variance is Required for the Community Center as per District Regulations. 

2)   Site Plan approval required pursuant to ordinance 175-44.

3) Insufficient Front Yard set back-


  

              Required 25 ft.    Proposed 20 ft. 

4) Insufficient Parking. Community Center. One (1) space per 600 sq. ft..=3 spaces     

                          Residential  two (2) per unit Plus 10% = 14 

                          Total Required Spaces = 17   Proposed 12 Spaces 

5) Insufficient Side Yard set back.  Required  15 ft.   Proposed  10 ft.  

      6)  Insufficient Lot Width.        
  Required  100 ft  Proposed  77.5 ft




     Adjourned May 25th, June 15th, July 20th 2005





           Any other Variances that may be required


14.
APP  V # 19-04, SP# 10-04 : 160 Johnson Avenue, Block 529, Lot 6-11,

 
Zone M-2 Business / Warehouse (Remand from Superior Court) 

Sublet space in the interior of the self storage warehouse for offices and use the existing second floor as a dwelling unit.

The following were found to be deficient:

1) Insufficient Parking proposed

Required 107  Proposed 84

2) Proposed sign exceeds maximum permitted sign area

Required 12 sq. ft. proposed 15 sq. ft.

3) Proposed dwelling unit on second floor is not a permitted use and was denied under a previous variance request. N(Use variance required)

Existing 6 parking spaces along Orchard Street are in setback and were to be removed under a previous Variance request.

5)
Site Plan approval required pursuant to Ordinance 175-44 et. seq.

         

  Any other Variances that may be required

15.
APP V # 32-05, SP # 17-05  : 393 Essex St.


Block: 349 Lot(s): 27.A    Zone: B-1 Description of Zone: Business District 
Demolish the existing building and construct a new gasoline service station with the Convenience Store.  

The following were found to be deficient:

1)  Insufficient Side yard Setback  


Required 10 ft.             Proposed  5 ft. 

2)  Insufficient Parking  



Required  8                  Proposed  3

3) Insufficient Front Yard Set Back to Canopy-           Required  5 ft.         Proposed  less than 12 in.

4) Driveway exceeds maximum width 175-34 ( C )      Required  30 ft.            Proposed  38 & 31 ft. 

5) Insufficient  Set Back to Driveway from Property Line.  Required 10 ft.     Proposed  0 ft. 

6) Credit Card sign exceeds Maximum Permitted        Required 2 sq. ft.  
Proposed  10 ft.

7) Proposed sign exceeds Maximum Sq. Ft. -              Required 32 sq. ft.     Proposed   40 sq. ft. 

8) Insufficient setback to sign                                     Required  10 ft.            Proposed 5 +ft. 

9) Insufficient open space beneath sign                       Required  10 ft.            Proposed  8 ft.  

Any other Variances that may be required
16.
APP V#06-05 : 345-347 Hudson Street.  


Block: 27  Lot: 75 Zone: R-2 One and Two Family 
Alter the Pre-Existing non-conforming four (4) family dwelling by lowering the basement floor and constructing a front porch enclosure.

The following were found to be deficient:

Use not permitted in District. 

1) Alteration of a Pre-Existing non-conforming structure or use requires variance. 

2) Insufficient Lot Size 

                                      Required
5,000 sq. ft.   Proposed  4,989.25 sq. ft.

3) Insufficient Front Yard Setback

  Required 
25 ft.
            Proposed  16 ft. 

      4) Insufficient Side Yard Setback (corner) 




  Required  
15 ft. 

 Proposed  2 ft.  

      5) Insufficient Side Yard Setback(interior 




  Required  
15 ft. 

 Proposed 1.75 ft.  

      6) Exceeds maximum Height/Stories 




  Required  
2/25ft. 

 Proposed  3/28 ft.  

      7) Exceeds maximum Land Coverage 



 
   Required  
30%

 Proposed  39.63% 

 8) Insufficient Area Per Dwelling Unit 




  Required  1500x4=6000sq. ft. Proposed  4-4989.25 sq. ft. 

 9) Insufficient Parking 




   Required  
9 spaces
 Proposed  5 spaces 

10)Two (2) per unit plus 10%.



Any other Variances that may be required

Adjourned From April 20th, May 18th  & 25th,  June 15th, July 20th 2005 

17.
APP V# 23-05, 185 Hudson Street,  

      Block: 40 Lots: 21 & 22 B-3 Zone-Business District

Construct an addition to the rear of Building.

The following were found to be deficient:

1) Variance required for expansion of Pre-Existing non-conforming structure-175-11 et seq. 

      2)
Site Plan Approval Required. 175-14.1

 

Adjourned to May 25th, 2005
& June 15th  2005 & July 20th  

Any other Variances that may be required

18.
APP V# 33-05  Address: 116-124 First Street AKA 118 Beech Street, 


Block: 230 Lot(s): 7  Zone: R-3B Description of Zone: Multi-Family/Business 

Construct a Two Story Garage.

The following were found to be deficient:

1) 
Pursuant  to the District Regulations set forth in Part 1 of the City’s Land Use Ordinance, a parking Garage is not Permitted Use and therefore requires a Use Variance.  

  

Any other Variances that may be required
19.
APP  V# 10-05  SP# 06-05 Address: 254 State Street  Block: 315  Lot(s): 4   Zone:  B-2 Business District  

Add a second level to the existing office Building and create two (2) residential dwelling units

The following were found to be deficient:

1) Two residential units not a permitted use in B-2 District. Two units not considered Multi-Family which is a permitted use. Use Variance Required. 

2) Insufficient Parking




  Required   11  Proposed  6

3) Insufficient Driveway width servicing two way traffic. 

  Required   Min 18 ft. Max 22 ft

  Proposed  11.32  ft. 


4) Insufficient Isle width

  Required  25 ft   Proposed  24.67 ft. 

      5)  Insufficient Front yard set-back 




  Required  15 ft   Proposed  0.0

      6)  Insufficient Side yard set- back 




  Required  10 ft   Proposed  0.0

Any other Variances that may be required 

Adjourned from June 15th, 2005 July 20th  

Any other Variances that may be required
20.
APP  V# 07-05, SP# 05-05, Sub 768-05  


Sunny Side Terrace -184 Berdan Place 


Block: 329 Lot(s): 10-16, 56-70, 78, 79  Zone: R-2  One & Two  

Construct Seventeen (17) units in five (5) Buildings with associated parking.

      The following were found to be deficient:

1) Preliminary and Final Site Plan Approval required pursuant to Ordinance175-14. 


2) Subdivision approval required to merge lots. Submit Application and Plans. 

3) District Regulations prohibit Multi –Family Dwellings in a R-2 District- Use Variance is Required.

4) Ordinance 175-14 prohibits more than one (1) structure in an R-2 District.

 


  Required
1  
  

  Proposed
2

5) Plans do not indicate Impervious coverage 175-23.2. Limits the amount of impervious coverage to 50% of Front Yard or 50% of the entire lot. 

6) Correct plans to indicate Lot A (not Lots A& B) 

7) Plan does not indicate Type of proposed lighting. 

8) Indicate quantity of proposed Dwelling Units on plans in Title Block Area.  

9) Indicate types of units i.e. condo, townhouses.

10) Correct parking calculations – two (2) per unit plus 10%=38 

  Proposed
40- No Variance Required 

      11) Insufficient Rear Yard setback- 

  Required
20ft.      

  Proposed  16 ft. 

12) Exceeds maximum permitted stories-



  Required  2 ½ stories  35ft.   

  Proposed  3   stories 34 ft. 



Any other Variances that may be required

21.
APP V# 40-05, SP# 21-05 Valley National Bank- 111 Hackensack Avenue , 

Block: 511  Lot(s): 1A, 2, 3 & 4  Zone: M-2 Manufacturing District 

Demolish the existing building and construct a one story bank with a drive through, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

1) Site Plan Approval Required pursuant to Ordinance 175-14.1

2) Insufficient Parking 


  Required  29 Spaces    Proposed  27 Spaces

3) Parking proposed in setback                  Required  0                 Proposed  19 Spaces 

4) Freestanding sign exceeds maximum permitted square footage

  Permitted  12 sq. ft.    Proposed  32.5 sq. ft. 



Any other Variances that may be required

22.
APP V# 38-05 The Record: 150 River Street  


Block: 203.01 Lot(s): 3.01 & 3.02  Zone: B-3 Business District 

Replace existing signs and install new signs on face of building, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

1) Pursuant to Ordinance 175-7.14 (L) 1- Proposed sign (facing Railroad) is not permitted. 

2) Proposed Freestanding Sign exceeds Maximum Square Footage – 

Ordinance 175-7.14 L (2) A      Required 12 sq. ft.   Proposed   22 sq. ft. 

Any other Variances that may be required
23.     Consideration of Previous Matters

24.     Consideration of New Matters

25.     Adjournment

NOTE:  When the case is called, you may either 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.

Paul Marchal, Chairperson








Zoning Board of Adjustment
