CITY OF HACKENSACK

ZONING BOARD OF ADJUSTMENT

MEETING DOCKET

WEDNESDAY MARCH 15th, 2006

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, March 15th,  2006, 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 of February 15th, 2006.

4. Memorialization of Resolutions from January 18th, 2006.

a.  
APP V# 56-05 Address: 317 Washington Avenue 

 
     
Block: 26 Lots: 38 & 39 Zone: R-2 One & Two Family District 


     
Construct a 15’ x 30’ 3” addition to an existing Two Family Structure. 

    
 
APPROVED WITH CONDITIONS 

b.
APP V# 40-05, SP# 21-05 Valley National Bank- 111 Hackensack  Avenue ,  Block: 511  Lot(s): 1A, 2, 3 & 4  Zone: B-3Business.

Demolish the existing building and construct a one story bank with a drive through. SITE PLAN APPROVAL -  APPROVED 

5.
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.  

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)   Insufficient Rear Yard setback- 

  Required
20ft.      

  Proposed  16 ft. 

6) Exceeds maximum permitted stories-



  Required  2 ½ stories  35ft.   

  Proposed  3   stories 34 ft. 

Any other Variances or Waivers that may be required

Adjourned October 20th, 2005 Carried to November 16th,2005, December 21st. & January 18th, 2006 & February 15th,  & 22nd . Carried to March 15th , 2006.


6.
APP V # 32-05, SP # 17-05  : 393 Essex St.  Power & Power 


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)
 Use Variance Required-Conditional use of gas station does not meet conditions set forth, 175-8.7  

2)  Insufficient Side yard Setback  

Required 10 ft.             Proposed  5 ft. 

3)  Insufficient Parking  

            Required  8                  Proposed  3

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

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

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

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

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

9) Insufficient setback to sign                                     Required  10 ft.            Proposed 5ft. 

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

Any other Variances or Waivers that may be required

ADJOURNED TO JANUARY 25TH, 2006
& FEBRUARY 22, & MARCH 15TH, 2006


7. 
APP V#06-05 : 345-347 Hudson Street.  Zisa


Block: 27  Lot: 75 Zone: B-3 Business 
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. 

 9) Insufficient Parking  Two (2) per unit plus 10%.




   Required  
9 spaces
 Proposed  0 spaces 

Any other Variances or Waivers that may be required

Adjourned From  June 15th, July 20th, September 21st


November 16th, December 21, 2005 & January 18th, 2006 & February 15th, & 22nd  March 15 nd 2006.
  
8.
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 Sign- Sky Sign –Listed as Prohibited 175-24 ( c ) 3

Any other Variances or Waivers that may be required Adjourned June  15th, 2005, 

Carried from July 20h 2005 Adjourned to September 21 – 28 October 20, November 16 2005 December 21st  ,2005 & January 18th , 2006 & MARCH  15TH, 2006


9.
APP  V# 42-05 :147-153 Hudson Street , Omnipoint Block: 58 Lot(s): 19.02 

 Zone: B-3 Description of Zone: General Business

Install six (6) wireless antennas and three (3) equipment cabinets on the roof. 

The following were found to be deficient:

1) Conditional Use Variance Required 
175-13.5

2) Equipment cabinets not permitted on roof pursuant to 175-13.6 (A) 1


Adjourned to November 16th, December 21nd ,2005 & January 18th , 2006 Adjourned to

Any other Variances or Waivers that may be required
 ADJOURNED TO JANUARY 25TH, 2006 Carried to February 22 ,  April 20th 2006
10.
APP  V# 48-05 Address: 417 Main Street , Hackensack, New Jersey  


Block: 409 Lot(s): 16    Zone: B-3 Description of Zone: Business District  

Install six (6) wireless antennas on roof with associated equipment ,does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

1) Use Variance required pursuant to Ordinance 175-13.1 et. seq. 

2) “D” Variance is required to place telecommunications in any zone except M-1 and M-2 where it is a conditional use. 

3) Insufficient Lot Size pursuant to District Regulations. 

    

Any other Variances or Waivers that may be required
Adjourned to  December 21nd ,2005 & January 18th , 2006 


ADJOURNED TO JANUARY 25TH, 2006
Carried to February 22 , & March 15th, 2006
11.
APP V# 53-05 Address: 5 Summit Avenue,  


Block:242  Lot(s): 1  Zone: B-1 

Install six (6) Wireless panel antennas and three (3) equipment cabinets, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

1) Use Variance is Required

Any other Variances or Waivers that may be required
ADJOURNED  TO JANUARY 25TH, 2006 

Carried to February 22 & April 20th, 2006
12.
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 or Waivers that may be required





Adjourned to March 15th, 2006.


13.
APP V# 50-05 SP# 25-05  Address: 345 Essex Street 


Block:128   Lot(s): 35-40 Zone: B-1/R-50 : Business/One Family 

Perform Site Improvements and Construct a Drive Thru ATM for the Bank, does not conform to the Zoning Ordinance for the City of Hackensack, as it exists today. 

The following were found to be deficient:

1) Use (Drive Thru) not permitted in R-50 District. Use Variance Required. 

2) Expansion of existing non-conforming Parking Lot requires Site Plan Approval and Use Variance. 

3) Site Plan Approval Required pursuant to Ordinance 175-14.1 et. seq. 

4) Insufficient Parking 175-10.1 
  Required   40   Proposed  2 

5) Proposed Driveway onto Kaplan Avenue exceeds maximum width. 175-10.2 ( c)

  


 Maximum Allowed 12ft  Proposed 14 ft 

6) Proposed and Existing Parking Encroaches onto City Right of Way 

             Any other Variances or Waivers that may be required

Adjourned to January 18th, 2006 &  January 25TH, March 15th, 2006

April 20th, 2006
14.
APP  V# 10-05  SP# 06-05 : 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

      7)  Site Plan Required Pursuant to 175-14.1 et.seq. 

Any other Variances or Waivers that may be required

Carried to February 15TH &  March 15th, 2006 

15.
APP V# 04-06 SP#02-06 Sub# 776-06 Address: 239 Berry Street, Hackensack, New Jersey Block: 335 Lot(s):  3  Zone: R-2

Demolish the existing Commercial Structure and  Construct a seventeen (17) Unit Three (3) story Townhouse. 

   The following were found to be deficient:

1) Use Variance Required pursuant to District Regulations. Townhouses are not a permitted use in R-2 District. 

2) Variance Required (D6) Proposed structure exceeds maximum permitted height by more than 10% 
   Permitted 2 ½ Stories 35 ft.    Proposed 3 Stories 36.8 Ft 

3) Insufficient Front Yard Set Back (Berry St)         Required 25ft   Proposed 15.7ft. 

4) Insufficient Front Yard Set Back ( James St)       Required 25ft   Proposed 16.6 ft 

5) Insufficient Rear Yard Set Back          
 Required 20ft
  Proposed 5.8 ft 

6) Exceeds maximum permitted land 
 Permitted 30% Proposed 32%

7) Exceeds maximum permitted buildings per lot
Ordinance 175-5.5

8) Site Plan Approval Required Pursuant to Ordinance 175-14.1 et seq. 


Any other Variances or Waivers that may be required




CARRIED TO MARCH 15TH 2006 

Any other Variances or Waivers that may be required

16.        Application V# 37-05 Address: 144 Fairmount Avenue, 


Block: 559 Lot(s): 1.02   Zone: R-50 One Family District  

Demolish the existing structure and construct a New Two Family Dwelling.

The following were found to be deficient:

1) Use not Permitted in District pursuant to District Regulations. 

2) Exceeds maximum permitted stories.       Required  2 ½ stories   Proposed   3 stories

3) Exceeds maximum permitted height of more than 10%  Proposed 20% increase. 

 Any other Variances or Waivers that may be required

17.
 Application V# V# 05-06 SP# 03-06 


Address: 29 First Street  Hackensack, New Jersey  


Block: 232 Lot(s): 29 & 30  Zone: HCS 

Description of Zone: Health Care Services/Multi Family 

Demolish the existing foundation and construct a 40 Unit Multi Family Structure.

The following were found to be deficient:

1) Site Plan Required Pursuant to 175-14.1 et.seq.

2) Exceeds maximum units per lot size- D (5) Variance Required. 

Required  18,437 divided by 871 = 21 units

  
Proposed   18,437 divided by 461 = 40

     3) 
Exceeds Maximum Permitted Height   Required  55 ft.  Proposed 70.72 ft.

    4)
Insufficient Lot Size 

 Required  20,000sq. ft.  Proposed  18,437 sq.ft.

    5)     Insufficient side-yard setback                Required 15ft    
  Proposed 4ft

.   

    6)
Insufficient Rear-yard setback

 Required 15ft

  Required  3.3 ft

    7)
Exceeds maximum permitted lot coverage    Required 30% - 5,532sq.ft.   
                                                                                 Proposed 74% - 13,735 sq.ft. 

    8)    Insufficient Parking 


 Required 88     
  Proposed  80 

9) Insufficient Landscape Buffer Provided –175.9.1 A(1)

 





Required 3% 5.51 ft  Proposed 1.87% -3.3 ft.


Any other Variances or Waivers that may be required
18.
Application V# 08-06  Address: 208 Anderson Street   

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

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

The following were found to be deficient:

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

2) Exceeds maximum Height permitted -      Permitted  75.50 ft  Proposed 80.00 ft.

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

a)
Insufficient Side yard setback 

Required 25’  Proposed 14.4’

b)
Exceeds maximum Building Height     Required 55’  Proposed 75.50

c) 
Insufficient Parking 

 
Required  264 Proposed 135 



Any other Variances or Waivers that may be required
19.
Application V# 10-06 SP# 06-06

29 Linden Street, Block: 428  Lot(s): 30 Zone: B-1  Business 

Demolish the existing building and construct a 13 story, 151 unit Residential Structure.

The following were found to be deficient:

1) Site Plan Required Pursuant to 175-14.2.

2) Multi-Family Dwelling not Permitted in B-1 District. D Variance Required. 

3) Proposed structure exceeds minimum lot area per dwelling unit. 


  Required 871 divided by 48,238 = 55 Units Proposed 317.36 divided by 48,238 = 151 Units.

4) Exceeds Maximum Permitted Height    Required  150 ft   Proposed 160 ft

5) Insufficient Front Yard Set Back           Required  25ft      Proposed  4.0 ft 

6) Insufficient Rear Yard Set Back             Required  20ft      Proposed 4.0 ft. 

7) Exceed maximum Building Coverage   

 Required 30%= 14,471 sq.ft. Proposed 57.8%= 26428sq ft

8) Insufficient Height Ratio (front)  
     Required 4:1= 40ft  Proposed 8:1= 20ft 

9) Insufficient Height Ratio (Side yard)  Required 4:1= 40ft  Proposed 8:1= 20ft 

10) Paving not Permitted in yards 175-5.3G

11) Buffer Required not Provided 
     Required 5.82ft   Proposed 0 on Southside and 4 ft at rear yard 

12) Parking/Maneuvering Facilities in yards (175-10.2) I -None Permitted

13) Insufficient Parking 

     Required  333 spaces Proposed 212 Spaces  

Any other Variances or Waivers that may be required
20.
Application V# 01-06Address: 110 King Street ,   


Block: 84  Lot(s): 1 Zone: B-1 Description of Zone: Business Zone  

Utilize the Warehouse for storage of commercial vehicles and shipping and warehousing of inventory. 

The following were found to be deficient:

1) 
Use Prohibited as defined in Ordinance 175-6.9 (A) Table 1

  


    Any other Variances or Waivers that may be required
21.
Application V# 12-06, SP# 07-06, Subdivision

      Cancer Center and Parking Garage 


Hackensack, New Jersey  

Block 233, Lots 12, 25-27, 29 & 30, Block 237, Lots 4-8, 12, 9.01, 9.02, 1.05, 1.06, 1.07 & 
1.08) 

Zone: O – Office, PO- Professional Overlay District and HCS Health Care Service

Demolish the existing buildings and construct a 42,463 sq. ft Cancer Center  and a 74,144 sq. ft. parking garage connected by a walkway to the Cancer Center and the Main HUMC Complex. 

The following were found to be deficient:

Subdivision approval required to merge and realign lots lines

Site plan approval required pursuant to 175-14.2

Use variances required as follows;

1. D(1) variance for use not permitted in the O or PO Districts. A parking garage is permitted as an

    accessory use and not as a principal use.

2. D(1) variance for medical center in O or PO Districts. Outpatient services as part of HUMC

    define the Cancer Center use as a Hospital or Medical Center.

3. D(1) variance for bridges between structures over roadways. This would be a use of land

    other than as specified in the O, PO and HCS Districts. “Land,” as defined in the Ordinance,

    includes improvements and fixtures on, above or below the surface.

4. D(6) variance for excessive building height greater than 10% or 10 feet above permitted 5-

    story/60’ limit. Six stories and 84.7 feet in height are proposed, which are greater than 10%

    and 10 feet above permitted height measures.

Cancer Center

1.   Insufficient front yard setback (1st St.): 25 feet required 3.15 ft. proposed

2.   Insufficient front yard setback (2nd st): 25 feet required 5.0 ft. proposed (canopy) (pedestrian bridge)

3.   Insufficient front yard setback (Atlantic St): 25 feet required 6.0 ft. proposed

4.   Insufficient rear yard setback: 40 feet required 1.96 ft. proposed

5.   Exceeds maximum permitted building coverage: 30% permitted 17,993 sq. ft. Proposed  70.8%   

      42,463 sq. ft. 

6.   Corner Lot (175-5.1 C): No obstruction in 25’ building corner at Triangle 1st & Atlantic encroaches

7.   Paving of required yards (175-5.3 G) None permitted front, rear yards paved; no provision for    

      landscaping to absorb storm water

8.   Insufficient landscape buffer against an Residential district (175-9.1) 3 feet min. 0’ north (R-3B      

      District)

9.   One-way driveways exceed maximum permitted width per (175-10.2 C) 10’ min, 12’ max. Proposed 

      16’ (two 2nd St. driveways)

10. Two-way driveway does not meet required width per (175-10.2 C) 18’ min., 22’ max. 

      Proposed 15’ (1st St. driveway0

11. Parking/maneuvering facilities in yard areas (175-10.2 I) None allowed parking/maneuvering

      facilities in side and rear yards

12. Parking quantity suspected deficiency – the parking space requirement for the entire HUMC complex

      must be quantified to enable an evaluation of zoning conformity for parking and quantification of      

      spaces for public use. Submit Parking evaluation study

Garage

1. Insufficient front yard setback; Required (2nd St.): 25 feet, Proposed 15.36 ft. and 0’ at pedestrian 

    bridge

2. Insufficient front yard setback at Atlantic St. required  25 feet, proposed 15.0 ft. 

    and 0’ to pedestrian bridge

3. Insufficient rear yard setback; 40 ft. required Proposed 15.12 ft. 

4. Proposed structure exceeds maximum allowable land coverage; permitted 30% 30,181 sq. ft. 

    Proposed 73.7%  - 74,144 

5. Paving of required yards (175-5.3 G) None allowed front, side, rear yards paved; no provision for

    absorption of Stormwater

6. Section  (175-5.1 C) requires no obstruction in 25’ building corner  triangle. The corner at  2nd &   

    Atlantic encroaches

7. Insufficient parking space dimension provided (175-10.2 D3) required 9’x18’ min. Proposed 8’6” for    

     397 angled parking spaces

Imus Building (see note below)

1. Insufficient front yard setback at Atlantic St. required 25ft. proposed to pedestrian bridge 0ft. 

2. Site plan review required pursuant to 175-14.2.

3. Use of air rights over Atlantic Street and Second Streets must also be approved by ordinance

     by the Mayor and Council.

Any other Variances or Waivers that may be required
22.     Consideration of Previous Matters

23.     Consideration of New Matters

24.     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
