CITY OF HACKENSACK

ZONING BOARD OF ADJUSTMENT

MEETING DOCKET

WEDNESDAY FEBRUARY 16TH, 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, February 16th,  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 January 19th, 2005 Meeting

4.
       Memorialization of Resolutions from January 19th meeting. 
a. APP # V 38-04, 157 Davis Ave-APPROVED 

b. APP # V 43-04, 205 Mary Street-APPROVED

c. APP V # 49-04, 190 Euclid Ave-APPROVED 

d. APP V # 48-04, 272 High Street-APPROVED 

     5.          APP # V 50-04  325 Second Street, Block: 339  Lot(s):  39   Zone:  R-2


      Residential  One and Two Family 

Enlarge the existing detached one family dwelling on a lot containing a                                    residential structure.


The following were found to be deficient:

1) Pursuant to 175-14- No more than one Principal structure shall be located on one lot. 

2) Insufficient Side-yard set back.  Required.  7.5   Proposed  2.67

Any other Variances that may be required.

Carried from December 15th, 2004 and January 19th, 2005 

    6. 
APP V# 46-04, SP # 22-04  370 Summit Avenue, Hackensack, New Jersey  


Block: 345  Lot(s): 2   Zone:  R-1- Residential One Family 

Construct addition for Medical Office and utilize the entire first floor for office use without residing in the dwelling.

The following were found to be deficient:

1) Use Variance Required-Pursuant to schedule of District Regulations Part I. Requires the professional to reside on the premises and is restricted to no more than four (4) assistants other than family members. 

2) Parking not permitted in setback areas-

Required Minimum 5’ Proposed 4.3 Rear; 1.0 Side

3) Proposed sign exceeds maximum permitted

Required  2 sq. ft.  Proposed 12 sq. ft.

4) Home occupation 175-3 Requires that no more 1/3 of the area of the first floor be used for business use. 

Proposed- The Entire Floor

5) Site plan required pursuant to 175-44.

Any other Variances that may be required.



Carried from December 15th, 2004-Adjourned from January 19th 2005

7.
APP V # 53-04 SP # 27-04 -28 Green Street, Hackensack, New Jersey  


Block: 76 Lot(s): 29  Zone: M-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 from January 19th, 2005 Meeting 
8.
APP V# 55-04 -  108 Hudson Street  Hackensack, New Jersey  

Block: 60  Lot(s): 8,9,20,21 Zone: R-3B  Residential/Professional Use


Construct a 600 sq. ft. addition to Second Floor 

The following were found to be deficient:

1) Insufficient Lot Size 


 Required 
20,000 sq. ft.  Existing
12,500 sq. ft    

     
2) 
 Insufficient Lot Width 

  Required
100 ft.            Existing
50 ft.

       
3) Insufficient Front Yard Setback

  Required 
25 ft.              Existing
7.5 ft. 

   
4) Insufficient Side Yard Setback 




  Required 
15 ft.              Existing 
5 ft. 

Any other Variances that may be required

9.  
APP# V 42-04 – American Legion Drive, Hackensack, New Jersey  


Block: 627 Lot(s): 9 Multiple Zones: R-1, R-2, R-3, R-3B

Single Family Residential, One and Two Family, High Density Multifamily, Medium Density, Multi family and Offices. 

Construct a 23 Story, 203 unit Residential complex over the Railroad Right of Way
The following were found to be deficient:

1) Subdivision required. Plan submitted does not indicate square footage with metes and    bounds as required. The engineer must also indicate the square footage of the property 

    located in each zoning district that is being used as the basis of the application.

2) Proposed Use (Multifamily High Rise) is not a permitted Use in a R-1 District. The

    calculations for density included the property located in a R-1 / R-2 District as well as the 

    Prospect Ave Right of Way.

3) Insufficient isle width:  Required 25’ - Proposed 24.  Per Ordinance 175-17(D) 3a 

4) Insufficient parking proposed: 
Required 203 Units x 2 plus 10% = 447






Proposed 


        403

     Use of vacant floors (pages A-3 and A-4) must be disclosed and parking calculations

     must be revised and  resubmitted.

5) Submit new calculations using American Legion Drive as Front. The plans indicate the Main lobby, elevators and entrance on American Legion Drive. As per our Land Use regulations the primary street is “The street faced by the main entrance of the principal building” therefore the placement of a door and a desk on the Prospect Ave side of the building does not constitute the main entrance. Based on my interpretation of the regulations the front yard of the building will be the side facing American Legion Drive. You will have to revise the Zoning Data table to indicate the correct front, side and rear yard setbacks.

Note #7 in the land use schedule of district regulations state that “the height of a building in a R-3A and R-3B district shall be measured from the curb level of the abutting street, or from the abutting principal street when a the lot abuts more than one (1) street. If the abutting streets are of equal value, then the location of the main entrance of the principal building shall determine the principal street...”. The abutting streets are not of equal value and therefore grade must be measured from the grade established along American Legion Drive.

6) Floor Plan (P-16) of garage does not indicate space or isle dimensions. Correct plan and

    resubmit as required.

7) Balconies exceed sizes permitted in Ordinance 175-11(F) and therefore must be included

    in setback requirements. Dimensions shown on plans are to the building. Correct plan and

    resubmit.

8) There are two rooms indicated on plan A-2 that are not labeled. Correct plan and

    resubmit.

9) Use of a separate lot separated by a public street cannot be used as the basis of an

    application.

Any other Variances that may be required.

10.     Consideration of Previous Matters

11.     Consideration of New Matters

12.     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
