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THE CITY OF HACKENSACK 
THIRD ROUND HOUSING ELEMENT AND FAIR SHARE PLAN 

 

I. INTRODUCTION 
 
This document is presented in two parts; which include (i) the City of Hackensack Master Plan Housing 
Element and (ii) the City of Hackensack Fair Share Plan. This Housing Element and Fair Share Plan 
addresses the Township’s compliance with the Municipal Land Use Law (“MLUL”), relevant Council 
on Affordable Housing (“COAH”) regulations, relevant Uniform Housing Affordability Controls 
(“UHAC”) regulations, the requirements of the Settlement Agreement entered into between the 
Township of Hackensack and Fair Share Housing Center (“FSHC”) on September 10, 2020 and 
amended on November 9, 2021 (Appendix A and A.1) and other applicable law.  
 
The Master Plan Housing Element will examine the City’s demographics, and employment 
characteristics, population, and demographic characteristics of the City of Hackensack, along with 
the housing stock and historic trends throughout the decades. A Housing Plan according to the 
Municipal Land Use Law C.40:55D-28b(3) must include, but is not limited to, residential standards 
and proposals for the construction and improvement of housing. The Housing Element shall contain 
at least the following:  
 

a. An inventory of the municipality’s housing stock by age, condition, purchase or rental 
value, occupancy characteristics and type, including the number of units affordable 
to low- and moderate-income households and substandard housing capable of 
being rehabilitated.  

b. A projection of the municipality’s housing stock, including the probable future 
construction of low and moderate housing, for the next ten years, taking into account, 
but not necessarily limited to, construction permits issued, approvals of applications 
for development and probable residential development of lands; 

c. An analysis of the existing and probable future employment characteristics of the 
municipality;  

d. A determination of the municipality’s present and prospective fair share for low- 
and moderate-income housing and its capacity to accommodate its present and 
prospective housing needs, including its fair share for low and moderate income 
housing; and  

e. A consideration of the lands most appropriate for the construction of low- and 
moderate-income housing and of the existing structures most appropriate for 
conversation to, or rehabilitation for, low and moderate income housing including a 
consideration of lands of developers who have expressed a commitment to provide 
low and moderate income housing. 
 

The Fair Share Plan will address the plan to meet the Hackensack Fair Share Housing Obligation. 
The Fair Share Plan is part of the City of Hackensack’ request to acquire a Judgment of Compliance 
and Repose (“JOR”) from the Court in the Declaratory Judgement Action entitled In the Matter of 
the City of Hackensack, County of Bergen, Docket No. BER-5731-15. 
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II. CITY OF HACKENSACK THIRD ROUND HOUSING ELEMENT  
 
A.        OVERVIEW 
 
1. Affordable Housing History  
 
The affordable housing or Mount Laurel doctrine, started with the 1975 decision by the N.J. 
Supreme Court involving the Township of Mount Laurel So. Burl. Cty. N.A.A.C.P. v. Tp. of Mt. Laurel, 
67 N.J. 151 (1975) or “Mount Laurel I”.   In Mount Laurel I, the Supreme Court decided that under 
the State Constitution, each municipality “must, by its land use regulations, make realistically possible 
the opportunity for an appropriate variety and choice of housing for all categories of people who 
may desire to live there”, including those of low and moderate income.  Thus, the Mount Laurel I 
decision prohibits municipalities from using zoning powers to prevent the potential for the 
development of affordable housing. 
 
Displeased with progress under its earlier decision, in 1983, the N.J. Supreme Court released a 
second Mount Laurel decision, So. Burlington Ct. N.A.A.C.P. v. Mount Laurel Tp., 92 N.J. 158 (1983) 
or “Mount Laurel II”.  Because the Legislature had not enacted laws to implement the holding in 
Mount Laurel I, the Court in Mount Laurel II fashioned a judicial, or what is commonly referred to as 
a “Builder’s Remedy.”  That remedy created a special process by which builders could file suit for 
the opportunity to construct housing at much higher densities than a municipality otherwise would 
allow.  In essence, Builder’s Remedy lawsuits seek to force towns to meet their affordable housing 
obligations. 

 
Responding to the chaos created by the implementation of the Mount Laurel decisions and the many 
Builder’s Remedy lawsuits that followed, the State Legislature passed the Fair Housing Act 
(hereinafter “FHA”) in 1985, which the Supreme Court upheld in Hills Dev. Co. v. Bernards Twp., 103 
N.J. 1 (1986) or “Mount Laurel III”. 
 
The FHA created the Council on Affordable Housing (“COAH”), and required COAH to (1) enact 
regulations that established the statewide affordable housing need, (2) assign to each municipality 
an affordable housing obligation for its designated region and (3) identify the techniques available 
to municipalities to meet its assigned obligation.  The FHA included a process for municipalities to 
obtain Substantive Certification, which, if granted by COAH, would protect municipalities against 
Builder’s Remedy lawsuits, or a lawsuit from a housing advocate, for a defined period of time.  The 
FHA also transferred pending Builder’s Remedy litigation to COAH for resolution through an 
administrative process, and established a process for bringing municipalities into compliance. 

 
To implement the FHA requirements, COAH adopted a series of regulations.  Round One regulations 
were enacted in 1987.  Round 2 regulations were adopted by COAH in 1994.  Round 3 regulations 
were supposed to be adopted in 1999 when the Round 2 rules were set to expire, but the first 
iteration of Round 3 rules were not adopted by COAH until 2004. 

 
In 2007, the Appellate Division affirmed portions of COAH’s 2004 Round 3 rules, but invalidated 
others. See In Re Adoption of N.J.A.C. 5:94 & 5:95, 390 N.J. Super. 1 (App. Div. 2007).  The 
opinion remanded the matter to COAH for adoption of new regulations that address the Court’s 
decision, and gave the agency six months to do so.  The Appellate Division granted COAH two 
extensions, and COAH finally adopted a second set of Round 3 rules in September of 2008. Many 
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municipalities submitted Round 3 affordable housing plans to COAH and to courts for approval in 
December of 2008 in response to the new third round rules.   

 
On October 8, 2010, the Appellate Division concluded that COAH’s revised 2008 regulations 
suffered from many of the same deficiencies as the first set of Round 3 rules, and it invalidated 
substantial portions of the 2008 Round 3 regulations. See In re Adoption of N.J.A.C. 5:96 & 5:97, 
416 N.J. Super. 462 (App. Div. 2010).  The Court specifically directed COAH to use a methodology 
for determining prospective affordable housing needs similar to the methodologies used in the prior 
rounds. 

 
During this same time period, Governor Christie initiated a series of steps to abolish or reduce the 
role of COAH.  During this time period the Legislature introduced a Bill, which would have radically 
transformed the affordable housing world.  The S-1 Bill in its initial form was supported by Governor 
Christie.  By the time it went through the Assembly, however, a very different bill passed and the 
Governor conditionally vetoed the Bill.  Since that time, there has been no serious attempt to adopt 
legislation to reform the affordable housing process.   

 
Frustrated with the lack of movement by COAH to adopt updated Round 3 rules, the Supreme Court 
issued an order on March 14, 2014, which required COAH to adopt new Round 3 regulations by 
October 22, 2014.  COAH proposed the third version of Round 3 regulations on April 30, 2014.  
Unfortunately, in October of 2014, the COAH Board deadlocked 3-3 when voting to approve the 
regulations and the rules were not adopted.  

 
In response, on March 10, 2015, the Supreme Court issued its decision in In the Matter of the 
Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable Housing, 221 N.J. 1 
(2015) (Mount Laurel IV), in which it (1) found that COAH had violated the March 14, 2014 Order 
by failing to adopt new Round 3 regulations by October 22, 2014, (2) held that, without new Round 
3 regulations, COAH could not process municipalities’ petitions for substantive certification, (3) 
directed trial courts to assume COAH’s functions, (4) authorized municipalities under COAH’s 
jurisdiction to file Declaratory Judgment Actions along with a motion for Temporary Immunity by 
July 8, 2015, or risk exposure to Builder’s Remedy lawsuits, and (5) ruled that municipalities would 
have to prepare and file a Housing Element and Fair Share Plan  with a trial court for review. The 
Supreme Court declined to determine fair share allocations, however, instead assigning this task to 
the trial court judges with the directive that they use a methodology similar to that used in COAH's 
first and second round Rules.   

 
Hackensack did not petition COAH during the First Round or Second Round.  The City adopted a 
Housing Element and Fair Share Plan (“HEFSP”) to address its Third Round Obligation on October 
26, 2006 and filed the plan with COAH, but it did not petition for substantive certification.  A 
subsequent HEFSP was adopted on November 11, 2010 and endorsed by Resolution 447-13 dated 
November 12, 2013 by the City Council to be filed with COAH without petition of Substantive 
Certification.   

 
In response to the Supreme Court’s decision in Mount Laurel IV, the City of Hackensack filed a 
Declaratory Judgment action on June 15, 2015 in Superior Court of New Jersey, Bergen County, 
within the requisite time period, and received temporary immunity from the Court, which is still in 
full force and effect.  Subsequent to the filing, the City entered into a Settlement Agreement with 
Fair Share Housing Center (“FSHC”) on September 10, 2020 to resolve the City’s Declaratory 
Judgment action on a global level (attached hereto as Appendix A). On October 22, 2020, the 
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Court held a Fairness Hearing, at which all of the aforementioned agreements were approved by 
the Court.  An order memorializing the Court’s findings at the Fairness Hearing was entered by the 
Court on November 5, 2020. See attached Appendix B.   
 
As per the deadlines in the November 5, 2020 Court Order, the City prepared an HEFSP, along 
with all supporting documents, and the plan is scheduled to be heard and adopted by the City’s 
Planning Board on January 13, 2021 and scheduled to be heard for endorsement by the City 
Council on January 26, 2021.    
 
The Compliance Hearing was then scheduled for March 3, 2021. Prior to the hearing, a developer 
withdrew its proposed inclusionary project that was a crucial component of the City’s Plan, and the 
Compliance Hearing was postponed.  The Settlement Agreement was subsequently amended to 
include a new inclusionary Redevelopment project for a City-owned parcel known as Parking Lot T. 
The amended Settlement Agreement was signed by FSHC and was approved by the governing 
body on November 9, 2021, wherein the Mayor was authorized to execute the amended 
agreement, which is included as Appendix A.1 of this report.  The City requested, with the consent 
of FSHC and the Court Master, that the Court schedule a combined Fairness and Compliance 
Hearing, which is now scheduled for March 29, 2022. 

 
In accordance with the MLUL, applicable COAH regulations and Mount Laurel caselaw, and in 
accordance with the terms and conditions of the Amended FSHC Settlement Agreement and the 
Court’s November 5, 2020 order, the City hereby presents this Housing Element and Fair Share 
Plan to the Court for review and approval at an upcoming Compliance Hearing.  
 
B. SUMMARY OF HACKENSACK PAST AFFORDABLE HOUSING HISTORY & ACTIVITIES  
 
While Hackensack did not petition COAH during the First Round or Second Round, the  City adopted 
an HEFSP to address its Third Round Obligation on October 26, 2006 prepared by Stan Slachetka, 
AICP, P.P. and filed the plan with COAH but did not petition for substantive certification.  As a result 
of the invalidation of COAH’s first iteration of its Third Round Rules, a subsequent HEFSP was 
prepared on November 22, 2010 and adopted by Planning Board Resolution on April 2, 2011.  
The City later endorsed the plan and directed it to be filed with COAH without petition on 
November 12, 2013 by Resolution No. 447-13.  The City remained under COAH’s jurisdiction until 
it filed a Declaratory Judgment Action on June 15, 2015, in response to the Supreme Court’s Mount 
Laurel IV decision.   
 
This report involves extensive research into the creditworthiness of units in the October 26, 2006, 
HEFSP and in various locations in the City of Hackensack.  The City of Hackensack has had a long 
history of providing affordable housing.  The following affordable housing units have been created 
in the City prior to 2010, some which are creditworthy under the Mount Laurel/COAH framework 
and some which are not. The subsequent sections of this report will elaborate on which units are 
being included as part of Prior and Third Round compliance mechanisms to satisfy the respective 
obligations.  
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Table II-A: Previously Constructed Affordable Units 
City of Hackensack, Bergen County, New Jersey  

Project Name Address Unit type 
Units/ 
Beds 

Year 
Constructed 

Franklin Gardens 
Condos 

23 Franklin Street Family/sale 2 
1984  

(Prior Cycle 
Credits) 

Pulaski Place Condos 2-8 Pulaski Place Family/sale 4 
1982 

(Prior Cycle 
Credits) 

Patrick DiZenzo Court 
175 West Railroad 

Avenue 
Senior/Rental 50 1982 

Clinton Terrace Condos 164 Clinton Place Family/sale 23 1994 

Barsalona Court 164 Beech Street Senior/Rental 50 1959 

Harry Berkie Gardens 60 Kansas Street Senior/Rental 100 1967 

Oratam Court 170 Sussex Avenue Family/Rental 144 1951 

Bergen County 
Homeless Shelter 

120 S. River Street Homeless Shelter 90 2009 

Hope Bao 158 Hudson Street 
Rooming/Boarding 

Home 
4 1986 

YMCA 360 Main Street 
Rooming/Board 

Home 
36 1986 

Just Rooms 315, LLC 315 Park Street 
Rooming/Board 

Home 
12 1986 

Just Rooms 343, LLC 345 Park Street 
Rooming/Board 

Home 
10 1986 

Just Rooms 32, LLC 32 Poplar Street 
Rooming/Board 

Home 
11 1986 

Warner House 261 State Street 
Rooming/Board 

Home 
34 1986 

Chadwick House 265 State Street 
Rooming/Board 

Home 
4 1986 

Brian Murray 263 Union Street 
Rooming/Board 

Home 
17 1986 

The Glory House LLC  267 Union Street 
Rooming/Board 

Home 
12 1986 

A & A Title Installation 271 Union Street 
Rooming/Board 

Home 
9 1986 

PLJ Union LLC 325 Union Street 
Rooming/Board 

Home 
14 1986 

Anderson Inn, LLC 221 Anderson Street 
Rooming/Boarding 

Home 
15 1926 
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Janet & Fred Rich 179 Berry Street 
Rooming/Boarding 

Home 
8 1916 

Just Rooms One, LLC 190 Berry Street 
Rooming/Boarding 

Home 
10 1920 

Owen Right 161 Central Avenue 
Rooming/Boarding 

Home 
8 1926 

Just Rooms Four, LLC 167 Central Avenue 
Rooming/Boarding 

Home 
13 1926 

Luis Rivas 104 Elm Avenue 
Rooming/Boarding 

Home 
5 1916 

Warren Iozzia 95 Essex Street 
Rooming/Boarding 

Home 
11 1907 

Warren Iozzia 89 Essex Street 
Rooming/Boarding 

Home 
10 1907 

Warren Iozzia 100 Essex Street 
Rooming/Boarding 

Home 
16 1917 

LJ 65 Euclid LLC 65 Euclid Avenue 
Rooming/Boarding 

Home 
19 1916 

K&E Collins Partnership 66 Euclid Avenue 
Rooming/Boarding 

Home 
10 1916 

Barbara Lynch 240 First Street 
Rooming/Boarding 

Home 
20 1962 

Four Brothers 89 Maple Avenue 
Rooming/Boarding 

Home 
5 1896 

Just Rooms 429, LLC 429 Park Street 
Rooming/Boarding 

Home 
9 1950 

Robert Dietsche 439 Park Street 
Rooming/Boarding 

Home 
5 1910 

Dover Motel 229 Union Street 
Rooming/Boarding 

Home 
21 1916 

Selwyn Arnold 279 Union Street 
Rooming/Boarding 

Home 
4 1880 

Luis Atimbay 331 Union Street 
Rooming/Boarding 

Home 
4 1916 

AAH Bergen County 
266 Spring Valley 

Ave 
Group Home 5 1995 

Advance Housing 279 Clark Street Group Home 3 1999 

Advance Housing 10 Orchid Street Group Home 2 1999 

Advance Housing 451 Heath Place Group Home 2 1999 

Community Action for 
Independent Living 

155 Poor Street Group Home 5 1996 

Bergen & Passaic ARC Confidential Group Home 4 1980 
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NJ ARC Bergen-Passaic 
Unit 

279 Lookout Avenue 
Special 

Needs/Supportive 
Housing 

6 1980 

Comprehensive 
Behavioral Healthcare 

298 Jackson Street 
Special Needs/ 

Supportive 
Housing 

7 1988 

Alston Arms 
13-31 Newman 

Street 
Family Apartments 103 1928 

 
C. HOUSING, DEMOGRAPHIC AND EMPLOYMENT INFORMATION 
 
The following Housing, Demographic, and Employment data for the City of Hackensack describe 
the characteristics of the City over time and relate them to the current and future housing demand 
in the municipality and region. This analysis will include population demographics, housing 
characteristics, regional comparison, and recent trends. 
 
The City of Hackensack is in southern Bergen County, and has a population of 46,030 in a 
geographic land area of 4.2 square miles, per 2020 Census data. The Hackensack River runs the 
length of City’s eastern border. The City sits directly across the river from the town of Bogota. The 
Township of South Hackensack and the Borough of Hasbrouck Heights are located directly south of 
Hackensack, while the Borough of River Edge is located to the north. Maywood Borough borders 
Hackensack to the west. 
 
The City has multiple public transit opportunities, with the Pascack Valley line traversing south 
through Hackensack from Rivers Edge Borough. The line makes two stops in Hackensack at Essex 
Street Station and Anderson Street Station and exits through South Hackensack. The City of 
Hackensack is well connected with multiple modes of public transportation. Bus Routes 162 through 
165 provide access to New York through the Lincoln Tunnel, while Route 178 and 182 provide 
access to New York via the George Washington Bridge. There are a number of other Bus Routes 
that provide access to portions of New Jersey including Paramus, Willowbrook, North Bergen and 
Passaic.  
 
The City has several local and regional routes that traverse through it, including the north/south 
directional Interstate 80 in the western portion of Hackensack. Interstate 80 runs for 68.54 miles 
from the Delaware Water Gap Toll Bridge at the Pennsylvania state line to its eastern terminus at 
I-95 in Teaneck, Bergen County. The Department of Transportation identifies I-80 within the state 
of New Jersey as Christopher Columbus Highway. County Road 503 and 51 run parallel to each 
other along the eastern border of Hackensack. 
 
1. Analysis of Population and Demographics 
 
The following tables analyze the population trends in Hackensack from the decennial census and 
2018 American Community Survey. This analysis will help the City plan for the range of people 
that live and work within its borders. Comparison to the larger regional area is important to 
understand the present conditions and how they relate to future opportunities. This demographic 
profile was broken down into functional areas including community demographics, housing stock, 
and employment data. 
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POPULATION 
 
Hackensack is a densely developed municipality. Table 1 depicts that the population has been 
growing steadily since 1930, with the largest spike in population happening between 1960 and 
1990, increasing from 30,521 to 37,049 people. According to the U.S. Census, 46,030 residents 
lived in Hackensack in 2020. There was virtually no population change between 2000 and 2010 
and a small jump from 2010 to 2020. Recent data suggest that Hackensack’s population will 
continue to grow steadily. 
 

Table 1: Population 1930 – 2020 
City of Hackensack 

Year Total Population % Change 

1930 24,568 - 

1940 26,279 6.9% 

1950 29,219 11.1% 

1960 30,521 4.4% 

1970 36,008 17.9% 

1980 36,039 No Change 

1990 37,049 18.5% 

2000 42,677 15.1% 

2010 43,010 0.1% 

2020 46,030 7.0% 

Source: U.S. Bureau of the Census, 1930-2020 Decennial Censuses 

 
Population data from Hackensack seems to suggest that the City is growing more quickly than 
Bergen County, shown in Table 2 below. From 1980 to 1990, Hackensack experienced its largest 
influx of residents, when Bergen County was losing residents. The City grew in a larger fraction than 
the County from 1990 to 2000 with a 15.1% increase in Hackensack residents and a 7.1% increase 
in Bergen County residents. From 2000 to 2010, Hackensack’s growth in population slowed slightly. 
Recently released 2020 Census data demonstrates a 7.02% increase in the number of residents 
from 2010, a larger margin of increase than Bergen County which grew by 5.59%.  
 

Table 2: Population 1990-2020 
City of Hackensack and Bergen County 

Year Hackensack % Change Bergen County % Change 

1980 36,039 - 845,385 - 

1990 37,049 18.5% 825,380 -2.4% 

2000 42,677 15.1% 884,118 7.1% 

2010 43,010 0.10% 905,116 2.3% 

2020 46,030 7.02% 955,732 5.59% 

Source: U.S. Bureau of the Census, 1990-2020 Decennial Censuses 

 
 
AGE CHARACTERISTICS 
 
It is important to understand the age characteristics of a community when planning for new housing, 
resources, and the future of the City as a whole. Table 3 below depicts that Hackensack is diverse 
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in its age groups. The largest age group are residents aged 25-34, making up 19% of the 
population. The second largest age group are people aged over 60, making up 18% of the 
population. People aged 35-44 make up 15.6% of the population in Hackensack. School aged 
children, ages 5 to 19, make up about 15% of the population in Hackensack. These age cohorts 
suggest that Hackensack consists largely of young professionals without children and residents aging 
in place. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 4 complements the data in Table 3 and further compares Hackensack City to Bergen County 
over time. The largest age group in Hackensack is 25-34 and this trend has stayed consistent over 
the past 30 years with 24.1%, 20.7% and 19.0% in 1990, 2000 and 2010 respectively. People 
aged 25-34 were the largest age group in Bergen County in 1990 with 16.8% of the population. 
This cohort decreased to 13.4% in 2000 and to 11.6% in 2010 indicating that young people are 
becoming less concentrated in the County.  
 
The largest age group in Bergen County in 2000 were people aged 35-44 making up 17.3% of 
the population. In 2010, the largest age group in Bergen County were people aged 5 to 17, 
suggesting Bergen County is becoming home to more families.  
 
 
 
 
 
 
 
 
 
 
 

Table 3: Population by Sex and Age 2010, 
City of Hackensack 

 All Male Female 

Total 2010 Census 
Population  

43,010 21,289 21,721 

Under 5 2,774 1,443 1,331 

5 to 9 years 2,135 1,067 1,068 

10 to 14 years 1,887 948 939 

15 to 19 years 2,070 1,097 973 

20 to 24 years 2,745 1,439 1,306 

25 to 29 years 4,072 2,044 2,028 

30 to 34 years 4,081 2,170 1,911 

35 to 39 years 3,423 1,867 1,556 

40 to 44 years 3,300 1,678 1,622 

45 to 49 years 3,148 1,596 1,552 

50 to 54 years 3,054 1,526 1,528 

55 to 59 years 2,646 1,246 1,400 

60 to 64 years 2,357 1,058 1,299 

65 + 5,318 2,110 3,208 

Median age (years) 37.5 36.1 39.1 

Source: U.S. Bureau of the Census, 2010 Decennial Census 
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Table 4: Population by Age 1990-2010, 
Hackensack and Bergen County 

Age 

1990 2000 2010 

Hackensack 
City 

Bergen County 
Hackensack 

City 
Bergen County 

Hackensack 
City 

Bergen County 

# % # % # % # % # % # % 

Under 5 2,068 5.6 53,873 6.2 2,465 5.8 55,363 6.3 2,774 6.4 50,281 5.6 

5 to 17 3,811 10.3 122,424 14.0 5,306 12.4 147,691 16.7 5,257 12.3 154,124 17.0 

18 to 24 3,687 10.0 85,303 9.7 3,670 8.6 58,728 6.6 3,580 8.3 67,253 7.4 

25 to 34 8,919 24.1 146,792 16.8 8,833 20.7 117,992 13.4 8,153 19.0 104,847 11.6 

35 to 44 5,989 16.2 137,855 15.7 7,549 17.7 152,636 17.3 6,723 15.6 129,334 14.3 

45 to 54 3,975 10.7 105,252 12.0 5,740 13.4 129,190 14.6 6,202 14.4 147,648 16.3 

55 to 64 3,292 8.9 94,546 10.8 3,785 8.9 87,698 9.9 5,003 11.6 114,526 12.7 

65 & Over 5,308 14.3 129,675 14.8 5,329 12.5 134,820 15.2 5,318 12.4 137,103 15.1 

Total 37,049 100 875,720 100 42,677 100 884,118 100 43,010 100 905,116 100 

Source: U.S. Census, 1990, 2000 and 2010. 

 
 
From 2000 to 2010, Hackensack saw a slight increase in people aged 55-64, from 8.9% to 11.6%. 
Over this same time, Hackensack saw a slight uptick in children under 5, where Bergen County saw 
a slight decrease in this age group. These trends suggest that Hackensack may be attracting a 
younger population than the rest of Bergen County, while larger families may move out of 
Hackensack into other portions of Bergen County.  
 
RACE 
 
Hackensack is a diverse City. Table 5 shows the 
racial breakdown of the Hackensack population 
according to responses from the 2010 Decennial 
Census, since 2020 Census number were not yet 
available for this dataset. Over 95% of the 
population responded as “One Race”, with 
46.7% responding as White. The next largest 
racial group in Hackensack are  Hispanic or 
Latino, making up 35.3% of respondents. Black or 
African American residents make up 24.4% of the 
population. The remainder of those who 
responded as “One Race” identified as either 
Asian (10.3%) or Some Other Race (13.6%).  
 
The remaining 4.4% of residents identified as 
“Two or More Races”, with the largest subgroup 
in that category being “White, Some Other Race” 
comprising 1.6% of respondents.  
 
 
 
 
 
 

Table 5: Race 2010, 
Hackensack 

   # % 

One Race 41,110 95.5 

     White 20,072 46.7 

     Black or African American 10,511 24.4 

     Hispanic or Latino 15,186 35.3 

     American Indian/Alaska Native 241 0.5 

     Asian 4,432 10.3 

     Native Hawaiian/Other Pacific     
     Islander 

10 0.02 

     Some Other Race 5,844 13.6 

Two or More Races 1,900 4.4 

     White; American Indian and      
     Alaska Native 

57 0.13 

  White; Asian 165 0.38 

     White; Black or African      
     American 

298 0.69 

     White; Some Other Race 708 1.6 

Total population 43,010 100% 

Source: U.S. Census, 2010 
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HOUSEHOLD SIZE AND CHARACTERISTICS 
 
Household size is important in characterizing the City residents and housing stock. Decennial Census 
data from 1990 to 2010, demonstrate that the average household size in Hackensack has been 
increasing over time, climbing from just above 2 people to about 2.30 people by 2010. Table 6 
shows that the household population and frequency of owner-occupied households also increased 
over this time. Hackensack has a smaller average household size than Bergen County which 
experienced a steady average household size of 2.64 from 1990 to 2000. The household 
population and number of occupied housing units for Bergen County have steadily increased over 
this time, suggesting that the household size has remained steady because new families of similar 
size are moving into the County. 
 
 
 

Table 6: Households and Population 1990-2010, 
Hackensack and Bergen County 

 

1990 2000 2010 

HH 
Population 

Occupied 
Housing 

Units 

Avg HH 
Size 

HH 
Population 

Occupied 
Housing 

Units 

Avg HH 
Size 

HH 
Population 

Occupied 
Housing 

Units 

Avg HH 
Size 

Hackensack 35,579 16,464 2.16 41,015 18,524 2.26 41,709 18,142 2.30 

Bergen 
County 

816,230 308,880 2.64 872,769 330,817 2.64 894,694 335,730 2.66 

Source: U.S. Census, 2010 

 
Table 7 shows that according to American Community Survey 5-year estimates, household sizes in 
occupied units was highest for units with 1 person at 38.5%. A combined 68.0% of units in 
Hackensack have 1 or 2 persons. The data on household size in the City help to supplement age 
cohort data discussed earlier. Small household size coupled with younger residents correlate with 
the typical mixed land uses present in the City.  

 
The occupancy data indicates that 61.5% (11,517) 
of households in Hackensack City are family 
households and 38.5% (7,215) are non-family 
households, or 1-person households.  By measuring 
household size as a function of only family households, 
the most common size for a family in Hackensack is a 
2-person household with 48.0%. The next most 
common size is a 4-person household with 29.1%, and 
3-person households make up 22.8% of family 
households. This echoes data discussed earlier in this 
report that seem to indicate that Hackensack attracts 
young families that are a smaller size with few young 
children.  

 
 
 
 

Table 7: Household Size,  
 2018 ACS, 5- Year Estimates 

City of Hackensack 

Household 
Size 

Number of 
Households 

Percent 

1 Person 7,215 38.5 

2 Persons 5,532 29.5 

3 Persons 2,628 14.0 

4 Persons or 
More 

3,357 17.9 

Total Occupied 
Housing Units 

18,732 100% 

Source: 2018 American Community Survey 5-Year 
Estimates 
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Additional housing characteristics which 
evaluate the physical occupancy in the City 
are shown in Table 8. Data indicates that 
48.9% of units have 2 or 3 bedrooms. 4-
bedroom dwellings are less common, with 
5.1% of Hackensack units being this size. 
Studio and 1-bedroom units make up the 
remainder with 46.0% of dwellings in the City 
this size. The average household size of 2.30 
persons per unit in Hackensack indicate that 
there may be some people living in smaller 
units than can accommodate their family size, 
or that young families are slightly growing.  
 
Table 9 shows the number of rooms by 
household. The data in Table 9 mirrors the 
previous table, there are about 1,000 studio 
units in Hackensack. The median number of 
rooms in Hackensack is 4 rooms, indicating 
that Hackensack has a majority of smaller units for single or two-person occupancy. By dividing the 
household population in Hackensack by the number of rooms that exist in the City, we can find an 
approximate number of Person per Room. Persons per Room can indicate if there are overcrowding 
issues in the City. Based on 2018 American Community Survey population estimates, Hackensack 
had about 0.73 persons per room. This indicates that overcrowding is unlikely in Hackensack. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
INCOME 
 
American Community Survey data was utilized to evaluate Hackensack’s income characteristics 
compared to Bergen County as a whole. Table 10 shows that the per capita income and the median 

Table 8: Number of Bedrooms,  
2018 ACS, 5- Year Estimates City of Hackensack 

Bedrooms Number Percent 

No Bedroom 1,083 5.4 

1 Bedroom 8,225 40.6 

2 or 3 Bedrooms 9,892 48.9 

4 or More Bedrooms 1,037 5.1 

Total Housing Units 20,236 100% 

Source: 2018 American Community Survey 5-Year 
Estimates 

Table 9: Housing Size by Number of Rooms – 2018 ACS, 5- Year Estimates 
City of Hackensack 

Number of Rooms 

City of Hackensack 

Number of Units Percent 

1 Room 1,000 4.95% 

2 Rooms 1,416 7.0% 

3 Rooms 5,513 27.3% 

4 Rooms 5,581 27.6% 

5 Rooms or More 6,726 33.3% 

Total 20,236 100% 

Source: 2018 American Community Survey 5-Year Estimates 
Note: Percentages May Not Add Due to Rounding 
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household income in Hackensack are $34,728 and $67,188 respectively. Both estimates are lower 
than Bergen County as a whole.  
 
With a per capita income lower than both the State and the County, the percent of persons below 
the poverty level is higher in Hackensack at 12.9% compared to Bergen County at 7.0%. Poverty 
level is determined by the Census Bureau and is based on income, family size and family 
composition. The poverty level is above that of the state of New Jersey, which has a 10.9% rate of 
persons below the poverty line.  
 
The ACS data estimates that 54.7% of individuals below the poverty line did not work, and 22.6% 
worked less than full time. This could mean that individuals are attending school or are retired, thus 
putting them below the threshold for poverty.   
 

Table 10: Income Characteristics – 2018 ACS, 5- Year Estimates 
City of Hackensack and Bergen County 

 City of Hackensack Bergen County State of New Jersey 

Median Household Income 67,188 95,837 101,634 

Median Family Income 72,736 116,727 90,575 

Per Capita Income 34,728 48,426 37,538 

Percent of Persons Below 
Poverty Level 

12.9% 7.0% 10.9% 

Source: Selected Economic Characteristics, 2018 American Community Survey 5-Year Estimates 

 
The income limits in Table 11 were produced by the Affordable Housing Professionals of New 
Jersey in 2021 to set the Affordable Housing Regional Income Limits. The table shows the very low 
income, low income, and moderate-income thresholds for Bergen County for each household size. 
Specific rows are for calculating the pricing for one and three-bedroom sale and rental units per 
N.J.A.C. 5:80-26.4(a). 
 

Table 11: Affordable Housing Professionals of New Jersey 
2021, Affordable Housing Regional Income Limits 

Region 1 – Bergen County, New Jersey 

Household Size Moderate Income Low Income Very Low Income 

1 Person $58,277 $36,423 $21,854 

1.5 Persons* $62,440 $39,025 $23,415 

2 Persons $66,602 $41,626 $24,976 

3 Persons $74,928 $46,830 $28,098 

4 Persons $83,253 $52,033 $31,220 

4.5 Persons* $86,583 $54,114 $32,469 

5 Persons $89,913 $56,196 $33,717 

6 Persons $96,573 $60,358 $36,215 

7 Persons $103,233 $64,521 $38,713 

8+ Persons $109,894 $68,894 $41,210 
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2. Analysis of Housing Characteristics  
 
This section of the Housing Element provides an inventory of the community's housing stock. COAH's 
regulations require the municipal housing inventory to identify the number of year-round and 
seasonal units, housing age, housing conditions, purchase or rental value, occupancy characteristics 
and type, number of units affordable to very-low, low- and moderate-income households, and 
substandard housing units capable of being rehabilitated. Each of these items is identified in this 
section of the report. To supplement and update the· information provided by the U.S. Census, 
information from the N.J. Department of Community Affairs (“DCA") Construction Reporter was 
reviewed.  
 
AGE OF HOUSING 
 
Hackensack is a historic and developed community. Table 12 shows the year housing units were 
built over time in the City. 20.2% of housing units were built before 1939. There was a slight 
slowdown in construction between 1940 and 1949. About 61.5% of the housing stock, 12,448 units, 
were added to the market between 1950 and 1989. Only 11.2% of units were built between 
1990 and 2013. Coupled with the fact that most of Hackensack has been built up and much of the 
housing is older than 50 years, redevelopment is one of the only ways to provide for new housing 
stock.  
 

Table 12: Age of Housing – 2018 ACS, 5- Year Estimates 
City of Hackensack 

Year Housing Unit Built 
City of Hackensack 

Number of Units Percent 

2014 or later 223 1.1 

2010 – 2013 427 2.1 

2000 – 2009 741 3.7 

1990 – 1999 1,089 5.4 

1980 – 1989 2,980 14.7 

1970 – 1979 3,123 15.4 

1960 – 1969 3,434 17.0 

1950 – 1959 2,911 14.4 

1940 – 1949 1,214 6.0 

1939 or earlier 4,094 20.2 

Total 20,236 100% 

Source: 2018 American Community Survey 5-Year Estimates 

 
 
 

Source: Affordable Housing Professionals of New Jersey 
* These are for calculating the pricing for one and three-bedroom sale and rental units per N.J.A.C. 5:80-
26.4(a) 
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Hackensack has recently experienced a 
redevelopment boom to supplement the aging 
housing stock. Table 13 demonstrates a spike in 
residential building permits with 726 permits issued 
in 2017. According to New Jersey Department of 
Labor and Workforce data, 720 of these permits 
were issued to buildings with 5 units or more. Prior 
to the beginning of the boom in 2017, Hackensack 
averaged 67 building permits per year from 2005 
to 2016. During the period of economic downturn, 
2010 to 2013, Hackensack still saw an average of 
68.75 permits issued per year. Despite being built 
out, Hackensack has seen steady investment and 
redevelopment over the past 15 years. The pattern 
of development and issuance of building permits 
for housing units suggests that large developments 
are replacing an older housing stock and attracting 
new residents. 
 
Table 14 indicates housing occupancy in Hackensack and the vacancy rate associated with owner 
or renter occupancy based on the 2010 U.S. Census, since 2020 Census number were not yet 
available for this dataset. Most of the housing in Hackensack is renter occupied – about 64.7% of 
households. The vacancy rate for both owner-occupied and renter-occupied households indicate 
that there are enough housing units to meet the current demand. In 2010, 6.8% or 1,233 units were 
vacant. 
 
 
 
 
 
 
 
 
 
 
 
Table 15 shows the value of owner-occupied housing in the City of Hackensack and Bergen County 
based on the 2013-2018 American Community Survey. The ACS estimates that 42.2% of owner-
occupied housing in Bergen County is valued between $300,000-$499,999, with Hackensack 
having 45.4% of units valued at this level. 23.9% of Hackensack’s owner-occupied housing is valued 
below $199,999, compared to Bergen County where only 5.9% of units are valued at this level. 
The incongruity between Bergen County and Hackensack is further illustrated in the number of units 
valued above $500,000 – with Hackensack having 4.2% and Bergen County having 42.0% at this 
level.  
 
 

Table 13: Residential Building Permits, 1990-2020 
City of Hackensack 

Year Residential Building Permits 

2005-2009 220 

2010 7 

2011 228 

2012 5 

2013 35 

2014 119 

2015 154 

2016 38 

2017 726 

2018 84 

2019 784 

2020 416 

Total 2,032 
Source: New Jersey Department of Labor and Workforce 
Development 

Table 14: Tenure and Housing Vacancy Rates, 2010 
City of Hackensack 

 Total 
Owner 

Occupied 
Renter 

Occupied 

Total Housing Units 18,142 6,390 11,752 

Vacant Units 1,233 376 857 

Vacancy Rate 6.80 5.88 7.29 

Source:  Source: U.S. Census, 2010 
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It appears that both renter and owner-occupied housing are affordable in Hackensack. Table 16 
depicts the rent in Hackensack based on 2013-2018 American Community Survey data. Most rental 
units cost between $1,000 to $1,499 per month with 48.3% of units in this range. In fact, over 
68.3% of units have an asking rent of less than $1,499. Only 8.7% of units cost more than $2,000 

per month. Based on the 
median household income for 
Hackensack in 2010, a monthly 
rent of no  
more than $1,405 would be 
affordable to those making 
less than 30% of the median 
household income. While the 
30% recommendation is not a 
hard and fast rule, it is a good 
benchmark to assess the 
percentage of income 
burdened renters in 
Hackensack. It would appear 
from this data that there is an 
ample housing stock 

affordable to the median household income in Hackensack. 
 
SUBSTANDARD HOUSING  
 
Based on the 2018 American Community Survey five-year estimates, there are 18,732 occupied 
housing units in the City. Of the total, 6,270 are estimated to be owner occupied and 12,462 are 
renter-occupied. In order to measure the occurrence of substandard housing, the American 

Table 15: Value of Owner-Occupied Housing, 2018 ACS, 5- Year Estimates 
City of Hackensack and Bergen County 

Housing Value 

City of Hackensack Bergen County 

Number of 
Units 

Percent 
Number of 

Units 
Percent 

Under $50,000 60 1.0% 3,109 1.4% 

$50,000 to $99,999 106 1.7% 1,961 0.9% 

$100,000 to $149,999 674 10.7% 3,082 1.4% 

$150,000 to $199,999 661 10.5% 4,687 2.2% 

$200,000 to $299,999 1,657 26.4% 21,427 9.8% 

$300,000 to $499,999 2,848 45.4% 91,910 42.2% 

$500,000 to $999,999 238 3.8% 75,273 34.5% 

$1,000,000 or more 26 0.4% 16,432 7.5% 

Total 6,270 100% 217,881 100% 

Source: Value of Owner-occupied housing units, 2018 American Community Survey 5-Year 
Estimates 

Table 16: Rent Levels, 2018 ACS, 5- Year Estimates 
City of Hackensack 

Rent Number of Units Percent 

Less than $500 630 5.1% 

$500 to $999 1,854 14.9% 

$1,000 to $1,499 6,017 48.3% 

$1,500 to $1,999 2,762 22.2% 

$2,000 to $2,499 726 5.8% 

$2,500 to $2,999 332 2.7% 

$3,000 to $3,499 29 0.23% 

$3,500 or more 0 0% 

No cash rent 122 1.0% 

Total 12,462 100% 
Source: Contract Rent for Renter-occupied housing units, 2018 American 
Community Survey 5-Year Estimates 



City of Hackensack – Housing Element and Fair Share Housing Plan 
 

 17 

 

Community Survey measures the occurrence of complete plumbing and kitchen facilities. Regarding 
kitchen facilities, the survey asks if there is a sink, a stove, and a refrigerator.  
 
The survey estimates that all owner-occupied housing units have complete plumbing and 0.2% 
owner-occupied units do not have complete kitchen facilities. For renter-occupied units it is estimated 
that 55 or 0.4% of units do not have complete plumbing and 103 or 0.8% of units do not have 
kitchen facilities. Overall, this data indicates that Hackensack does not have a significant issue with 
substandard housing.  
 

 
3. Analysis of Employment Characteristics 
 
Economic data about Hackensack and Bergen County help describe the outlook of occupations in 
the local and regional economy. The data in Table 17 below, retrieved from the New Jersey 
Department of Labor and Workforce Development, show the major occupational groups in Bergen 
County and their growth projection for 2016 to 2026. Bergen County is not projected to experience 
decline in any of the occupational sectors, but Office and Administrative Support is projected to 
remain stable. The largest projected growth is in the Healthcare Practitioners and Support 
occupational group with 27.1% project growth by 2026. 
 

Table 17: Occupation Projections (2016-2026) 
County of Bergen 

Occupational Group 
Base Employment 

2016 

Projected 
Employment 

2026 
Outlook 

% 
Change 

Arts, Design, Entertainment, Sports 
and Media 

7,726 8,232 Growing 6.5% 

Building, and Grounds Cleaning and 
Maintenance 

15,806 17,663 Growing 11.7% 

Business and Financial Operations 
Occupations 

27,008 29,748 Growing 10.1% 

Education, Training, and Library 31,939 35,430 Growing 10.9% 

Food Preparation and Serving 
Related 

32,689 39,289 Growing 20.2% 

Healthcare Practitioners and Support 
Occupations 

56,332 67,718 Growing 27.1% 

Table 17: Rent Levels, 2018 ACS, 5- Year Estimates 
City of Hackensack 

Label 
Owner-Occupied 

Housing Units 
Percent 

Renter-Occupied 
Housing Units 

Percent 

Total Units  6,270 100% 12,462 100% 

COMPLETE FACILITIES     

With complete plumbing 6,270 100% 12,407 99.6% 

With complete kitchen 
facilities 

6,244 99.8% 12,359 99.2% 

Units without plumbing 0 100% 55 0.4% 

Units without kitchen 
facilities 

26 0.2% 103 0.8% 

Source: Physical Housing Characteristics for Occupied Housing Units, 2018 American Community Survey 5-
Year Estimates 
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Management Occupations 30,687 34,283 Growing 11.7% 

Office and Administrative Support 82,323 84,778 Stable 3.0% 

Personal Care and Service 19,320 23,300 Growing 20.1% 

Production 22,359 23,570 Growing 5.4% 

Transportation 37,945 42,343 Growing 11.6% 

Source: New Jersey Department of Labor and Workforce Development 

 
Table 18 shows the educational attainment of 
Hackensack residents based on the 2013-2018 
American Community Survey. For the population 
aged 25 years and older, 87.4% of residents 
have attained a High School Degree or higher, 
with 36.3% of residents having a Bachelor’s 
degree or higher. This data can assist the City in 
understanding regional employment trends. 
 
Table 19 shows the most common industries and 
occupations for residents in the City. The most 
common occupational sectors of Hackensack 
residents are “Educational, Health Care and Social Services,” “Professional, Scientific and 
Management” and “Retail Trade.” Together, 39.4% of the Hackensack population is employed in 
one of these three sectors. Educational, Health Care and Social Services comprise almost a fourth 
of occupations held by residents. Retail Trade and Arts, Entertainment, Recreation and Food Services 
account for 20% of the jobs held by Hackensack residents. Additionally, Manufacturing jobs make 
up 8.9% of the occupations held by residents. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 20 provides commuting characteristics of Hackensack Residents based on the 2013-2018 
American Community Survey. About 61.0% of Hackensack residents worked in Bergen County. 
19.8% of residents commuted out of state for work, while 19.2% worked outside of their County 
but within New Jersey. The mean travel time to work for Hackensack residents was 31.4 minutes. 
 

Table 18: Education and Employment Data 
City of Hackensack 

For population 25 years and over 

High school or less 41.3% 

Some College 22.4% 

Bachelor's Degree or Higher 24.6% 

Graduate or Professional Degree 11.7% 

Percent High School Graduate or 
Higher 

87.4% 

Percent Bachelor’s Degree or Higher 36.3% 

Source: 2018 American Community Survey – 5 Year Estimates 

Table 19: Most Common Industries and Occupations 
City of Hackensack 

Educational, Health Care, and Social Services 26.2% 

Professional, Scientific, and Management 13.2% 

Retail Trade 11.2% 

Arts, Entertainment, Recreation, and Food Services 8.9% 

Manufacturing 8.5% 

Finance and Insurance, and Real Estate and Rental Leasing 7.3% 

Construction 6.4% 

Transportation, Warehousing and Utilities 4.9% 

Other Services, except public administration  4.6% 

Information and Communication  3.8% 

Wholesale Trade 2.8 

Public Administration 1.9% 

Source:  2018 American Community Survey-5 Year Estimates 
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According to the New Jersey Transportation Planning Authority, as of 2015, there was a population 
of 43,768 in the City of Hackensack. By 2045, the NJTPA projects the population will grow to 
50,013, or 0.4% over a 30-year period.’ 
 

 
The same data retrieved from the New Jersey Transit Planning Authority reported that in 2015 
there were 42,488 jobs in the City of Hackensack. By 2045, the city is expected to have 45,032 
jobs. This reflects a 2,544 job increase or 0.2% increase over current conditions. This is an increase 
of roughly 85 jobs per year.  
 

 
4. Projection of City Housing Stock 
 
As per MLUL, specifically, N.J.S.A. 52:27D-310.b, a housing element must contain a projection of 
the municipality’s housing stock, including a projection of future construction of low- and moderate-

Table 20: Commuting Characteristics 
City of Hackensack 

Place of Work Estimates 

Worked in State  80.2% 

Worked in County of residence 61.0% 

Worked outside County of residence 19.2% 

Worked outside State of residence 19.8% 

Travel Time to Work  

Less than 10 minutes 6.2% 

10 to 14 minutes  9.7% 

15 to 19 minutes  11.0% 

20 to 24 minutes 13.8% 

25 to 29 minutes 15.2% 

30 to 34 minutes 13.6% 

35 to 44 minutes 5.3% 

45 to 59 minutes 8.2% 

60 or more minutes 17.0% 

Mean travel time to work 31.4 minutes 

Source:  2018 American Community Survey-5 Year Estimates 

Table 21: 2015-2045 Population Projection, City of Hackensack 

Year Population Change (#) Percent Change 

2015 43,768 - - 

2045 50,013 6,245 0.4% 

Source:  NJPTA Employment Forecast by County and Municipality 2015-2045 

Table 22: 2015-2045 Employment Projection, City of Hackensack 

Year Population Change (#) Percent Change 

2015 42,488 - - 

2045 45,032 2,544 0.2% 

Source:  NJPTA Employment Forecast by County and Municipality 2015-2045 



H 
A 
C 
K 
E 
N 
S 
A 
C 
K 

 

20 

 

income housing for the next ten years, taking into account, but not limited to, construction permits 
issued, approvals of applications for development and probable residential development of lands.  
 
The Department of Community Affairs’ Division of Codes and Standards website provides data on 
Certificates of Occupancy and demolition permits for both residential and non-residential 
development. Within the Division of Codes and Standards website is the New Jersey Construction 
Reporter, which contains building permit, certificate of occupancy and demolition data that is 
submitted by the municipal construction officials within the State each month. The New Jersey 
Construction Reporter has information dating back to 2000, which can be used to show the City’s 
historic development trends. 
 
As shown in Table 23,454 new housing units were built between 2008 and 2019. During the period, 
93 housing units were demolished. This yields a net gain of 361 housing units over the past 11 
years, or an average of about 41 units per year. 
 

Projecting into the future, the City presently has 467 residential units approved, with 2,343 permits 
issued and under construction or commencing construction shortly.  
 
Lastly, the City projects 10 years out for residential development between the present and 2030. 
The projected development includes an extrapolation of the historic trend of residential certificates 
of occupancy, and anticipated development through the projects in this Plan. Based on the data 
below, the City anticipates 3,321 residential certificates of Occupancy between now and the end 
of 2030, based upon the measures the City is taking to implement its settlement agreement and 
existing redevelopment plans. Table 24 below provides a loose approximation of the timing of 
residential development based upon this Plan intended to depict that units will be constructed over 
time in the next 10 years and is no way an exact prediction. 

Table 23: Historic Trend of Certificates of Occupancy and Demolition Permits, City of Hackensack 

Type 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total 

CO 42 1 5 4 44 231 19 11 82 8 0 2 454 

Demo 7 8 8 6 14 3 8 7 5 1 0 2 93 

Net 35 -7 -3 -2 30 228 11 4 77 7 0 0 361 

Source:  NJDCA Housing Units Certified 

Table 24: 10-Year Projection of Residential Development, City of Hackensack 

Type 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 Total 

1. Approved 
Development 
Applications 

467 -- -- -- -- -- -- -- -- -- -- 467 

2. Approved 
Development 
Permits Issued  

2,343 -- -- -- -- -- -- -- -- -- -- 2,343 

3. Projected 
Historic Trends 

41 41 41 41 41 41 41 41 41 41 41 451 

4. Other 
Projected 
Development  

-- -- 60 -- -- -- -- -- -- -- -- 60 

    i.   100% 
Affordable 

-- -- 60 -- -- -- -- -- -- -- -- 60 
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Of the 3,321 projected new residences between now and 2030, 1.80% of the units are anticipated 
to be reserved for low- and moderate-income households in the City (Table 25). 
 

Table 25: Projection of Affordable Units  
City of Hackensack 

Type 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 Total 

1. Approved 
Development 
Applications 

-- -- -- -- -- -- -- -- -- -- -- 0 

2. Approved 
Development 
Permits Issued  

-- -- -- -- -- -- -- -- -- -- -- 0 

3. Other Projected 
Development  

            

    i.   60 affordable 
family rental units in 

an  Inclusionary 
Housing Project 

-- -- -- 60 -- -- -- -- -- -- -- 60 

 

Total Projected 
Development 

-- -- -- 60 -- -- -- -- -- -- -- 60 

 
5. A Consideration of Lands of Developers Who Have Expressed a Commitment to Provide 

Affordable Housing  
 
Pursuant to the Fair Housing Act (N.J.S.A.52:27D-310 (f)) and the Municipal Land Use Law 
C.40:55D-28b(3), a Housing Element must include “a consideration of lands of developers who have 
expressed a commitment to provide low and moderate income housing.” Thus, it is the City’s 
responsibility to consider sites offered for affordable housing. However, the City does not have an 
obligation to include every parcel a developer has proposed. In this case, a number of developers 
have expressed interest in the construction of affordable housing and their site has been included 
in this plan below.  
 

- Capodaglia Property Company is in negotiations with the City of Hackensack to redevelop 
City owned “Parking Lot T” with a minimum of 60 affordable family rental units, or 20% of 
the total number of residential units. The parcel is located at Block 305, Lot 2 and a 
Redevelopment Plan has been adopted by Ordinance. The developer is assessing the 
possibility of purchasing an additional lot (Block 305, Lot 4) to increase the unit yield of the 
project. The City subsequently designated Lot 4 as an “Area in Need of Redevelopment,” 
and an amended redevelopment plan is currently being drafted to include the site. 
 

- Greater Bergen Community Action, Inc. (GBCA) is evaluating the feasibility of constructing 
a 100% affordable housing project on the City-owned parcel located at 251 West 
Railroad Avenue (Block 356, Lot 1).  It is anticipated that if the project is found to be 

Family Rental 
Project 

 

Total Projected 
Development 

2,851 41 101 41 41 41 41 41 41 41 41 3,321 
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feasible, GBCA will move forward with financing applications with support from the City in 
2022.  
 

- The Housing Authority of Bergen County is evaluating the feasibility of a 100% affordable 
project on three or more properties located on Hudson Street, Lodi Street and Jackson 
Avenue. The impact of the coronavirus has delayed this project, so the HABC will likely not 
be applying for LIHTC credits in 2022.  
 

- The Hackensack Housing Authority (“HHA”) is currently looking into City-owned parcels that 
would be suitable for a 100% affordable project. 
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III. CITY OF HACKENSACK THIRD ROUND FAIR SHARE PLAN 
 
A. FAIR SHARE OBLIGATIONS  
 
As per the terms and conditions of the Settlement Agreement between The City and Fair Share 
Housing Center, the following Fair Share Obligations were agreed upon: 
 

Table III-A: City of Hackensack Fair Share Obligations  

Rehabilitation Obligation 582 

Prior Round Obligation (1987-1999): 201 

Third Round Obligation (1999-2025): 0 

Total Obligation 783 

 
Hackensack City meets the qualifications of an Urban Aid Municipality for the Third Round. This 
designation means the City is exempt from any allocation of regional Prospective Need, which in 
this case is the Gap Period of 1999-2015 and 2015-2025, The following criteria are used to 
determine an Urban Aid Municipality: 
 

1. It has substandard housing in need of rehabilitation greater than its region’s average. 

2. It has a population density greater than 10,000 persons per square mile of land area 

(15.6 persons per acre), or 

3. It has a population density of 6,000 to 10,000 persons per square mile (9.4 

persons/acre to 15.6 persons/acre) and less than 5% vacant, non-farm parcels, as 

measured by the average of: 

a) The number of vacant land parcels as a percentage of the total number of parcels 

in the municipality; and 

b) Vacant land valuation (ratables) as a percentage of total valuations by municipality. 
 

B. SATISFACTION OF REHABILITATION OBLIGATION  
 
The City has a 582-unit rehabilitation obligation. The City has satisfied a large portion of this 
obligation, with 430 units determined to be creditworthy, thus leaving a rehabilitation obligation 
balance of 152 units. 
 
A majority of the rehabilitated units in the City are administered by the Hackensack Housing 
Authority, with 425 creditworthy units rehabilitated since 2010 at an average of $24,228 per unit 
spent on repairing or replacing at least one major system. Certificates of Occupancy are required 
by the City of Hackensack for rehabilitation projects when the extent and nature of the work is such 
that the work areas cannot be occupied while work is in progress and where a new certificate of 
occupancy is required before the work areas can be reoccupied.  
 
The City has been an ongoing participant in the Bergen County Home Improvement Program for 
housing rehabilitation. The program uses Community Development Block Grant (CDBG) money to 
provide interest-free loans of up to $25,000 for household improvements. The program is available 
to low- and moderate-income residents who own and live in their homes. Records obtained from the 
County show that five (5) units have been rehabilitated since 2010.  
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An overview of the rehabilitated units part of this plan is contained in Table III-B below, as included 
in the Settlement Agreement. Additionally, the following sections provided details on the 
rehabilitated units through the Hackensack Housing Authority and the Bergen County Housing 
Improvement Program, respectively. 
 

Table III-B: Overview of All Rehabilitated Units 2010 - Present City of 

Hackensack, Bergen County, NJ 

Project Total Units Eligible Units* 

Barsalona Court 50 48 

Harry Berkie Gardens 100 98 

Oratam Court 144 133 

Ostrowski Court 50 46 

Widnall Towers 100 100 

70 Cedar Ave 2 2 

83 Linden Street 1 1 

135 Ricardo Pl 1 1 

73 Vanderbeck 1 1 

Total Rehabilitated Units 449 430 

Remaining Obligation  152 

*Due to HUD income standards v. Region 1 income standards 
 
 
1. Hackensack Housing Authority Rehabilitated Units  
 
Table III-B.1 provides more detail related to the Hackensack Annual/Statement Performance and 
Evaluation reports for the Hackensack Housing Authority. The table has been updated to reflect 
actual expenditures for 2010-2017, which is attached as Appendix N to this report. Additionally, 
actual expenditures for 2018 have been provided by HHA via email request, which have also been 
included as an update to the table. Actual expenditures for 2019 to present were not made 
available. However, as a result of the Housing Authority converting all of its housing units to HUD's 
Rental Assistance Demonstration Program (RAD) on July 14, 2017, the HHA was able to provide 
anticipated expenditures for 2018 through 2025, which are provided below.  
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Table III-B.1: Hackensack Housing Authority Rehabilitated Units   

City of Hackensack, Bergen County, NJ  

Project 
Eligible 

Units 

Total 

Expended 

from 2001-

2017 

Actual 

Expended 

2018* 

Average 

Anticipated 

2019- 2025 ** 

Total (Actual 

Thru 2018 & 

Anticipated 

2019-2025) 

Avg./Unit 

Thru 2025 

Barsalona Court 

(164 Beech 

Street, Block 

231, Lot 21) 

48 $386,738 $122,751 $147,186 $656,676 $13,680 

Harry Berkie 

Gardens 

(60 Kansas 

Street, Block 66, 

Lot 17) 

98 $586,640 $181,139 $300,505 $1,068,285 $10,900 

Oratam Court 

(170 Sussex 

Street, Block 

225, Lot 1) 

133 $1,438,036 $158,000 $407,829 $2,003,865 $15,066 

Ostrowski Court 

(230 Central 

Avenue, Block 

225, Lot 1) 

46 $223,033 $116,340 $141,053 $480,426 $10,444 

Widnall Towers 

(65 First Street, 

Block 332, Lot 

49) 

100 $602,439 $102,020 $306,638 $1,011,098 $10,110 

TOTAL 425 $3,349,889 $680,250 $1,302941 $5,333,080 $12,548 

* Improvements to 175 W Railroad (Dizenzo Court) were included in 2018 Expenditures, but have been 

prorated and excluded from the totals 

** In 2017, the HHA converted to RAD and noted that anticipated funds for 2018-2025 are $2,244,136. 

The actual expenditures for 2018 have been deducted to show 2019-2025 expected funds. Average is based 

on total anticipated/total HHA units (485 – including DiZenzo Court) to derive a per unit average. Then 

multiplied by each project’s units to produce an estimated expenditure through 2025. 

 
 
2. Bergen County Home Improvement Program (BCHIP) 
 
Table III-B.2 provides more detail on the units rehabilitated through the Bergen County Home 
Improvement Program (BCHIP). A resolution of ongoing participation in the program is attached as 
Appendix O of this report. Additionally, documentation from the Director of the program is provided 
showing the units in the table below. The Director of BCHIP stated loans are set up for 10 years 
until the units are sold or change title. The mortgages for these units are attached in Appendix O. 
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The 10-year controls will be outlined in the pending BCHIP Administrative Manual. As of January 
25, 2022, the Administrative Manual for the program was still not finalized or shared with the City.    
 

Table III-B.2: Bergen County Home Improvement Program  

City of Hackensack, Bergen County, NJ 

Address/Block, Lot 
Total 

Units 

Eligible 

Units 

Date of 

Mortgage/ 

Final Inspection 

Total 

Expended 

Average 

per unit 

70 Cedar Ave/ 

Block 567, Lot 1.01 
2 2 9/10/2010 $25,000.00 $12,500.00 

83 Linden Street/ 

Block 429, Lot 24 
1 1 12/20/2013 $21,300.00 $21,300.00 

135 Ricardo Pl/ 

Block 222.01, Lot 22 
1 1 12/11/2015 $17,725.00 $17,725.00 

73 Vanderbeck/ 

Block 435, Lot 45 
1 1 1/8/2016 $12,500.00 $12,500.00 

 
A total of 152 units remain as part of Hackensack’s rehabilitation obligation. Pursuant to Paragraph 
4.b. of the Settlement Agreement, the balance of the rehabilitation obligation will be satisfied by 
continued participation in the Bergen County Home Improvement Program.  
 
C. PRIOR ROUND COMPLIANCE 
 
Hackensack has a 201-unit Prior Round Obligation and has satisfied that obligation as follows.  
 
1. Prior Round Rental Obligation 
 

The prior round rental obligation is 25% of 201, or 51 units. The City is applying 51 units 
from the proposed Lot T Inclusionary Redevelopment Project to satisfy the rental obligation.  

 
2. Prior Round Age-Restricted cap  
 

COAH’s Round 2 regulations permit a total of 25 percent of the new construction obligation 
to be satisfied with age-restricted housing. The City is applying 50 units from Patrick 
DiZenzo Court. In keeping with the settlement agreement, the City has entered into an 
agreement with the Hackensack Housing Authority to remove the residency preference from 
the deed restriction at this property, beginning with the first unit vacancy occurring after 
October 22, 2022. Additionally, the same agreement details that the units fifty (50) units in 
this plan will be affirmatively marketed when the first vacancy occurs within two years of 
the Court’s approval of the City’s settlement agreement with Fair Share Housing Center at 
a duly-noticed Fairness Hearing, or by October 22, 2022. A copy of the signed agreement 
with the Hackensack Housing Authority dated August 17, 2021 is attached as Appendix J to 
this report.  
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3. Prior Round Rental Bonus Credits  
 

In accordance with N.J.A.C. 5.93-5.15(d). The City is entitled to rental bonus credits 
generated by projects described in Table C below. A maximum of 51 rental bonus credits 
are permitted based on the 201-unit Prior Round obligation. The City is applying 51 units 
from the proposed Lot T Inclusionary Redevelopment Project, utilizing the entirety of the 
allotted Rental Bonus. 

 
4.  Very-Low Income Monitoring 
 

Pursuant to the 2008 amendments to the FHA at N.J.S.A. 52:27D-329.1, municipalities must 
ensure that 13% of all affordable units proposed, approved and constructed after July 17, 
2008 are affordable to very low-income households at 30% of the regional median income.  
Therefore, the City is required to ensure that at least 13% within each bedroom distribution 
of the proposed Lot T Inclusionary Redevelopment Project, any 100% affordable project 
that may be constructed, and any units produced via any residential project occurring within 
the inclusionary overlay zones, will be affordable to households earning 30% or less of 
area median income.   
 
The City is in negotiations with a developer to construct 60-units of affordable housing in 
the Lot T Redevelopment Area, of which 13% will be very-low income within each bedroom 
distribution.  For example, the following income and bedroom distribution displays the 13% 
very-low-income requirement in the bedroom distribution pursuant to N.J.A.C. 9:93-7.3 
below:   

 
 

Table III.C. – Proposed Income & Bedroom Distribution for Parking Lot T 

Income Distribution 1 Bedroom 2 Bedroom 3 Bedroom 

Very Low income 1 5 2 

Low income 7 17 6 

Moderate income 6 14 4 
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5.  Satisfaction of Prior Round Obligation    
 
The City enters the Third Round having satisfied a portion of its Prior Round obligation. This includes 
a number of already constructed projects for a total of 111 units - including 28 family for-sale 
units, 50 senior rental units, 33 supportive/special needs housing units. A prospective 60 family, 
rental development is included in this Plan to fulfill the remainder of the Prior Round obligation. 
 

Table III-C.2 Prior Round Affordable Housing Fulfillment 
City of Hackensack, Bergen County, NJ 

 Total Units Bonus Credits Total Credits 
Family For-Sale Units 28  28 

Clinton Terrace Condos 
Block 436, Lots 7-9 

22  22 

Pulaski Place Condos 
Block 13, Lot 1  

4  4 

Franklin Garden Condos 
Block 32, Lots 16 and 17 

2  2 

Senior Rental Units 50  50 

Patrick DiZenzo Court 
Block 231, Lot 21 

50  50* 

Supportive/Special Needs and Group Home Units 33  33 

Group Homes 

279 Lookout Ave 
NJ ARC Bergen-Passaic Unit  

6  6 

155 Poor Street 
Community Action for Independent Living 

5  5 

298 Jackson Street  
Comprehensive Behavioral Healthcare 

7  7 

Supportive/Special Needs Housing 

75 Union Street 
Advance Housing 

2  2 

25 Kansas Street 
Advance Housing 

6  6 

461 Heath Place 
Advance Housing 

1  1 

279 Clark Street 
Advance Housing 

2  2 

10 Orchard Street 
Advance Housing 

2  2 

451 Health Place  
Advance Housing 

2  2 

SUBTOTAL EXISTING 111  111 

    

Lot T Redevelopment of Family Rental 
Units (Proposed) 

60 51 111 

SUBTOTAL PROPOSED 60 51 111 

    

TOTAL 171 51 222 
* Maximum 25% cap on age-restricted units             
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6. Detailed Summary of Prior Round Satisfaction 
 

The City is satisfying and exceeding its prior round obligation of 201 credits through the 
following mechanisms:  

 
a. 78 existing affordable units from the following constructed and occupied units:  

 
i. 22 affordable family for-sale units from Clinton Terrace condos at 164 Clinton 

Place (Block 436, Lot 7, 8, and 9) 
 

1. Clinton Terrace includes twenty-four (24) affordable for-sale family 
units, with twelve (12) 2-bedroom units and twelve (12) 3-bedroom units. 
Twenty-two (22) units are included in the Prior Round satisfaction. The 
units were built by the Housing Development Corporation of Bergen 
County via HUD Community Development funding, and administered by 
the Bergen County Housing Authority, which was recorded by Master 
Deed on December 6, 1995, included under Appendix P.1 to this Plan. 
The HDC provides the resale amounts to sellers and the sales are subject 
to the terms of the Master Deed. As noted in the Deeds, the units are 
based upon HUD Standards, and therefore, the units are not able to be 
categorized according to the standard UHAC income distribution 
categories.  
 

2. The Master Deed indicates affordability controls on the units in 
Paragraph 11.1, “Resale Price Restrictions,” on page 31 as follows:  
 
“Unit Owner(s) shall reside in their condominium unit for a period of two 
(2) years from the date of purchase by said Unit Owner; provided, 
however, that the Unit Owner may sell said unit and move therefrom within 
the said period where a change of circumstances with respect to health, 
employment, finance or marital status or other reason approved by Sponsor 
reasonably necessitates moving from subject premises. When such change 
of circumstances occurs, the Unit Owner shall notify the Sponsor, in writing, 
and shall request prior written approval from the Housing Development 
Corporation of Bergen County, which approval shall not be unreasonably 
withheld. Said approval, if granted, may be conditioned upon the limitation 
of the re-sale price to a sum which may be less than otherwise allowable 
pursuant to this Paragraph 11.1, but in no event less than the Unit owner's 
base price. With respect to any sale or re-sale of a unit (whether by the 
original unit owner or subsequent purchaser), the Housing Development 
Corporation of Bergen County shall have an exclusive first option to 
purchase the subject property at a purchase price which shall be computed 
as follows: 
 
Purchase Price = Base Price + ((Current CPI – Base CPI) x Base Price) 

  Base CPI  
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…In the event that the Sponsor shall fail to exercise said option, the unit 
owner may sell his unit for a purchase price not to exceed the' purchase 
price computed as set forth above and subject to the exclusions and/or 
reductions set forth in this Paragraph to a family which meets the eligibility 
criteria promulgated by Sponsor or the Housing Authority of Bergen 
County under its Affordable Housing Program, or such other replacement 
program as may then be administered by Sponsor or Housing Authority of 
Bergen County.” 
 

3. Paragraph 26 on page 47 of the Master Deed provides the duration of the 
Master Deed and its controls, noting that “The covenants and restrictions set 
forth in this Master Deed, including the provisions of Paragraph 11. 1, shall 
run with and bind all of the land included in the condominium and shall inure to 
the benefit of and be enforceable by the Association, and the owners of any 
land subject to this Master Deed, their respective successors, assigns, heirs, 
executors, administrators and personal representatives, for a period of forty 
(40) years from the date this Master Deed is recorded in the Office of the 
Bergen County Clerk, at the end of which period such covenants and restrictions 
shall automatically be extended for successive periods of ten (10) years each, 
unless the Housing Development Corporation of Bergen County and at least 
two-thirds (2/3) of all association members at the time of the expiration of the 
initial period, or of any extension period, shall sign an instrument or 
instruments, in which they shall agree to change said covenants and restrictions 
in whole or in part.” 

 
  4. Original Deeds of Sale. 
 

Table III-C.3 – Bedroom Distribution for Clinton Terrace Condos 

Unit # 
Affordability Notes 

in Deed 
Original Deed 
Recording Date 

Original Sale 
Price 

# of 
Bedrooms 

Unit 1A  
Affordable 

According to HUD 
Standards 

Deed Book 7918, 
Page 860 – October 

9, 1996 
$79,900 3 

Unit 1B 
Affordable 

According to HUD 
Standards 

Deed Book 7880, 
Page 865 – May 29, 

1996 
$54,000 2 

Unit 1C 
Affordable 

According to HUD 
Standards 

Deed Book 7858, 
Page 993 – February 

28, 1996 
$66,900 2 

Unit 1D  
Affordable 

According to HUD 
Standards 

Deed Book 8047, 
Page 394 – February 

20, 1998 
$79,900 3 

Unit 1E 
Affordable 

According to HUD 
Standards 

Deed Book 7964, 
Page  891 –  March 

25,1996 
$79,900 3 
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Unit 1F 
Affordable 

According to HUD 
Standards 

Deed Book 7906, 
Page   751, August 

29, 1996 
$66,900 2 

Unit 1G 
Affordable 

According to HUD 
Standards 

Deed Book 7871, 
Page 19 – March 12, 

1996 
$66,900 2 

Unit 1H 
Affordable 

According to HUD 
Standards 

Deed Book 7875, 
Page 17  – May 7, 

1996 
$79,900 3 

Unit 2A  
Affordable 

According to HUD 
Standards 

Deed Book 7862, 
Page 716  – March 

18, 1996 
$79,900 3 

Unit 2B 
Affordable 

According to HUD 
Standards 

Deed Book 8078, 
Page  728 – June 30, 

1998 
$66,900 2 

Unit 2C 
Affordable 

According to HUD 
Standards 

Deed Book 7866, 
Page 723 – March 

29, 1996 
$66,900 2 

Unit 2D 
Affordable 

According to HUD 
Standards 

Deed Book 7984, 
Page 842  – July 2, 

1997 
$63,000 3 

Unit 2E 
Affordable 

According to HUD 
Standards 

Deed Book 7884, 
Page  569– June 11, 

1996 
$63,000 3 

Unit 2F 
Affordable 

According to HUD 
Standards 

Deed Book 7883, 
Page 982 – June 5, 

1996 
$54,000 2 

Unit 2G 
Affordable 

According to HUD 
Standards 

Deed Book 7978, 
Page 608 – June 10, 

1997 
$66,900 2 

Unit 2H 
Affordable 

According to HUD 
Standards 

Deed Book 8049, 
Page 392 – March 4, 

1998 
$79,900 3 

Unit 3A 
Affordable 

According to HUD 
Standards 

Deed Book 7898, 
Page 307 – July 29, 

1996 
$79,900 3 

Unit 3B 
Affordable 

According to HUD 
Standards 

Deed Book 7878, 
Page 634 – May 21, 

1996 
$66,900 2 

Unit 3C 
Affordable 

According to HUD 
Standards 

Deed Book 7894, 
Page 674 – July 16, 

1996 
$66,900 2 

Unit 3D 
Affordable 

According to HUD 
Standards 

Deed Book 7951, 
Page 871  – January 

10, 1997 
$63,000 3 
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Unit 3E 
Affordable 

According to HUD 
Standards 

Deed Book 7875, 
Page 48  – March 

26, 1996 
$79,900 3 

Unit 3F 
Affordable 

According to HUD 
Standards 

Deed Book 7920, 
Page 124  – October 

17, 1996 
$66,900 2 

Unit 3G 
Affordable 

According to HUD 
Standards 

Deed Book 7924, 
Page 100 – October 

31, 1996 
$66,900 2 

Unit 3H 
Affordable 

According to HUD 
Standards 

Deed Book 8048, 
Page 668  – 

February 27, 1998 
$79,900 3 

 
ii. 2 affordable family for-sale units from Franklin Gardens condos at 23 Franklin 

Street (Block 32, Lot 16) 
 

1. Franklin Gardens includes two (2) three-bedroom affordable for-sale 
family units, known as 23A and 23B Franklin Street. The units were built 
in a two-family structure by the Housing Development Corporation of 
Bergen County via HUD Community Development funding, and 
administered by the Bergen County Housing Authority, which was 
recorded by Master Deed dated August 18, 1982, included under 
Appendix P.2 to this Plan. Based upon the construction date of these units, 
they are considered Prior Cycle credits. 
 

2. The Master Deed indicates affordability controls on the condominium 
units in Paragraph “g” on page 23 as follows:  
 
“Unit Owner(s) shall reside in their condominium unit for a period of 3 
years from the original date of purchase; provided, however, that the 
owner may sell said property and move therefrom within the said period 
where a change of circumstances with respect to health, employment, 
finance or marital status reasonably necessitates moving from subject 
premises. When such change of circumstances occurs, owner shall notify, in 
writing, the other association members and holder of the first mortgage 
and shall receive prior written approval from the Housing Development 
Corporation of Bergen County, which approval shall not be unreasonably 
withheld. In this event, and in any future sale beyond the 3 year period, the 
Housing Development Corporation of Bergen County, shall have an 
exclusive first option to purchase the subject property at a purchase price 
which shall be computed as follows:  
 
Purchase Price = Base Price + ((Current CPI – Base CPI) x Base Price) 

  Base CPI  
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… In the event the Sponsor, Housing Development Corporation of Bergen 
County, declines to exercise said option, the Unit Owner may sell his unit at 
a purchase price computed as set forth above to a family which meets the 
eligibility criteria promulgated by the Housing Authority of Bergen County.” 
 

3. Paragraph 26 on page 41 of the Master Deed provides the duration of 
the Master Deed and its controls, noting that “The covenants and restrict 
ions set forth in Section 11 of the Master Deed shall run with and bind all 
of the land included in the Condominium and shall insure to the benefit of 
and be enforceable by the Franklin Gardens Condominium Association and 
the owners of any land subject to this Master Deed, their respective 
successors, assigns, heirs, executors, administrators and personal 
representatives, for a period of forty years from the date this Master Deed 
is recorded in the Office of the Bergen County Clerk, at the end of which 
period such covenants and restrictions shall automatically be extended for 
successive periods of ten (10) years each, unless all association members 
at the time of the expiration of the initial period, or of any extension period, 
shall sign an instrument or instruments, in which they shall agree to change 
said covenants and restrictions in whole or in part”. 
 

4. Original Deeds of Sale. 
 

a. Unit 23A - Deed recordings for the property provide that Unit 
23A was purchased from the Housing Development Corporation 
of Bergen County in September 1982 and recorded by Deed 
Book 6711, Page 49.  
 

b. Unit 23B - Deed recordings for the property provide that Unit 
23B was originally purchased in September 1983 by Deed Book 
6778, Page 601.  

 
iii. 4 affordable family for-sale units from Pulaski Place condos at 2-8 Pulaski Place 

(Block 13, Lot 1) 
 
1. Pulaski Place provides four (4) affordable for-sale family units. The units 

were built as two (2) two-family units by the Housing Development 
Corporation of Bergen County via HUD Community Development funding 
and administered by the Bergen County Housing Authority, which was 
recorded by Master Deed on August 18, 1982, included under Appendix 
P.2 to this Plan. Based upon the construction date of these units, they are 
considered Prior Cycle credits. Deeds from the original sale provide the 
original date of occupancy and have been included in Appendix P.2. 
 

2. The Master Deed indicates affordability controls on the condominium 
units in Paragraph “g” on page 23 as follows:  

 
“Unit Owner(s) shall reside in their condominium unit for a period of 3 
years from the original date of purchase; provided, however, that the 
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owner may sell said property and move therefrom within the said period 
where a change of circumstances with respect to health, employment, 
finance or marital status reasonably necessitates moving from subject 
premises. When such change of circumstances occurs, owner shall notify, in 
writing, the other association members and holder of the first mortgage 
and shall receive prior written approval from the Housing Development 
Corporation of Bergen County, which approval shall not be unreasonably 
withheld. In this event, and in any future sale beyond the 3 year period, the 
Housing Development Corporation of Bergen County, shall have an 
exclusive first option to purchase the subject property at a purchase price 
which shall be computed as follows:  
 
Purchase Price = Base Price + ((Current CPI – Base CPI) x Base Price) 

  Base CPI  

 
… In the event the Sponsor, Housing Development Corporation of Bergen 
County, declines to exercise said option, the Unit Owner may sell his unit at 
a purchase price computed as set forth above to a family which meets the 
eligibility criteria promulgated by the Housing Authority of Bergen County.” 
 

3. Paragraph 26 on page 42 of the Master Deed provides the duration of 
the Master Deed and its controls, noting that “The covenants and restrict 
ions set forth in Section 11 of the Master Deed shall run with and bind all 
of the land included in the Condominium and shall insure to the benefit of 
and be enforceable by the Pulaski Place Condominium Association and the 
owners of any land subject to this Master Deed, their respective successors, 
assigns, heirs, executors, administrators and personal representatives, for 
a period of forty years from the date this Master Deed is recorded in the 
Office of the Bergen County Clerk, at the end of which period such 
covenants and restrictions shall automatically be extended for successive 
periods of ten (10) years each, unless all association members at the time 
of the expiration of the initial period, or of any extension period, shall sign 
an instrument or instruments, in which they shall agree to change said 
covenants and restrictions in whole or in part”. 

 
4. Original Deeds of Sale. 

 
a. Unit 2A - Deed recordings for the property provide that Unit 2A 

was purchased from the Housing Development Corporation of 
Bergen County in August 1982 and recorded by Deed Book 
6710, Page 427.  
 

b. Unit 2B - Deed recordings for the property provide that Unit 2B 
was originally purchased in August 1982 for $42,000, recorded 
by Deed Book 6710, Page 417.  
 

c. Unit 8A - Deed recordings for the property provide that Unit 8A 
was originally purchased in August 1982 for $42,000, recorded 
by Deed Book 6711, Page 813.  
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d. Unit 8B - Deed recordings for the property provide that Unit 8B 

was originally purchased in August 1982 for $42,000, recorded 
by Deed Book 6710, Page 422.  

 
iv. 50 age-restricted affordable rental units from Patrick DiZenzo court at 175 West 

Railroad Ave (Block 231, Lot 21) 
 

1.  The Patrick DiZenzo Court site includes an existing sixty (60) age-
restricted affordable rental units, with a total of forty-eight (48) 1-
bedroom units and twelve (12) studio units. Due to the maximum 25% 
cap on age-restricted units on the Prior Round obligation, the City has 
included fifty (50) of the  units in its Plan. The affordability controls in 
place are established by HUD and the income limits are set annually. The 
limits for the project are categorized by HHA as low, very low, and 
extremely low. 

 
2. The units are owned and managed by the Hackensack Housing Authority, 

which previously had a residency preference in place on the units. 
However, the residency preference has been removed via an Executed 
Agreement dated August 17, 2021 and passed by Resolution 337-21, 
which is attached as Appendix J to this Plan. A Certificate of Occupancy 
was received from the HHA dated 1982. The HHA executes a Rental 
Assistance Demonstration (RAD) Use agreement with the US Department 
of Housing and Urban Development (HUD), and the units are RAD Project 
Based Voucher (PBV). RAD was created in order to give public housing 
authorities (PHAs) a powerful tool to preserve and improve public 
housing properties. RAD allows public housing agencies to leverage 
public and private debt and equity in order to reinvest in the public 
housing stock. The Use Agreement is recorded under RAD to enforce 
HUD’s long-term interest, and ensures that the units remain permanently 
affordable to low-income households. The agreement includes the 
following income restriction: “Additionally, rents must not exceed 30% of 
80% of median income for an appropriate sized unit”. The contract rents 
under the RAD program is $709 for studio units and $765 for 1-bedroom 
units. 

 
3. Pursuant to the Agreement between the HHA and the City, the City will 

prepare the affirmative marketing plan for HHA, who will then act as 
Administrative Agent (AA) for these units, or will contract with a qualified 
AA that may or may not be the City’s AA. 

 
b. 33 existing special needs and supportive housing units from the following 

constructed and occupied units. All supporting crediting documentation is included 
under Appendix P.3 to this Plan 

 
i. 6 affordable special needs units from NJ ARC Bergen-Passaic Unit at 279 Lookout 

Ave (Block 442, Lot 56 and 59) 
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1. The NJ ARC Bergen- Passaic site includes a six (6) bedroom group home 
located at 279 Lookout Avenue. The group home was established in 
1980 and provides services to very-low income adults with 
developmental disabilities. An updated DCA Supportive & Special 
Needs Survey confirms six bedrooms exist. The updated license provided 
by Bergen- Passaic ARC expires July 22, 2022.   

 
ii. 5 group home units from Community Action for Independent Living at 155 Poor 

Street (Block 117, Lot 23) 
 

1.  The Community Action for Independent Living (or Community Options) site 
includes a five (5) bedroom group home, located at 155 Poor Street.  
This group home was built in 1996 and serves very low-income adults 
with development disabilities. An updated DCA Supportive & Special 
Needs Survey dated April 13, 2021 has been provided. An updated 
license was provided with an expiration date of 12/31/2021. An 
updated license has been requested. Community Options states there is 
no deed restriction however, it has been income based since 1996.   

 
iii. 7 affordable special needs units from Comprehensive Behavioral Healthcare at 298 

Jackson Street (Block 32, Lot 8) 
 
1. The Comprehensive Behavioral Healthcare site includes a seven (7) one-

bedroom group home located at 298 Jackson Street. The group home 
was established in 1988 and serves DMHS referrals based upon 
diagnosis. An updated DCA Supportive & Special Needs Survey has 
been provided.   

 
iv. 2 supportive housing units from Advance Housing at 75 Union Street (Block 219, 

Block 25) 
 

1.  The Advance Housing site at 75 Union Street includes two (2) supportive 
shared housing units. These units were established in 2000 and serve 
very low-income mental health consumers. An updated DCA Supportive 
& Special Needs Survey dated April 8, 2021 has been provided.  No 
license was provided since they are not required for 2 or less units.   

 
v. 6 supportive housing units from Advance Housing at 25 Kansas Street (Block 69, 

lot 19.01)  
 
1. The Advance Housing site at 25 Kansas Street includes six (6) supportive 

shared housing units. These units were established in 2004 and serve 
very low-income residents with mental health needs.  An updated DCA 
Supportive & Special Needs Survey dated April 8, 2021 has been 
provided. Advance Housing provided an updated license with expiration 
date of 7/19/2022. 
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vi. 1 supportive housing unit from Advance Housing at 461 Heath Place (Block 351, 
Lot 113) 
 
1. The Advance Housing site at 461 Heath Place includes one (1) supportive 

shared housing units. This unit was established in 2004 and serves very 
low -income residents with mental health needs.  An updated DCA 
Supportive & Special Needs Survey dated April 8, 2021 has been 
provided.  No license was provided since they are not required for 2 or 
less units. 

 
vii. 2 group home units from Advance Housing at 279 Clark Street (Block 106, Lot 

13) 
 
1. The Advance Housing at 279 Clark Street includes (2) supportive shared 

housing units. These units were established in 1999 and serve very low-
income residents with mental health needs.  An updated DCA Supportive 
& Special Needs Survey dated April 8, 2021 has been provided. No 
license was provided since they are not required for 2 or less units.   
 

viii. 2 group home units from Advance Housing at 10 Orchard Street (Block 537, Lot 
1) 

 
1. The Advance Housing site at 10 Orchard Street (incorrectly identified as 

Orchid in the  Settlement Agreement) provides two (2) supportive shared 
housing units. These units were established  in 1999 and serve very low-
income residents with mental health needs.  An updated DCA Supportive 
& Special Needs Survey dated April 8, 2021 has been provided. No 
license was provided since they are not required for 2 or less units.   
 

ix. 2 group home units from Advance Housing at 451 Heath Place (Block 351, Lot 
113) 
 
1. The Advance Housing site at 451 Heath Place provides two (2) 

supportive shared housing units. These units were established in 1999 
and serve very low-income residents with mental health needs.  An 
updated DCA Supportive & Special Needs Survey dated April 8, 2021 
has been provided. No license was provided since they are not required 
for 2 or less units.   

 
d. 60 proposed affordable family-rental units from the Redevelopment of the 

“Parking Lot T” property. 
 

i. Lot T Inclusionary Redevelopment Project:  The City has adopted a 
Redevelopment Plan for the “Parking Lot T” property. The Plan was introduced 
on April 20, 2021 and adopted by Ordinance No. 21-2021 at the May 20, 
2021 City Council meeting, which is included as Appendix M.1 to this Plan. The 
Plan permits up to 268 units, and requires that a “minimum of 60 affordable 
housing units shall be constructed on site as part of the project.” More 
specifically, Section 4.E. on page 7 stipulates that “The developer shall construct 
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a minimum of sixty (60), or 20% of the total units as UHAC qualified affordable 
housing units within the development to assist the City in meeting its affordable 
housing obligations.” An amendment to the Redevelopment Plan will be 
introduced before the end of February 2022, which contains additional 
affordable housing requirements, including but not limited to, very-low-income 
unit requirements, phasing, income/bedroom distribution requirements, 
integration, access to amenities, and deed restriction requirements. The updated 
affordable housing language included in the amended Redevelopment Plan is 
included as Appendix M.2. 

 
The City and the Redeveloper, Capodaglia Property, will be working together 
on a Redevelopment Agreement for the project.  The affordable units will be 
subject to the requirements of the City’s Affordable Housing Ordinance, the 
terms of the FSHC Settlement Agreement, as amended, and the Uniform Housing 
Affordability Controls (UHAC).   

 
D. THIRD ROUND REGIONAL NEED  
 
The City does not have a Third Round Regional need as discussed above because the City meets 
the qualifications of an Urban Aid Municipality. This designation means the City is exempt from any 
allocation of regional Prospective Need, which in this case is the Gap Period of 1999-2015 and 
2015-2025, The following criteria are used to determine an Urban Aid Municipality: 
 

1. It has substandard housing in need of rehabilitation greater than its region’s average; 
 

2. It has a population density greater than 10,000 persons per square mile of land area 
(15.6 persons per acre), or; 

3. It has a population density of 6,000 to 10,000 persons per square mile (9.4 
persons/acre to 15.6 persons/acre) and less than 5% vacant, non-farm parcels, as 
measured by the average of: 
 
a) The number of vacant land parcels as a percentage of the total number of parcels 

in the municipality; and 
 

b) Vacant land valuation (ratables) as a percentage of total valuations by municipality. 
 
E. CONSIDERATION OF SITES FOR INCLUSIONARY DEVELOPMENT  
 
The City is seeking 60 credits and 51 rental bonuses from an inclusionary, family rental project to 
be included as a mechanism to fulfill the remaining portion of the Prior Round obligation. The 
following analyzes the Criteria for Compliance Through a Municipally Sponsored Project as 
required by the Second Round COAH regulations, as well as a site suitability analysis demonstrates 
that the sites are available approvable, developable, and suitable. 
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1.  Parking Lot T (Block 305, Lot 2) 
 

 
Figure A – Aerial Map of Parking Lot T 

 
a.  Site Description and Project History  

 
i. Parking Lot T is located at Block 305, Lot 2 on the Hackensack Tax Map. The 

lot is irregularly shaped with an area of 1.77 AC. The lot has frontage on 
Union Street, State Street and Trinity Place. The lot is entirely paved and is 
currently used as a City parking lot. There is approximately 390 feet of 
frontage on Trinity Place, and 234 feet of frontage on State Street and 
Union Street. The frontage along Trinity Place includes that of Block 305, Lot 
4, which is presently developed as a building utilized as an Islamic Center. 
 

ii. The City has adopted a Redevelopment Plan for the “Parking Lot T” 
property. The Plan was introduced on April 20, 2021 and adopted by 
Ordinance No. 21-2021 at the May 20, 2021 City Council meeting, which 
is included as Appendix M.1 to this Plan. The Plan permits up to 268 units, 
and requires that a “minimum of 60 affordable housing units shall be 
constructed on site as part of the project”. More specifically, Section 4.E. on 
page 7 stipulates that “The developer shall construct a minimum of sixty (60), 
or 20% of the total units as UHAC qualified affordable housing units within 
the development to assist the City in meeting its affordable housing 
obligations.” An amendment to the Redevelopment Plan will be introduced 
before the end of February 2022, which contains additional affordable 
housing requirements, including, but not limited to, very-low-income unit 
requirements, phasing, income/bedroom distribution requirements, 
integration, access to amenities, and deed restriction requirements. The 
updated affordable housing language included in the amended 
Redevelopment Plan is included as Appendix M.2. 
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iii. The City and the Redeveloper, Capodaglia Property, will be working 
together on a Redevelopment Agreement for the project.  The affordable 
units will be subject to the requirements of the City’s Affordable Housing 
Ordinance, the terms of the FSHC Settlement Agreement, as amended, and 
the Uniform Housing Affordability Controls (UHAC).   

 
iv. Site Control. The City owns Block 305, Lot 2. 

 
v. An Administrative Mechanism. The amended Redevelopment Plan requires 

that the redeveloper hire an experienced administrative agent to 
affirmatively market and fill the units, as well as properly income qualify the 
tenants. The City will also enter into a Redevelopment Agreement which 
stipulates the redeveloper of the project to establish an administrative 
mechanism to ensure that all applicants for the project are properly income 
qualified in compliance with the Uniform Housing Affordability Controls 
Rules, N.J.A.C. 5:80-26.1 et seq. 

 
b.  Site Suitability  
 

The site for the municipally sponsored project is available, approvable, 
developable, and suitable. The proposed 268-unit inclusionary project complies with 
N.J.A.C. 5:93-5.6 that requires all new construction sites to be available, 
approvable, developable and suitable. This consistency is demonstrated as follows: 

 
i. There are no known encumbrances that would prohibit or otherwise 

effect the development of the property in general. The City is currently 
working on providing a title report and survey for Parking Lot T.  

 
ii. The site has access to appropriate streets and is adjacent to compatible 

land uses. The site is located within a half mile of the Hackensack Bus 
station and is in close proximity to the Downtown Rehabilitation Area. 
The property is in the B-2 Zone and is surrounded by commercial and 
retail uses. The lot abuts a railroad parcel along the rear lot line. 

 
iii. The subject site has been designated “An Area in Need of 

Redevelopment” and a redevelopment plan was adopted by the City 
Council on May 20, 2021. The reference documents are included as 
Appendix M.1 of this Plan.   

 
iv. The site has access to water infrastructure and is located in a sewer 

service area.  
 

v. It is anticipated the site can be developed consistent with the Residential 
Site Improvement Standards and the appropriate number of parking 
spaces in accordance with City standards. 
 

vi. The site location is consistent with the adopted State Development and 
Redevelopment Plan. It is located in Planning Area 1, where 
development is encouraged.  
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vii. Per NJDEP mapping, there are no freshwater wetlands located on any 

portion of the site. 
 

viii. Per FEMA floodplain mapping, there is no floodplain on the site. 
 

ix. There are no steep slopes on the site. 
 

x. Per NJDEP mapping, the site is not covered by critical habitat.  
 

xi. Per NJDEP mapping, the site is not located within 300 feet of a currently 
designated Category One waterbody.  

 
xii. Per NJDEP, the site is not a Known Contaminated Site. 

 
2. Other Sites and Projects Offered for Consideration  

 
The City is also considering additional development from one or more of the following three 
(3) 100% affordable projects, as outlined below. During the preparation of this HEFSP, 
there have been a number of proposals for inclusionary residential development, which have 
been considered as required by the FHA, and included in this plan. The following provides 
a brief description and site suitability analysis of each additional site being considered by 
the City.  

 
a. 251 West Railroad Avenue Family Apartments  

Block 356, Lot 1 
 

  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure B – Aerial of West Railroad Avenue  
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This project is proposed to contain a maximum of 25 affordable family rental units 
on this City-owned parcel.  Should the City choose to pursue this project, it will amend 
its MOU with Greater Bergen Community Action and may support an application 
for funding, beginning in 2022.  If the project does not receive funding by 2024, 
the City will remove its support from the project. 
 
1. Criteria for Compliance Through a Municipally Sponsored Project 

   
i. 251 West Railroad Ave is located at Block 356, Lot 1 on the 

Hackensack Tax Map. The lot is a rectangular shape is 
approximately +/- 26,000 SF (0.5969 AC) with frontage on 
Railroad Place, Railroad Avenue, Clay Street and Central Avenue. 
There is approximately 520 feet of frontage on Railroad Place and 
West Railroad Avenue, and 50 feet of frontage on Central Avenue 
and Clay Street. The property is in the R-2 Single and Two-Family 
Residential Zone. The property is currently developed with a 
Municipal Parking Lot and swing-set located along Clay Street. 
Greater Bergen Community Action is evaluating the possibility of 
developing a 24-unit 100% affordable project. 

 
ii. Site Control. The City owns Block 356, Lot 1. 

 
iii. An Administrative Mechanism. If the project moves forward, the City 

will enter into a developers agreement which stipulates the 
redeveloper of the project to establish an administrative mechanism 
to ensure that all applicants for the project are properly income 
qualified in compliance with the Uniform Housing Affordability 
Controls Rules, N.J.A.C. 5:80-26.1 et seq. 

 
iv. Proforma. A proforma will be provided if the project moves forward.  
v. Resolution to Bond. The City adopted a resolution of intent to bond 

on January 26, 2021, which is attached as Appendix I to this Plan.  
 
vi. Construction Schedule. No Construction schedule is currently 

available.  
 

2.  Site Suitability  
 

The site for the municipally sponsored project is available, approvable, 
developable, and suitable. The proposed project complies with N.J.A.C. 
5:93-5.5 that requires all new construction sites to be available, approvable, 
developable and suitable. This consistency is demonstrated as follows: 

 
i. There is 20-foot-wide utility easement owned by PSE&G which 

traverses the property between Railroad Place and Railroad Avenue 
approximately +/- 35 feet north of Central Avenue. It is anticipated 
that this project can be developed while maintaining this easement. 
There are no known encumbrances that would prohibit or otherwise 
effect the development of the property in general.  



City of Hackensack – Housing Element and Fair Share Housing Plan 
 

 43 

 

 
ii. The site has access to appropriate streets and is adjacent to 

compatible land uses. In terms of setting, the property is located 
along Railroad place which is comprised mostly of residential uses. 
Central Avenue provides access to two bus stops and there is a multi-
family apartment building across from the site at the corner of 
Central and Railroad Place. West Railroad Avenue is an Urban 
Major Collector roadway. 

 
iii. The site has access to water infrastructure and is located in a sewer 

service area.  
 
iv. It is anticipated the site can be developed with the appropriate 

number of parking spaces, but close proximity to mass transit will 
allow for some flexibility with the number of spaces provided. 

 
v. The site location is consistent with the adopted State Development 

and Redevelopment Plan. It is located in Planning Area 1 where 
development is encouraged.  

 
vi. Per NJDEP mapping, there are no freshwater wetlands located on 

any portion of the site. 
 

vii. Per FEMA floodplain mapping, there is no floodplain on the site. 
 

viii. There are slopes in excess of 15 percent on a +/- 3,996.89 SF 

portion of the site fronting on West Railroad Avenue, resulting a net 

developable area of +/- 22,004.07 SF. 

 

 

 
 

 
 
 

 
 
 
 
 
 
 
 
 

 
Figure C – Steep Slopes map for 251 West Railroad Avenue 
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ix. Per NJDEP mapping, the site is not covered by critical habitat.  

 

x. Per NJDEP mapping, the site is not located within 300 feet of a 

currently designated Category One waterbody.  

 

xi. Per NJDEP, the site is not a Known Contaminated Site. 

b.  Housing Authority of Bergen County (HABC) 
147-155 Hudson Street, 18 Lodi Street (Block 58, Lots 1.02, 2-5, 36 and 39)  

 

 
Figure D – HABC Proposed Site Area 

 
HABC is proposing a mixed-use, 100% affordable project along Hudson Street, 
which, as of the date of this plan, continues to be in its due diligence period.  Due to 
significant delays from the pandemic, this project is not ready to submit a tax credit 
application at this time. Should the City choose to support this project, it will enter 
into a Memorandum of Understanding with HABC and support the project’s 
application for 9% LIHTC tax credits for at least two funding cycles. 

 
1. Criteria for Compliance Through a Municipally Sponsored Project 
 

i. The site is comprised of three (3) parcels on the City of Hackensack 
Tax Map known as Block 58, Lot 2, 36 and 39. Lot 2 has about 30 
feet of frontage on Lodi Street, Lot 39 has +/- 76.22 feet of 
frontage on Jackson Avenue and lot 36 has +/- 53.05 feet of 
frontage on Hudson Street according to City Tax data. The property 
is in the B-3 General Business Zone. The property is located close to 
the R-2 One- and Two-Family Zone east of the site. Hudson Street is 
comprised of business and retail uses. The size and scope of the 
project has not been determined yet.  
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ii. Site Control, Administrative Mechanism, Proforma and Construction 

Schedule. The project has been delayed due to the ongoing Covid-
19 pandemic. The City remains supportive of the efforts to develop 
this project but does not have specific information regarding site 
control, proforma, or construction schedule.  

 
iii. Resolution to Bond. The City adopted a resolution of intent to bond 

on January 26, 2021 which is attached as Appendix I to this Plan.  
 

2.  Site Suitability  
 

The site for the municipally sponsored project is available, approvable, 
developable, and suitable. The proposed project complies with N.J.A.C. 
5:93-5.5 that requires all new construction sites to be available, approvable, 
developable and suitable. This consistency is demonstrated as follows: 
 
i. There are no known encumbrances that would prohibit or otherwise 

effect the development of the property in general.  If the 
development moves forward a title report will be requested for 
review by the City.   

 
ii. The site has access to appropriate streets and is adjacent to 

compatible land uses. In terms of setting, the property is located 
along Hudson and Lodi Street which are comprised mostly of 
residential uses. Hudson Street provides access to two bus stops and 
commercial uses. Lodi Street is an Urban Major Collector roadway.  

 
iii. The subject site is in the B-3 zone and the R-2 Zone.   

 

iv. The site has access to water infrastructure and is located in a sewer 
service area.  

 

v. It is anticipated the site can be developed with the appropriate 
number of parking spaces, but close proximity to mass transit will 
allow for some flexibility with the number of spaces provided.  
 

vi. The site location is consistent with the adopted State Development 
and Redevelopment Plan. It is located in Planning Area 1 where 
development is encouraged.  
 

vii. Per NJDEP mapping, there are no freshwater wetlands located on 
any portion of the site. 

 
viii. Per FEMA floodplain mapping, the site is in the 1% Annual Chance 

of Flood Hazard zone.  
 

ix. There are no steep slopes in excess of 15% on the site. 
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x. Per NJDEP mapping, the site is not covered by critical habitat.  
 

xi. Per NJDEP mapping, the site is not located within 300 feet of a 
currently designated Category One waterbody.  
 

xii. Per NJDEP, the site is not a Known Contaminated Site. 

 
c. Hackensack Housing Authority (HHA)  

 
The City and the HHA have entered into an agreement where the City will assist the 
HHA in determining if any City-owned land can be developed into a 100% 
affordable housing project of up to 60 units. The City will explore opportunities with 
the HHA for the development of a municipally-sponsored project of up to 60 units 
that is creditworthy in accordance with COAH and UHAC regulations and income 
guidelines on City-owned land. Should the City and the HHA agree upon a proposed 
project, the City will enter into a Memorandum of Understanding with the HHA in 
support of the project. Once an MOU is signed, the City will support the project’s 

application for 9% Low Income Housing Tax Credits (LIHTC). While a site has not 
yet been chosen, the City will continue to monitor the possibility of a project. 

 
F. INCLUSIONARY OVERLAY ZONING  
 
The City will continue its commitment to providing affordable housing through the implementation 
of the IO-1 Inclusionary Overlay Zone, which is broken into the IO-1A, IO-1B, and IO-1C sub-zone 
areas based on geographic location. The overlay ordinance was deemed consistent with the City’s 
Master Plan by the Planning Board on January 13, 2021 and was adopted by the City Council 
January 26, 2021, as Ordinance 02-2021 (See Appendix D.1). The IO-1 Inclusionary Overlay 
Zone, under Article IX, Section 175-9.1 of the Hacksensack Zoning Code, provides that “the IO-1A, 
1B, and 1C sub-zone districts shall both permit mixed commercial/residential development (except 
that mixed commercial/residential is prohibited east of Railroad Avenue in the IO-1C sub-zone) or 
sole-use multi-family residential development meeting the use, bulk, and design standards contained 
hereinafter provided that at least 10% of all residential units created pursuant to the overlay zone 
standards shall be set aside for low- and moderate-income households as provided for elsewhere 
in this ordinance”. The overlay zone provides an alternative to the underlying zone districts’ 
regulatory provisions, which are and shall remain in force.  
 
Additionally, Section 175-7.5, “Affordable Housing Requirements Applicability for all Zoning 
Districts & Redevelopment Areas,” was amended to include the following mandatory set-aside 
language: “development on a property located within the boundaries of the Inclusionary Overlay 
Zoning District (IO-1, or its sub-zones IO-1A, 1B, or 1C) shall be subject to a 10% affordable 
housing set-aside requirement consistent with the requirements of that overlay zone (see §175-9.1), 
regardless of whether the development is intended to comply with the standards of the Overlay 
Zoning District or the underlying districts” (see Appendix D.2). This Amendment was introduced to the 
City Council and is scheduled for consistency review with the Planning Board and final adoption by 
the City Council in early 2022.  
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G. REDEVELOPMENT SITES GENERATING AFFORDABLE HOUSING 
 
The City has adopted a Redevelopment Plan for the “Parking Lot T” property. The Plan was 
introduced on April 20, 2021 and adopted by Ordinance No. 21-2021 at the May 20, 2021 City 
Council meeting, which is included as Appendix M.1 to this Plan. On September 14, 2021, the City 
passed Resolution No. 383-21, authorizing the Planning Board to undertake a preliminary 
investigation on the adjacent property - Block 305, Lot 4 (78 Trinity Place) – to determine if it 
satisfies the criteria for redevelopment. The Plan permits up to 268 units and requires that a 
“minimum of 60 affordable housing units shall be constructed on site as part of the project.” More 
specifically, Section 4.E. on page 7 stipulates that “[t]he developer shall construct a minimum of 
sixty (60), or 20% of the total units as UHAC qualified affordable housing units within the 
development to assist the City in meeting its affordable housing obligations.” An amendment to the 
Redevelopment Plan will be introduced before the end of February 2022, which contains 
affordable housing requirements, including very-low-income unit requirements, phasing, 
income/bedroom distribution requirements, integration, access to amenities, and deed restriction 
requirements. The updated affordable housing language included in the amended Redevelopment 
Plan is included as Appendix M.2. 
 
The City and the Redeveloper, Capodaglia Property, will be working together on a Redevelopment 
Agreement for the project.  The affordable units will be subject to the requirements of the City’s 
Affordable Housing Ordinance, the terms of the FSHC Settlement Agreement, as amended, and the 
Uniform Housing Affordability Controls (UHAC).   
 
In accordance with its Settlement Agreement with FSHC, as amended, if the City is unable to move 
forward for any reason with any of the proposed mechanisms set forth above to satisfy its Prior 
Round obligation, the City shall adopt a Redevelopment Plan for an appropriate portion of the 
area known as the IO-1 Zone, or for another site outside of the IO-1 zone that will allow densities 
of 35-50 units/acre and a ten (10) percent affordable housing set aside.  
 
The City shall select a redeveloper within two years of the October 22, 2020 Fairness Hearing and 
demonstrate site control or a plan for securing Site Control as well as a plan for filling the vacancy 
in the City’s Fair Share Plan. There must be a total of at least 60 affordable family rental units in 
the designated area.  
 
H. AFFORDABLE HOUSING ORDINANCE AND AFFIRMATIVE MARKETING PLAN  
 
The City has prepared a new Affordable Housing Ordinance and Affirmative Marketing Plan that 
is applicable to all new and existing affordable housing created within Hackensack. The Affordable 
Housing Ordinance was adopted on December 22, 2020 prior to the Compliance Hearing with the 
Court as Ordinance No. 51-2020, which was subsequently amended by Ordinance No. 27-2021, 
adopted on June 15, 2021 to reflect recommendations by the Special Master. (See Appendices E.1 
and E.2). The Affirmative Marketing Plan was adopted by City Council Resolution No. 37-21 on 
January 26, 2021, and is included as Appendix F to this Plan. 
 
On January 26, 2022, the City advertised a Request for Proposals and Qualifications in order to 
select a qualified affordable housing administrator to act as the Administrative Agent to manage 
the affordability controls and the affirmative marketing plan.  All responses to the Request for 
Proposals and Qualifications are due February 24, 2022 at 11:00 a.m. Resolution 490-21 
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authorizing the issuance of Requests for Proposals and Qualifications passed December 7, 2021 – 
which is attached as Appendix L.2  
 
The City has selected a Municipal Housing Liaison to be responsible for oversight and/or 
administration of affordable units created within the City, which was passed by Resolution 49-21, 
and is included as Appendix K to this Plan.   
 
I. DEVELOPMENT FEE ORDINANCE AND SPENDING PLAN  
 
The City has prepared an amended Development Fee Ordinance, which was adopted on December 
22, 2020 prior to the Compliance Hearing with the Court as Ordinance No. 52-2020 (See Appendix 
G.1).  The Court approved the City’s amended Development Fee Ordinance by Consent Order 
dated December 13, 2021, which is included in the Appendix as G.2.  
 
The City has prepared a Spending Plan (See Appendix C). The Spending Plan outlines the 
anticipated collection and distribution of mandatory development fees and in lieu contributions and 
the City’s proposals for spending the money that comes into the Affordable housing Trust Fund. The 
City understands that no funds may be expended without the Court’s approval of the Spending 
Plan. The plan includes an earmarking of funds set-aside as a means to account for a portion of the 
152-unit obligation, which is to be rehabilitated through the Bergen County Home Improvement 
program, in the case municipal financial assistance is required or requested by the County. The City 
is not establishing its own Rehabilitation Program and will rely on the County HIP for the remainder 
of its rehabilitation obligation. The City has also earmarked funds toward a 100% affordable 
housing project. Finally, the City will expend funds for affordability assistance and administration. 
 
The City’s Affordability Assistance Manual has been prepared and adopted, and is attached as 
Appendix H. City. The manual details four (4) programs: 1. Down Payment and/or Closing Cost 
Assistance, 2. Emergency Repairs. 3. First Month’s Rent, and 4. Creation of Additional Very-Low-
Income Units. All applicants selected for affordability assistance must be income certified and 
currently residing in an affordable unit in Hackensack as their primary residence. These programs 
have also been accounted for in the City’s draft Spending Plan. However, as the Spending Plan has 
been revised since the Manual was prepared, the amounts in Exhibit 1 of the Manual will need to 
be revised to reflect the breakdown as provided in the Spending Plan. 
 
The down payment assistance/closing cost assistance program will have a mortgage and note in 
favor of the City with the following terms – “the loan principal is forgiven at 10% per year for a 
period of 10 years and is secured by a second mortgage and note”. The remaining programs are 
grants, therefore no repayment is necessary. The Emergency Repairs program will assist owners of 
low-and-moderate income units to make emergency related repairs of at least $1,000. The 
procedure and forms are located in the manual under Appendix H of this report.  
 
J.  CONCLUSION 
 
It is understood that any documents not completed by the time of the adoption of this document or 
the scheduled Compliance Hearing will be subject to Court Master review and may be a condition 
of any Judgment of Repose. 
 
In summary, the following map provides a visual depiction of all affordable mechanisms that are 
existing or proposed within the City of Hackensack.  
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Figure E. Map of All Affordability Mechanisms in the City of Hackensack 
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APPENDIX A.1. 
SETTLEMENT AGREEMENT BETWEEN FAIR SHARE HOUSING CENTER AND THE CITY OF 

HACKENSACK, DATED AUGUST 14, 2020 
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APPENDIX A.2. 
AMENDED SETTLEMENT AGREEMENT BETWEEN FAIR SHARE HOUSING CENTER AND THE CITY 

OF HACKENSACK, DATED NOVEMBER 9, 2021 
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CITY OF HACKENSACK 

THIRD ROUND AFFORDABLE HOUSING TRUST FUND SPENDING PLAN 
 
 

I. INTRODUCTION 
 

The City of Hackensack, Bergen County did not petition the Council on Affordable Housing (COAH) 
for substantive certification during either the First Round or Second Round. The first Housing Element 
and Fair Share Plan was adopted October 26, 2006 and prepared by Stan Slachetka, AICP, P.P. 
The following Housing Element was dated November 22, 2010 and adopted by Planning Board 
Resolution on April 3, 2011. The City Council later endorsed the plan and directed it to be filed 
with COAH without a petition requesting substantive certification on November 12, 2013 by 
Resolution No. 447-13. A development fee ordinance creating dedicated revenue source for 
affordable housing was adopted on May 17, 2011 by Ord. No. 11-2011. Said Development Fee 
Ordinance established the City’s Affordable Housing Trust Fund. After preparing and reviewing an 
Affordable Trust Fund Spending Plan, the City Council adopted a resolution directing COAH to 
review the City of Hackensack’s Affordable Housing Trust Fund Spending Plan by Resolution dated 
June 21, 2011. The City established an interest-bearing housing trust fund account in December 
2013, and entered into an Escrow Agreement between the City, COAH, and TD Bank which was 
signed on January 6, 2014.  
 
On December 22, 2020, the City revised its Development Fee Ordinance to make it consistent with 
the City’s Settlement Agreement with Fair Share Housing Center (“FSHC”), Mount Laurel IV, the Fair 
Housing Act, and applicable COAH Regulations.  On December 13, 2021, the Court approved the 
City’s amended Development Fee Ordinance, with the consent of FSHC and support of the Court 
Master. 
 
This Spending Plan has been prepared in accordance with the Municipal Land Use Law (N.J.S.A. 
40:55D-1 et seq.) and the Fair Housing Act (N.J.S.A. 52:27D-301). This spending plan is submitted 
to the Superior Court of New Jersey for approval. 
 
As of December 31, 2021, the City had a balance of approximately $2,656,275  in the Affordable 
Housing Trust Fund. All development fees, payments in lieu of constructing affordable units on site, 
funds from the sale of units with extinguished controls, and interest generated by the fees are 
deposited in a separate interest-bearing Affordable Housing Trust Fund at TD Bank, located at 
111 River Street, in Hackensack, for the purposes of affordable housing. These funds shall be spent 
in accordance with N.J.A.C. 5:93-8.16 as described in the sections that follow.  
 
1.  REVENUES FOR CERTIFICATION PERIOD 
 

To calculate a projection of revenue anticipated through the remaining third round 
prospective need period (2022-2025), the City has considered the following: 

 
(a) Development fees: 
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1. Residential and nonresidential projects which have had development fees 
imposed upon them at the time of preliminary or final development 
approvals; 

2. All projects currently before the planning and zoning boards for 
development approvals that may apply for building permits and certificates 
of occupancy; and 

3. Future development that is likely to occur based on historical rates of 
development.  

 
(b) Payment in lieu (PIL):  

 
Currently, there are no actual or committed payments in lieu of construction 
from any developer, although such payments may be collected in the future. 

 
(c) Other funding sources: 

 
Funds from other sources have not been collected.   

 
(d) Projected interest:  

 
Interest on the projected revenue in the municipal Affordable Housing Trust 
Fund at the current average interest rate 0.50% simple interest.  

 
2. REVENUE PROJECTION 
 

The City of Hackensack, as reported by the New Jersey Department of Community Affairs 
(NJDCA) Construction Code Reporter, issued seven-hundred and ninety-two (792) permits 
authorizing the new construction of residential units1 and 2 family housing units through 
September 2020, including two (2) for single-family units, three (3) for 3-or-4 family units 
and seven-hundred and eighty-seven (787) for 5-or-more family units. In the year prior, the 
City issued seven-hundred and eighty-four (784) permits authorizing the new construction of 
residential units 1 and 2 family housing units during 2019, including three (3) for 3-or-4 
family units and seven-hundred and eighty-one (781) for 5-or-more family units.  
Additionally in 2019, the City issued building permits for 2,083 square feet of A-2 non-
residential space, 43,328 square feet of industrial space, 526,750 square feet of 
institutional use, 1,945 of storage space, and 89 square feet of non-residential use as “signs, 
fences, utility & misc.” space. 
 
While the building permits issued in recent years point to an increase in housing units, many 
of the permits indicate approvals for buildings over 5 units. The permitting history and the 
rate of development are overwhelmingly comprised of larger, multi-family developments.  
Anecdotally, these developments have largely contributed fees to the City’s Affordable 
Housing Trust Fund through Redevelopment agreements, rather than the 1.5% residential 
development fee. Therefore, in order to anticipate future income from residential 
development fees, the following projection will utilize estimates from developments that are 
less than 5 units and are more likely to be single-family or 1 and 2 family homes. Thus, the 
City anticipates issuing permits authorizing approximately thirty (30) housing units over the 
balance of the prospective third round period. This estimated projection is based on the fact 
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that, (i) the City is virtually a fully developed community, and (ii) from 2015 to 2019, the 
City issued, 28 permits authorizing the new construction of housing units for developments 
less than 5 units, or an average of about six (6) per year. The projection of development 
fees realized from residential development requires the application of the City’s 
equalization rate and establishment of an average equalized assessed value for housing. 
The City’s equalization rate for 2020 is 94.94%1 and the average residential assessment 
in the City is $250,632.382. Dividing the average value of housing by the equalization rate 
yields the average equalized assessed value for housing, being thusly $263,990.29 
($250,632.38/0.9494). As this plan assumes the approximate development of an 
estimated thirty (30) units that are within developments under 5 units over the remainder of 
the Third Round period, the City may potentially realize a residential development fee 
collection of approximately $79,197 based on the multiplication of average equalized 
housing value of $263,990.29 x 20 units x the residential development fee of 1.5% of 
equalized assessed value.  

As mentioned above, the City’s Trust Fund has largely received income in the form of fees 
garnered through Redevelopment agreements to date. In total, the City has 
received payments totaling approximately $3,500,000 through these Redevelopment
fees. Since many of these payments are structured based on the progress of construction 
of the project, similar to the provisions outlined for development fees in the City’s 
Ordinance, there are a number of pending payments that the City anticipates. Under 
all new Redevelopment Agreements that do not include an affordable set-aside, fees are
collected at the 1.5% residential development fee rate. Overall, for the purposes of 
projecting future income, the City estimates an additional $2,150,000 through 2025. 
This is a projection and an estimation only for the purposes of the Spending Plan, and 
does not commit the City to collecting this amount by 2025. 

The City began collecting non-residential development fees in October 2021. The City 
collected approximately $325,665 from 4 non-residential projects in 2021. However, 
assuming 4 non-residential projects per year for the next 3 years Thus, the City may 
potentially realize a non-residential development fee collection of approximately 
$976,995 through 2025.  

Therefore, as of December 2021, the City had an amount of $2,656,275  in the 
Affordable Housing Trust Fund. When adding the potential development fee 
collection amount of approximately $79,197 in residential development fees, 
$2,150,000 in fees for ongoing Redevelopment, $976,995 in non-residential 
development fees, and account interest of approximately $13,281 on existing funds 
(assuming a 0.50% fixed interest rate), a potential total development fee revenue of 
approximately $3,219,473 results. Combining the existing funds with the projected 
funds, the City projects a total account balance of $5,875,749 through 2025. 

1 “Table of Equalized Valuations”, New Jersey Department of the Treasury. 2020. 
2  Hackensack, 2020 Municipal User Friendly Budget, Adopted. 
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TABLE 1: PROJECTED REVENUES HOUSING TRUST FUND 
HACKENSACK, BERGEN COUNTY, NEW JERSEY 

SOURCE OF FUNDS PROJECTED REVENUES-HOUSING TRUST FUND – 2022 THROUGH JUNE 2025 

2022 2023 2024 JUNE 2025 Total 

(a) Projected Income

1. Approved  Development

2. Development Pending
Approval

3. Projected Residential &
Non-residential
Development

$264,048 $264,048 $264,048 $264,048 $1,056,192 

(b) Payments in Lieu of
Construction

(c) Other Funds  $537,500 $537,500 $537,500 $537,500 $2,150,000 

(d) Interest on Existing * $3,320 $3,320 $3,320 $3,320 $13,281 

Total $804,868 $804,868 $804,868 $804,868 $3,219,473 

*Table assumes a 0.50% fixed interest rate

The City of Hackensack estimates and projects a potential total of approximately $79,197 in residential development fees, 
approximately $2,150,000 in fees from ongoing Redevelopment, $976,995 in non-residential development fees, and account interest 
of approximately $13,281 on existing funds (assuming a 0.50% fixed interest rate), for a potential total development fee and other 
revenues of approximately $3,219,473 between January 2022 and June 30, 2025. All interest earned on the account shall accrue to 
the account to be used only for the purposes of affordable housing. 
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3. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 
 

The following procedural sequence for the collection and distribution of Development Fee 
revenues shall be followed by the City of Hackensack:  

 
(a) Collection of Development Fee revenues: 

 
Collection of Development Fee revenues shall be consistent with the City of 
Hackensack’s Development Fee ordinance for both residential and non-residential 
developments in accordance with COAH’s rules and P.L.2008, c.46, sections 8 (C. 
52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).   
 
Pursuant to a development approval by the Board having jurisdiction, the City clerk 
will notify the construction official of the approval.  At the time of construction permit 
application, the construction official will notify the tax assessor and request an initial 
calculation of the equalized assessed value (EAV) of the proposed development and 
the resulting fee to be posted.  One-half of the fee will be due at the time of issuance 
of the first building permit. For non-residential development only, the developer will 
be provided a copy of Form N – RDF “State of New Jersey Non-Residential 
Development Certification/Exemption”. This form will be used by the tax assessor to 
verify exemptions and to prepare estimated and final assessments. 
 
At the time of request for the final inspection, the construction official will notify the 
tax assessor and request confirmation of, or modification of, the initial (EAV) as the 
case may be.  The final (EAV) will be provided to the developer within ten (10) days 
of the request for final inspection.  Payment of the fee will then become a condition 
of issuance of the certificate of occupancy.   

 
(b) Distribution of Development Fee revenues: 

 
A general description of the distribution of revenues is provided below:  
 
The Hackensack Housing Liaison forwards a requisition of affordability assistance 
and administrative costs (routine expenditures) and costs for municipally sponsored 
100% affordable housing development (significant expenditures) to the Finance 
Department recommending the expenditure of development fee revenues as set 
forth in this spending plan. The Finance Department reviews the request for 
consistency with the spending plan. 
 
Once a request is approved by the Finance Department, the request is presented to 
the City Council for approval. After receiving City Council approval, the City of 
Hackensack Administrator releases the requested revenue from the trust fund for the 
specific use. 
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4. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 
 

(a) Rehabilitation projects N.J.A.C. (N.J.A.C. 5:93-8.16(a)) 
 
The City will continue to participate in the Bergen County Community Development 
Block Grant (CDBG) Program Home Improvement Program until the remaining 
rehabilitation obligation has been fully satisfied. Additionally, the City will dedicate 
funds towards supplementing hard costs for the rehabilitation of a portion of the 
152 units to be rehabilitated through the County Program, in the case that the County 
request or require municipal funding or assistance. The City is not establishing its own 
rehabilitation program.  In the case that the County program is ever abandoned or 
loses its funding, the City shall amend the Spending Plan to fund the balance of its 
present need. Alternatively, in the event that the County program sufficiently 
addresses the City’s rehabilitation obligation, the City reserves the right to amend 
the Spending Plan to allocate funds to other affordable housing activities. 
 
Rehabilitation expenditure:              $500,000 
 

(b) Costs Associated with the New Construction of City Sponsored, 100% 
Affordable Project(s) (N.J.A.C. 5:93-8.16(a)) 

 
The City will dedicate funding towards the construction of units in a City-sponsored, 
100% Affordable project. Additional funding towards the project will likely be 
sought through and be the subject of a 9-percent NJHMFA tax credit application.  

 
City Sponsored, 100% Affordable Project(s) expenditure:      $2,327,219 

 
(c) Affordability Assistance (N.J.A.C. 5:93-8.16(c)) 

 
The City of Hackensack is required to spend a minimum of 30 percent of 
development fee revenue to render units more affordable and at least one-third of 
that amount must be dedicated to very-low income households or to create very-low 
income units (i.e. households earning less than 30 percent of the regional median 
income). The actual affordability assistance minimums are calculated on an ongoing 
basis based on actual revenues. 

 

TABLE 2: PROJECTED MINIMUM AFFORDABILITY ASSISTANCE REQUIREMENTS 
HACKENSACK, BERGEN COUNTY, NEW JERSEY 

Actual Development Fees and Income through 12/2021  $3,502,799 

Development fees and other income projected 2022-2025 + $3,219,473 

Interest projected 2022-2025 + $13,281 

 Total = $6,722,272 

 30 percent requirement x 0.30 = $2,016,681 

Less Affordability assistance expenditures through 12/2021 - $0.00 

PROJECTED MINIMUM Affordability Assistance Requirement 
01/2022 through 6/30/2025 

= $2,016,681 

PROJECTED MINIMUM Very Low-Income Affordability 
Assistance Requirement 01/2022 through 6/30/2025 

÷ 3 = $672,227 
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The City will dedicate at least $2,016,681 from the Affordable Housing Trust Fund 
to render units more affordable. Of this amount, $672,227 will be utilized to 
encourage private sector provision of very low-income units through the offering of 
a subsidy for the development of said units. The City reserves the right to use even 
more of its affordability assistance funds to help subsidize low and/or very low-
income units. In addition, the City will utilize such funds for any emergency repairs 
of older affordable units in the City, should that be necessary.  
 
The City will dedicate Affordability Assistance funding from the Affordable Housing 
Trust Fund to render the units constructed in a municipally sponsored 100% 
affordable project to be more affordable; to provide a first month’s rent and 
program for rental units; and to provide a down payment assistance program for 
for-sale units, as follows.  
 

i. Creation of very low-income units in a municipally sponsored 100% 
affordable project ($1.5 M); 

ii. Additional affordability assistance:  
a. Rental Units: 

i. First month’s rent program ($216,181). 
b. For-Sale Units: 

i. Down payment assistance up to $15,000 per unit 
($250,000); 

ii. Emergency Repairs for minimum project size of 
$1,000 ($50,000). 

 
An Affordability Assistance Manual has been prepared and adopted for the City. 
However, as the Spending Plan has been revised, the amounts in Exhibit 1 of the 
Manual will need to be revised to reflect the above breakdown. 

 
Total Affordability Assistance Expenditure:                             $2,016,681 

 
(d) Administrative Expenses (N.J.A.C. 5:93-8.16(e)) 
 

The City of Hackensack may use affordable housing trust fund revenue for related 
administrative costs up to a 20 percent limitation pending funding availability after 
programmatic and statutory affordability assistance expenditures. The actual 
administrative expense maximum is calculated on an ongoing basis based on actual 
revenues.  
 

TABLE 3: PROJECTED MAXIMUM ADMINISTRATIVE EXPENSE REQUIREMENTS 
HACKENSACK, BERGEN COUNTY, NEW JERSEY 

Actual Development Fees and Interest through 12/2021  $3,502,799 

Development fees and other income projected 2022-2025 + $3,219,473 

Interest projected 2022-2025 + $13,281 

 Total = $6,722,272 

 20 percent cap x 0.20 = $1,344,454 
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Less Administrative expenditures through 12/2021 - $346,122 

PROJECTED MAXIMUM ADMINISTRATIVE 
EXPENDITURES 2022 through 6/30/2025 

= $1,031,849 

 

The City projects that no more than $1,344,454 will be available from the 
Affordable Housing Trust Fund to be used for administrative purposes. The City has 
expended approximately $346,122, and therefore, the remaining allowable 
expenditures are capped up to $1,031,849 unless in the future additional 
development fees are collected.  
 
Administrative expenses are limited to 20 percent of what is actually collected. 
Based upon the total development fees collected, the present 20% cap as of 
December 2021 is limited to $700,559. Since the City has expended $346,122 to 
date, and presently only $387,955 in funds are available under the present 20% 
cap for administrative costs until additional projected development fees are 
collected. 
 
Projected administrative expenditures, subject to the 20 percent cap, are as follows:  

 
1) Personnel wages, salaries and benefits for administering affordable housing 

activities; 
2) Consulting fees for the preparation of Housing Element/Fair Share Plans, 

assisting other affordable housing activities including, but not limited to, 
professional planner and professional engineer consultant fees; 

3) Fees for other consulting activity as may be found necessary supportive of 
affordable housing provision, including office supplies; 

4) Legal fees; and 
3) Fees for the administration of Affordability Assistance programs by 

qualified entities retained by the City of Hackensack. 
 
Total Administrative Expenses Expenditure:       $1,031,849 

 
5. EXPENDITURE SCHEDULE  
 
Upon approval by the Court, the City acknowledges that the expenditures of funds contemplated 
herein shall constitute the “commitment” for expenditure required pursuant to N.J.S.A. 52:27D-329.2 
and -329.3, with the four-year time period contemplated therein commencing in accordance with 
the provisions of In re Tp. Of Monroe, 442 N.J. Super. 565 (Law Div. 2015) (aff’d 442 N.J. Super. 
563). 
 
Where applicable, the funding schedule below parallels the proposed strategies presented thus 
far by the City, and is summarized as follows.   
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TABLE 4: PROJECTED EXPENDITURE SCHEDULE 2022 - 2025 
HACKENSACK, BERGEN COUNTY, NEW JERSEY 

Program 
[Individually list programs and 

projects e.g. Rehab, 
Accessory Apartments,  for-
sale and rental  municipally 

sponsored, etc]. 

Number 
of 

Units 
Projected 

  PROJECTED EXPENDITURE SCHEDULE 2022 - 2025 

2022 2023 2024 2025 Total 

City-sponsored 100% 
Affordable Project 

   $1,163,609 $1,163,609 $2,327,219 

Supplemental Funding 
to BCHIP for Remaining 

Rehabilitation 
Obligation 

  

$250,000 $250,000  $500,000 

       

       

Total Programs   $250,000 $1,413,609 $1,163,369 $2,827,219 

            

Affordability 
Assistance 

 

 $504,170 $504,170 $504,170 $504,170 $2,016,681 

            

Administration  
 

$257,962 $257,962 $257,962 $257,962 $1,031,849 

         

Future Total 2021-
2025 

 
$762,132 $1,012,132 $2,175,741 $1,925,741 $5,875,749 
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6. EXCESS OR SHORTFALL OF FUNDS 
 

The City of Hackensack acknowledges that the actual amount of the Development Fees 
collected may be less than what is projected in this spending plan for a variety of reasons, 
including, but not limited to: (a) a moratorium on collection of fees may be imposed by law; 
and (b) the actual amount of development in the City may be less than what is anticipated. 
Should there be a shortfall of funds; the City agrees that in no event shall it utilize more 
than 20% of the Development Fees collected for administration and the City agrees to 
adopt a resolution of intent to fund bond if necessary to cover any shortfall.  
 
The City intends to expend all current and future revenues toward the mechanisms, including 
the funding of and new construction projects, as described in this Spending Plan. In the event 
of an excess of funds, these would be dedicated toward supplementing any programs or 
projects within the regulatory limits as described herein. 

 
II. SUMMARY 
 
The City of Hackensack intends to spend Affordable Housing Trust Fund revenues pursuant to 
N.J.A.C. 5:93-8.16 and consistent with the housing programs outlined in the Housing Element and 
Fair Share Plan that evolves from the City’s ongoing compliance efforts. 
 
The City of Hackensack had a balance of $2,656,275 as of December 2021 and anticipates an 
additional $ $3,206,192 in revenues for the remainder of the Third Round prospective need period, 
or January 2022 to June 2025, with interest in the amount of $13,281 on existing funds, for a total 
of $5,875,749. The City may dedicate $2,327,219 towards a City-sponsored 100% Affordable 
project(s), $500,000 as supplemental funding to BCHIP towards the City’s Rehabilitation obligation, 
$2,016,681 to render units more affordable, and no more than $1,031,849 based on projected 
income to cover administrative costs, or $387,955 based on current income into and administrative 
expenditures from the account. The City anticipates that the balance of revenues collected less 
expenses from 2022 to 2025 will be as close to zero dollars ($0) as possible whereas any excess 
funds would be dedicated toward supplementing any programs or projects within the limits as 
described herein.  
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TABLE 5: SPENDING PLAN SUMMARY 
HACKENSACK, BERGEN COUNTY, NEW JERSEY 

Balance as of 12/31/2021  $2,656,275 

   

PROJECTED REVENUE 01/2022 – 6/30/2025   

Development fees + $1,056,192 

Redevelopment Fees/Other Funds + $2,150,000 

Interest on existing funds + $13,281 

Subtotal Projected = $3,219,473 

TOTAL ACTUAL ACCOUNT BALANCE AND PROJECTED 
REVENUE  

= $5,875,749 

EXPENDITURES   

Funds Used for City-Sponsored 100% Affordable Project - $2,327,219 

Funds Towards the City’s Rehabilitation Obligation - $500,000 

Affordability Assistance - $2,016,681 

Administration -  $1,031,849 

TOTAL PROJECTED EXPENDITURES = $5,875,749 

REMAINING BALANCE = $00.00 
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§175-7.5 AFFORDABLE HOUSING REQUIREMENTS APPLICABILITY FOR ALL ZONING DISTRICTS & 
REDEVELOPMENT AREAS 

A. Areas of Applicability. Any development on a property located within the boundaries of the 
Inclusionary Overlay Zoning District (IO-1, or its sub-zones IO-1A, 1B, or 1C) shall be subject 
to a 10% affordable housing set-aside requirement consistent with the requirements of that 
overlay zone (see §175-9.1), regardless of whether the development is intended to comply 
with the standards of the Overlay Zoning District or the underlying districts. 

1. Example: A new residential or mixed-use development consisting of 10 or more 
residential units on a property located in the B-1 district as well as in the IO-1A overlay 
zone shall be required to set-aside 10% of all units for low- and moderate-income 
households regardless of whether the developer intended to develop the property in 
a manner consistent with the B-1 district or the IO-1A overlay zone district. 

2. Such affordable units shall also be consistent with any other applicable State or 
municipal affordable housing requirements.   

ARTICLE VIII. SUPPLEMENTAL STANDARDS FOR PERMITTED USES AND STANDARDS FOR 
CONDITIONAL USES 

§175-8.1 SUPPLEMENTAL STANDARDS FOR CERTAIN PERMITTED USES 

A. Purpose. These standards apply to uses that are permitted as-of-right. Deviations from 
these standards shall require variance relief consistent with N.J.S.A. 40:55D-70.c(1) or c(2). 

B. Supplemental Use Standards for Permitted Uses 

1. Cemeteries 
a. Cemeteries shall be fenced in on all sides with fences that are at least 50% open and 

not more than 8 feet in height, provided that solid fences and fences that are less 
than 50% open may be used to screen loading areas, refuse areas, storage areas, 
and any activities that are best kept from public viewing. 

b. Additional screening shall be required from adjacent dwellings or Residential (R) 
Zone Districts with one (1) tree and four (4) shrubs an average of every 30 feet along 
the shared boundary. 

c. No interment shall take place within 15 feet of any street right-of-way nor 10 feet 
to the nearest of any property line or border fence. 

d. All structures, including mausoleums, shall not exceed a height of 16 feet, a width 
of 15 feet, and a depth of 10 feet, nor shall they be closer to any fence than a 
distance equal to five (5) feet plus the structure height.  

2. College and University Campus  
a. Permitted provided that regular instruction is carried out at least 4 days a week for 

8 or more months of the year 
b. Includes auditoriums, athletic fields and gymnasiums, and other facilities which are 

customarily incidental and subordinate to the academic functions of a college or 
university campus, except that dormitories are prohibited.  
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i. Public utility services: Such uses shall include electric substations, 
transformers, switches and auxiliary apparatus serving a district area, and 
water pumping station in R Districts and shall be subject to the follow 
regulations: 
(A) Such facility shall not be located on a residential street, unless no other site 

is available, and shall be so located as to draw a minimum of vehicular 
traffic to and through such street. 

(B) The location, design and operation of such facility may not adversely affect 
the character of the surrounding residential area. 

(C) Adequate fences, barriers and other safety devices shall be provided, and 
shall be landscaped in accordance with §175-13.2. 

b. Open Uses. 
i. Such uses shall be limited to the erection, construction, alteration or 

maintenance, by public utilities or municipal or other governmental agencies, 
of underground or overhead electrical, gas, water transmission or distribution 
systems of collection, communication, supply or disposal systems, include 
poles, wires, mains, drains, sewer, pipes, conduits, cables, fire alarm boxes, 
police call boxes, traffic signals, hydrants and other similar equipment and 
accessories in connection therewith reasonably necessary for the furnishing of 
adequate services by such public utilities or municipal or other governmental 
agencies or for the public health or safety or general welfare, but not including 
buildings. Open public services shall not include any human or animal fecal 
matter or material. 
(A) Landscaping requirements and performance standards established in 

§175-13.2 and Article XV herein shall be adhered to. 
 

ARTICLE IX. OVERLAY ZONING DISTRICTS  

§175-9.1 INCLUSIONARY OVERLAY ZONING DISTRICT – IO-1A, 1B, AND 1C. 

A. Purpose:  

1. To provide for the realistic opportunity for the development of affordable housing for 
households of low and moderate income, as required by Southern Burlington County 
NAACP v. Township of Mount Laurel, 92 N.J. 158 (1983) ("Mount Laurel II") and the Fair 
Housing Act, N.J.S.A. 52:27D-301 et seq. and consistent with a Settlement Agreement 
between the City of Hackensack and Fair Share Housing Center executed on September 
10, 2020 and approved by the Superior Court of New Jersey at a Fairness Hearing on 
October 29, 2020, memorialized in a Court Order dated November 5, 2020 (Docket No. 
BER-L-5731-15). 

2. This section establishes the Inclusionary Overlay Zone (IO-1), which shall be divided, as 
shown in the attached tables entitled “Properties within the Inclusionary Overlay Zone 
– IO-1” and shown in the attached maps, into three sub-zones: 
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a. IO-1A, encompassing properties identified along Essex Street and Hudson Street 
south of the Downtown Rehabilitation Area;  

b. IO-1B, encompassing properties identified along Main Street and Johnson Avenue 
north of the Downtown Rehabilitation Area; and 

c. IO-1C, encompassing properties identified on the east and west sides of Railroad 
Avenue, west of the Downtown Rehabilitation Area and generally between Atlantic 
Street and Essex Street.  

3. The IO-1A, 1B, and 1C sub-zone districts shall both permit mixed commercial / 
residential development (except that mixed commercial / residential is prohibited east 
of Railroad Avenue in the IO-1C sub-zone ) or sole-use multi-family residential 
development meeting the use, bulk, and design standards contained hereinafter 
provided that at least 10% of all residential units created pursuant to the overlay zone 
standards shall be set aside for low- and moderate-income households as provided for 
elsewhere in this ordinance. 

4. The overlay zone provides an alternative to the underlying zone districts’ regulatory 
provisions, which are and shall remain in force. Any developer or property owner that 
wishes to develop or use a property in a manner consistent with the existing, 
underlying zoning may do so and not be subject to the requirements of overlay zone, 
EXCEPT that any new residential or mixed commercial / residential development or 
redevelopment project within the IO-1 overlay boundaries shall be subject to the 
affordable housing set-aside requirements of the overlay zone. Any existing 
development on a parcel within the overlay zone that is compliant with the 
requirements of the underlying zoning may continue or expand as it would have prior 
to the adoption of this overlay zone.   

5. The standards of the IO-1C overlay sub-zone shall not supersede the standards of the 
Prospect – Railroad – Essex – Beech Redevelopment Plan where the 1C sub-zone 
overlaps the Redevelopment Area, except that the affordable housing set-aside 
requirements of the overlay zone must be adhered to within that overlap and any 
inclusionary residential development within the overlap shall be permitted to develop 
at a density of 792 square feet of lot area per dwelling unit. 

B. Permitted Use: The following uses shall be permitted on any property within the IO-1A, 1B, 
and 1C sub-zones provided that a minimum of 10% of all residential units in any building or 
buildings developed pursuant with this overlay zone ordinance shall be affordable to low- 
and moderate-income households consistent with the requirements of Chapter 45A, 
“Affordable Housing” or any superseding Chapter of the City’s regulatory code and all 
applicable superseding State and Federal statutes and regulations including the Uniform 
Housing Affordability Controls at N.J.A.C. 5:80-26.1 et seq. (with the exception that very-
low income units shall comprise at least 13% of affordable units and be affordable for 
households earning 30% of regional median income) and COAH regulations at N.J.A.C. 5:93-
1 et seq. 

In the event that 10% of the total number of residential units does not equal a full integer, 
the fractional number of units shall be rounded upward to provide one additional whole 
unit (e.g. 10% of 53 units = 5.3 units, round up to 6 units). 
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Permitted uses are as follows: 
1. Sole-use multifamily development, without commercial or other non-residential 

principal uses; 
2. In the IO-1A and IO-1B sub-zones only, mixed commercial/residential buildings (a.k.a. 

mixed-use), with commercial uses only at or below the ground level and residential 
units above the ground level, provided that: 
a. The ground story commercial component of any mixed commercial and residential 

building shall have its primary entrance on Main Street, Essex Street, Hudson Street, 
or Johnson Avenue. Other than residential lobbies and accessory uses for residents, 
ground story uses shall be limited to the following: 
i. Retail stores and shops where products to be sold are stored within a fully 

enclosed building, but specifically excluding pawnshops, the sale of used 
furniture, appliances, machinery, clothing or other used manufactured goods, 
including antique shops. Recognized charitable rummage sales for a limited 
period (2 weeks) are not included in this exclusion; 

ii. Art gallery, studios for dancing, photography, sculpture or musical instruction 
or instruction in physical self-defense; 

iii. Bakery where products are sold for retail purposes only; 
iv. Bank or trust company or savings and loan institutions, except drive-in 

facilities; 
v. Day care, nursery school, child care center; 
vi. Delicatessen store; 
vii. Restaurants; 
viii. Bars; 
ix. Drug stores; 
x. Florist shop; 
xi. Hardware stores; 
xii. Package liquor store; 
xiii. Personal service establishments, including tailor, dressmakers, shoe repair, 

barbershop, beauty parlors, nail and hair salons, specifically excluding public 
garages; 

xiv. Pet shops; 
xv. Professional offices, business offices, medical offices, governmental offices; 
xvi. Travel agencies or offices; 
xvii. Appliance stores; 
xviii. Book and stationary stores; 
xix. Dry goods and variety stores; 
xx. Furniture stores / Office equipment; 
xxi. Hobby and craft stores; 
xxii. Painting, plumbing and wallpaper stores; 
xxiii. Photographic equipment and supply stores; 
xxiv. Supermarkets; 
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3. This ordinance shall not be interpreted as permitting hotels or other temporary lodging 
facilities as a use in any building constructed or converted to conform to this ordinance 
section.  

4. Mixed-use shall be permitted in the IO-1C sub-zone west of Railroad Avenue subject to 
the standards of the Prospect – Railroad – Essex – Beech Redevelopment, except that 
the inclusionary set-aside requirements of the overlay zone must be adhered to, and 
the maximum permitted residential density shall be 792 square feet of lot area per unit.  

C. Accessory Use: Any of the following accessory uses may be permitted within the IO-1A, 1B, 
and 1C Districts, only on the same lot(s) as a permitted principal use: 

1. Accessory uses customarily incidental to a permitted principal use; 
a. This shall include residential amenity spaces and services such as recreational or 

fitness spaces, child care services, and clothing laundry rooms and/or services 
provided that these spaces and services are exclusively for use by residents and 
their guests.  

2. Outdoor dining in a mixed-use development; 
3. Off-street parking and loading facilities; 
4. Fences; 
5. Signs; 

D. Conditional Use: 

1. Automatic coin-operated laundries (launderettes) shall be permitted as a ground story 
use in a permitted mixed-use development provided that it meets the requirements of 
this Chapter and §175-8.2C.22 of the City’s Zoning Ordinance. 

E. Bulk: The following requirements shall apply to the IO-1A, 1B, and 1C Sub-zones, except 
where otherwise specified in the table below, and except that any property west of Railroad 
Avenue in the IO-1C sub-zone shall be subject to the standards in the Prospect – Railroad – 
Essex – Beech Redevelopment Plan, with the exception of residential density as provided in 
the table.  

 
 Mixed Commercial / Residential 

(a.k.a. Mixed-Use) 
Sole-Use Multi-Family Residential 

Lot Size (sq. ft.)  10,000 15,000 

Min. Lot Width (ft.) 100 100 

Min. Front Yard (ft.)  No front yard required, except not 
closer than 12 feet from back of 
curb 

25 

Min. Side Yard, 
Interior (ft.)  

No side yard is required, however, 
if a yard is provided, it shall be no 
less than six (6) feet. 

15 
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 Mixed Commercial / Residential 
(a.k.a. Mixed-Use) 

Sole-Use Multi-Family Residential 

Min. Side Yard, 
Secondary Street (ft.)  

No side yard is required, however, 
if a yard is provided, it shall be no 
less than six (6) feet. 

15 

Min. Rear Yard (ft.)  15 15 

Max. Height 
(stories/ft.)  

4 stories / 48 feet for properties in 
the IO-1A  

5 stories / 55 feet for properties in 
the IO-1B Sub-zone 

4 stories / 48 feet for properties in 
the IO-1A  

5 stories / 55 feet for properties in 
the IO-1B Sub-zone 

Max. Lot Coverage (%)  80 50 

Min. Lot Area (Square 
Feet) per Dwelling 
Unit (a.k.a. Maximum 
Density) 

871 lot s.f. per d.u., except that  

792 lot s.f. per d.u. shall be permitted 
on lots one-half acre in area or larger 
in the IO-1B Sub-zone 

  

1,225 lot s.f. per d.u. in both the IO-
1A and 1B Sub-zones, except that 

792 lot s.f. per d.u. on lots one-half 
acre in area or larger in the in the IO-
1B Sub-zone or on any lot in the IO-1C 
Sub-zone. 

Min. Height Ratio, 
front  

None  None  

Min. Height Ratio, side  None  None  

Min. Height Ratio, rear None None 

Setbacks Between 
Buildings on the Same 
Lot 

Cartway width of any internal 
drives/roads, plus: 
• 20 feet where either building 

wall has windows to dwelling 
units or amenity space. 

• 10 feet where neither building 
wall has windows except for 
windows from stairwells, 
hallways, or other circulation 
areas. 

Cartway width of any internal 
drives/roads, plus: 
• 20 feet where either building 

wall has windows to dwelling 
units or amenity space. 

• 10 feet where neither building 
wall has windows except for 
windows from stairwells, 
hallways, or other circulation 
areas. 

 

F. Parking (in IO-1 A and 1B, and on lots east of Railroad Avenue in 1C): Shall be consistent with 
the requirements of RSIS and supplemented by the following: 

1. Driveway Access: 
a. Driveways that connect to any primary street (Main Street, Johnson Avenue, Essex 

Street, Hudson Street, Railroad Avenue, or Union Street) and provide access to any 
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pick-up / drop-off area or parking area shall be at least 50 feet from the curb return 
of the nearest street intersection or the edge of any other driveway; 

b. Any parking area (indoor or outdoor) on lot or tract with frontage of two streets 
shall be accessed by a two-way driveway from the secondary street, provided that 
the driveway is at least five (5) feet from the rear lot line and that the curb opening 
on the secondary street is at least 10 feet from any other curb opening on the same 
side of the street; 

2. Surface Parking: 
a. Parking shall be prohibited within any front yard or any side yard between a 

principal building and the right-of-way line of a secondary street; 
b. Parking areas for sole-use multi-family uses shall be set back at least 10 feet from 

any ground level residential units and be screened from those units with plantings 
with a typical growth height of at least four (4) feet tall; 

c. Surface Parking Landscaping: 
i. Surface parking areas having more than 20 parking spaces shall include one 

tree for every 10 parking spaces. 
(A) Fractions equal to or greater than one half resulting from this calculation 

shall be considered to be one (1) tree;  
(B) Each such tree shall be located in a planting island with a minimum area of 

150 square feet of pervious surface; 
ii. No more than 12 parking spaces shall be permitted between planting islands, 

or a planting island and a perimeter landscaped area; 
iii. In any surface parking lot having more than 10 parking spaces, at least 5% of 

the parking area (measured from the either the back of any curb edge or the 
edge of pavement where a curb does not exist and including all parking spaces 
and aisles but not including access driveways or interior roads) shall be 
comprised of planted areas at or below the average grade of the paved surface. 

iv. For surface parking areas, a minimum 4-foot planting strip shall be required 
between the back of sidewalk and any surface parking area and shall be 
planted with shrubs at 4 feet on center. 

3. Structured/Underground Parking Decks:   
a. Parking structures including structures that are part of or attached to the principal 

building they serve shall not be taller than two (2) stories above grade. 
b. Parking Security / Gates: Buildings can provide security for residents by controlling 

vehicular and pedestrian access to the second level or underground level in areas 
designated for the residential parking. 

c. Structured parking should be concealed from rights-of-ways by being located 
behind buildings or in the center of L-, C-, or donut-shaped buildings.  
i. Where parking structures cannot be hidden behind buildings or building wings 

they shall be designed to mitigate the negative visual effects of the proposed 
structure with screening or façade design that is architecturally consistent and 
compatible with the materials, proportions and openings of the primary 
building including but not limited to decorative elements, grills, screens, or 
punched openings; 
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d. Other than at the parking entrances, vehicles within a parking structure shall not be 
visible from the center line of any roadway; 

e. Pedestrian access to the parking structure shall be designed to provide safe and 
sufficient access to surrounding uses they are intended to serve; 

f. All ramps shall be internal to the parking structure and shall not be visible from any 
roadway;  

g. Driveway and garage openings should not exceed 28 feet (excluding loading areas) 
in width and should include traffic calming measures and a change in surface 
materials where driveways cross the sidewalk to help ensure pedestrian and bicycle 
safety. 

G. Buffer and General Landscaping Requirements (in IO-1A and 1B, and on lots east of Railroad 
Avenue in 1C): Shall be consistent with the requirements at §175-13.2, Buffers and General 
Landscaping Requirements, in the Zoning Code, except as superseded or supplemented by 
the following. 

1. Buffering & Screening from Residential Zones: The following landscaping requirements 
shall be required along any lot line shared with a property within a Residential Zone 
(which shall be understood to mean zones R-50, 60, 75, 100, and R-2, and 2B for the 
purposes of this overlay zone): 
a. A buffer area having a depth equal to 5% of total lot depth shall be required, except 

that no buffer less than 5 feet deep shall be permitted, nor shall a buffer greater 
than 20 feet deep be required.  

b. There shall be required (1) tree and five (5) shrubs for every 500 square feet of 
buffer area and 30 linear feet of buffer area; 

c. A solid or semi-open fence not shorter than four (4) feet nor taller than six (6) feet 
shall be erected along the property line. 
i. For the purposes of this section, a solid fence shall be one having no cross-

visibility from one side of the fence to the other and a semi-open fence shall 
be one having less than 50% cross visibility; 

ii. Use of a solid fence over a semi-open fence shall reduce the required buffer 
area shrub density to two (2) shrubs per 500 square feet of buffer area. 

H. Streetscape Requirements. Any development within the IO-1A or 1B sub-zones, or in the IO-
1C sub-zone east of Railroad Avenue, shall be subject to the following streetscape standards.  

1. Street Trees: Street trees shall be planted at 30’-0” on-center. 
2. Minimum Sidewalk Width: The minimum sidewalk width shall be 6’-0”. 
3. Street Lights: All street lights shall be the City of Hackensack standard pedestrian scale 

light pole and fixture (Granville light). 

I. Other Requirements: Any development within the IO-1A or 1B sub-zones, or in the IO-1C 
sub-zone east of Railroad Avenue, shall be subject to all applicable general development 
and design requirements established in Chapter 175, except as superseded below: 

1. Building Access (Pedestrians): 
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a. The entrance to any commercial use and/or space in a mixed-use commercial / 
residential building shall be distinct and separate from entrances to residential 
portions of the same building from public rights-of-way or parking areas.  
i. Lobbies, stairways, elevators, and hallways that provide access to residential 

units shall not be accessible to employees, customers, or clients of commercial 
uses in the same building except as may be necessary for emergency egress. 

b. Lobbies, stairways, elevators, and hallways that provide access to residential units 
shall not be accessible to employees, customers, or clients of commercial uses in 
the same building except as may be necessary for emergency egress. 
i. Where an indoor or outdoor resident amenity space has direct street access, 

such access should be designed so that no member of the public can enter the 
space unless they are accompanied by or authorized to access the space by a 
resident or building management personnel. 

2. Building Materials and Architectural Standards: The following shall apply to both 
mixed-use and sole-use residential buildings. 
a. Horizontal Articulation: 

i. Building facades in excess of 120 feet in length shall be designed to avoid a 
monolithic appearance through the use of different façade materials and at 
least one building step back or the incorporation of balconies/bay windows for 
each 120 feet that act to break the building appearance into smaller 
increments and sections. 
(A) For buildings in excess of 120 feet in length a vertical demarcation should 

be included at a minimum of every 60 feet of building façade; 
b. Roof-line Emphasis: 

i. Any pitched roof-line should be emphasized with deep eaves or overhangs, 
cross gables, and/or dormer windows. The shape of roof-lines should 
coordinate with and reinforce the variation in bay massing and can be utilized 
to screen mechanical equipment. 

c. Canopies / Awnings: 
i. Canopies / Awnings should be comprised of rigid materials and should be 

horizontal in nature; 
(A) Awnings, canopies, and similar projections shall have an overhead 

clearance of at least 10 feet, and may not encroach more than seven (7) 
feet into the public right-of-way without permission from the Governing 
Body; 

(B) Ground supports for projecting features may not obstruct or interfere with 
pedestrian or vehicular movement. 

d. Balconies: 
i. Balconies are permitted above the first story provided they do not project 

more than six (6) feet from any building or 4 feet into the required front yard 
setback or as permitted by the Building Department. 

e. Building Materials: 
i. Building materials may include: brick, stone, cast stone, stucco, metal and glass 

storefront assemblies, wood and fiber cement siding;   
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ii. Vinyl siding of any type and grade is strictly prohibited on any portion of any 
building façade; 

iii. First levels should be designed using different material than the levels above; 
f. Ground Floor Design: 

i. The base of all buildings, regardless of use, shall be distinguished from the 
remainder of the building with an emphasis on providing design elements that 
will enhance the pedestrian environment particularly at the street level;  
(A) Elements such as cornices, belt courses, corbelling, molding, string courses, 

ornamentation, changes in material or color, and other sculpturing of the 
base are appropriate and should be provided to add special interest to the 
base; 

(B) Special attention must be given to the design of windows at the base of 
buildings. Ribbon windows are discouraged. Recessed windows that are 
distinguished from the shaft of the building through the use of arches, 
pediments, mullions, and other treatments are encouraged. Windows shall 
also comply with other requirements or guidance in this section. 

ii. In a mixed commercial / residential building where the ground story is occupied 
by a commercial use, the ground story shall have a minimum 14-foot floor to 
ceiling height.  

g. Building Entrances: 
i. All pedestrian building entrances from the street should create architectural 

interest and variation from other portions of the building by incorporating at 
least three (3) of the following. 
(A) Changes in building plane through recesses and/or projections (including 

columns, projecting bays, porches, stoops) not projecting more than two 
(2) feet into the required setback;  

(B) Canopies, awnings, arcades, galleries, or other overhangs;  
(C) Tower elements;  
(D) Architectural embellishments; 
(E) Changes in building material, color, and/or texture; or  
(F) Other design elements that add visual interest as determined by the City. 

h. Building entrances shall be clearly visible from the street and easily identifiable. 
They should feature large, open and transparent windows with unique and 
interesting signage.  
i. Where the residential and commercial entrances to a mixed-use building are 

on the same street frontage, the commercial/storefront entrance(s) should be 
the most visually prominent of the two; 

ii. Operable windows are encouraged. 

3. Commercial storefronts should express individual identity and positioning provided 
they observe the minimum guidelines noted below; 
a. Storefronts should be “individual” expressions of a tenant’s identity; 
b. Tenants’ storefront construction should be of high quality and craftsmanship; 
c. Any restaurant use is encouraged to provide outdoor seating; 
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d. In locations adjacent to a public plaza, permanent shade structures for outdoor 
dining are encouraged; 

e. A minimum 5-foot clearance area for pedestrian access along a storefront is 
required. 

4. Receptacles: Any mixed use / commercial development within the IO-1A, 1B, or 1C sub-
zones shall be subject to the following standards for commercial establishments. 
a. The owner, agent, lessee or tenant of any commercial establishment which provides 

food and drinks for consumption off premises, including packaged candies and 
snack items, shall provide a suitable litter receptacle for the use of his customers. 
This litter receptacle shall be placed inside the establishment at each exit. The litter 
receptacle shall be present at all times that the establishment is open for business. 
The receptacle shall be of suitable height and capacity for the waste generated by 
the patrons of the establishment and should be appropriately identified as a litter 
receptacle. The owner, agent, lessee or tenant is responsible for disposing of the 
litter placed in the receptacle and for removing all litter on the sidewalk and at the 
curb in front of the establishment. 

5. Building Fenestration: Except as otherwise specified this section shall apply to both 
mixed commercial/residential and sole-use multi-family buildings. 
a. Windows, generally: 

i. Where expanses of windowless walls are necessary facing a street, they shall 
not exceed 30 feet in length. 

ii. Windows on upper stories should align vertically from floor to floor and the 
pattern of window openings should relate to a building’s vertical bay pattern; 

iii. Upper-story windows should be vertically proportioned. Windows may be 
clustered in pairs and triples to create larger, horizontally proportioned 
expanses of windows; 

iv. All windows should have dimensionality so as to create shadows and texture 
within the building façade;  
(A) At a minimum, all windows should have deep headers and sills; in addition, 

trim on all sides that projects from the building facade is encouraged; 
(B) Window glazing should be recessed relative to the surrounding 

enframement. If divided lintels are used, they should include external 
members that cast shadows on the glass; 

b. Storefront Windows (Mixed Commercial/Residential Buildings): 
i. Windows for ground level commercial uses shall cover a minimum of 60% of 

the storefront wall area (measured by the floor to ceiling height of the 
commercial unit multiplied by the width of the unit along the front building 
wall) and shall allow for visibility of up to 12 feet into the commercial unit, 
which shall be generally unobstructed except as follows: 
(A) Window signage shall not cover more than twenty (20) percent of the 

window area; 
(B) Merchandise display areas on street-facing window areas are permitted 

provided that they shall not have an opaque wall or backing between the 
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display area and floor area and provided that merchandise is not 
deliberately organized to obscure visibility into the commercial space. 

6. Mechanical Equipment Screening: The following shall apply to mechanical equipment 
or utility structures either attached to buildings, freestanding on lots, or located below 
grade: 
a. The screening of rooftop mechanical equipment is required.   

i. All rooftop mechanical equipment including cell phone antennae shall be 
screened from view from all adjacent public streets, open spaces and parks in 
all directions and elevations to minimize the negative impact from any public 
street, neighborhood or adjacent building;  

ii. Screening materials shall be consistent with the architectural detail, color and 
materials of the building; 

iii. Wire mesh screening is not permitted; 
iv. All roof and HVAC systems must be set back a minimum of 15 feet from the 

primary street and 10 feet from any other public street or public open space 
from the building edge and screened as to not be visible from any adjacent 
public street or public property; 

b. Any wall pack ventilation unit facing a public street must match the adjacent 
material color; 

c. Utility structures, exhaust air vents, back flow preventers, or other similar devices 
when located above grade, must be located behind the setback line and be 
reasonably screened from public view; 

d. Utility structures located below grade may be located within the setbacks. 

§175-9.2 PROFESSIONAL OFFICE OVERLAY DISTRICT 

A. Boundaries of District. The PO Overlay District shall be designated as the area bounded by 
Beech Street, First Street, Essex Street and a line parallel to and located two hundred (200) 
feet west of the westerly right-of-way line of Summit Avenue between Essex Street and 
Beech Street. This district shall overlay the existing zoning districts within this above 
described area. 

B. Requirements of Underlaying Zone. 

1. All regulations and requirements of each existing (underlaying) zoning district shall 
continue to apply to all permitted, accessory and conditional uses. 

2. The conversion only of an existing one- or two-family dwelling to professional office 
use shall be permitted as a conditional use. 

3. Within the PO Overlay District regulations of the underlaying existing zoning district 
applying to one- or two-family dwellings including minimum lot size, minimum lot 
frontage, minimum front yard, minimum rear yard, maximum height, and maximum 
lot coverage shall apply to such conversion of an existing one- or two-family dwelling 
into professional office use. 

4. In addition, on-site off-street parking shall also be provided as required herein. 
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APPENDIX E.2. 
AMENDED AFFORDABLE HOUSING ORDINANCE, ORDINANCE NO. 27-2021,  
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APPENDIX F. 
AFFIRMATIVE MARKETING PLAN & RESOLUTION, RESOLUTION NO. 37-21, 
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1.0: BACKGROUND INFORMATION:
The City of Hackensack is in the midst of a renaissance.  Over the past few years the City has taken tremendous 
steps in implementing and adopting new zoning through the creation of a Rehabilitation Plan, which provides a 
clear vision to transform the downtown into a mixed use, pedestrian friendly environment.  

The Plan, which was adopted in 2012 promotes: 

1. Smart growth principles by creating zoning which increases development fl exibility, reduces parking 
ratios and promotes mixed-use, pedestrian friendly development in the downtown; 

2. Connectivity to existing public infrastructure, including the two NJ Transit Rail Stations, the NJ Transit 
Regional Bus Station and Routes 4, 17, 46, Interstate 80 and the Garden State Parkway;

3. A mixture of uses with a variety of residential housing options to encourage walkability and active 
streetscapes;

4. Redevelopment and rehabilitation through architectural, neighborhood design standards that ensure 
high quality development; 

5. The implementation of a two way street system;  and            

6. Strategies which include municipal tools and mechanisms to promote revitalization.

In only a short period of time since the adoption of the plan, the City has already begun to see the benefi ts of 
these strategies.  As of the date of this Redevelopment Plan, the City has over 1,000 residential units within 
the downtown area either completed or under construction and another 2,500 units that are in the planning 
process.  These include 100 State Street, 149, 210, 240 and 389  Main Street, and 18 East Camden Street, while 
construction continues on the 170, 383 and 437 Main Street projects, East Salem Street, Zabriskie Street and 155 
River Street. 

In addition, the City has seen a wave of additional development and improvements within the downtown 
including the completion of Aldi’s Supermarket, the renovation of Giant Farmers Market, the opening of the 
Performing Arts Center and the Atlantic Street Park.  On-going eff orts to separate the City’s combined storm 
water sewer system continue as does to conversion of Main Street back to two way which is scheduled for later 
in the year.  

Hackensack represents a premier location in Bergen County that supports higher density mixed use residential 
development.  The City has two New Jersey Transit Stations, which run directly to Hoboken as well as the 
regional New Jersey Bus Station that provides direct access throughout the county and to New York City.  The 
downtown has access to Routes 4, 17, 46, Interstate 80 and the Garden State Parkway and is located eight miles 
from the George Washington Bridge, and 13 miles from the Lincoln Tunnel. 

With over 43,000 residents and a day time population estimated at over 100,000 the City is home to the two 
largest employers in Bergen County including the Hackensack University Medical Center and the County 
Administration Offi  ces.  With the recent start of construction a $700 million expansion by Hackensack Meridian 
Health along with the presence of Fairleigh Dickinson University, Bergen Community College, and Eastwick 
University the City is poised for continued growth over the next decade.

As a part of the on-going initiatives to promote revitalization within and adjacent to the downtown, the City has 
put together this redevelopment plan for a high density mixed use predominantly residential development that 
would support the goals and objectives of the downtown rehabilitation plan.   
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Figure 1.0: Hackensack Rehabilitation Area - New Jersey Transit Locations Figure 1.1: New Jersey Transit Locations

Figure 1.2: Hackensack 2001 Master Plan - Land Use Plan
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2.0: INTRODUCTION:
A.    BASIS FOR THE PLAN:

This redevelopment plan has been prepared for Block 305, Lot 2 which is generally located between State 
Street and Union Street along Trinity Place. 

On December 8th, 2015, pursuant to Resolution # 515-15, the Mayor and Council requested the Planning 
Board undertake a preliminary investigation to determine if City owned properties consisting of Block 75.02, 
Lot 1, Block 82.01 Lots 25.01, 30.01, 30.02, 30.03, Block 201 Lot 1, Block 203.01 Lot 1, Block 303 Lots 5 & 
10, Block 305 Lot 2, Block 315 Lot 34, Block 316 Lot 3, Block 317 Lots 2.01, 20, & 21, Block 318 Lot 7, Block 
414 Lot 22, Block 419 Lot 18 & 21, Block 318 Lot 7, Block 414 Lot 22, Block 419 Lot 18, Block 500.01 Lots 
78 & 82 satisfi ed the criteria for designation as an area in need of redevelopment without condemnation 
purposes.  In relevant part, on February 23rd, 2016 pursuant to Resolution # 73-16, the Mayor and Council 
determined that Block 305 Lots 2 qualifi ed as an “area in need of redevelopment” without condemnation in 
accordance with the criteria specifi ed in the New Jersey Local Redevelopment and Housing Law (LRHL) at 
N.J.S.A. 40A:12A-5.  Once designated the LRHL allows a municipality to prepare a redevelopment plan which 
provides the development regulations and other standards to guide future development for this area.  The 
intent of this Redevelopment Plan is to supercede the underlying zoning.

B.    SURROUNDING AREA CONTEXT:

The property was designated as an area in need of redevelopment without condemnation in January 
2016 as part of a investigation study for City owned properties and is located adjacent to the downtown 
rehabilitation area.

C.     PROPERTY INFORMATION:

The property is owned by the City of Hackensack and is located between State Street, Union Street, Trinity 
Place and the New York Susquehanna Railway. The property is currently used as a public surface parking 
lot with 21 metered spaces and 202 spaces that are available for monthly leases.  The property surrounds 
the existing Bergen County Islamic Center located on Trinity Place.

Figure 2.0: Redevelopment Plan Area
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A. SITE PLAN & SUBDIVISION REVIEW:
Prior to commencement of any construction within the Redevelopment Area, a site plan prepared in 
accordance with the requirements of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the Land 
Development Ordinance of the City of Hackensack shall be submitted by the applicant for review specifi c 
to this Redevelopment Plan for completeness and compliance, prior to any submission to the Planning 
Board of the City of Hackensack, so that compliance with the Redevelopment Plan can be determined. This 
shall also pertain to revisions or additions prior to, during and after completion of the improvements. 

B. ADVERSE INFLUENCES:
No use or reuse shall be permitted which, when conducted under proper and adequate conditions and 
safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, 
smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable features so as to be 
detrimental to the public health, safety or general welfare.

C. NON‐DISCRIMINATION PROVISIONS:
No covenant, lease, conveyance or other instrument shall be aff ected or executed by the City Council or 
by the developer or any of his/her successors or assignees, whereby land within the Redevelopment Area 
is restricted upon the basis of age, race, creed, color, national origin, ancestry, marital status, aff ectional 
or sexual orientation, gender identity or expression, disability, or sex in the sale, lease, use or occupancy 
thereof. Appropriate covenants, running with the land forever, will prohibit such restrictions and shall be 
included in the disposition instruments.  Any contractor or subcontractor engaged to perform work within 
the Redevelopment Area shall, where applicable, state in all solicitations or advertisements for employees 
placed by or on behalf of the contractor, or subcontractor, that all qualifi ed applicants will receive 
consideration for employment without regard to age, race, creed, color, national origin, ancestry, marital 
status, aff ectional or sexual orientation, gender identity or expression, disability or sex.

There shall be no restrictions of occupancy or use of any part of the Redevelopment Area on the basis of 
age, race, creed, color, national origin, ancestry, marital status, aff ectional or sexual orientation, gender 
identity or expression, disability, or sex in the sale, lease, use or occupancy thereof.

D. DURATION OF THE PLAN:
The provisions of this Redevelopment Plan and the restrictions with respect thereto shall be in eff ect for a 
period of thirty (30) years from the date of approval by the City Council.

E. DEVIATION REQUESTS:
In accordance with N.J.S.A. 40:55D-70 c(1), the Planning Board may grant variances allowing deviations 
from the regulations contained within this Redevelopment Plan where, by reason of exceptional 
narrowness, shallowness or shape of a specifi c piece of property, or by reason of exceptional topographic 
conditions, pre-existing structures or physical features uniquely aff ecting a specifi c piece of property, the 
strict application of any such regulation adopted pursuant to this Redevelopment Plan, would result in 
peculiar practical diffi  culties to, or exceptional and undue hardship upon, the developer of such property.    

3.0: GENERAL PROVISIONS:
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In accordance with N.J.S.A. 40:55c(2), the Planning Board may also grant such relief where the purposes 
of this Redevelopment Plan would be advanced by a deviation from the strict requirements of the Plan 
and the benefi ts of the deviation would substantially outweigh any detriments.  No relief may be granted 
under the terms of this section unless such deviation or relief can be granted without substantial detriment 
to the public good and without substantial impairment of the intent and purpose of this Redevelopment 
Plan.  An application for a variance from the requirements of this Redevelopment Plan shall provide 
public notice of such application in accord with the requirements of public notice as set forth in N.J.S.A. 
40:55D-12a and b. Notwithstanding the above, any changes to the uses permitted in the Redevelopment 
Area, any deviation from any of the Conditional Uses or any change requiring a “d” variance in accordance 
with N.J.S.A. 40:55D-70 shall be permitted only by means of an amendment of the Redevelopment Plan 
by the Borough Council and only upon a fi nding that such amendment would be consistent with and in 
furtherance of the goals and objectives of the Plan.    

F. PROCEDURE FOR AMENDING THE APPROVED PLAN:
This Redevelopment Plan may be amended from time to time upon compliance with the requirements 
of State law.    If the designated redeveloper requests such amendment said redeveloper shall pay an 
application fee of $3,500 and shall further reimburse the City for reasonable consulting costs, fees and 
expenses to undertake such amendment.
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4.0:  REDEVELOPMENT PLAN COMPONENTS:

A.  REQUIRED COMPONENTS OF THE REDEVELOPMENT PLAN:

N.J.S.A. 40A:12A-7 requires that a redevelopment plan include an outline for the planning, development, or 
redevelopment, of the Redevelopment Area suffi  cient to indicate the following:

1. Its relationship to defi nite local objectives as to appropriate land use, density of population and 
improved traffi  c and public transportation, public utilities, recreational and community facilities and 
other public improvements.

2. Proposed land uses and building requirements in the project area.

3. Adequate provisions for the temporary and permanent relocation, as necessary for residents in the 
project area, including an estimate of the extent of which decent, safe, and sanitary dwelling units 
aff ordable to displace residents will be available to them in the existing local housing market.

4. An identifi cation of any property within the redevelopment area which is proposed to be acquired in 
accordance with this plan.

5. Any signifi cant relationship of the redevelopment plan to: 
• The master plans of contiguous municipalities; 
• The master plan of the county in which the municipality is located;
• The State Development and Redevelopment Plan adopted pursuant to the “State Planning Act” 

P.L. 1985, c.398 (C.52:18A-196 et al.).

6. An inventory (as of the date of the adoption of the resolution fi nding the area to be in need of 
redevelopment) of all housing units aff ordable to low and moderate income households, as defi ned 
pursuant to N.J.S.A. 52:27D-304, that are to be removed as a result of implementation of the 
redevelopment plan, whether as a result of subsidies or market conditions, listed by aff ordability level, 
number of bedrooms, and tenure.

7. A plan for the provision, through new construction or substantial rehabilitation of one comparable, 
aff ordable replacement housing unit for each aff ordable housing unit that has been occupied at any 
time within the last 18 months, that is subject to aff ordability controls and that is identifi ed as to be 
removed as a result of implementation of the redevelopment plan.

8. Proposed locations for public electric vehicle charging infrastructure within the project area in a 
manner that appropriately connects with an essential public charging network.

9. The redevelopment plan may include the provision of aff ordable housing in accordance with the “Fair 
Housing Act,” N.J.S.A. 52:27D-301 et seq. and the housing element of the municipal master plan.

10. The redevelopment plan shall describe its relationship to pertinent municipal development regulations 
as defi ned in the “Municipal Land Use Law,” P.L.1975, c.291 (C.40:55D-1 et seq.).  The redevelopment 
plan shall supersede applicable provisions of the development regulations of the municipality or 
constitute an overlay zoning district within the redevelopment area.  When the redevelopment 
plan supersedes any provision of the development regulations, the ordinance adopting the 
redevelopment plan shall contain an explicit amendment to the zoning district map included in the 



7

 C I T Y   O F   H A C K E N S A C K

D
O

W
N

TO
W

N
 REH

A
BILITA

TIO
N

 PLA
N

DMR Architects

1
3

2
-1

4
8

  M
A

IN
 ST

R
E

E
T

 R
E

D
E

V
E

LO
P

M
E

N
T

 P
LA

N
In

trod
u

ction

zoning ordinance.  The zoning district map as amended shall indicate the redevelopment area to which 
the redevelopment plan applies.  Notwithstanding the provisions of the “Municipal Land Use Law,” 
P.L.1975, c.291 (C.40:55D-1 et seq.) or of other law, no notice beyond that required for adoption of 
ordinances by the municipality shall be required for the hearing on or adoption of the redevelopment 
plan or subsequent amendments thereof.  

All provisions of a redevelopment plan shall be either substantially consistent with the municipal 
master plan or designed to eff ectuate the master plan; but the municipal governing body may adopt 
a redevelopment plan which is inconsistent with or not designed to eff ectuate the master plan by 
affi  rmative vote of a majority of its full authorized membership with the reasons for so acting set forth in 
the redevelopment plan.

B. NOTE ON PLAN TERMINOLOGY:
Throughout this Redevelopment Plan, a distinction is made between “shall” and “should.”

“Shall” means that a developer is required to comply with the specifi c regulation, without deviation. 
“Should” means that a developer is encouraged to comply but is not required to do so.  

C. TEMPORARY AND PERMANENT RELOCATION:
The Local Redevelopment and Housing Law requires that any redevelopment plan make adequate 
provision for temporary or permanent relocation of any resident in the project area.  As the property does 
not include any existing residential units there is no requirement to relocate any residents as part of this 
Redevelopment Plan.    

D. IDENTIFICATION OF PROPERTY TO BE ACQUIRED:
The Local Redevelopment and Housing Law requires that any redevelopment plan identify any property 
within the redevelopment area which is proposed to be acquired in accordance with the redevelopment 
plan.  As the property is currently owned by the City of Hackensack and has been designated as a non-
condemnation Redevelopment Area; eminent domain is not permitted or required as part of this plan. 

E. AFFORDABLE HOUSING: 
The developer shall construct a minimum of sixty (60), or 20% of the total units as UHAC qualifi ed 
aff ordable housing units within the development to assist the City in meeting its aff ordable housing 
obligations.    

F. LONG TERM FINANCING CONSIDERATIONS: 
Due to the size, scale, vital location and anticipated nature of the potential projects contemplated under 
this plan, the City anticipates that it would be eligible for a PILOT if the project commences within fi ve (5) 
years of plan adoption.  After that time, the specifi c economic conditions would have to be reevaluated 
to determine the duration of an exemption that would be deemed fi nancially feasible and appropriate.  
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The actual entry of any fi nancial agreements for a long term tax exemption are subject to governing body 
approval under the processes required by law.  In order for the City to determine if a PILOT is necessary the 
developer would be required to submit a preliminary fi scal impact analysis as part of the process.

G. TRAFFIC STUDY:
A traffi  c study shall be provided as a part of any site plan submission to the Planning Board.  The analysis 
should forecast additional traffi  c associated with both the proposed development and taking into 
account all approved projects within a 1/2 mile.  The study should determine vehicular and pedestrian 
improvements necessary to accommodate the proposed development to help ensure safe and reasonable 
traffi  c conditions and reduce the negative impacts created by the development for existing intersections 
within the 1/2 mile study area.  If the Planning Board deems the impacts have a negative impact, the 
applicant shall take necessary steps to eliminate such impacts.

H. SHADOW STUDY:
A shadow study shall be provided as part of any site plan application pertaining to this redevelopment 
in order to determine if there are any impacts to the adjacent property owners.  If the Planning Board 
deems the impacts have a negative impact on adjacent properties, the applicant shall take necessary steps 
to eliminate such impacts even if that requires a reduction to the permitted bulk standards within this 
redevelopment plan.

I. PUBLIC ELECTRIC VEHICLES:
This redevelopment plan provides the identifi cation of appropriate locations for the development of zero-
emission vehicle fueling and charging infrastructure. 

J. PROJECT SIGNAGE:  
The Redeveloper shall erect signage at locations to be determined by the Redeveloper and City within 30 
days of receiving approval from the Planning Board that contains a rendering or renderings of the fi nished 
Project and other details concerning the Project that shall be agreed to by the Redeveloper and City 
Manager.  

K.  EXISTING ZONING: 
The properties are located in the B-2 Zone.

L. MASTER PLAN CONSISTENCY:
This plan is consistent with the State Plan, City of Hackensack’s Master Plan and Reexamination Studies as 
well as the 2012 Downtown Rehabilitation Plan as identifi ed in Section 9 of this report. 
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5.0:  DEFINITIONS: 

A.  DEFINITIONS:
It is the intention of this Redevelopment Plan is to supersede existing zoning (except as noted herein) as 
provided under the Local Redevelopment and Housing Law, N.J.S.A 40A:12A-1, et seq.  However, this plan 
adopts the defi nitions of the City’s Land Use Ordinance Section 175-2.2 by reference. 

The defi nitions of the City’s Land Use Ordinance shall apply to this plan, unless this plan provides a superseding 
defi nition.  The defi nitions defi ned in Section 175-2.2 apply to the redevelopment area with the exception of 
the following terms: 

BUILDING HEIGHT: The vertical distance of a building measured from the average of the top of curb of 
the two corners of the proposed building along State Street  to the highest roof beams of a fl at roof.  For 
projects that have a grade change an additional level of parking may be provided at the lower grade of the 
property.

BUILDING SETBACK LINE: The distance measured from the face of existing or proposed/future curb 
(whichever is greater) to the primary building facade. 

BUILDING STEP-BACK: A dimension for the building to step back, which is required above a certain height/
story beyond the building setback line at the ground level.

ENTERTAINMENT USES: Any live act, including vocalists, actors, dancers, fl oor shows, instrumentalists and 
recorded music played by a DJ, excluding adult entertainment.  

GREEN ROOF: A roof covered with vegetation, designed for aesthetic value, recreation and to optimize 
resource  conservation.

MAKER SPACE (WORK SHARE): A maker space is a community space or other gathering place where 
individuals are able to take part in a collaborative hands-on process which provide opportunities to design, 
create, manufacture, and invent new things.

MULTI-FAMILY: Housing accommodations that are designed principally for residential use, conform to 
standards satisfactory to the Secretary of Housing and Urban Development, and consist of not less than fi ve 
(5) units on 1 site. These units may be detached, semidetached, row house, or multifamily structures.

PARKING STRUCTURE / STRUCTURED PARKING:  A building or structure consisting of more than one level 
and used to park motor vehicles. 

POP-OUT / PROTRUSION:  A portion of the primary building facade that projects into the building setback at 
the ground level.

PRIMARY FACADE: The exterior building facade as measured from the face of curb not including any pop-
out or protrusions. 

PROFESSIONAL USES: The offi  ce of a member of a recognized professional maintained for the conduct of 
that profession and holding a license issued by the state, identifi ed in N.J.S.A. 45:1-3.1
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REDEVELOPER:  Any person, fi rm, corporation or public entity that shall voluntarily seek and be designated as 
a Redeveloper by the City Council or Redevelopment Entity and shall enter into a Redevelopment Agreement 
as set forth in Section 5 of this Rehabilitation Plan, all in accordance with the Local Redevelopment and 
Housing Law, N.J.S.A. 40A:12A-1 et seq.

RESIDENTIAL MICRO-UNIT: A residential unit less than 550 gsf.

RESTAURANT: A building or structure designed, used or intended for use in which food and beverages are 
sold and consumed.

STACKED FLAT: For sale multi-family unit located on top of another for sale multi-family unit.

STORY, GROUND: Also, fi rst story, ground fl oor. The fi rst story of a building other than a basement or cellar. 

STORY, UPPER: All stories and fl oors above the fi rst story. 

STREET FURNITURE: The elements of streetscape, including but not limited to benches, bollards, news-
racks, trash receptacles, tree grates, hardscape, seat-walls, street lights, and street trees. 

TANDEM PARKING:  Two parking spaces with one car in front of the other to be allocated to a single 
apartment.
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6.0:  ZONING:
A. PERMITTED USES: 

1. Purpose: This section establishes the uses permitted within the Redevelopment Area including accessory 
uses.  These standards aim to promote a mixed-use, predominantly residential development.  

2. Permitted Principal Uses: The following uses are permitted as liner or over parking structures:

a.  Residential: 
i. Multi-family Residential (apartments/condominiums/stacked fl ats/lofted);

b. Commercial: 
i. General, professional and medical offi  ce / use;

- Physical therapy, basic research only, health care;
ii. Workshare, Maker Spaces, Locker / Package services;
iii. Financial consulting, insurance services and banking related services;
iv. Health clubs, day spa (requires state license), Hotel;
v. Studios for art, tutoring, yoga, dance, fi tness and martial arts; 
vi. Pet grooming; and
vii. Personal service establishments (requires state license).

c. Retail: 
i. Restaurants (eating and drinking establishments, cafes, coff ee shops, food markets and breweries) 

at-grade or as a roof-top;
ii. General stores (shops, coff ee, bakery, delicatessen, book and stationery, fl orist, grocery store / su-

permarket, and fl orist fronting parking.

d. Civic, Cultural and Institutional: Museums, theaters, art galleries, police and fi re stations; 

e. Parking (Structured or Surface): Permitted or accessory use; 

f. Live Entertainment Uses: Any live act, including vocalists, actors, instrumentalists and recorded music 
played by a DJ, bowling, darts, hatchet throwing, arcade, escape and destruction room;  

-  Any entertainment use not specifi cally stated shall require approval through a waiver by the Planning 
Board; 

- Outdoor Music: Permitted per the City’s Noise and Outdoor Cafe Ordinance;

3. Prohibited Uses: Any use not expressly stated as a permitted or accessory use is considered a prohibited use 
for this Redevelopment Plan.  In addition, the following are also considered prohibited uses:
c. Drive-thru establishments;
d. Vape and Marijuana sales, distribution or manufacturing;
e. Convalescent homes / Adult day care;
f. Third party cell phone towers / antennas;
g. Medical procedures that require overnight stays.
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B. ACCESSORY USES: 

a. Any uses which are clearly or customarily ancillary and incidental to a principal or conditional permitted 
use on the same property including but not limited to;
i.  Lobby, sales, management, leasing offi  ces;
ii. Conference center, meeting rooms, business center, billiards, pool, game, arcade, simulator, spa, 

lounge (for tenant use only);
iii. Community kitchen;
iv. Drop off  / package delivery area, loading spaces and docks, recycling and refuse storage areas; 
v. Recreational facilities (indoor / outdoor) including but not limited to active or passive amenity court-

yard space and/or terraces, roof top, pool, fi tness center and multipurpose rooms;
vi. Surface or structured parking; 
vii. Child care, pet boarding (for tenant use only);
viii. Lockers and storage including for mail parcels and packages (for tenant use only);

b. Accessory structures shall comply in all respects with the requirements of the principal structure;  
i. No accessory structure shall be located closer to the street right-of-way line than the required front 

yard setback of the principal use;
ii. No portion of an accessory structure shall include living quarters except parking structures;
iii. No accessory structure shall be constructed or placed on any lot unless the principal structure is fi rst 

constructed or placed upon said lot, with the exception of parking facilities, which may be con-
structed prior to the primary use;

iv. In no event shall the height of an accessory structure exceed the permitted height of the principal 
building with the exception of parking structure and rooftop access (elevator / stairwell).  
- Access will be allowed to exceed the permitted building height by a maximum of 12’-0”, subject 

to all building code requirements.

1. Additional Regulations for Permitted and Accessory Uses:

a. Any use not specifi cally stated as a Permitted Principal Use is not permitted.

b. All building facades facing a public street and facing the Islamic Center shall be designed as a primary 
building facade and shall be designed to include all of the required components of the Building Architec-
tural Materials & Character within the Design Development Standards of this redevelopment plan. 

c.  All maneuvering for loading, refuse, recycling and service areas shall be within the property. 

d. All structured parking shall be architecturally screened so that no vehicles can be seen from any public 
street with the exception of the garage entrance per the Development and Place Making Design Stan-
dards of this Redevelopment Plan;

e. Rooftop amenities are permitted.
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C. BULK STANDARDS: DENSITY, AREA, YARD AND HEIGHT REQUIREMENTS:
The following requirements apply to all development projects which shall meet the following criteria: 

1. Project Size: The minimum project size shall be over 250,000 leasable or habitable square feet not including 
any portion of a parking structure and shall be completed in one phase.

2. Dwelling Unit Size:
a.  A maximum of 20% of the units can be less than 650 sf;

b.  A maximum of 15% of the units can be over 1,250 sf;

c.  Aff ordable housing units are not subject to the dwelling size requirements.

3. Minimum Setback:  The minimum setback for new construction is 18’-0” feet from the face of the existing 
or proposed curb along State Street, Union Street and Trinity Place.  A minimum building setback of 20 feet 
shall be maintained to the north and a minimum of 40 feet shall be maintained to the west of the existing 
Islamic Center.  

a. The minimum setback applies to all public street frontages, not just to the street toward which the 
structure is oriented.  The setback applies to all levels of the building and not just the ground level;

b. The minimum setback to all other property lines is 20 feet.

c. Projections such as horizontal awning are not subject to this setback requirement;

d. Utility structures, exhaust air vents, backfl ow preventers, or other similar devices when located above 
grade, must be located behind the setback, be screened and should not be located on State Street.

4. Maximum Number of Units: 268 units
a.  A minimum of 60 aff ordable housing units shall be constructed on site as part of the project.

5. Maximum Number of Stories/Building Height: 12 Stories (Max.- 144’-0”)
b. For buildings over eight (8) stories a minimum 6’-0” building step-back is required along State Street 

with the exception of building corners (The step-back may be located starting above the fourth level).

6. Minimum Retail / Commercial SF:  7,000 sf (Required to front State Street with a minimum 35’-0” depth);
a.  The minimum ground retail height shall be 14’-0”as measured from the top of curb along Main Street;

b. A rooftop uses is permitted.

7. Maximum Building / Lot Coverage: 90%

8.  Flood Mitigation / Storm-water Management Requirements:

a. The proposed development shall reduce the impacts to the City’s storm water and sewer system by 
incorporating non-structural and structural storm water facilities in accordance with the Storm water 
Management Rules and the NJ Storm water Management  Best Management Practices Manual.

b. The storm water management facilities shall be provided on all projects in order to ensure that the 
post-construction peak runoff  rates for the 2 year, 10 year, and 100 year storm events are 50, 75 and 80 
percent, respectively, of the pre-construction peak runoff  rates.

c. Any development should include storm water quality measures to meet 80% TSS reduction for all 
areas, regardless of size, that are considered a “motor vehicle surface” such as parking, driveway, and/
or driveway aprons, that are exposed to precipitation.  This area for driveways/driveway aprons should 
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extend to the existing roadway even if outside the subject property.  No credit for existing motor 
vehicle surfaces will be provided.

9.  Infrastructure Improvements: 

a.  Any redevelopment project shall provide adequate potable water, storm water, sanitary sewer and 
other necessary utility infrastructure to the site, to the satisfaction of the Municipal Engineer.  

b. All costs necessary for the infrastructure improvements (including off -site and off -tract) associated 
with a development project are the responsibility of the redeveloper.   

c. The project shall be responsible for an impact fee as part of an overall utility plan if required by the City 
of Hackensack. 

d.  The costs may be paid by the redeveloper for off -site or off -tract improvements if they are associated 
with a larger municipal capital project, which shall be negotiated as part of a Redevelopment 
Agreement. 

10. Other Requirements:

a. See Section Development / Place-Making Design Standards for all building design requirements;

b. The building shall have a fl at roof and shall include a base, middle and top;

c. No building shall be located between the existing Bergen County Islamic Center and Union Street. This 
portion of the redevelopment plan shall be subdivided and deeded back to the City of Hackensack.

d. Streetscape improvements are required along the property frontage of all public streets in the entire 
redevelopment area and shall meet the City engineers requirements;

e. For any buildings that permit dogs, a separate area for shall be provided within the building to allow 
for dog walking.  

f. All project signage shall either meet the City of Hackensack Ordinance Section 175-7.14 SIGNS or submit 
a separate sign package to the Planning Board for review and approval.

g. A shadow study shall be provided as a part of any site plan submission to the Planning Board.  

h. A traffi  c study shall be provided as a part of any site plan submission to the Planning Board.  

i.  Vibration monitoring shall be required during construction at the property lines of the Bergen County 
Islamic Center and the Susquehanna right of way.

j.  All building facades facing the Islamic Center shall be designed with glazing and use primary building 
materials. Parking structures facades facing the Islamic Center shall be treated with windows. 

k.  The rooftop area above the parking structure along Union Street shall be designed as a public 
courtyard with separate elevator access.  The specifi c design of the rooftop courtyard shall be mutually 
agreed to by the City of Hackensack and the developer.  All improvements to the roof top area shall be 
completed prior to TCO. 
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D. PARKING STANDARDS:

1. Parking Requirements:
 The minimum parking requirements for the Redevelopment Area are as follows:
 Use       Parking Ratio                    

- Multi-family:     1.0 sp per dwelling unit  
- Commercial / Retail / Live / Entertainment: 3.0 per 1,000 gfa 
- Civic / Cultural / Institutional:   3.5 per 1,000 gfa
- Medical Offi  ce:     6.0 per 1,000 gfa 
- Public Parking     A minimum of 238 spaces shall be set aside to the City of  

      Hackensack for dedicated public parking and shall not be  
      included in any shared analysis and shall be for municipal  
      use only.  These spaces are to be allocated by the City at  
      their discretion.

Notes:
a.  When the formula or parking spaces required results in a fraction of a space exceeding 0.49, a full 

space shall be required;
b.  Gross Floor Area is the total interior fl oor area of all fl oors determined by measuring the inside 

dimension of the outside walls of the structure;
c.   Up to 20% of the required parking stalls may be designated for compact cars;
d. Outdoor seating, dining or accessory areas do not count toward the required parking ratios;
e. Tandem parking is permitted up to the number of two bedroom units.  Tandem spaces account for one 

space per two bedroom unit and cannot be counted toward the required number of parking spaces for 
the remaining unit types;

f. All structured parking shall be screened based on the Design Standards of this Redevelopment Plan.

2. Shared Parking: A determination of the actual parking requirement for the Project shall be based upon 
the shared parking opportunities provided by the mixed-use nature of the projects.  The Applicant shall be 
required to submit a shared parking analysis as part of the site plan application before either the Planning 
Board.  The shared parking analysis must be prepared by a qualifi ed parking expert or licensed professional 
planner based on the anticipated hours of operation and specifi c operational characteristics of the 
anticipated users in the proposed development.  The shared parking study should include the following:

 a. Determine the minimum parking requirement for the individual uses in the development project- The 
minimum number of parking spaces that are to be provided for each use shall be based on the parking 
ratios included in the City Zoning Ordinance.

b. Adjust for shared parking- The minimum parking requirement for each use shall be multiplied by the 
“occupancy rate” as indicated in the table below.  The applicant and it’s professionals shall provide 
documentation to the Board for any land uses not included in the table that are proposed for inclusion 
in the project.  Absent documentation, which is subjective to review and approval by the Board, 100% 
of the required parking shall be included in the Shared Parking Study.

c. Tabulate the minimum parking requirement for each time period- Sum of the adjusted minimum 
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parking requirements for each land use for each of the six time periods shall be calculated to 
determine an overall project minimum parking requirement for each time slot.

d. Total minimum parking requirement- The highest of the six time periods total shall be the minimum 
parking requirement for the mixed use development project.

e. In the event there is a change in the size, distribution or use of any of the project components than the 
property shall be required ot appear before the approving Board to demonstrate the modifi cations do 
not negatively aff ect the results of the approved Shared Parking Study and analysis.

f. The Shared Parking Study is subjective to review and approval by the Board and its professionals.  If 
the shared parking analysis is deemed acceptable, the Board may relax the aggregate total of required 
parking spaces to account for the shared use of the provided spaces.  The application and acceptance 
of this policy is at the sole discretion of the approving Board. 

3. On-Street Parking Spaces:  Parking spaces located along the portion of a public street(s) abutting the 
project may be counted toward the minimum number of parking spaces as required by this ordinance for 
commercial / retail uses only.  Residential parking requirements are not permitted to count any on-street 
parking toward the requirements. Those on-street parking spaces must be located on the same side(s) of 
the street as the use and have a dimension of at least 20’ feet in length. 

4.  Zero-emission Vehicle Fueling and Charging Stations: The developer shall provide a minimum of two (2) 
zero-emission vehicle fueling / charging station for every 100 required parking spaces.

5. Bicycle Parking: Bicycle parking is required for new developments at one bicycle parking space for every 25 
vehicle parking spaces, up to 200 vehicle parking spaces. 

a. Thereafter, one bicycle parking space shall be provided for every 50 vehicle parking spaces;

6. Setback Maneuvering: No surface parking or maneuvering space is permitted within any required setback, 
or between the permitted use and the required setback, except driveways providing access to the parking 
area may be installed across these areas. 

7. Handicapped Accessible Parking Requirements: Refer to Section 175-10.01C Handicapped Parking Schedule 
in the City of Hackensack Zoning Ordinance.

8. Additional Off -Street Parking Regulations:  For 
all parking standards not covered in this section 
refer to Section 175-10.2 Additional Off -Street 
Parking Regulations A through K and Section 
175-10.5 Design Criteria A through H of the 
City of Hackensack Zoning Ordinance with the 
exception of the following:

a.  A min. of 80% of the off -street parking shall 
have a clear dimension of 8’-6” x 18’-0”.

Figure 1.4: Redevelopment Plan Area
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7.0:  CONCEPTUAL SITE PLANS:
The following represent conceptual plans for the proposed redevelopment area and are intended to only 
provide context.  The intent of this plan is to be consistent with the written requirements herein, however 
in the event there are discrepancies, the written requirements of this redevelopment plan supercede any 
conceptual site plans or elevations shown within this report.
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8.0 DEVELOPMENT /  PLACE-MAKING DESIGN  STANDARDS:

A. ARCHITECTURAL DESIGN STANDARDS: 

The design standards in this section provide the criteria for the redevelopment area.  Any future development is 
subject to these provisions and shall be built in accordance with the minimum design standards specifi ed in this 
section. 

Building Architectural Materials & Character:  
1. All buildings shall be constructed with high quality materials that reinforce pedestrian scale.

2. All new structures shall take into consideration the relationship to other existing or proposed buildings, in 
terms of light air, usable open space, height and massing.

 Primary building materials shall include: brick, stone, and/or glass which cover a minimum of 60 percent of 
each building façade, exclusive of windows and doors with accent materials comprising a maximum of 25% 
for each building façade.

-  Vinyl siding of any type or grade is strictly prohibited on any portion of building façade in the 
redevelopment area;

- Synthetic stucco materials such as EIFS are prohibited on any facade.

3. Elements such as cornices, belt courses, corbelling, molding, string courses, ornamentation, changes in 
material or color, and other sculpturing of the base are strongly recommended and should be provided to 
add special interest.

4. Special attention must be given to the design of windows at the base of buildings. Ribbon windows are 
discouraged.  Recessed windows that are distinguished from the shaft of the building through the use of 
arches, pediments, mullions, and other treatments are encouraged.

6. Buildings shall be broken up horizontally into a base, a middle and a top and vertically into bays, through the 
use of building articulation or change in materials.  The base should not extend beyond the fi rst levels with 
an emphasis on providing design elements which enhance the pedestrian environment particularly at the 
street level.   

7.  Retail and commercial storefront design shall face State Street.
- Operable windows shall be required for any restaurant or food related retail on the ground fl oor facing 

State Street. 

Building Orientation: 
1. The building shall be oriented toward State Street with separate entrances for the residential, retail and 

commercial areas.  Uses are required on the ground fl oor facing State Street and Trinity Place.

2. The fi rst fl oor of the building, including structured parking, must be designed to encourage and 
complement pedestrian-scale and activity (See Parking Structure Requirements).

3. Ground fl oor commercial / retail and residential lobbies are required to face State Street and shall have a 14’-
0” minimum fl oor to fl oor height. 
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Building Entrances:  
1. Building entrances should be easily identifi able with unique and interesting signage for each individual use 

through the use of canopies and individual retail / commercial signage. 

2. Up to a 2’-0” pop-out / protrusion / recess into the 18’-0” setback for columns or other architectural features 
that distinguish the building on the ground fl oor.

3.  Entrances for residential uses should be separate and distinct from retail / commercial uses.  

Structured Parking: 
1. Parking structures shall be screened with building uses or shall include architectural materials, elements and 

treatments that are consistent with the design and quality of the residential building(s) it services.
-  Parking structures are permitted at the street level along Union Street and along the New York 

Susquehanna rail line frontage, so long as it meets the Design Standards of this section;
- Structures shall include decorative architectural details such as building materials, windows, window 

treatments and detailing that are similar in size, scale and design to the residential buildings; 
- Window openings alone do not comply with this requirement; 
- Other than at the parking entrances, no vehicles shall be visible from the center line of any public 

street or from the Islamic Center and the structure shall have the appearance of a residential building 
in all physical aspects;

- Based on the requirements of this plan, it is assumed the parking structure will require ventilation;
- A public open spaces shall be required on the roof of the parking structure located along Union Street 

and the Susquehanna Rail line.  

2. Ramps shall be internal to the parking structure and shall not be visible from any public street.   

3. Parking structures shall either be screened from Trinity Place, State Street and the Islamic Center with, at a 
minimum, the same building materials and architectural treatment as the residential facades above.  These 
elements shall include decorative architectural details such as building materials, windows and detailing.  

- Cabling or exposed concrete does meet the screening requirement.

4. Driveway and garage openings should not exceed 28’-0” in width and should include traffi  c calming 
measures and a change in surface materials where driveways cross the sidewalk to help ensure pedestrian 
and bicycle safety.

Canopies and Balconies: 
1. Vertical canopies are required for each retail / commercial / residential entrance fronting State Street. 

Such features should be constructed of rigid materials designed to complement the tenant’s identity and 
architecture at the street level.

2. Any canopy may extend from the building up to six feet into the setback area into the building setbacks 
above the ground fl oor. 

3. Ground supports are not permitted in the minimum setback, sidewalk or in the public right-of-way; 
- These features should not extend over or interfere with the growth or maintenance of any required 

tree plantings.
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4. The minimum overhead clearance shall be eight (8’-0”) feet.  If a canopy, awning, cornice, or other 
appurtenance extends into the public right-of-way, an encroachment agreement shall be required.

5. Balconies/balconettes can be incorporated into the building façade and are allowed to project into the 
building setback up to 6’-0” starting at the second level.

Mechanical Equipment Screening: 
1. Screening of rooftop mechanical equipment is required.  

2. All rooftop mechanical equipment, including cell phone antennae shall be screened from view from all 
adjacent public streets, open spaces and parks in all directions and elevations to minimize the negative 
impact.

3. Screening materials shall be consistent with the architectural detail, color and materials of the building; Wire 
mesh screening is not permitted.

4. All roof and HVAC systems must meet the building code requirements and at minimum be set back from the 
building edge a minimum of 15’ from any street or public open space and screened as to not be visible from 
any adjacent public street or public property.

5. If wall pack ventilation units are being used they are required to compliment the building material color.

Building Service Locations: 
1. All service and delivery locations for the redevelopment area shall be provided on Trinity Place or Union 

Street.

2. All service and delivery maneuvering into the loading area shall occur entirely within the property other than 
for ingress and egress to the lot.

Doors and Windows: 
1. The fi rst fl oor and street level shall be designed to address all public streets.

2. For retail uses operable windows are encouraged.

3. No development subject to these provisions may have exterior walls with a refl ectivity value in excess of 35 
percent.

Openings / Ventilation: 
1. Any openings for ventilation, service, or emergency access located at the fi rst fl oor level must be decorative 

and must be an integral part of the overall building design. 

2. Openings as well as pedestrian and vehicular entrances must be designed so that cars parked inside are not 
visible from the street.

Signage Design Standards:

1.  The signage standards for the redevelopment area shall meet the requirements identifi ed in the Downtown 
Rehabilitation Plan.
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B. STREETSCAPE DESIGN STANDARDS: 
A successful neighborhood is not complete until its parks, open 
space, sidewalks and streetscape have been designed and 
“furnished”.  The items that are referred to as streetscape elements 
include street lights, sidewalks, benches, trash receptacles and other 
street furniture which reinforce the character of the street and the 
neighborhoods.  

The following section addresses an overall approach for the 
design of streetscape elements that are to be considered as 
part of the redevelopment plan. These standards are meant 
to establish the minimum criteria that will be required for the 
design and implementation of streetscape, parks and open space 
improvements.  

Street Trees:  Street trees shall be planted in either grates or 
open landscape areas equivalent to 30’ on center along all public 
street frontage, open space and waterfront areas within the 
redevelopment area.  

1. Recommended street trees include: Gleditsia tricanthos (Honey 
Locust - thornless and pod free); Acer rubrum (‘Karpick’, 
‘Armstrong’ or Bowhall) (Street tree species shall be approved by 
the City Engineer);

2. Trees should be installed at a 4” caliper;

3. Prior to installation a 4’-0” by 8’-0” minimum area should be 
treated and prepared for tree root growth;

4. A min. 2 year watering plan should be put into place (Gator bags);

5. Trees planted in open landscape areas shall have a minimum 4’ x 
8’ landscape area;

6. Above ground planters may be considered to fulfi ll the street 
tree requirement only in situations where underground utilities 
prevent tree pits;

7. Street trees shall be planted with a minimum four inch 4” caliper, 
shall be trimmed up to 8’-0” and shall be in accordance with the 
“American Standard for Nursery Stock” published by the American 
Association of Nurserymen;

Street Lighting and Power;

1. All lighting located on any street and along the Hackensack River 
shall be the City of Hackensack city standard pedestrian scale 

Figure 2.4: Steetscape with open landscape area

Figure 2.5: Steetscape with grate

Figure 2.6: Steetscape trees and lighting
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Figure 2.7: Hackensack street light type

light pole, and fi xture, black fi nish; 

2. Poles should include the mounting brackets and banner extensions 
(two banners) on each pole;

3. The conceptual layout should be based on 16’-0” pole every 60’-0” 
on center;  

4. Lights should be centered between the street trees within the 4’-
0” street furniture zone;

5. Street light specifi cations and locations shall be submitted for 
review and approval prior to installation;

6. Luminaires should be translucent or glare-free using opaque glass 
or acrylic lenses;

7. Diff users and refractors should be installed to reduce unacceptable 
glare; particularly adjacent to residential areas;

8. 120 V ground mounted GFI receptacles should be located at the 
base of every street tree;

9. Conduit for all power should be located a the back of the 4’-0” street street furniture area (under the 
pavers) and next to the concrete sidewalk;

Seating, Benches & Bus Shelters:

1. Seating should be grouped together as much as possible and be placed at busier pedestrian nodes or 
gathering places;

2. Seating should be designed and placed appropriately to provide an amenity to the public;

3. Seating should not obstruct views for vehicles, sidewalks for pedestrians, or signs and displays for 
businesses;

4. Benches should be Timberform Crest 2311-6 Steel Bench with middle arm rest 6’-0” long anchored to sub-
grade concrete slab with black fi nish or other approved bench;

5.  Two benches and one trash receptacle should be located between street trees where street lights are not 
located and should be at minimum every 90’-0” o.c.;

Planting Pots & Planters:

1. Pots and planters should be used in addition to landscape planting areas to complement the surrounding 
streetscape by adding color and variety;

2. Pots and planters can be placed anywhere pedestrian or vehicular traffi  c is not disturbed, but may function 
as a separation between pedestrians and vehicles;

3. Pots and planters are ideally located near seating areas, but plant materials should not interfere with 
circulation or comfort;
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Tree Grates:

1. Tree grates when used should be Ironsmith Starburst Series 2 (4814) Powder coated Black every 30’-0” on 
center;

2. Tree grates should allow for tree growth and be made of ductile iron and should be factory painted;

3. Electrical outlets should be provided within the grate area to allow for lighting opportunities;

4. Tree grates should be designed to support up lighting;

Trash Receptacles:

1. Trash receptacles: Timberform Renaissance Model 2811 - DT Litter Container anchored to sub-grade concrete 
slab, black fi nish;

2. Every other receptacle should be: 2817-22 Litter/Recycling Container which includes a second recycling 
container;

3. Trash receptacles locations should be coordinated with the City Engineering;

4. Restaurants with outdoor seating should provide additional trash receptacles near seating;

Bicycle Racks:

1. Bicycle racks should be permanently mounted and placed in convenient locations to encourage bicycle use, 
so as not to obstruct views;

Bollards:

1. Bollards should integrate with and aesthetically complement the overall streetscape concept; respond to 
the area it supports (Plaza vs Services); setback from curbs to allow un-obstructed opening of car doors;

2. Removable bollards should be used where service vehicles need access and for street closures in the event 
of festivals or community events;

Fountains:

1. If proposed fountains or water features can be located in key public areas;

Public Art:

1. If proposed, public art should be “accessible”; tie to the history of Hackensack and/or the site, should be 
created by a local source; include water, seating, planting, decorative elements or plaza space design;

2. Public art should be visible, but not interfere with pedestrian circulation or create a traffi  c hazard; made of 
durable, weatherproof materials; and should be designed to avoid physical hazards;

Utility Accessories:

1. Utility boxes, meters, man hole covers and fi re hydrants should be coordinated with other streetscape 
accessories;

2. Utilities should be readily accessible and placed so as not to obstruct pedestrian movement;

3. Utility locations should minimize visual and physical impact as much as possible;
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9.0 RELATIONSHIP OF THE REDEVELOPMENT PLAN TO STATE / COUNTY / LOCAL MASTER 
PLAN STUDIES: 

A.  State Development and Redevelopment Plan (SDRP):
In reviewing the New Jersey State Development and Redevelopment Plan Volumes 1 - 4 the following 
information pertains to goals and policies for a program of rehabilitation which discuss the development 
and redevelopment policies for urban areas.

1. Volume II – State Plan Goals and Policies include the following:

a.  Revitalize the State’s Cities and Town Centers: Revitalize New Jersey’s cities and towns by 
investing wisely and suffi  ciently in improvements in their infrastructure systems, public spending 
programs, tax incentives and regulatory programs to leverage private investment and to 
encourage infi ll and redevelopment in ways that are consistent with the State Plan’s vision and 
goals.

b. Conserve the State’s Natural Resources and Systems: Conserve the State’s natural resources 
and systems by planning the location and intensity of growth to maintain natural resource 
and systems capacities and make the necessary infrastructure investments to protect natural 
resources and systems in ways that guide growth and development in ways that are consistent 
with the State Plan’s vision and goals.

c. Promote Benefi cial Economic Growth: Promote benefi cial economic growth in locations and in 
ways that improve the quality of life and the standard of living for all New Jersey residents by 
providing infrastructure in advance of, or concurrent with, the impacts of new development 
suffi  cient to maintain adequate facility standards, by encouraging partnerships and collaborative 
planning with the private sector and by capitalizing on the State’s strategic location, economic 
strengths including its existing business enterprises, entrepreneurship, the research and 
development capacity of its institutions of higher learning, skilled workforce, cultural diversity 
and logistic facilities in ways that are consistent with the State Plan’s vision and goals.

d. Protect the Environment, Prevent and Clean up Pollution: Protect the environment, prevent and 
clean up pollution by planning for growth in compact forms at locations, densities and intensities 
that protect land, air and water quality, allow expeditious regulatory reviews and encourage 
multi-modal transportation alternatives to the automobile to help achieve and maintain 
acceptable air quality standards.

e. Provide Adequate Public Facilities and Services at Reasonable Cost: Provide adequate public 
facilities and services by supporting investments based on comprehensive planning and by 
providing fi nancial incentives for jurisdictions that cooperate in providing public infrastructure 
and shared services. Encourage the use of infrastructure needs assessments and life-cycle 
costing. Provide adequate public facilities in ways that are consistent with the State Plan’s vision 
and goals.

f. Provide Adequate Housing at Reasonable Cost: Provide adequate housing at reasonable cost 
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through public/private partnerships that create and maintain 
a full range of attractive, aff ordable, and environmentally 
sensitively-designed and developed housing, particularly for 
those New Jersey State Development and  Redevelopment 
Plan most in need, at densities and locations that provide 
greater effi  ciencies and serve to support public transportation 
alternatives and reduce commuter time and expense and easily 
accessible to employment, retail, cultural, civic and recreational 
opportunities to reduce housing and commuting costs in ways 
that are consistent with the State Plan’s vision and goals. 

g. Preserve and Enhance Areas with Historic, Cultural, Scenic Open 
Space, and Recreational Value: Preserve, enhance, and use 
historic, cultural, scenic and recreational assets by collaborative 
planning, design, investment and management techniques. 
Locate and design development and redevelopment and 
supporting infrastructure to improve access to and protect these 
sites. Support the important role of the arts in contributing to 
community life, civic beauty and redevelopment in ways that are 
consistent with the State Plan’s vision and goals.

h. Ensure Sound, Coordinated and Integrated Statewide Planning: 
Ensure sound, coordinated and integrated statewide planning by 
using the State Plan as a guide to planning and growth related 
decisions at all levels of government in ways that are consistent 
with the State Plan’s vision and goals.

i. Increase Energy Effi  ciencies and Reduce Greenhouse Gas 
Emissions: Increase Energy Effi  ciencies and Reduce Greenhouse 
Gas Emissions by promoting the improved coordination and 
integration of transportation planning and land-use planning 
and decision-making to reduce vehicle miles traveled (VMT); 
and by the citing, development, design and use of green-
building construction materials and techniques in ways that are 
consistent with the State Plan’s vision and goals.

2.  The State Planning Act (N.J.S.A. 52:18A-196 et. seq.) states:

a. “Among the goals of the act is the following: …conserve its 
natural resources, revitalize its urban centers, protect the quality 
of its environment, and provide needed housing and adequate 

Figure 7.0: NJ SDRP State Plan Map
Metropolitan Area 1

Figure 7.1: NJ State Development and 
Redevelopment Plan

Policy Map
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public services at a reasonable cost while promoting benefi cial economic growth, development 
and renewal.”

b. “It is in the public interest to encourage development, redevelopment and economic growth 
in locations that are well situated with respect to present or anticipated public services and 
facilities, giving appropriate priority to the redevelopment, repair, rehabilitation or replacement 
of existing facilities and to discourage development where it may impair or destroy natural 
resources or environmental qualities that are vital to the health and well-being of the present and 
future citizens of this state.” (N.J.S.A. 52:18A-196 (d))

3. The State Plan Policy Map (SPPM) 

a.  Recognizes that New Jersey requires diff erent approaches in its Metropolitan, Suburban, 
Rural and Environmentally Sensitive Planning Areas. The New Jersey State Development and 
Redevelopment Plan adopted by the State Planning Commission, places the City of Hackensack in 
Planning Area 1 - the Metropolitan Planning Area and states:

b. The Metropolitan Planning Area: This Planning Area includes a variety of municipalities that range 
from large Urban Centers to 19th century towns shaped by commuter rail and post-war suburbs. 
The Communities in this Planning Area have strong ties to major metropolitan centers – New 
York/Newark/Jersey City metropolitan region; the Philadelphia/Camden/Trenton Metropolitan 
Region; and on a smaller scale the Easton/Phillipsburg Metropolitan Region.

c. These municipalities have many things in common: mature settlement patterns; infrastructure 
systems that are approaching their reasonable life expectancy; an aging housing stock in need 
of rehabilitation; recognition that redevelopment will be the predominant form of growth; and 
a growing realization of the need to regionalize services and systems. In addition, the wide and 
often aff ordable choice of housing in proximity to New York and Philadelphia has attracted 
signifi cant immigration, resulting in noticeable changes in demographic characteristics overtime.

d. In the Metropolitan Planning Area, the State Plan’s intent is to do the following:

- Provide for much of the State’s future development and redevelopment;

- Revitalize Cities and Towns;

- Take advantage of increased densities and compact building design;

- Encourage distinctive, attractive neighborhoods with a strong sense of place;

- Provide for mixed-use concentrations of residential and commercial activity;

- Create a wide range of residential housing opportunities and choices with income mix;

- Provide for a variety of multi-modal transportation alternatives;

- Prioritize clean-up and redevelopment of brownfi elds and greyfi elds sites;

- Create cultural centers of state-wide signifi cance;

- Re-design any existing areas of low-density sprawl;
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B.   Bergen County Master Plan:
In reviewing the Final Draft Bergen County Master Plan the 
following information pertains to goals and policies for a 
program of rehabilitation which discuss the development and 
redevelopment policies for urban areas.

1. Bergen County Master Plan Overview: 

a.  The Bergen County Department of Planning and 
Economic Development is undertaking a county-wide 
planning eff ort that will result in the fi rst County 
Master Plan in some time.

b. The Master Plan will create a unifying vision for the 
County’s 70 municipalities and help them plan for 
sustainable growth while protecting environmental 
resources.  Development of the Master Plan will 
be a collaborative process involving the County, 
municipalities, regional agencies, public and private 
sector stakeholders and Bergen County citizens.

2. Draft Report: 

a.  The Draft Report provided on the Bergen County 
Master Plan website includes the following 
descriptions:

-  Future growth will primarily occur through 
redevelopment and infi ll;

-  Redevelopment provides opportunities to create 
new public spaces and green areas in places that 
have none;

- Redevelopment on a large scale using green 
guidelines has the potential over time to 
signifi cantly ameliorate  many of the county’s 
storm water run-off  and water quality issues;

- Redevelopment can occur spontaneously and be 
privately driven, or it can take place as a result of 
a public initiative, usually under the jurisdiction of 
a local redevelopment agency.

Figure 7.3: Draft Bergen County Master Plan
Medium Household Income

Figure 7 .4: Draft Bergen County Master Plan
General Zoning

Figure 7.2: Draft Bergen County Master Plan
Employment Data
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C.   City of Hackensack 2001 Master Plan Study and 2009                
       Reexamination  Report:

The City’s Master Plan report provided strategies for 
redevelopment. The Master Plan report noted that:

1. Goals and Objectives stated in the Master Plan Reports 
excerpts include:

a. Maintain and enhance the quality of established 
neighborhoods in Hackensack and promote 
compatibility of new development with existing or 
specifi cally defi ned character;

b. Encourage public and private redevelopment to assist 
in the rehabilitation of areas in need of improvement 
and upgrading including utilization of State and Federal 
Assistance programs, where applicable, as well as 
public / private partnerships;

c. Provide housing opportunities and a variety of housing 
for various income levels or the population, including 
low and moderate income housing, middle income 
housing and senior citizen housing; encourage multi-
family and mixed-use development and redevelopment 
with in the central business district .....

d. Improve the quantity, quality and availability of 
parks and open space including active and passive 
recreational facilities, neighborhood parks and 
environmentally sensitive areas.  Encourage 
open space within major new developments and 
redevelopment.  Promote the establishment of a 
publicly accessible linear greenway (riverside) park 
along the Hackensack River;

e. Encourage adaptive re-use of historic and character 
defi ning structures, where appropriate; encourage 
context sensitive design of replacement structures;

f. Promote adequate community services for all portions 
of Hackensack with an emphasis on improving the 
quality and adequacy of education, storm water 

Figure 7.5: Spheres of Infl uence Map
2001 Master Plan - Kasler Associates, PA
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drainage, sewer, transportation, parking and recreation facilities;

g. Promote and upgrade the downtown area of Hackensack including the four spheres of infl uence 
with an emphasis on assuring a vibrant, mixed use and appealing downtown;

3. The City’s 2009 Master Plan Re-examination Report contains a signifi cant amount of narrative related 
to areas in need of rehabilitation which included the following:

a. Regarding Areas in Need of Rehabilitation the document states: “A viable alternative to the 
use of eminent domain is available to the City for stimulating private redevelopment in the 
form of Areas in Need of Rehabilitation.  This simpler approach to side-scale rehabilitation and 
redevelopment does not involve eminent domain, but it provides a means for making substantial 
progress at minimal cost.

b. Regarding the program of Rehabilitation the document states: “In addition, the Mayor and 
Council must determine that a program of rehabilitation, as defi ned in the LRHL, may be expected 
to prevent further deterioration and promote the overall development of the community.

c. Regarding Infrastructure Age the document states: “While the City’s housing stock as of the 2000 
US Census indicated that 45% was built before 1960, it is probable that more discreet, yet fairly 
extensive areas of the City would qualify under the age of housing criteria.  The age of water 
and sewer infrastructure may also qualify designation of the entire city as an area in need of 
rehabilitation.

d. Regarding Rehabilitation Area Options the document states: “The City’s options for 
redevelopment in an area in need of rehabilitation are basically the same as for an area in need 
of redevelopment, except that eminent domain cannot be used unless a formal designation of 
one or more properties as an area in need of redevelopment is made by the Mayor and Council.  
Thus, proceeding with the rehabilitation route does not preclude pursuing special properties for 
designation as an area in need of redevelopment if needed later on.  In addition, the rehabilitation 
designation requires a simple resolution (no public hearing or special notice required) by the 
Mayor and Council, thus avoiding the time and expense of a redevelopment designation study.

e. The document also states: “The available options for an area designated as an area in need of 
rehabilitation include the following:

- Planning for redevelopment in a collaborative process with property owners, rather than an 
adversarial one, resulting in a shorter path to actual re-investment in the designated area.

- Property owners can be aff orded tax abatement over fi ve years to allow their capital to be 
directed to property upgrades and expansions, which ultimately enhance the tax base due 
to the positive eff ects on the subject property and those around it.

- The City may prepare a redevelopment plan for any area designated for rehabilitation, select 
a redeveloper, provide special redevelopment zoning standards and design criteria and 
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phase the development over a predetermined schedule.

- Off -site improvements can be accomplished without the need for meeting the “rational 
nexus” criteria.

- Each project can be guided by a redeveloper’s agreement or simply the requirements of the 
redevelopment plan.

4. Regarding the Rehabilitation Approach the document states: “The area in Need of Rehabilitation 
approach has been eff ectively used in number of New Jersey Municipalities and holds great promise for 
the City of Hackensack.  Therefore this report strongly recommends the pursuit of this approach in all 
areas of the City that meet the criteria.

5. The City’s 2001 and 2009 Master Plan Reports provide strategies for redevelopment which includes the 
properties under investigation.   The 2001 and 2009 Master Plan report states:

a. Master Plan Goals and Objectives

- Maintain and enhance the quality of established neighborhoods in Hackensack and promote 
compatibility of new development with existing or specifi cally defi ned character;

- Encourage public and private redevelopment to assist in the rehabilitation of areas in 
need of improvement and upgrading including utilization of State and Federal Assistance 
programs, where applicable, as well as public / private partnerships;

- Provide housing opportunities and a variety of housing for various income levels or the 
population, including low and moderate income housing, middle income housing and senior 
citizen housing; encourage multi-family and mixed-use development and redevelopment 
with in the central business district .....

- Improve the quantity, quality and availability of parks and open space including active and 
passive recreational facilities, neighborhood parks and environmentally sensitive areas.  
Encourage open space within major new developments and redevelopment.  Promote the 
establishment of a publicly accessible linear greenway (riverside) park along the Hackensack 
River;

- Encourage adaptive re-use of historic and character defi ning structures, where appropriate; 
encourage context sensitive design of replacement structures;

- Promote and upgrade the downtown area of Hackensack including the four spheres of 
infl uence with an emphasis on assuring a vibrant, mixed use and appealing downtown;

6.   City of Hackensack: 2009 Master Plan Re-examination Report: 
a.  Regarding Infrastructure Age the document states: “While the City’s housing stock as of the 2000 

US Census indicated that 45% was built before 1960, it is probable that more discreet, yet fairly 
extensive areas of the City would qualify under the age of housing criteria.  The age of water 
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and sewer infrastructure may also qualify designation of the entire city as an area in need of 
rehabilitation.”

b.  Regarding Rehabilitation Area Options the document states: The City’s options for 
redevelopment in an area in need of rehabilitation are basically the same as for an area in need 
of redevelopment, except that eminent domain cannot be used unless a formal designation of 
one or more properties as an area in need of redevelopment is made by the Mayor and Council.  
Thus, proceeding with the rehabilitation route does not preclude pursuing special properties for 
designation as an area in need of redevelopment if needed later on.  In addition, the rehabilitation 
designation requires a simple resolution (no public hearing or special notice required) by the 
Mayor and Council, thus avoiding the time and expense of a redevelopment designation study. 

c.  Planning for redevelopment in a collaborative process with property owners, rather than an 
adversarial one, resulting in a shorter path to actual re-investment in the designated area.

d.  Property owners can be aff orded tax abatement over fi ve years to allow their capital to be 
directed to property upgrades and expansions, which ultimately enhance the tax base due to the 
positive eff ects on the subject property and those around it.

e.  The City may prepare a redevelopment plan for any area designated for rehabilitation, select a 
redeveloper, provide special redevelopment zoning standards and design criteria and phase the 
development over a predetermined schedule.

f.  Off -site improvements can be accomplished without the need for meeting the “rational nexus” 
criteria.

g.  Each project can be guided by a redeveloper’s agreement or simply the requirements of the 
redevelopment plan.

7.  2012 Downtown Plan Goals and Objectives:
a. Promote increased quality of life for all residents in the City of Hackensack;

b. Promote the development of a mid to high density predominantly residential mixed use project 
and a mix of commuter-oriented commercial services;

c. Support existing businesses and property owners while creating new construction and 
permanent jobs in the City;

d. Generate new tax ratables and revenue from the sale of the property to support additional 
revitalization activities and community facilities;

e. Require architectural, neighborhood and sustainable design standards that promote high quality 
development.

f. Provide parking to support the residential and retail uses in the redevelopment area;

g. The redevelopment plan is intended to capitalize on its prime location and proximity to the 
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Downtown Rehabilitation Plan, the New Jersey Regional Bus Station, the two New Jersey Transit 
Stations (Essex and Anderson Street), as well as to the major transportation including Route 4, 
46, 17, Interstate 80 and the Garden State Parkway.  

D.   Neighboring Community Master Plans:
Information for the Master Plans of the adjacent municipalities have been included as stated in the 2009 
Master Plan Reexamination Report which includes the following information:

1. Borough of Bogota: The 2003 Master Plan for Bogota recommends a rezoning of properties located in 
the Planned Development zone.  This zone directly abuts the City’s southeast boundary.  The planned 
development zone has existed since the last master plan was adopted and no planned development 
has occurred on these parcels for the past ten years.  Currently, these properties contain a driving 
range and have been there for a long time.  The Borough’s master plan therefore recommends that 
this area be zoned for 1-2 zones, which permits light-industry use, warehouses, and offi  ces, indoor and 
outdoor recreational use.

2. Borough of Hasbrouck Heights:  The 2003 Master Plan Reexamination Report recommends that the 
Borough should consider redeveloping portions of lands along Route 17, which connects Hasbrouck 
Heights to Hackensack City.  However, these projects, if and when they are built, will not signifi cantly 
impact Hackensack.

3. Borough of Little Ferry: The Borough’s 2004 Master Plan Reexamination Report recommends 
signifi cant redevelopment along the waterfront.  The plan recommends developing the area around 
Bergen Turnpike and Valley Road intersection that currently contains an under utilized shopping center 
to be redeveloped to include hotel, high-end large retail anchors, restaurants and a mix of offi  ces.  
The plan recommends redevelopment along the waterfront that would include low-rise (1-3 story) 
mixed-use development with an array of recreational amenities and pedestrian walkways along the 
riverfront.  The recommended projects are consistent with the development currently occurring along 
River Street in Hackensack.

4. Borough of Maywood: The Borough of Maywood 2003 Master Plan recommends that redevelopment 
study should be undertaken for areas along the southwesterly side of the Borough that have access 
from Route 17.  This, however, will not impact Hackensack.

5. Borough of Paramus: The 2005 Master Plan Reexamination Report recommends that the Borough 
should evaluate for any areas in need of redevelopment within the Borough.  The Plan also suggests 
rezoning certain residential properties that directly abut the Maywood Borough boundary.  However, 
this will not impact Hackensack.

6. Borough of River Edge: The Borough does not have any signifi cant plans that would aff ect Hackensack.

7. Borough of South Hackensack: The Borough prepared a land use element of the Master Plan in 2001; 
however, no changes are proposed at this time.
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8. Borough of Teterboro: The 2006 Master Plan Reexamination Report recommends that the 
Borough should evaluate potential properties within the existing industrial area that are in need of 
redevelopment.

9. Borough of Teaneck: The 2006 Master Plan Reexamination Report recommends that the Borough 
should evaluate potential properties within the existing industrial area that are in need of 
redevelopment.

10. Borough of Lodi: The Borough does not have any signifi cant plans that would aff ect Hackensack.

11. Village of Ridgefi eld Park: Portions of the industrial area that abut the Hackensack boundary to the 
east are being redeveloped.  As part of the riverside park system plan, a new bike path is proposed 
along the river.  These improvements are consistent with the waterfront redevelopment projects that 
Hackensack and Bergen County are proposing.”
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Introduction

4.0:  REDEVELOPMENT PLAN COMPONENTS:

A.  REQUIRED COMPONENTS OF THE REDEVELOPMENT PLAN:

N.J.S.A. 40A:12A-7 requires that a redevelopment plan include an outline for the planning, development, or 
redevelopment,	of	the	Redevelopment	Area	sufficient	to	indicate	the	following:

1. Its	relationship	to	definite	local	objectives	as	to	appropriate	land	use,	density	of	population	and	
improved	traffic	and	public	transportation,	public	utilities,	recreational	and	community	facilities	and	
other public improvements.

2. Proposed land uses and building requirements in the project area.

3. Adequate provisions for the temporary and permanent relocation, as necessary for residents in the 
project area, including an estimate of the extent of which decent, safe, and sanitary dwelling units 
affordable	to	displace	residents	will	be	available	to	them	in	the	existing	local	housing	market.

4. An	identification	of	any	property	within	the	redevelopment	area	which	is	proposed	to	be	acquired	in	
accordance with this plan.

5. Any	significant	relationship	of	the	redevelopment	plan	to: 
• The master plans of contiguous municipalities; 
• The master plan of the county in which the municipality is located;
• The	State	Development	and	Redevelopment	Plan	adopted	pursuant	to	the	“State	Planning	Act”	

P.L.	1985,	c.398	(C.52:18A-196	et	al.).

6. An	inventory	(as	of	the	date	of	the	adoption	of	the	resolution	finding	the	area	to	be	in	need	of	
redevelopment)	of	all	housing	units	affordable	to	low	and	moderate	income	households,	as	defined	
pursuant to N.J.S.A. 52:27D-304, that are to be removed as a result of implementation of the 
redevelopment	plan,	whether	as	a	result	of	subsidies	or	market	conditions,	listed	by	affordability	level,	
number of bedrooms, and tenure.

7. A plan for the provision, through new construction or substantial rehabilitation of one comparable, 
affordable	replacement	housing	unit	for	each	affordable	housing	unit	that	has	been	occupied	at	any	
time	within	the	last	18	months,	that	is	subject	to	affordability	controls	and	that	is	identified	as	to	be	
removed as a result of implementation of the redevelopment plan.

8. Proposed locations for public electric vehicle charging infrastructure within the project area in a 
manner that appropriately connects with an essential public charging network.

9. The	redevelopment	plan	may	include	the	provision	of	affordable	housing	in	accordance	with	the	“Fair	
Housing	Act,”	N.J.S.A. 52:27D-301 et seq. and the housing element of the municipal master plan.

10. The redevelopment plan shall describe its relationship to pertinent municipal development regulations 
as	defined	in	the	“Municipal	Land	Use	Law,”	P.L.1975,	c.291	(C.40:55D-1	et	seq.).		The	redevelopment	
plan shall supersede applicable provisions of the development regulations of the municipality or 
constitute an overlay zoning district within the redevelopment area.  When the redevelopment 
plan supersedes any provision of the development regulations, the ordinance adopting the 
redevelopment plan shall contain an explicit amendment to the zoning district map included in the 
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Introduction

zoning ordinance.  The zoning district map as amended shall indicate the redevelopment area to which 
the	redevelopment	plan	applies.		Notwithstanding	the	provisions	of	the	“Municipal	Land	Use	Law,”	
P.L.1975,	c.291	(C.40:55D-1	et	seq.)	or	of	other	law,	no	notice	beyond	that	required	for	adoption	of	
ordinances by the municipality shall be required for the hearing on or adoption of the redevelopment 
plan or subsequent amendments thereof.  

All provisions of a redevelopment plan shall be either substantially consistent with the municipal 
master	plan	or	designed	to	effectuate	the	master	plan;	but	the	municipal	governing	body	may	adopt	
a	redevelopment	plan	which	is	inconsistent	with	or	not	designed	to	effectuate	the	master	plan	by	
affirmative	vote	of	a	majority	of	its	full	authorized	membership	with	the	reasons	for	so	acting	set	forth	in	
the redevelopment plan.

B. NOTE ON PLAN TERMINOLOGY:
Throughout	this	Redevelopment	Plan,	a	distinction	is	made	between	“shall”	and	“should.”

“Shall”	means	that	a	developer	is	required	to	comply	with	the	specific	regulation,	without	deviation.	
“Should”	means	that	a	developer	is	encouraged	to	comply	but	is	not	required	to	do	so.		

C. TEMPORARY AND PERMANENT RELOCATION:
The Local Redevelopment and Housing Law requires that any redevelopment plan make adequate 
provision for temporary or permanent relocation of any resident in the project area.  As the property does 
not include any existing residential units there is no requirement to relocate any residents as part of this 
Redevelopment Plan.    

D. IDENTIFICATION OF PROPERTY TO BE ACQUIRED:
The Local Redevelopment and Housing Law requires that any redevelopment plan identify any property 
within the redevelopment area which is proposed to be acquired in accordance with the redevelopment 
plan.  As the property is currently owned by the City of Hackensack and has been designated as a non-
condemnation Redevelopment Area; eminent domain is not permitted or required as part of this plan. 

E. AFFORDABLE HOUSING: 
The	Developer	shall	construct	a	minimum	of	sixty	(60),	or	no	less	than	20%	of	the	total	number	of	
residential	units	in	the	project,	on-site,	family	rental	units	affordable	to	very-low-,	low-,	and	moderate-
income	households,	as	defined	by	the	New	Jersey	Fair	Housing	Act	(N.J.S.A.	52:27D-301	et.	seq.)	and	
Council	on	Affordable	Housing’s	(COAH’s)	regulations,	N.J.A.C. 5:93-1, et. seq., and subject to the Uniform 
Housing	Affordability	Controls	(UHAC),	N.J.A.C.	5:80-26.1	et.	seq.,	the	City’s	Affordable	Housing	Ordinance,	
and	all	applicable	laws	regarding	the	construction,	phasing,	administration,	and	affirmative	marketing	of	
affordable	units.

1. Income Distribution:  in accordance with the City’s Settlement Agreement with Fair Share Housing 
Center,	income	distribution	for	the	affordable	units	in	all	projects	throughout	the	City	shall	be:
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a.	 13%	of	the	total	number	of	units	shall	be	affordable	to	very-low-income	households,	earning	less	
than	thirty	percent	(30%)	of	the	regional	median	income	pursuant	to	the	Fair	Housing	Act,	N.J.S.A. 
52:27D-301	et.	seq.	(FHA);

b.	 37%	of	the	total	number	of	units	shall	be	affordable	to	low-income	households,	as	defined	in	
UHAC; and 

c.	 50%	of	the	total	number	of	units	shall	be	affordable	to	moderate-income	households,	as	defined	
by UHAC.

d. Any fraction of a unit shall be rounded up to the nearest whole unit, and if an odd number of 
affordable	units	is	constructed,	the	odd	number	shall	be	a	low-income	unit.		

e. The very-low-income units shall be proportionately distributed within each bedroom mix, and the 
number of very-low income, three-bedroom units in the project must equal or exceed the number 
very-low income, one-bedroom units.

2. Bedroom Distribution:  Bedroom	mixes	for	the	affordable	units	shall	fully	comply	with	UHAC:

a.	 At	least	20%	of	the	project’s	affordable	units	will	be	three-bedroom	units;

b.	 No	more	than	20%	of	the	project’s	affordable	units	will	be	efficiency	and	one-bedroom	units;	and

c.	 No	more	than	60%	of	the	project’s	affordable	units	will	be	two-bedroom	units.

3. Deed Restrictions:		the	developer	shall	execute	and	record	a	Deed	Restriction	for	the	affordable	
units	before	the	first	Certificate	of	Occupancy	is	issued	for	the	inclusionary	development.	The	Deed	
Restriction	will	be	recorded	in	the	Bergen	County	Clerk’s	office.		The	affordable	units	shall	be	subject	
to	affordability	controls	of	at	least	thirty	(30)	years	from	the	date	of	initial	occupancy	and	affordable	
deed restrictions as provided for by UHAC, with the sole exception that very-low income units shall 
be	defined	as	at	or	below	thirty	percent	(30%)	of	median	income	pursuant	to	the	Fair	Housing	Act,	
and	the	affordability	controls	shall	remain	unless	and	until	the	City,	in	its	sole	discretion,	takes	action	
to	extend	or	release	the	unit	from	such	controls	after	at	least	thirty	(30)	years.		If	the	City	elects	to	
release	the	controls	on	affordability,	said	controls	shall	continue	in	effect	until	the	date	on	which	the	
individual	affordable	rental	unit	shall	become	vacant,	provided	that	the	occupant	household	continues	
to	earn	a	gross	annual	income	of	less	than	eighty	percent	(80%)	of	the	regional	median	income.		See	
N.J.A.C.	5:80-26.11(b).		If,	at	any	time	after	the	release	of	the	affordability	controls	by	the	City,	a	rental	
household’s income is found to exceed 80 percent of the regional median income, the rental rate 
restriction	shall	expire	at	the	later	of	either	the	next	scheduled	lease	renewal	or	sixty	(60)	days.	The	
term family rental in this Redevelopment Plan means rental units that are not age restricted.

4. Phasing:		Construction	of	all	affordable	units	shall	be	phased-in	per	N.J.A.C.	5:93-5.6(d).

5. Integration: 	All	affordable	units	shall	be	integrated	and	interspersed	with	the	market-rate	units,	and	all	
affordable	units	shall	not	be	concentrated	on	separate	floors	or	in	separate	areas	of	the	project	from	
the	market-rate	units.		The	residents	of	the	affordable	units	shall	have	full	and	equal	access	to	all	of	the	
amenities, common areas, and recreation areas and facilities as the residents of the market-rate units.  
No mandatory amenity fees or fees for universally available amenities shall be required of any of the 
affordable	housing	units.				
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6. Other	Affordable	Housing	Requirements:	 The Developer of each project will also comply with all of the 
other requirements	of	UHAC	and	the	City’s	Affordable	Housing	Ordinance,	including,	but	not	limited	to:

a.	 Hiring	a	qualified	Administrative	Agent	to	administer	the	affordable	units	in	the	project;	

b.	 Following	Affirmative	Marketing	requirements,	which	includes	advertisement	on	the	Housing	
Resource Center website in accordance with applicable law; and

c.	 Ensuring	that	proper	candidate	qualification,	screening,	and	selection	requirements	are	met.		

7.	 Each	affordable	unit	shall	be	assigned	one	designated	off-street	parking	space	at	no	cost	to	the	
resident.

8. Administrative Agent:	the	developer	shall	contract	with	a	qualified	and	experienced	third-party	
administrative	agent,	which	may	be	the	City’s	administrative	agent	(the	“Administrative	Agent”)	for	
the	administration	of	the	affordable	units	and	shall	have	the	obligation	to	pay	all	costs	associated	
with	properly	deed	restricting	the	affordable	units	in	accordance	with	this	Agreement	for	the	Deed-
Restriction Period. The developer and its Administrative Agent shall work with the City and the City’s 
Administrative Agent, should the developer’s and the City’s Administrative Agent not be one in the 
same,	regarding	any	affordable	housing	monitoring	requirements	improved	by	COAH	or	the	Court.	The	
developer	shall	provide,	within	thirty	(30)	days	after	written	notice,	detailed	information	reasonably	
requested by the City or the City’s administrative agent, should the developer’s and the City’s 
Administrative Agent not be one and the same, concerning the developer’s compliance with UHAC, the 
City’s	Affordable	Housing	Ordinance,	all	applicable	Court	orders,	and	other	applicable	laws. 

F. LONG TERM FINANCING CONSIDERATIONS: 
Due to the size, scale, vital location and anticipated nature of the potential projects contemplated under 
this	plan,	the	City	anticipates	that	it	would	be	eligible	for	a	PILOT	if	the	project	commences	within	five	(5)	
years	of	plan	adoption.		After	that	time,	the	specific	economic	conditions	would	have	to	be	reevaluated	
to	determine	the	duration	of	an	exemption	that	would	be	deemed	financially	feasible	and	appropriate.		
The	actual	entry	of	any	financial	agreements	for	a	long	term	tax	exemption	are	subject	to	governing	body	
approval under the processes required by law.  In order for the City to determine if a PILOT is necessary the 
developer	would	be	required	to	submit	a	preliminary	fiscal	impact	analysis	as	part	of	the	process.

G. TRAFFIC STUDY:
A	traffic	study	shall	be	provided	as	a	part	of	any	site	plan	submission	to	the	Planning	Board.		The	analysis	
should	forecast	additional	traffic	associated	with	both	the	proposed	development	and	taking	into	
account all approved projects within a 1/2 mile.  The study should determine vehicular and pedestrian 
improvements necessary to accommodate the proposed development to help ensure safe and reasonable 
traffic	conditions	and	reduce	the	negative	impacts	created	by	the	development	for	existing	intersections	
within the 1/2 mile study area.  If the Planning Board deems the impacts have a negative impact, the 
applicant shall take necessary steps to eliminate such impacts.
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C. BULK STANDARDS: DENSITY, AREA, YARD AND HEIGHT REQUIREMENTS:
The following requirements apply to all development projects which shall meet the following criteria: 

1. Project Size: The minimum project size shall be over 250,000 leasable or habitable square feet not including 
any portion of a parking structure and shall be completed in one phase.

2. Dwelling Unit Size:
a.		 A	maximum	of	20%	of	the	units	can	be	less	than	650	sf;

b.		 A	maximum	of	15%	of	the	units	can	be	over	1,250	sf;

c.		 Affordable	housing	units	are	not	subject	to	the	dwelling	size	requirements.

3. Minimum Setback:		The	minimum	setback	for	new	construction	is	18’-0”	feet	from	the	face	of	the	existing	
or proposed curb along State Street, Union Street and Trinity Place.  A minimum building setback of 20 feet 
shall be maintained to the north and a minimum of 40 feet shall be maintained to the west of the existing 
Islamic Center.  

a. The minimum setback applies to all public street frontages, not just to the street toward which the 
structure is oriented.  The setback applies to all levels of the building and not just the ground level;

b. The minimum setback to all other property lines is 20 feet.

c. Projections such as horizontal awning are not subject to this setback requirement;

d.	 Utility	structures,	exhaust	air	vents,	backflow	preventers,	or	other	similar	devices	when	located	above	
grade, must be located behind the setback, be screened and should not be located on State Street.

4. Maximum Number of Units: 268 units
a.		 A	minimum	of	sixty	(60)	affordable	housing	units,	or	no	less	than	20%	of	the	total	number	of	residential	

units in the project, shall be constructed on site as part of the project and as further stipulated under 
Section 4.0.E .

5. Maximum Number of Stories/Building Height: 12	Stories	(Max.-	144’-0”)
b.	 For	buildings	over	eight	(8)	stories	a	minimum	6’-0”	building	step-back	is	required	along	State	Street	

with	the	exception	of	building	corners	(The	step-back	may	be	located	starting	above	the	fourth	level).

6. Minimum Retail / Commercial SF:  7,000 sf (Required	to	front	State	Street	with	a	minimum	35’-0”	depth);
a.		 The	minimum	ground	retail	height	shall	be	14’-0”as	measured	from	the	top	of	curb	along	Main	Street;

b. A rooftop uses is permitted.

7. Maximum Building / Lot Coverage:	90%

8.  Flood Mitigation / Storm-water Management Requirements:

a. The proposed development shall reduce the impacts to the City’s storm water and sewer system by 
incorporating non-structural and structural storm water facilities in accordance with the Storm water 
Management Rules and the NJ Storm water Management  Best Management Practices Manual.

b. The storm water management facilities shall be provided on all projects in order to ensure that the 
post-construction	peak	runoff	rates	for	the	2	year,	10	year,	and	100	year	storm	events	are	50,	75	and	80	
percent,	respectively,	of	the	pre-construction	peak	runoff	rates.

c.	 Any	development	should	include	storm	water	quality	measures	to	meet	80%	TSS	reduction	for	all	
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APPENDIX N. 
HACKENSACK ANNUAL/STATEMENT PERFORMANCE AND EVALUATION REPORTS FOR THE 

HACKENSACK HOUSING AUTHORITY 2010-2017 AND 2018 EMAIL FOLLOW-UP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







From: tonyf
To: Amanda Luchun
Subject: RE: 2018 Capex documents
Date: Thursday, February 4, 2021 12:44:38 PM

 
 

Housing Authority City of Hackensack
65 FIRST STREET HACKENSACK, NEW JERSEY 07601                                                      TEL. (201) 342-
4280
                                                                                                                                                         FAX (201) 342-
5044
                                                                                                                                  TTY/TTD 800-545-1833 Ext.
844

 
 
Amanda, Listed below you will find the completed  2018 projects .
 

1.  230 Central Ave. boiler replacement $116,340.00
2.  175 West Railroad Flooring repalcement  $26,999.00
3.  Newman / Railroad(Oratam Court) exterior building coating $158,000.00
4.  164 Beech install new interior doors $83,000.00
5.  60 Kansas Street and 65 first Street kitchen cabinet refinishing $202,000.00
6.  60 Kansas, 175 West Railroad and 164 Beech replace interior lights with LED bulbs

$170,600
 
 
Yours truly,
 
 
Anthony Feorenzo
201-342-4280 Ext. 21
tonyf@hackensackhousing.org
 

From: Amanda Luchun <amandal@hcicg.net> 
Sent: Thursday, February 4, 2021 11:39 AM
To: tonyf <tonyf@hackensackhousing.org>
Subject: 2018 Capex documents
 
Tony,
 
Thanks for getting back to me – as we discussed here’s what we received back in 2018. Additionally
if you could provide the HUD FFY Grant. We’d be looking for the same information (scope of work,
amount spent and which development) for 2018.
 
Thank you!
 

mailto:tonyf@hackensackhousing.org
mailto:amandal@hcicg.net
mailto:tonyf@hackensackhousing.org


From: julissac
To: Leigh Fleming
Cc: tonyf
Subject: Capital Fund
Date: Friday, September 28, 2018 8:55:42 AM
Attachments: Capital fund 2009 & 2010.pdf

Housing Authority City of Hackensack
65 FIRST STREET HACKENSACK, NEW JERSEY 07601                                                      TEL. (201) 342-
4280
                                                                                                                                                         FAX (201) 342-
5044
                                                                                                                                  TTY/TTD 800-545-1833 Ext.
844

 
 
Good Morning:
 
            Per Mr. Feorenzo, enclosed please find the requested 2009 & 2010 capital fund
improvement funds. On 2017 we converted to RAD and the expected funds for 2018-2025 are
$2,244,136.
 
 
 
Sincerely,
 
Julissa Nunez
201-342-2210
201-342-4280 Ext. 19
201-342-5044 Fax
julissac@hackensackhousing.org
 

mailto:julissac@hackensackhousing.org
mailto:/o=EXG7/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=1d29206728114d43aed9c3a1a515db14-leighf
mailto:tonyf@hackensackhousing.org
mailto:julissac@hackensackhousing.org













 

 21 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX O.1. 
BERGEN COUNTY INTERLOCAL SERVICES AGREEMENT FOR CITY OF HACKENSACK 

PARTICIPATION IN THE BERGEN COUNTY HOUSING IMPROVEMENT PROGRAM 
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APPENDIX O.2. 
BERGEN COUNTY HOUSING IMPROVEMENT PROGRAM MORTGAGES 
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APPENDIX P.1. 
CREDITING DOCUMENTATION FOR EXISTING FOR-SALE UNITS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





MASTER DEED 

FOR 

CLINTON TERRACE, A CONDOMINIUM 

, Hackensack, New Jersey 

PREPARED BY: 
corriston, Esq. 

RECORD AND RETURN TO: 

BRESLIN AND BRESLIN, P.A. 
41 Main Street 

Hackensack, NJ 07601 



MASTER DEED 

FOR 

CLINTON TERRACE, A CONDOMINIUM 

THIS MASTER DEED, made this~- day of , 1995, by 

the HOUSING DEVELOPMENT CORPORATION OF BERGEN COUNTY, a non-profit 

corporation of the State of New Jersey, having its principal office 

at 21 Main Street, Room 307W, Hackensack, New Jersey 07601, 

hereinafter referred to as "Sponsor". 

WHEREAS, Sponsor is· the owner of the fee simple title to 

those lands an~ premises described in Exhibit A attached hereto and 

made a part hereof, which lands and premises are here'inafter 

referred to as the "Property, 11 located on the northerly side of 

Clinton Place in the City of Hackensack, Bergen County, New Jersey 

(Tax Block 436, Lots 7, 8 and 9); and 

WHEREAS, Sponsor intends to construct twenty-four (24) 

dwelling units together with certain other improvements on the 

property, as more particularly shown on those certain outline 

survey, site plan and topographic plan of the land and premises 

attached hereto and made a part hereof as Exhibits B, Cl, C2 and D, 

respectively, and 

WHEREAS, the Sponsor has established the Clinton Terrace 

condominium Association, Inc., a New Jersey nonprofit corporation, 

for the administration, operation and management of Clinton 

1 

, 



Terrace, a Condominium and other improvements intended for the 

common use and enjoyment of the residents of the Property; 

THEREFORE, WITNESSETH: 

1, ESTABLISHMENT OF CONDOMINIUM - The Sponsor does 

hereby submit, declare and establish "Clinton Terrace, a 

Condominium" in accordance with R.S. 46:SB et seq., for that parcel 

of land described on Exhibit A aforesaid and as more particularly 

shown on Exhibit B. 

2. DEFINITIONS - For the purpose hereof, the following 

terms shall have the following meanings unless the context in which 

same is utilized clearly indicates otherwise: 

(a) "Condominium" shall mean (i) that parcel of 

land described in Exhibit A aforesaid; (ii) all improvements now or 

hereinafter constructed in, upon, over or through such lands, 

whether or notl shown on any exhibit hereto attached; and (iii) all 

rights, roads, waters, privileg~s ~nd appurtenances thereto 

belonging or appertaining; and (iv) the entire entity created by 

the execution and recording of this Master Deed. 

(b) 11 Unit 11 shall mean a part of the Condominium 

designated and intended for independent use as a residential 

dwelling, and shall not be deemed to mean any par~ of the General 

Common Elements or Limited Common Elements situated within or 

appurtenant to a Unit, as more specifically hereinafter described 

in Paragraph 4 hereof. 

2 



(c) "Common Elements" shall have the same meaning 

as "common elements" pursuant to R.S. 46:8B-'.3(d), except as same 

may be modified by the provisions of Paragraph 5 hereof. 

(d) "Common Expenses" shall, subject to the 

provisions of Par~graph 6 hereof, mean all those expenses 

anticipated by R.S. 46:SB-3, in addition to all expenses incurred 

by the Association, or their officers, agents or employees, in the 

l~wful performance of their respective duties. 

(e) "Property" shall mean the buildings, the land 

described in Exhibits A, B, Cl, C2 and D and all improvements now 

or hereinafter constructed in, upon, over or through such lands. 

( f) 11 Association" shall mean the Clinton Terrace 

Condominium Association, Inc., a New Jersey nonprofit corporation, 

formed to administer, manage and operate the common affairs of the 

Unit owners of the Condominium and to maintain, repair and replace 

the General Common Elements and Limited Common Elements of the 

Condominium. 

Articles of 

Association, 

( g) "Articles of Incorporation" shall mean the 

Incorporation of Clinton Terrace 

Inc., attached hereto as Exhibit E. 

Condominium 

(h) "By-Laws" shall mean the By-Laws of Clinton 

Terrace Condominium Association, Inc., attached hereto as Exhibit 

F. 

( i) "Building" shall mean any building containing 

a unit and/or any other enclosed structure constructed or hereafter 

3 
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constructed upon the lands described in Exhibit A and shown on 

Exhibits B, Cl and C2 and D. 

(j) "Sponsor" shall refer to Housing Development 

Corporation of Bergen County, a non-profit corporation of the State 

of New Jersey, its successors and assigns. 

(k) "Limited Common Elements" shall mean those 

common elements, if any, reserved 

owner of a particular Unit, as 

specifically defined in N.J.S.A. 

for the exclusive use of the 

an appurtenance thereto, as 

46:BB-JK, including any deck, 

porch, driveway, crawl space, attic space or storage shed (if any 

of same may ex~st) attributable to and associated with said unit. 

Unless the context clearly indicates otherwise, all 

definitions set forth in R.S. 46:BB-3 are incorporated herein by 

reference and the definitions set forth above shall be used in 

conjunction therewith. 

3. GENERAL DESCRIPTION OF CONDOMINIUM 

The Condominium will consist of two (2) attached buildings 

containing twenty-four (24) Units as shown on Exhibits B, Cl, C2 

and D and includes all rights and appurtenances thereto belonging 

or appertaining. 

said exhibits, , 

The units shall be designated as indicated on 

4. DESCRIPTION OF UNITS - The dimensions, area and 

location of the buildings and all of the aforesaid Units within the 

Condominium are as shown graphically on Exhibits B, Cl, C2 and D, 

as same may be amended from time to time as herein provided. Each 

4 



Unit is intended to contain all space within the area bounded by 

the interior surface of the exterior perimeter and party walls of 

each Unit and, the floors and ceilings of each Unit as follows: 
i 

BOTTOM: The bottom is an imaginary horizontal plane through the 

lowest point of the exterior surface of each portion of subfloor 

within the Unit, and extending in every direction to the point 

where it closes with a side of such Unit. TOP: The top of each 

unit is an imaginary plane along and coincident with the unfinished 

and unexposed surface of the gypsum board or other material which 

forms the uppermost ceiling of the Unit and extending in every 

direction to the point where it closes with every side of such 

Unit. SIDES: The sides of each Unit are imaginary vertical planes 

along and coincident with the innermost surface of the studding of 

the perimeter walls. Where no wall exists, the side is an 

imaginary ver~ical plane along and coincident with the exterior 

surface of the windows or doors located on the perimeter of such 

Unit. The sides of each such Unit are bounded by the bottom and 

top of the Unit. 

Each Unit also includes, to the extent that same shall 

exist, all built-in appliances, cabinets, fixtures, doors, windows, 

interior walls and partitions, gypsum board and/or other facing 

material on the walls and ceilings thereof, chimneys and flues, the 

inner decorated and/or finished surface of the floors (including 

but not limited to all flooring tile, ceramic tile, finished 

flooring, carpeting and padding, if existing) and all other 

improvements located within such Unit described, or which are 

5 
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exclusively appurtenant to such Units, although all or part 

thereof may not be located within the Unit, and shall include; but 

not be limited to, the following individual appurtenances: 

(a) Complete heating system; 

(b) Hot water heater; 

(c) So much of the plumbing system as extends into the 

unit and assoc~ated limited common elements, if any; 

(d) All electrical conduit and wires downstream of 

meter, and all fixtures, switches, outlets, circuit breakers, panel 

box and other electrical ~omponents located within or servicing the 

unit. 

(e) All common utility meters now owned by the public 

utility supplying service; and 

(f) Any master antenna and cable television wiring which 

extends into the interior air space of the unit. 

5. DESCRIPTION OF GENERAL AND LIMITED COMMON ELEMENTS. 

(A) General Common Elements 

All :appurtenances and facilities and other items which 

are not part of the Units hereinbefore described in Paragraph 4 or 

of the Limited Common Elements shall comprise the Common Elements 

as graphically shown on Exhibits Cl and C2. The Common Elements 

shall also include by way of description but not by way o-f 

limitation: 

(i) All lands shown on Exhibits Band Cl and C2 whether 

improved or unimproved; and 
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(ii) All curbs and sidewalks, subject to the easements 

and provisions set forth in Paragraph 9 hereof; and 

(iii) (This Subparagraph intentionally omitted.) 

(iv) Lawn areas, shrubbery, conduits and utility lines 

subject to the easements and provisions set forth in Paragraph 9 

hereof; and 

(v) Public connection and meters for gas, electricity, 

telephone and water not owned by the public utility or other 

agencies providing such services; and 

(v i ) , The foundations, columns, girders, beams, exterior 
I 

or interior bearing or main walls and floors between Units, if any; 

and 

(vii) Exterior lighting and other facilities necessary 

to the upkeep and safety of the Buildings and grounds; and 

(viii) Any easements or other rights which may now or 

hereafter be granted for the benefit of the Unit owners(s) or 

others for access to or use of the Common Elements not included 

within the Condominium or for any other purpose; and 

( ix) All tangible personal property required for the 

operation, maintenance and administration of the Condominium which 

may be owned by the Association; and 

(x) : All other elements of any improvement necessary or 

convenient to the existence, management, operation, maintenance and 

safety of the Condominium or normally in common use. 

(b) Limited Common Elements 
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It is not contemplated that there shall be any limited 

common elements within the condominium. 

! Each owner's right to use any Limited Common 

Elements may not be transferred apart from the conveyance of title 

to the Unit. The Association shall have the power to adopt such 

rules and regulations pertaining to the use of any Limited Common 

Elements as may be required for the mutual benefit of all Unit 

owners. 

6. ESTATE ACQUIRED: INTEREST IN COMMON ELEMENTS: 

INTEREST IN COMMON SURPLUS: VOTING: COMMON EXPENSES. The owner 

of each unit shall have such an estate therein as may be acquired 

by grant, by purchase or by operation of law, including an estate 

in fee simple; and shall acquire as an appurtenance thereto a.n 

undivided perdentage interest in the Common Elements and Limited 

Common Elements of the Condominium ( if any) , ' as set forth in 

Exhibit G annexed·hereto and herein incorporated,.which shall not 

be divisible from the Unit to which it appertains. 

The aforesaid percentage interest shall be used to 

allocate the division of proceeds, if any, resulting from casualty 

loss, any eminent domain proceedings, any common surplus of the 

Association, or from any other disposition of the Condominium 

property. 

Assessments for Common Expenses shall be apportioned 

among the Units within the Condominium, based on the percentage 

interest of the Common Elements ascribed to each unit in accordance 

with Exhibit G annexed hereto. Each unit owner shall be a member 
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of the Association, and shall be entitled to vote as set forth in 

the By-Laws of the Association. 

7. COMMON EXPENSE ASSESSMENTS: LIST OF ASSESSMENTS: 

NOTICE OF ASSESSMENTS: CERTIFICATE AS TO PAYMENT: LIENS FOR 

ASSESSMENTS. - It shall be an affirmative and perpetual obligation 

of the Association to fix Common Expense assessments in an amount 

at least sufficient to maintain the exterior of the aforesaid 

Building and to maintain and operate the other Common Elements, and 

to maintain adequate replacement reserves. Insurance premiums 

shall be paid from common expense assessments. -

Annual Assessments shall be made for the period 

extending from April 1, through the next succeeding March 31 and 

shall be payable monthly due on the 1st day of each month. The 

Association shall det~rmine, at least thirty (30) days in advance 

of the due date of each first annual Common Expense installment, 

the amount of such installment. If any unit owner fails to pay any 

monthly installment of the annual assessment when due, the entire 

annual assessment shall immediately become due and owing. 

If an annual assessment is not made as required, an 

assessment shall be presumed to have been made in the amount of 

last prior years's assessment, and any installments on such 

assessment shall be due upon each installment payment date until 

changed by an amended assessment. 

In the event the annual assessment proves to be 

insufficient, the budget and assessments may be amended at any time 

by the Association, provided that nothing herein shall serve to 
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prohibit or prevent the Association from imposing a lump sum 

assessment in the case of any immediate need or emergency. 

In addition to the annual assessments hereinbefore 

authorized, the Association may levy, in any assessment year, a 

special assessment, applicable to that year only, for the purpose 

of defraying in whole or in part, the cost of any construction or 

reconstruction, unexpected repair or replacement upon the common 

Elements or Limited Common Elements, if any, including the 

necessary fixtures, equipment and other personalty related thereto, 

or for any ot~er lawful purpose, p;9"-:i,.e-ee.~ tna~ a ny such special 

assessment is agreed w.0 1::fl-i-1'.:ti-S o f the members o he 

Every Unit Owner, by acceptance · of a deed or other 

conveyance for a Unit, whether or not it shall be so expressed in 

any such deed or other conveyance, shall be deemed to covenant and 

agre~ to pay to the Association such other sums, (by way of non-

refundable annual or special Common Expense Assessments) as are 

herein or in the By-Laws of the Association more particularly 

described. Upon the purchase of a Unit from the Sponsor, the 

portion of the then-current annual assessment payable by the Unit 

p~rchaser shal~ be an amount which bears the same relationship to 

the annual assessment as the remaining number of months in the 

then-current annual assessment period bears to twelve, with 

appropriate proration as to month of purchase. The first monthly 

installment of the current annual assessment shall be due and 

10 



payable on the first day of the month immediately following the 

month of purchase. 

The Association shall, upon the request of an Association 

member, or of the mortgagee of any Unit, furnish to such Unit Owner 

or mortgagee, a certificate in writing, signed by an officer of the 

Association, setting forth whether or not such Common Expense 

assessment has been paid. Such certificate shall constitute 

cbnclusive evidence of the payment of any common Expense 

assessments therein stated to have been paid. The treasurer of the 

Association shall provide a quarterly written certification to_the 

Spofisor setting forth the p~yment status of common assessments by 

each Unit Owner. In addition, the Treasurer of the Association 

shall request I that a quarterly statement of the balance in the 

account holding common expense assessments be sent to the Housing 

Development Corporation of Bergen County and any mortgagee who has 

requested same. 

No Unit Owner may waive or otherwise avoid liability for 

Common Expenses by non-use of the Common Elements. 

Each such assessment shall be a continuing lien upon the 

Unit against which it was made and shall also be the personal 

obligation of the Owner of such Unit at the time when the common 

Expense assessment fell due, together with such lawful interest 

thereon and cost of collection thereof (including reasonable 

attorney's fees). In the event that Unit Owner shall default or 

otherwise be delinquent in the payment of any such assessment, the 

Housing Development Corporation of Bergen County reserves the right 
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to pay such assessment and· thereupon shall automatically acquire a 

lien against the property in · the amount of said payment. The 

Association and/or the Housing Development Corporation of Bergen 

county may, but shall not be . required to, file a written notice of 

said lien in the office of the Bergen County Clerk without notice 
' 

to the delinqu~nt unit owner(s). Liens for unpaid Common Expense 

assessments may be foreclosed by suit bought in the name of the 

Association in the same mann-er as a foreclosure of a mortgage on 

real property. A suit to recover a money judgment for unpaid 

Common Expense assessments may be maintained without waiving the 

lien securing the same. 

Any lien for unpaid Common Expense assessment shall be 

subordinate to any lien for past due and unpaid taxes and the lien 

of any institutional first mortgagee, including mortgage broker or 

any agenqy of the State of New Jersey or of the Federal Government, 

for mortgages now or hereafter placed upon any Unit; provided, 

however, that )such subordination shall apply only to the sale or 

transfer of any such Unit pursuant to a decree of foreclosure or 

any proceeding in lieu of foreclosure. Such sale or transfer shall 

not relieve any such Unit Owner from liability for any Common 

Expense assessments thereafter becoming due, nor from the lien of 

any such subsequent Common Expense assessment. 

8 . COMMON EXPENSES: RESPONSIBILITIES OF OWNER: 

DAMAGE DUE TO NEGLIGENCE, · OMISSION OR MISUSE - The annual Common 

Expense assessments levied by the Association shall be used 

exclusively for promoting the health, safety, pleasure and welfare 
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of the members of the Association, including, but not limited to 

such maintenance, repair and replacement of the property is are the 

responsibility of the Association in accordance with Exhibit H; 

payment of such taxes and insurance premiums as may be the 

responsibility of the Association; all costs and expenses 

incidental to the operation and administration of the Association; 

and such other items as may from time to time be deemed appro~riate 

by the Association. The Association may also provide, by its rules 

·and regulatiois, for ordinary maintenance and minor repairs and 

replacements to be furnished to Units by Association personnel or 

representatives and charged as a Common Expense. 

Each Unit Owner shall promptly furnish, perform, and be 

responsible for, at his own expense, such maintenance, repairs and 

replacements as are the responsibility of the unit owner in 

accordance with Exhibit H. The Association, its agents and 

employees may (but shall not be required to) effect emergency or 

other necessary repairs which the Unit Owner has failed to perform, 

same to be effected at the cost of the unit owner. 

Except as hereinbefore provided, or except as may 

otherwise be provided in Exhibit H, all maintenance, repairs and 
I 
' replacements of the plumbing fixtures and systems, heating systems, 

windows, doors, decks, sheds, stairways, electrical systems and 

receptacles, breaker boxes, kitchen appliances and equipment, and 

lighting fixtures within any Unit or part of the Limited Common 

Elements appurtenant thereto (if any) shall be the Unit owner's 

responsibility at his sole cost and expense. If any Unit owner 
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fails to perform such work, the Condominium Association may do so 

on the Unit Owner's behal·f and charge the · reasonable expenses 

thereof to th~ Unit Owner, which expenses shall be a continuing 

lien upon the unit, enforceable in the same manner as set forth 

herein for common expense assessments. Excepted from the 

foregoing, however, are driveway and parking area maintenance, 

repair, replacement and snow removal, which shall be the 

r'esponsibili ty of the Association; provided, however, that the Unit 

owner shall be responsible for any replacements or repairs required 

due to the misuse or negligent act or omission of a Unit Owner. 

Maintenance, repair, replacement, cleaning and washing of all 

wallpaper, paint, paneling, floor covering, draperies and window 
I 

shades or cur~ains within any Unit shall be the Unit owner's 

responsibility' at his sole cost and expense. 

All repairs and replacements, insofar as reasonably 

possible, shall be consistent with the original characteristics of 

the subject . item in all respects. No Unit Owner shall be permitted 

to alter the appearance or to make any exterior change to a Unit or 

any area appurtenant thereto. 

Notwithstanding anything herein to the contrary, if, due 

to the negligent act or omission or misuse by Unit owner, or a 

member of his family or household pet (to the extent permitted) or 

a guest, occupant, or visitor of a member (whether authorized or 

unauthorized by the Unit Owner), damage shall be caused to the 

Common Elements or the Limited Common Elements, or to a Unit owned 

by another, or if maintenance, repair or replacements shall be 
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thereby required which would otherwise be a Common Expense, then 

such Unit Owner shall pay for such damage and be liable for any 

damages, liability, costs and expense, including attorney's fees, 

caused by or arising out of such circumstances; and such 

maintenance, r.epairs and replacements to the Common Elements or 
I . 
! 

Limited Common: Elements, or the Unit, shall be subject to the By-

Laws and the rules and regulations of the Association. 

9. EASEMENTS: 

9.1 Every unit owner, his successors and assigns, shall 

have the following perpetual easements with respect to the 

proper:ty: 

( a) A non-exclusive easement in, upon, over, under, 

across and through the Common Elements and Limited Common Elements 

to keep, maintain use, operate, repair and replace his Unit in its 

original position and in every subsequent position to which it 

changes by rea~on of the gradual forces of nature and the elements; 

and 

I 
! 
! 

(b) An exclusive easement for the existence and 

continuance of any encroachment by his Unit upon any adjoining Unit 

or upon any Common Elements or Limited Common Elements, now 

existing or which may come into existence hereafter as a result of 

construction, repair, shifting, settlement, movement of any portion 

of the Building or a Unit, or as a result of condemnation or 

eminent domain proceedings, so that any such encroachment may 

remain undisturbed so long as the building stands; and 
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(c) A non-exclusive easement for ingress and egress 

to his Unit in, upon, under, over, across and through the Common 

Elements and Limited Common Elements, and 

(d) An exclusive easement to use and enjoy the 

surfaces of the main walls, (including any windows, doors, 

chimneys, stoops or patios therein), ceilings and floors contained 

within his Unit; and 

I 
I 

(e) An easement in common with the owners of all 

other units t~ use and maintain all pipes, wires, ducts, cables, 
I 

conduits, public utility lines, cable and master antenna television 

and other common Elements located in any of the other Units or in 

the Common Elements or Limited common Elements and serving his 

Unit; and 

(f) A perpetual and nonexclusive easement in, over 

and through the Common Elements and Limited Common Elements of the 

Condominium and to use ~he driveways, walks and common facilities 

within the Condominium, subject to the right of the Association to: 

(i) promulgate rules and regulations for the 

use and enjoyment of the common property; and 

(ii) suspend the enjoyment and voting rights of 

any Unit owner for any period during which any assessment for 

Common Expenses remains unpaid or for any period during which any 

infraction of its published rules and regulations continues, it 

being understood that any suspension for either non-payment of any 

assessment or a breach of the rules and regulations of the 
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Association shall not constitute a waiver or discharge of the Unit 

owner's obligation to pay the ~ssessrnent; and 

( iii) the right of the Association to dedicate 

or transfer all or any part of the Common Elements and Limited 

common Elements other than the Building, to any municipal, county, 

state, Federal or other public agency, authority, or utility, for 

such -purposes and subject to such conditions as may be agreed upon 

by the Association, provided that no such dedication, transfer, or 

determination as to the purposes of or as to the· conditions of such 

dedication or transfer shall become effective unless such 

dedication, transfer and determination to purpose and conditions 

thereof shall be authorized by a seventy-five (75%) percent vote of 
. ! 

the members of the Association. The result of the vote taken 

therein shall be made and acknowledged by the President and 

Secretary/Treasurer of the Association, and such certificate shall 

he annexed to any instrument of dedication or transfer affecting 

the Common Elements and/or Limited Common Elements other than the 

Building, prior to the recording thereof in the Off ice · of the 

County Clerk. Such certificate shall be conclusive evidence of 

authorization by the membership. 

Sponsor, its successors and assigns, shall have 

the following easements with respect to the Property: 

(a) A blanket and non-exclusive easement in, 
I 

upon, through, 1under and across the common Elements and/or Limited 

Common Elements and egress for the use of all driveways, parking 

~reas and for viewing at reasonable times until the expiration of 
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five years from the date of issuance of Certificate of Occupancy by 

the municipality for the last Unit in the Condominium, In 

addition, Sponsor hereby reserves the irrevocable right to enter 

into, upon, oyer or under any Unit for such purposes as may be 
I 

reasonably nec~ssary for the Sponsor or its agents to service any 

Unit therein; provided that requests for entry are made in advance 

and that such entry is at a time reasonably convenient to the Unit 

owners. In case of emergency, such right of entry shall be 

immediate whether the Unit Owner is present at the time or not; anp 

(b) A perpetual blanket and non-exclusive easement 

in, upon, over, under, across and through the Common Elements and 

Limited Common Elements for surface water runoff and drainage 

caused by natural forces and elements, grading and/or the 

improvements located upon the Prpperty. No individual Unit Owner 

shall directly; or indirectly interfere with or alter the drainage 
I 

and runoff pat~erns and systems within the Condominium . 

.2....:..l.l. The Property shall also be subject to the following 

easements: 

(a) The Association shall have a perpetual 

exclusive easement for the existence, continuance and maintenance 

of any Common Elements or Limited Common Elements or of any 

improvements owned by it which presently or may hereafter encroach 

upon a Unit; and 

(b) The Association shall have the perpetual and 

non-exclusive right of access to each Unit to inspect same to 

remove any violations set forth in this Master Deed, the By-Laws or 
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in any regulations promulgated by the Association and to perform 

any operations required in connection with maintenance, repairs or 

replacements of or to the Common Elements or Limited Common 

Elements or· any equipment, facilities or fixtures affecting or 

serving any Unit, the Common Elements or Limited Common Elements; 

provided that requests for entry are made in advance and that any 

such entry is at a time reason~bly convenient to the Unit Owner. 

Ih case of any
1 

emergency, such right of entry shall be immediate, 

whether the Un[t Owner is present at the time or not; and 

( c) Any bank, mortgage banker or other institutional 

lender who is the owner of a mortgage which encumbers any Unit, its 

officers, agents and employees, 9hall have a blanket, perpetual and 

non~exclusive easement to enter the condominium or any part thereof 

to inspect the condition and repair of the Common Elements or 

Limited Common Elements or any Unit so encumbered. This right 

shall be exercised only during reasonable daylight hours, and then 

whenever practicable, only after advance notice to and with the 

permission of the Association; and 

(d) )A blanket, perpetual and non-exclusive easement in, 

upon, over, across and through the Common Elements and Limited 

Common Elements for the purpose of the installation, maintenance, 

repair, service and replacement of all sewer, water, power and 

telephone pipes, lines, mains, conduits, poles, transformers, 

master television antenna or cable television facilities and any 

and all other equipment or machinery necessary or incidental to the 

proper functioning of any utility systems serving the Property, 
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which easement i shall be for the benefit of any governmental agency 

or utility company or other entity which requires same for the 

purpose of furnishing one or more of the foregoing services; and 

(e) A blanket, perpetual and non-exclusive easement of 

unobstructed ingress and egress in, upon, over, across and through 

the Common Elements and Limited Common Elements (if any) to the 

City of Hackensack, the Association, their respective officers, 
J 

a'gents and employees, (but not the public in general) and to all 

police, fire and ambulance personnel in the proper performance of 

their respective duties (including but not llmited to emergency or 

other .n ec~ssarr r e pa irs to a Unit which the Unit Owner has failed 

to perform), a1d f or repair and maintenance of the Common Elements. 
I 

Except in the ' event of emergencies, the rights accompanying the 

easements provided for in this subparagraph shall be exercised only 

during reasonable daylight hours and then, whenever practicable, 

only after advance notice to and with permission of the Unit Owners 

directly affected thereby. 

10. BY-LAWS AND ADMINISTRATION; CHANGES IN DOCUMENTS; 

POWERS OF ATTORNEY - The administration of the Common Elements and 

Limited Common Elements of the Condominium and other common 

facilities shal 1 be by the Association in accordance with the 

provisions of the Condominium Act, this Master Deed, the Articles 

of Incorporat~on, the By-Laws and of any other documents, 

amendments or supplements to the foregoing which may subsequently 

be required by Sponsor, or by a bank, mortgage banker or other 

institutional lender acceptable to the Sponsor to make mortgage 
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loans on the subject premises, or by a governmental agency or 

quasi-governmental agency having regulatory jurisdiction over the 

condominium, or by any title insurance company acceptable to 

Sponsor to ins~re title to any Units. 
I 

Sponsor hereby reserves ·for itself, its successors, and 

assigns, for a period of · five (5) · years from the date the first 

Unit is conveyed to an individual purchaser, the right to execute 

on behalf of all contract purchasers, Unit Owners, mortgagees, 

other lienholders or parties claiming a legal or equitable interest 

in the Condominium, any such agreements, documents, amendments or 

supplements to the above described documents which may be so 

required by any such institutional lender, governmental or quasi-

governmental agency or title insurance company; provided, however, 

that (i) no such agreement, document, amendment or supplement shall 

effect a mateiiial physical modification of a Unit, or change the 
. I 

I 

percenta9e of the undivided interest in the Common Elemehts without 

the prior written consent of the affected Unit Owner(s) and 

mortgagees; or (ii) if such agreement, document, amendment or 

supplement adversely effects the priority or validity of a purchase 

money lien which encumbers a Unit, without the prior written 

consent of such mortgagees. 

By acceptance of a deed to any Unit or by the acceptance 

of any other legal or equitable interest in the Condominium, each 

and every contract purchas~r, Unit owner or occupant, or holder of 

any :mortgage or other lien, does automatically and irrevocably 

name, constitute, appoint and confirm Sponsor, its successors and 
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assigns, as attorney-in-fact for the purpose of executing such 

amendments to the Master Deed and other instrument(s) necessary to 

effect the foregoing (subject to the foregoing limitations, and 

provided that such power of attorney may not be used to adversely 

affect the priority or validity of any lien or the value of any 

Unit). 

The powers of attorney aforesaid are expressly declared 

I a'nd acknowledged to be coupled with an interest in the subject 
I 

matter hereof and the same shall run with the title to any and all 

Units and be binding upon the heirs, personal representatives, 

successors and assigns of any of the foregoing parties. ·Further, 

said powers of attorney shall not be affected by the death or 

disability of any principal and are intended to deliver all right, 

title and interest of the principal in and to said powers. 

11. RESTRICTIONS - The Condominium is subject to 

all - covenants, restrictions and easements of record (including, 

without limitation, drainage and utility grants and easements and 

road easement~), to the terms of this Master Deed and Exhibits 

hereto, and tol the fol lowing restrictions: 
I 

(a) Units shall be utilized for residential 

purposes only. The number of persons occupying a unit shall not 

exceed zoning ordinances or other governmental restrictions. 

(b) No unit owner shall discriminate against a 

prospective purchaser on the basis of age, race, creed, color, 

national origin, ancestry, marital status, political affiliation or 
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sex, subject to the owner selection criteria promulgated by the 

Sponsor. 

(c) No animals or other household pets, livestock 

or poultry of any kind shall be raised, bred or kept in any Unit or 

in the Common Elements or Limited Common Elements (if any). 

(d) No trailer, tractor, mobile home, commercial 

van, boat, truck, commercial vehicle or similar vehicle shall be 

stored or housed on the Property. Further prohibited are any other 

vehicles not having a currently valid registration or any vehicle 

not permitted for uncovered of f=-street parking under applicable 

ordinances, rules 
i 
i 

or regulations. No vehicle washing, waxing, 

servicing or repair of any kind may be conducted on the property. 

( e) No portion of the Common Elements, Limited 

Common Elements (if any) or other portion of the Property shall be 

used or maintained for the dumping of rubbish or debris. Trash, 

garbage or other waste shall be placed by the Unit owners in 

sanitary containers in areas on the Property designated by the 

Association for weekly or more frequent collection. 

(f) No exterior loudspeakers shall be permitted. 

No unshielded floodlights shall be installed in any exterior area. 

(g) No awnings, grills, balconies, or deck 

enclosures, fences, canopies, shutters or external or visible 

radio, televiiion, or any type of communication aerial shall be 

installed or affixed on or about the exterior of any Building 

constructed or erected on the Property, or elsewhere on such 

Property. 
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(h) No signs of any kind shall be permitted upon 

the premises unless approved by Association 

case of 

1 ( i) In order to provide an orderly procedure in the 

title i transfers and to assist in the maintenance of a 
I 

current roster of Unit Owners, the owner of a Unit shall, subject 

to the provisions contained in Paragraph 11.1, forthwith notify the 

Association of the names and address of the purchasers. 

(j) No Unit Owner or occupant shall build, plant or 

maintain any matter or thing upon, in, over or under the Common 

Elements or Limited Common Elements (if any) without the prior 

written consent of the Association. Crawl spaces, if any, shall not 

be used for storage of any kind. 

(k) No Unit Owner or occupant shall burn, chop, 

cook or cut a 1nything on, over or above the Common Elements or 
I 

Limited Common! Elements, if any. 

1) Unit owners shall not have any right to build, 

paint, or otherwise decorate or change the appearance of any 

portion of the exterior of any unit or Limited Common Elements (if 

any) appurtenant thereto without prior written approval of the 

Association. 

(m) To the extent that equipment, facilities and 

fixtures within any Unit(s) shall be connected to similar 

equipment, facilities or fixtures affecting or serving other 

Unit(s) or the Common Elements or Limited Common Elements (if any), 

then the use thereof by the individual Unit Owners shall be subject 

to the By-Lawsi and the rules and regulations of the Association. 
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(n) Nothing shall be done or kept in any Unit or in 

or upon the Common Elements or Limited Common Elements (if any) 

which will increase the rates of insurance of the Building or the 

contents thereof beyond the rates applicable for Units, without the 

prior written consent of the Association. No Unit Owner shall 

permit anything to be done or kept in his Unit or in or upon the 

Common Elements or Limited Common Elements ( if any) which will 
I 

result in the · cancell.ation of insurance on the Building or the 

contents thereof, or which will be in violation of any law. 

(o) No noxious or offensive activities shall be 

carried on, in or upon the Common Elements or Limited Common 

Elements (if any) or in any such Unit or shall any thing be done 

therein either willfully or negligently or otherwise which may be 

or become an annoyance or nuisance to the other residents in the 

Condominium. 

(p) No unlawful use shall be made of any Unit, and 

all valid law~, zoning ordinances and regulations of all 

governmental bodies having jurisdiction thereof shall be observed. 

(q) Nothing shall be done to any Unit or on or in 

the Common Elements or Limited Common Elements (if any) which will 

impair the structural integrity of any Building or which will 

structurally change a Building. No unit owner (other than the 

Sponsor) may make any structural additions, alterations or 

improvements in or to his Unit or in or to the Common Elements or 

Limited Common Elements or impair any easements without the prior 

written consent of the Sponsor. Such approval, however, shall not 
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create any liability on the part of the Association or Sponsor to 

hire or retain any contractor, subcontractor or materialman on 

account of such addition, alteration or improvement, or to any 

person having any claim for injury to person or damage to property 

arising therefrom. 'The Sponsor shall have the obligation to answer 

any written request received by it from a Unit owner for approval 

of a proposed structural addition, alteration or improvement in 

such Unit Owner's Unit within forty-five (45) days after receipt of 

such request, and failure to do so within the stipu~ated time shall 

constitute a \ consent to the proposed structural addition, 
I 

alteration or improvement. Additionally, any Unit owner wishing to 

make any alteration, improvement or addition in or to any Unit 

must, when necessary, file an application for a building permit 

with the municipality and comply with all local building codes. 

The Unit Owner shall furnish the Association and the Sponsor with 

a copy of any such application and/or permit which he has prQcured. 

The provisions of this subparagraph (q) shall not apply to Units 

owned by the Sponsor until such Units have been initially sold and 

conveyed by the Sponsor. 

(r) Draperies, blinds, curtains or other window 

coverings mus~ be installed by each Unit Owner on all windows of 

his Unit and must be maintained in said windows at all times. The 
! 

aforementioned window treatments shall be made of white, off-white, 

gray or pastel colors, or shall be lined with lining material of 

such colors, such that a uniform exterior appearance of the 

property is maintained for aesthetic purposes.. At least eighty 
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(80%) percent of all floor areas (excepting kitchen, bathroom and 

utility closets)in each Unit must be covered by padding and 

carpeting or area rugs. These provisions shall not apply to any 

unit owned by the Sponsor. 

(s) The Common Elements shall be used only for the 

furnishing of the services and facilities for which they are 

reasonable intended and suited and which are incidental to the use 

ahd occupancy of the units. 

(t) No unit shall be rented by the Owner thereof 

(except a lender in possession of such Unit following a default in 

a first mortgage, a foreclosure proceeding or any deed or other 

arrangements in lieu of foreclosure) or utilized for transient or 

hotel purposes, which shall be defined as: ( i) rental for any 
; 

period less tran ninety (90) days; or (ii) any rental if the 

occupants of !the Unit are provided customary hotel services; 

provided however, that any Unit OWQer including Sponsor may rent a 

unit for a period of less than ninety (90) days to a contract 

purchaser. No Unit Owner may lease or rent less than an entire 

unit. Other than the foregoing obligations, a Unit Owner shall 

have the right to lease same, provided that said lease is in 

writing, is approved by the Sponsor and the Association and is 

expressly made subject to the requirements of the New Jersey 

Housing and Mortgage Finance Agency, if applicable, and Fair 

Housing Act and to all provisions of this Master deed, the By-Laws 

of the Association and other documents referred to herein, 

including the :right of amendment reserved to Sponsor herein, and 
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provided further that any failure of the lessee to fully comply 

with the terms and conditions of such documents shall constitute a 

default under the lease, and provided further that any such lease 

shall be made to persons who qualify as low- or moderate-income 

households in accor.dance with regulations established by the United 

States Department of Housing and Urban Development and the New 
I 

. I . . . 
Jersey Housing and Mortgage F 1.nance Agency, 1.f applicable. The 

amount of monthly rent payable pursuant to said lease shall not 

exceed the amount of the Unit owner's mortgage payment, common 

assessment, utilities (unless payable by Tenant) and one-twelfth of 

annual property taxes. 

In the event a tenant of a Unit defaults under his 

lease by failure to comply with the provisions of this Master Deed, 

By-Laws or rules and regulations of the Association, then, in 

addition to all other remedies which it may have, the Association 

shall notify th_e Unit Owner of such default ( s) and demand that the 

same be cured ~hrough the Unit owner's efforts within thirty (30) 
I 

days after such notice. If such default(s) is not cured within 

said thirty (30) day period, then the Unit Owner shall immediately 

thereafter, at his own cost and expense, institute and diligently 

prosecute an eviction action against the Unit Owner's tenant on 

account of such default(s). such action shall not be compromised 

or settled without the prior written consent of the Association. 

In the event the Unit Owner fails to fulfill the foregoing 

obligation, then the Association shall have the right, but not the 

duty, to institute and prosecute such action as attorney-in-fact 
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for the Unit Owner and at the Unit owner's sole cost and expense, 

including all legal fees incurred. Said costs and expenses shall 

be deemed to constitute a lien on the particular Unit involved, and 

collection thereof may be enforced by the Association in the same 

manner as the Association is entitled to enforce collection of 

Common Expenses. By acceptance of a deed to any Unit, each and 

every Unit Owner does thereby automatically and irrevocably name, 

cbnstitute, appoint and confirm the Association as his attorney-in-

fact for the purposes described in this subparagraph (t). 

I (u) Each Unit Owner, subject to the limitations set 

forth herein, ' shall have the right to mortgage or encuml:>er his 

Unit, provided that such mortgage or encumbrance is made to a bank, 

mortgage banker, trust company, insurance company, savings and loan 

association, pension fund or other institutional lender, and is in 

compliance with the requirements of the first mortgage holder, or 

is a purchase money first mortgage made to the Sponsor or to the 

immediate predecessor in title to a Unit. No unit owner shall 

mortgage a unit for the purpose of securing a loan which shall 

cause the balance of all mortgage loans secured by the unit and 

other liens on the unit to exceed the then-existing unit Purchase 

Price, comput~d in accordance with Paragraph 11.1 of the Master 

Deed (hereinafter referred to as an "excess mortgage"). Any such 

excess mortgage so executed shall be ineffective as a lien on the 

unit to the extent that same shall exceed such Purchase Price. 

(v) All property taxes, special assessments and 

other charges imposed by any taxing authority are to be separately 
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assessed against and collected on each Unit as a single parcel, as 

provided in the New Jersey Condominium Act. In the event that for 
i 

any year such taxes are not separately taxed to each Unit, but are 

taxed on the Property as a whole, then each Unit Owner shall pay 

his proportionate share thereof in accordance with his 

proportionate undivided percentage interest in the Common Elements 

and Limited Common Elements, if any. 

(w) Each Unit owner shall pay for his own telephone 

and other utilities, if any, which are separately metered or billed 

to each use by the respective utility company. Utilities which are 

not separately metered or billed shall be treated as part of the 

Common Expenses. 
! 
! (x) Each Unit Owner shall be responsible for the 
I 
I 

maintenance an~ general upkeep of the Limited Common Elemerits, if 

any, appurtenant to his Unit. 

(y) No clothes poles or lines shall be installed or 

maintained on any part of the premises, nor shall any Unit Owner 

cause or permit any clothes, sheets, blankets or laundry or other 

articles to be hung or displayed on the outside of windows or 

placed on the outside window sills or exterior buildings walls. 

( z) Except in recreational areas or in storage 

areas specifically designated by the Association, if any, there 

shall be no playing, lounging or parking of any baby carriages or 

playpens, bicycles, wagons, toys, vehicles, benches or chairs, nor 

shall there be; any obstruction placed by any owner or occupant in 

any common element, facility or area. 
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(aa) OWNER-OCCUPANCY REQUIREMENT. In the event 

that a unit is mortgaged under the New Jersey Housing and Mortgage 

Finance Agency program, the Unit Owner covenants and agrees that he 

shall, within sixty (60) days from the date of the mortgage and 

continually thereafter during the term of the mortgage, occupy the 

unit as the Un~t owner's primary residence. 

In the event that the Unit owner shall fail to 

occupy the Unit as aforesaid, then the entire principal balance 

together with accrued interest may, at the option of the mortgagee, 

become immediately due and paya_!::>le. 

(bb) No Unit owner shall cause or permit a window 

air-conditioning unit to be placed or installed in any unit or in 

the common elements or limited common elements, if any. Unit 

Owners shall be permitted to install air-conditioning units in the 

wall sleeves provided, on the condition that same: (1) shall be 230 

volt and 110 volt units in the living room and bedrooms, 

respectively; 1(2) shall be of such dimensions as to snugly and 

fully the inrier space of the wall sleeves; and, ( 3) 

shall securely installed therein. 

RESALE PRICE RESTRICTIONS -

Subject to the provisions of Paragraph ll(aa), a Unit Owner shall 

be required to reside in his or her condominium unit for a period 

of not less than two (2) years from the date of purchase by said 

Unit owner; provided, however, that the Unit owner may sell said 

unit and move therefrom within the said period where a change of 

circumstances with respect to health, employment, financial, family 
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circumstances or marital status or other reason approved by Sponsor 

reasonably necessitates moving from subject premises. When such 

change of circumstances occurs, the Unit owner shall notify the 

Sponsor, in writing, and shall request prior written approval from 

the Housing Development Corporation of Bergeh County, which 

approval shall not be unreasonably withheld. Said approval, if 

granted, may be conditioned upon the 1 imitation of the re-sale 

price to a sum which may be less than otherwise allowable pursuant 

to this Paragrrph 11,1, but 

base pr_ice . : 

in no event less than the Unit owner's 

With respect to any sale or re-sale of a unit (whether by 

the original unit owner or subsequent purchaser), the Housing 

Development Corporation of Bergen County shall have an exclusive 

first option to purchase the subject property at a purchase price 

which shall be computed as follows: 

( CURREN~ CPI - BASE CPI ) PURCHASE 
PRICE = BASE PRICE + ( BASE CPI ) x BASE PRICE) 

Said option shall be for a period of 3 months from the date Sponsor 

is notified by certified mail, return receipt requested, of the 

Unit Owner's intent to sell and Sponsor's determination of purchase 

price. For jpurposes of this Paragraph 11.1, the following 

definitions shall apply: 

BASE PRI CE: Purchase price paid by current unit owner, exclusive 

of any reimbursable capital improvements paid by current unit owner 

at the time of purchase. 

BASE CPI : CPI published for the month the current unit owner 

closed title. 
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CURRENT CPI: CPI published for the month immediately preceding 

current Unit Owner's written notification to Housing Development 

Corporation of Bergen County of intent to sell; 

CPI: Consumer Pr ice Index for Urban Consumers in the New York 

Northeastern New J~~sey region as same is computed by the Bureau of 

Labor Statistics of the United States Department of Commerce and 

published in the Consumer Price Index - Detailed Report. 

Said purchase price may be reduced to the extent of the 

cost of such repairs or replacements as may be required by Sponsor 

in connection with said unit, in an amount to be determined by-

Sponsor, in its sole and conclusive judgment and discretion. 

In the event that the Sponsor shall fail to exercise said 
I 

option, the u nk t owne~ may sell his unit for a purchase price not 
I 

to exceed the' purchase price computed as set forth above and 

subject to the exclusions and/or reductions set forth in this 

Paragraph to a family which meets the eligibility criteria 

promulgated by Sponsor or the Housing Authority of Bergen County 

under its Affordable Housing Program, or such other replacement 

program as may then be administered by Sponsor or Housing Authority 

of Bergen County. 

In addition to the foregoing purchase price, at time of 

unit sale, to Sponsor or otherwise, a Unit owner shall be entitled 

to payment from purchaser for Reimbursable Capital Improvements in 

accordance with and subject to the following conditions. In order 

to qualify for such reimbursement at time of sale, the capital 

improvement must be an addition or improvement within the unit, 
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other than ordinary maintenance or repair, and permitted under the 

terms of the Master Deed, By-Laws and Association rules and 

regulations, which substantially enhances the value of the unit and 

which has a useful life of at least one year; provided that such 

addition or improvement was not and could not properly have been 
I 

paid from the General Operating Reserve or from a common or special 

assessment. Painting, decorating, or replacement of existing 

fixtures, accessories or other items are not Reimbursable Capital 

Improvements. The useful life of a qualified .capital improvement 

shall be fixed and determined in accordance with such standards and 

guidelines as may be adopted and supplemented by Sponsor, and shall 

be amortized accordingly, such that a purchaser shall reimburse the 

unit owner therefor only to the extent that such capital 

improvements have not been amortized. Any sums so paid by a 

purchaser shall not be deemed to be part of the unit's purchase 

price for computation o.f a suJ?sequent purchase price at time of 
i 

resale by purchaser. However, to the extent that there shall 

remain unamortized any portion of the cost of a Reimbursable 

capital Improvement at time of such resale (based on date of 

initial installation or completion of subject improvement), 

purchaser shall be entitled to reimbursement therefor at such time 

of resale. 

As a further condition of entitlement to capital 

improvement reimbursement, after completion or installation hereof, 

the unit owner shall promptly furnish the Association with adequate 

documentation evidencing the nature and cost of the improvement, 
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including, but not limited to, contracts and sufficient proof of 

payment,~, cancelled checks or charge account receipts. On an 

annual basis, such documentation shall be submitted to Sponsor, 

which shall advise the unit owner of Sponsor's determination as to 

the eligibility, amount and useful life of the subject improvement. 

Sponsor's determinations shall be final and conclusive in all 

respects. 

Prior to commencement of installation of a capital 

improvement 
I . 

which 
i 

is not set forth in guidelines· adopted by 

Sponsor, a Unit Owner, at his or her option, may request Sponsor's 

prior determination as to the eligibility of the improvement as a 

Reimbursable Capital Improvement, and as to the useful life 

thereof. Sponsor reserves the right to require the Unit Owner to 

submit such documentation as Sponsor may reasonably require in 

connection with such request. 

Notwithstanding any of the foregoing, the maximum . '\ 

Reimbursable Capital Improvement which may be received by any Unit 

Owner at time of sale shall not exceed, in the aggregate, a sum 

equal to ten (10%) percent of the Base Price, as herein computed. 

Except as provided below, the provisions of Paragraph 

11.1, including all resale restrictions, shall terminate with 

respect to any unit which shall be acquired by an institutional 

holder of a first mortgage lien, through foreclosure of the first 

mortgage or by deed in lieu of foreclosure, or by any other means; 

provided, however, that if a mortgagee shall have so acquired 

title, written notification of same shall be mailed by certified 
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mail, return receipt requested, to the Aousing Development 

Corporation of Bergen County which shall then have the exclusive 

first option for a period ~ not to exceed 3 O days to elect to 

purchase same or to secure a purchaser, at the price established in 

accordance with this Paragraph 11.1. 

Notwithstanding the terms of the preceding paragarph, 

however, all of the provisions of Paragraph 11.1 shall not 

terminate as to any mortgagee or other person or entity who 

acquires title through a Sheriff's sale or deed in lieu of 

foreclosure or otherwise with respect to an "excess mortgage" (as 

defined in Paragraph ll(u)), and for the purpose of a subsequent 
I 

resale, the base price of such acquirer shall be equal to the 

Purchase Pric J allowable for the prior. unit owner. 

12. OBLIGATIONS OF SPONSOR - Until the conveyance of 

title to the first Unit, the Sponsor shall be solely responsible 

for all common Expenses. Following the first conveyance, the 

owners of Units to whom title shall have been conveyed shall be 

responsible for their proportionate share of all common Expenses. 

Until the conveyance of the final Unit within the Property, the 

Sponsor shall be responsible for payment of such Common Expenses as 

are proportionately allocated to the unsold Units. 

Notwithstanding the foregoing, the Sponsor covenants and 

agrees for its~lf, it successors and assigns that for so long as it 

owns one or more of the Uni ts, and subject to the exceptions 

expressly indicated, the Sponsor, its successors and assigns shall 

be governed by the provisions of and entitled to all rights and 
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benefits reserved to Sponsor pursuant to this Master Deed and of 

all Exhibits attached hereto. 

13. NO PARTITION - Subject to the provisions of the 

Master Deed and Articles of Incorporation and By-Laws of the 
I 

I 
Association and the Condominium Act, the Common Elements and 

I 

Limited Common Elements, if any, shall remain undivided and no Unit 

Owner shall bring any action _for partition or division thereof. In 

addition, the undivided percentage interest in the Common Elements 

and Limited Common Elements, if any, shall not be separated from 

the Unit to which same appertains and shall pe deemed conveyed or 

encumbered with the Unit even though such interest is not expressly 

mentioned or described in the conveyance or other instrument. 

14. COMPLIANCE BY OWNERS: MEMBERSHIP IN THE ASSOCIATION 

Each owner or occupant of a Unit shall comply with and 

shall assume ownership or occupancy subject to laws, rules and 
l 

regulations ofi governmental authorities having jurisdiction over 
I 

the Condominium, the provisions of this Master Deed, the Articles 

of Incorporation, By-Laws and rules and regulations of the 

Association and any other documents, amendments or supplements to 

the foregoing. Failure to comply with such provisions, ~ules and 

regulations shall be grounds for injunctive relief by the Sponsor, 

the Association and any Unit owner, and for penalties and other 

available remedies at law or in equity . 

Upon acceptance of a Deed to a Unit, each Unit owner 

shall automatically become a member of the Association and shall be 

a member for so long as he shall hold legal title to his Unit, 
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subject to all provisions of this Master Deed, the Condominium Act, 

the Articles of Incorporation of the Association, and the By-Laws 

and rules and regulations which may now or hereafter be established 

for or by the Association. 

Notwithstanding the conveyance by Sponsor of all 

units, the Housing Development corporation of Bergen County shall 

constitute a non-Unit Owner member of the Association; however, it 

is expressly understood and agreed that the Housing Development 
I 
I 

Corporation of!Bergen County shall not be liable for payment of any 

expenses or debts of any kind incurred on behalf of the 

Association, including but not limited to Annual or Special 

Assessments, nor shall it be liable to any Unit owner or any other 

party for any action or inaction of the Association or for any 

action or inaction which it may participate in or be associated 

with as a member of the Association, other than as may be expressly 

set forth herein. 

15. DAMAGE, DESTRUCTION OR CONDEMNATION - If a 

Building, improvement, Common Element or Limited Common Element or 

any part there~f is damaged, destroyed or taken by fire, casualty 

or eminent domain, the repair, restoration or ultimate disposition 

of any funds or proceeds thereby created or received shall be in 

accordance with R.S. 46:BB-24 and 25, respectively. In the event 

the Association determines not to repair or restore the damaged 

property in accordance with R.S. 46:88-24, any insurance proceeds 

payable to a unit Owner as a result of damage or destruction or 

taking of his Unit and/or share of the Common Elements and/or 
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Limited Common Elements are hereby assigned and shall be paid to 

the institutional holder of a first mortgage lien on said Unit for 

application to the sums secured by said mortgage with the excess, 

if any, paid to the Unit owner. 

16. INSURANCE - The Association shall obtain and keep in 

force all insurance coverage required to be maintained by the 

Association, applicable to its property and members, including, but 

not limited to: 

( i) Phys ica 1 Damage Insurance - Broad form insurance 

against loss by fire and against-loss by lightning, windstorm, and 

other risks nqrmally 
' I 

included within all risk extended coverage, 

including vaf dalism 

improvements existing 

and malicious mischief, insuring all 

on the property, and covering the interest of 

the Association, the Sponsor, and all Unit owners and Institutional 

Lenders as their respective interests may appear, in an amount 

equal to the full replacement value of such improvements (exclu~ive 

of foundations and footings), without deduction for depreciation. 

Each policy shall contain a standard mortgagee clause in favor of 

each Institutional Lender, which shall provide that the loss, if 

any, thereunder shall be payable to each Institutional Lender as 

its interest may appear. 

(ii) Public Liability Insurance. To the extent 

obtainable, 
' 
I 

public liability insurance for personal injury and 
I 

death from accidents occurring within the Common Elements and 

Limited Common Elements, if any, ( and any other areas which the 

Association may deem advisable), and the defense of any actions 
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brought due to the injury or death of a person or damage to 

property, occurring within such Common Elements and Limited Common 

Elements, if any, and not arising by reason of any act or 

' negligence of ~ny individual Unit Owner. Said insurance shall be 
I 

in such limitslas the Association may from time to time determine, 

covering the Association, its officers, and each member, and shall 

also cover cross liability claims of one insured against another. 

Such coverage shall be in an amount to be determined by the 

Association, but not less than $1,000,000.00 inclusive of 

applicable umbrella insurance coverage. 

(iii) Directors an d Of~icer s Liabilily I nsura nce . 

Liability insurance indemnifying the officers of the Association 

against liability for errors and omissions in connection with t~e 

performance of their duties, in an amount of at least $1,000;000.oo 

(iv)! Workers· Comnensat i on Insurance. Workers 
I 

Compensation ~nd New .Jersey disability benefits insurance as 

required by law. 

(v) Other I nsurance . Such other insurance as the 

Association may determine. 

Any insurance maintained by the Association may provide 

for such deductible amount as the Association may determine. 

Unit owners shall not be prohibited from carrying 

insurance for their own benefit, provided that all such policies 

shall contain waivers of subrogation; and further provided that the 

liability of the carriers issuing insurance obtained by the 
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Association shall not be affected or diminished by reason of any 

such additional insurance carried by any Unit Owner . . 

The premiums for all insurance carried by the Association 

shall be a Common Expense, to be included in the monthly assessment 

for Common Expenses. 

17. AMENDMENT OF MASTER DEED - This Master Deed may be 

amended at anx time after the date hereof by a vote of at least 

seventy-five (p5%) percent of the Association members, Article II 

of the Association By-Laws notwithstanding, provided that any 

material amendment shall have been approved in ~riting by Sponsor, 

each bank, mortgage banker, or other institutional lender of a 

first mortgage lien on any unit, which approval shall not 

unreasonably be withheld. No amendment shall be effective until 

recorded in the Office of the Clerk of Bergen County, New Jersey. 

This paragraph is by way of supplement to, and not in derogation 

of, the powers of amendment reserved to Sponsor pursuant to 

Paragraph 10 hereof, and in case of any conflict between them, the 

least restrictive provision shall apply. In the alternative, an 
I 

amendment hereof may be made by an agreement, signed and 

acknowledged by all Association members in the manner required for 

the execution of a deed, and such amendment shall be effective when 

recorded in the public records of Bergen County, New Jersey; 

provided, however, that no such amendment may alter the priorities 

of the mortgagees. 

Notwithstanding the foregoing, any amendment of the 

Master Deed pertaining to or effecting the sale or resale of a Unit 
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shall require the unanimous consent of all Association members 

( including non-unit owner) . This shall not be deemed to be in 

derogation, however, of the amendatory powers reserved to Sponsor 

set forth in Paragraph 10 hereof. Further, Paragraph ll(c) of the 

Master Deed may be amended by a vote of at least fifty ( 50%) 

percent of the Association members, to permit that a maximum in the 

aggregate of one (1) dog, cat or other household pet may be kept in 

a· unit, on the condition that same sha 11 be not be kept, bred or 

maintained for any commercial purpose, and must be housed within 

the unit. In the event of such an amendment of the Master Deed, 

the Association may adopt such rules and regulations as it may deem 

appropr i.ate inl order to preserve t.he harmony and enjoyment of the 

property for the residents thereof. 

18. ENFORCEMENT - Enforcement of this Master Deed, 

interpretation thereof, or the resolution of any claims, or 

disputes arising thereunder shali be decided by arbitration · in 

accordance with the rules of the American Arbitration Association 

then obtaining. Notice of the demand for arbitration shall be 

filed in writing with all members of the Association and with the 

American Arbitration Association. The member filing for arbitration 

shall pay all filing fees. The arbitration panel shall consist of 

three artiitratprs, one of whom shall be the non-Unit Owner member 

of the Association. The vote of two of the three said arbitrators 

shall be binding upon all members of the Association. 

19. INVALIDITY - The invalidity of any provisions of 

this Master Deed, the Articles of Incorporation, or By-Laws of the 
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Association shall not be deemed to impair or affect in any manner 

the validity, enforceability or affect the remainder of this Master 

deed or said Articles of Incorporation or By-Laws, and in such 

event, all of: the other provisions of the Master Deed and said 

Articles of Incorporation and By-Laws shall continue in full force 

and as if such invalid provision had never been included therein. 

20. WAIVER - No provision contained in this Master Deed 

shall be deemed to have been abrogated or waived by reason of any 

failure to enforce the same, irrespective of the number of 

violations or breaches which may occur. 

21. GENDER - The use of the masculine gender in this 

Master Deed shall be d~emed to refer to the feminine gender and the 

use of the singular shall be deemed to refer to the plural, and 

vice-versa, wh~never the context so requires. 

22. !RULE AGAINST PERPETUITIES - If any provision of this 

Master Deed, or the By-Laws shall be interpreted to constitute a 

violation of the Rule Against Perpetuities, then such provision 

shall be deemed to remain in effect until the death of the last 

survivor of the now living descendants of Robert F. Kennedy, 

deceased, former Senator of the State of New York, plus twenty-one 

(21) years thereafter. 

23. RATIFICATION, CONFIRMATION AND APPROVAL OF 

AGREEMENTS - The fact that some or all of the officers, members or 

employees of the Association and the Sponsor may be identical, and 

the fact that the Sp9nsor or its nominees, have heretofore or may 

hereafter enter into agreements with the Association or with third 
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parties will not invalidate any such agreements with the 

Association, and its members, from time to time, will be obligated 

to abide by and comply with the terms and conditions thereof. The 

purchaser of a Unit, and the acceptance of the Deed therefor by any 

party, shall constitute the ratification, confirmation and approval 

by such purchaser, his heirs, legal representatives, successors and 

assigns, of th7 propriety and legality of said agreernents(s) or any 
I 

other agreement authorized and permitted by the New Jersey 

Condominium Act, this Master Deed, the Articles of Incorporation or 

the By-Laws of the Association. 

24. RIGHTS RESERVED TO SPONSOR Anything to the 

contrary herein or in the . Articles of Incorporation or By-Laws of 

the - Association notwithstanding, Sponsor hereby reserves for 

itself, its successors and assigns, for such time as it owns one or 

more Units in the Condominium, the right to sell, lease, mortgage 

or sublease any unsold Unit within the Condominium: 

25. PROTECTIVE PROVISIONS FOR THE BENEFIT OF 

INSTITUTIONAL MORTGAGEES - Anything to the contrary in this Master 

Deed or the ByJLaws·or Articles of Incorporation of the Association 

notwithstanding, the following shall apply with respect to each 

institutional holder of a first mortgage on any Unit. 

(a) The prior written approval of each institutional 

holder of a first mortgage (hereinafter called "first mortgage") 

lien on any Unit in the Condominium is required for the following: 

(i) The abandonment or termination of the Condominium 

except for abandonment or termination provided by law in the case 
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of substantial destruction by fire or other casualty or in the case 

of a taking by condemnation or eminent domain. 

(ii) Any material amendment to the Master Deed or to the 

By-Laws or Articles of Incorporation, including, but not limited 

to, any amendment which would change the percentage interest of the 

Unit Owners in the Condominium, except for such amendments as may 

be permitted pursuant to Paragraph 10 of this Master Deed. 

(b) No Unit in the Condominium may be partitioned or 

subdivided without the prior written approval of the holder of any 

first mortgage! lien on such Unit. 

(c) ; Any lien the Association or Sponsor may have on any 
' 

Unit in the -Condominium for the payment of Common Expenses 

assessments attributable to such Unit is subordinate to the lien .or 

equivalent security interest of any first mortgage on the Unit 

recorded prior to the date any such Common Expenses assessments 

become due. 

(d) By virtue of the provisions of this Master Deed and 

the By-Laws and Articles of Incorporation of the Association, any 

institutional holder of a first mortgage on a Unit in the 

Condominium is, upon request, entitled to: 

(i) inspect the books and records of the Association 

during normal business hours; and 

(ii) receive an annual audited financial statement 

of the Association within ninety (90) days following the end of any 

fiscal year of the Association; and 
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(iii) receive written notice of all meetings of the 

Association and to designate a representative to attend all such 

meetings. 

(e) ' In the event of substantial damage to or destruction 

of any Unit or any part of the Common Elements or Limited Common 

Elements, the institutional holder of any first mortgage on a Unit 

is entitled to timely written notice of any such damage or 

d~struction. No Unit Owner or other party shall have priority over 

such institutional holder with respect to the distribution to such 

Unit of any insurance proceeds. 

( f) If any Unit or portion thereof, or the Common 

Elements or Limited Common Elements or any portion thereof, is made 

the subject ma~ter of any condemnation or eminent domain proceeding 
I 

or is otherwi~e sought to be acquired by a condemning authority, 
! 
I 

then the inst~tutional holder of any first mortgage on a Unit is 

entitled to timely written notice of any such proceedings or 

proposed acquisition and no Unit owner or other party shall have 

priority over such institutional holder with respect to 

distribution to such Unit of the Proceeds of award or settlement. 

(g) If an institutional holder of a first mortgage lien 

on a Unit obtains title to such Unit as a result of foreclosure of 

the first mortgage, or by deed in lieu of foreclosure, then such 

acquirer of title, its successors and assigns, shall not be liable 

for the share of Common Expenses or other assessments by the 

Association p~rtaining to such Unit or chargeable to the former 

Unit Owner which became due prior to acquisition of title as a 
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result of the foreclosure. Such unpaid share of Common Expenses 

and other assessments shall be deemed to be Common Expenses 

collectible from all of the remaining Unit Owners including such 

acquirer, its successors and assigns. 

26. DURATION - The covenants and restrictions. set forth 

in this Maste~ Deed, including the provisions of Paragraph 11. 1 
' 

shall run withland bind all of the land included in the condominium 

and shall inure to the benefit of and be enforceable by the 

Association, and the owners of any land subject to this Master 

Deed, their respective successors, assigns, heirs, executor~, 

admin~~trators and personal representatives, for a period of forty 

(40) years from the date this Master Deed is recorded in the Office 

of the Bergen County Clerk, at the end of which period such 

covenants and restrictions shall automatically be extended for 

successive periods of ten (10) years each, unless the Housing 

Development Corporation of Berge~ County and at least two-thirds 

(2/3) of all association members at the time of the expiration of 
i 

the initial p~riod, or of any extension period, shall sign an 

instrument or instruments, in which they shall agree to change said 

covenants and restrictions in whole or in part. All changes 

concerning any such agreement shall not become effective and 

binding until three (3) years after the recording of the aforesaid 

fully executed instrument or instruments containing such agreement, 

and provided further, that in no event may the Common Elements be 

conveyed to any third person, f irrn or corporation without the 

express consent, by ordinance, of the governing body of the City of 
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Hackensack (or such municipal corporation as may then have zoning 

and subdivision control jurisdiction of the Property) 

27. ·EXHIBITS - Attached hereto and made a part 

hereof are the following Exhibits: 

EXHIBIT A 
EXHIBIT B 
EXHIBIT Cl 

EXHIBIT D 
EXHIBIT E 
EXHIBIT F 
EXHIBIT G 
EXHIBIT H 

EXHIBIT I 

& C2 

Legal Description 
Location Survey 
Site Plan and Landscaping and 
Lighting Plan 
Floor Plans 
Articles of Incorporation 
Condominium Association By-Laws 
Common Elements Table 
Maintepance/Repair/Replacement 
Responsibility Table 
Projected Budget 

IN WITNESS WHEREOF, the Sponsor has caused this 

instrument to be executed the day and year first above written, by 

its President and Director/Secretary and the corporate seal affixed 

pursuant to a resolution duly and unanimously adopted by its Board 

of Trustees. 

By: 

ATTEST: 

' .. 
J a ~D'Ambr ~ J-r-.--
Director/Secretary 
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STATE OF NEW JERSEY 

COUNTY OF BERGEN 

BE IT REMEMBERED, that Ofr this 1st day of November, 1995, 

before me, the subscriber, a Notary Public of the State of New 

Jersey, personally appeared JACK R. D'AMBROSIO, JR., who, being by 

me duly sworn upon his oath, deposes and makes proof to my 

satisfaction that ALFRED MALAGIERE is the President of the HOUSING 

DEVELOPMENT CORPORATION OF BERGEN COUNTY, the Sponsor named in the 

within instrument; that JACK R. D'AMBROSIO, JR. is the 

Director/Secretary of said Sponsor; that the execution, as well as 

the making of this Instrument; has been authorized by a proper 

resolution of the Board of Trustees of said Sponsor; that deponent 

well knows the corporate seal of said Sponsor, and that the seal 

affixed to said Instrument is the proper corporate seal and was 

thereto affixed and said instrument signed and delivered by said 

Vice-President as and for the voluntary act and deed of said 

Sponsor, in the presence of deponent, wh? thereupon subscribed his 

or her name thereto as attesting witness. 

. \ I 
' J 

') ,· .\ : \ I 

. . 
Sworn anc, ~ubscribed to 
·bef8te\~ ~his 1st day of 

.J.995. 

Public of New e rs 
rnm iss i o n Expires : 

LILIAN E. CHUNG 
NOTARY PUBLIC OF NEW J.'.::RSEY 

My C<Jmmislion Expires June 12, 1gge 

J;jjj;_ 0' Ambr ~ Jr-. --r 

49 



TABLE OF CONTENTS 

TITLE 

1. ESTABLISHMENT OF CONDOMINIUM 

2. DEFINITIONS 

3. GENERAL DESCRIPTION 

4. DESCRIPTION OF UNITS 

5. DESCRIPTION OF GENERAL AND LIMITED 
COMMON ELEMENTS 

6. ESTATE ACQUIRED; INTEREST IN COMMON 
ELEMENTS;: INTEREST IN COMMON SURPLUS; 
VOTING; CpMMON EXPENSES 

50 

1 

1 

4 

4 

6 



ALL that certain tract, lot and parcel of land lying and being in tbe City o.f 
Hackeneack, County of Bergen and State of New Jersey, being more particularly deacribed 
a• followa1 

TRACT ONE: BEING known, laid down and distinguished as Lots Numbers 101 and 102 on a 
map on file in the Bergen County Clerk's Office entitled "Map of Property of D. 
Ackerman, Hackensack, N • .J., Wm. Williams, Engineer, 1870" 

BEGINNING at a point in the northeasterly side of Clinton Place distant 300.00 feet 
northwesterly from the intersection formed by the said side of Clinton Place and the 
northwesterly side of Grand Avenue and running; thence 

l. North 45 degrees 15 minutes East a distance of 153.40 feet to a point; thence 

2. North 44 degrees 51 minutes 53 seconds West a distance of 100.00 feet to a point; 
thence 

3. South 45 degrees 15 minutes West a distance of 153.20 feet to a point in the 
northeasterly side of Clinton Place; thence 

4·. along the same South 44 degrees 4 5 minutes East a distance of 100 feet to the 
point and place of BEGINNING. 

TRACT TWO: BEING known as Lot No. 100 as shown on a certain map entitled "Map fo 
Property of D. Ackerman, Hackensack, N.J." filed in the Bergen County Clerk's Office 
on July 20, 1883 as Map No. 323, and being more particularly described as follows: 

BEGINNING at a point in the northerly line of Clinton Place, distant westerly along the 
same 400 feet from the point of intersection formed by the said line of Clinton Place 
with the westerly line of Grand Avenue and running; thence 

l. North 41 degrees 00 minutes West along said line of Clinton Place SO feet to a 
point; thence 

2. North 49 degrees 00 minutes East 153.10 feet to a point in the center line of 
said right of way; thence 

3. South 41 degrees 07 minutes East along the center line of said right of way 50 
feet to a point in line of lands now or formerly of William Linn; thence 

4. South 49 degrees 00 minutes West along the westerly line of said Linn 153.20 feet 
to a point in the northerly line of Clinton Place and the point or place of 
BEGINNING. 

BEING further described in accordance with a survey prepared by Boswell Engineering 
dated December 21, 1994 as follows: 

BEGINNING at a point in the northeasterly sideline of Clinton Place said point being 
distant 300. 00 feet northwesterly along the same from its intersection with the 
northwesterly sideline of Grand Avenue (60 f ee t wide), and from said point of beginning 
running; thence 

1. along the northeasterly sideline of Clinton Place North 52 degrees 11 minutes 41 
seconds West 150.00 feet to a bar and cap; thence 

2. North 37 degrees 48 minutes 19 seconds East 153.10 feet to a bar and cap; thence 

south 52 degrees 18 minutes 34 ·seconds East 150.00 feet to a bar and cap; thence 

BEING known as Lots ( s) 7-9, Block 436 on the current tax maps of the City of 
Hackensack. 

EXHIBIT - A 



- ~ CLINTON TERRACE CONDOMINIUM ASSOCIATION 

PROJECTED INITIAL MONTHLY/ YEARLY OPERATING BUDGET 
MONTHLY MONTHLY 

BUDGET PAYMENT PAYMENT 
I. OPERATIONAL EXPENSES MONTHLY YEARLY EACH OWNER EACH OWNER 

A. ADMINISTRATIVE 
1. MANAGEMENT 
2. PROFESSIONAL AUDIT 
3. OFFICE SUPPLIES 
4. TAX * 
5. LEGAL 

SUB-TOTAL 

B. INSURANCE 

C. LAND EXPENSES 

' 
1. SITE LIGHTING I HALLWAYS 
2. COMMON WATER 
3. LAWN CARE/LANDSCAPING 
4. GEN. REPAIR & MAINT. 
5. TREE SERVICE 
6. TRASH COLLECTION 
7. SNOW REMOVAL 
8. IRRIGATION SYSTEM 

SUB-TOTAL 

D. BUILDING EXPENSES 

1. GEN. REPAIR & MAINT. 
2. EQUIPMENT/ ELEVATOR 

SUB-TOTAL 

II. CAPITAL EXPENSES 

Ill. RESERVES 

A. OPERA TING 
B. REPLACEMENT 

TOTAL 

MONTHLY PAYMENT (12 UNITS) Two BR 
MONTHLY PAYMENT (12 UNITS) Three BR 

TOTAL MONTHLY PAYMENT 
YEARLY 

360 
250 

50 
0 
0 

660 

750 

250 
100 
300 
100 
42 

0 
200 

0 
992 

146 
300 
446 

175 

75 

1431 

3,240 

APPROVED AT THE MEETING OF THE ASSOCIATION DATED 
* Tax to be paid from interest income. 
BUDGET EFFECTIVE FROM APRIL TO MARCH 

4,320 I 
3,000 

600 
0 
0 

7,920 

9,000 

3,000 
1,200 
3,600 
1,200 

500 

2,400 
0 

11,900 

1 750 
3,600 
5,350 

2,100 

900 
1,710 

38,880 

EXHIBIT I 

TWO BR THREE BR 

13.90 I 
9.65 
1.93 
0.00 
0.00 

25 

28.96 

9.65 I 
3.86 

11.59 
3.86 
1.61 
0.00 
7.72 
0.00 

38 
0.00 
0.00 
0.00 
5.63 

11.59 
17 

0.00 
0.00 
6.76 
0.00 
o.oo I 
o.oo I 
2.90 
5.50 
0.00 
125 

125 

1,501 
18,018 

16.10 
11.18 

2.24 
0.00 
0.00 

29.51 

33.54 

11.18 
4.47 

13.41 
4.47 
1.86 
0.00 
8.94 
0.00 

44 
0.00 
0.00 
0.00 
6.52 

13.41 
20 

0.00 
0.00 
7.83 
0.00 
0.00 
0.00 
3.35 
6.37 
0.00 
145 

1,739 
20,862 

Per 
Unit Cost 
Per Month 

15.00 
10.42 

2.08 
0.00 
0.00 

27.50 

31.25 

10.42 
4.17 

12.50 
4.17 
1.74 
0.00 
8.33 
0.00 

41.32 
0.00 
0.00 
0.00 
6.08 

12.50 
18.58 

0.00 
0.00 
7.29 
0.00 
0.00 
0.00 
3.13 
5.94 
0.00 

135.00 

3,240 
38,880 



ARTICLES OF INCORPORATION 

FOR 

CLINTON TERRACE CONDOMINIUM ASSOCIATION, INC. 

In compliance with the requirements of N.J.S.A. lSA:1-1, 

et seq., the undersigned, all of whom are of full age, have this 

day voluntarily associated themselves together for the purpose of 

forming a nonprofit corporation, and do hereby certify: 

ARTICLE I 

NAME 

The name of the 

CONDOMINIUM ASSOCIATION, 

"Association" .. 

Corporation is CLINTON TERRACE 

INC. , hereinafter called the 

ARTICLE II 

PRI NCI PAL OFFICE 

The principal office of the Association is located at 21 

Main Street, Room 307W, Hackensack, New Jersey 07601. 

ARTICLE III 

REGISTER ED AGENT 

Jack R. D'Ambrosio, Jr., whose address is 21 Main Street, 

Room 307W, Hackensack, New Jersey 07601, is hereby appointed the 

initial registered agent of this Association. 

ARTICLE IV 

PURPOSE AND POWERS OF THE ASSOCIATION 

Tnis Association does not contemplate pecuniary gain or 

profit to the members thereof, and the specific purposes for which 

1 
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it is formed are to provide for the maintenance, preservation and 

control of the common elements and limited common elements within 

that certain tract of property described in Exhibit A of a certain 

Master Deed entitled "Clinton Terrace, A Condominium", recorded or 

intended to be recorded in the Off ice of the Clerk of Bergen 

county, and to promote the health, safety and welfare of the 

residents within the above described property and for these 

purposes: 

(a) To exercise all of the powers and privileges and to 

perform all of the duties and obligations of the Association as set 

forth in that certain Master Deed, as same are applicable to the 

property described therein in Exhibit A annexed thereto, or to 

additional property within the tract described in the aforesaid 

Exhibit A which may now or hereafter be acquired by the 

Association, its successors and assigns, and as that certain Master 

Deed may be amended from time to time as therein providep, said 

Master Deed being incorporated herein as if set forth at length; 

(b) To fix, levy, collect and enforce payment by any 

lawful means, of all charges or assessments pursuant to the terms 

of said Master Deed and the By-Laws of the Association; to pay all 

expenses in connection therewith and all office and other expenses 

in connection therewith and all office and other expenses incident 

to the conduct of the business of the Association, including all 

licenses, taxes or governmental charges levied or imposed against 

the property of the Association; 
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(c) To acquire (by gift, purchase or otherwise), own, hold, 

improve, build upon, operate, maintain, convey, sell, lease, transfer, 

dedicate for public use or otherwise dispose of real or personal 

property in connection with the affairs of the Association; 

(d) To borrow money, to mortgage, pledge, deed in trust, or 

hypothecate any or all of its real or personal property as security for 

money borrowed or debts incurred; and 

(e) To have and to exercise any and all powers, rights and 
• 

privileges which a corporation organized under the New Jersey Nonprofit 

Corporation Law by law may now or hereafter have or exercise. 

ARTICLE Y 

INCORPORATORS 

The names and address of the incorporators of the Association 

are as follows: 

~ Address 

Jack R. D'Ambrosio, Jr. 21 Main Street Rm 307W Hackensack, NJ 07601 

Patricia Dicostanzo 21 Main Street Rm 307W Hackensack, NJ 07601 

Eugene Fagnano 21 Main Street Rm 307W Hackensack, NJ 07601 

Alfred Malagiere 21 Main Street Rm 307W Hackensack, NJ 07601 

Lois E. Marshall 21 Main Street Rm 307W Hackensack, NJ 07601 

Eleanore Pettersen 21 Main Street Rm 307W Hackensack, NJ 07601 

David C. Russo 21 Main Street Rm 307W Hackensack, NJ 07601 

3 



ARTICL~ YI 

BOARD OF TRUSTEES 

The property, affairs and business of the Association 

shall be managed by a Board of Trustees, who need not be members of the 

Association. The term of office and method of election shall be as 

provided in the Master Deed and By-Laws of the Association. The number 

of Trustees may be changed by amendment of the By-Laws of the 

Association. The names and addresses of the persons who are to act as 

Trustees until the selection of their successors .are: 

N.a.m.f:. Address 

Jack R. D'Ambrosio, Jr. 21 Main Street Rm 307W Hackensack, NJ 

Patricia Dicostanzo 21 Main Street Rm 307W Hackensack, NJ 

Eugene Fagnano 21 Main Street Rm 307W Hackensack, NJ 

Alfred Malagiere 21 Main Street Rm 307W Hackensack, NJ 

Lois E. Marshall 21 Main Street Rm 307W Hackensack, NJ 

Eleanore Pettersen 21 Main Street Rm 307W Hackensack, NJ 

David C. Russo 21 Main Street Rm 307W Hackensack, NJ 

ARTICLE VII 

MEMBERSHIP 

Every person or entity, individually or collectively, who is 

a record owner of a fee . interest in any Condominium Unit shall be a 

member of the Association. Upon termination of the interest of the 

Unit Owner, such membership shall automatically terminate and shall be 

transferred and shall inure to the new Unit Owner. The Trustees of the 

Housing Development Corporation of Bergen County (HDCBC) or their 

designee, shall collectively constitute a further additional and 

permanent member of the Association. 
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The initial membership of the Association, however, shall 

be composed of three (3) persons who need not be unit owners. The 

names and addresses of the persons who shall constitute the initial 

membership are: 

Alfred Malagiere 

~ack R. D'Ambrosia, Jr. 

Address 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Housing Development Corporation 
of Bergen County 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Upon 9ale of seventy-five (75%) percent of the units 

within the condom~nium, Alfred Malagiere and Jack R. D'Ambrosio, 

Jr. shall automatically cease to be members of the Association. · 

ARTICLE VIII 

DURATION 

The Corporation shall exist perpetually. 

ARTICLE IX 

ANNEXATION OF ADDITIONAL PROPERTIES 

Additional properties may be annexed to the property 

subject to the terms and conditions of the Master Deed, By-Laws of 

this Association and rules and regulations promulgated thereunder, 

and all such additional properties shall be governed thereby. 

ARTICLE X 

DISTRIBUTION OF ASSETS 

Upon dissolution, the assets of the Association shall be 

distributed in accordance with each unit's appurtenant percentage 

interest in the Common Elements of the Condominium. 
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ARTICLE XI 

AMENDMENTS 

Amendments of these Articles shall require the written assent 

of seventy-five (75%) percent of all Association members. 

IN WITNESS WHEREOF, for the purpose of forming this non-

profit corporation under the laws of the State of New Jersey, we, the 

' undersigned, constituting the incorporators. of this Association, have 

executed these Articles of Incorporation this f:i'rlt day of 

Eugene Fagnano 

STATE OF NEW JERSEY 
SS 

COUNTY OF BERGEN 

-t7J, \ 
BE IT REMEMBERED, that on this _Q__ day of !Jce.e11~El;, 1995 , 

before me, the subscriber, an Notary Public of the State of 

New Jersey, personally appeared, Jack R. D'Ambrosio, Jr., Patricia 

Dicostanzo, Eugene Fagnano, Alfred Malagiere, Lois E. Marshall, 

Eleanore Pettersen and David C. Russo, who, I am satisfied, are the 
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who, I am satisfied, are the persons named in and who executed the 

within instrument, and thereupon they acknowledge that they signed, 

sealed and delivered the s~me as their act and deed, for the uses 

and purposes therein expressed. 

: ,· 

I I , , : I 

'( ... I I : ' . I ( I .... 
•
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ARTICLES OF INCORPORATION 

FOR 

CLINTON TERRACE CONDOMINIUM ASSOCIATION, INC. 

In compliance with the requirements of N.J.S.A. 15A:l-l, 

et seq., the undersigned, all of whom are of full age, have this 

day voluntarily associated themselves together for the purpose of 

forming a nonprofit corporation, and do hereby certify: 

The name of ~he 

CONDOMINIUM ASSOCIATION, 

"Association" . . 

ARTICLE I 

NAME 

Corporation is CLINTON TERRACE 

INC. , hereinafter called the 

ARTICLE II 

PRI NCIPAL OFFICE 

The principal office of the Association is located at 21 

Main Street, Room 307W, Hackensack, New Jersey 07601. 

ARTICLE III 

REGISTERED AGENT 

Jack R. D'Ambrosio, Jr., whose address is 21 Main Street, 

Room 307W, Hackensack, New Jersey 07601, is hereby appointed the 

initia~ registered agent of this Association. 

ARTICLE IV 

PURPOS E AND POWERS OF THE ASSOCIATION 

This Association does not contemplate pecuniary gain or 

profit to the members thereof, and the specific purposes for which 

1 
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it is formed are to provide for the maintenance, preservation and 

control of the common elements and limited common elements within 

that certain tract of property described in Exhibit A of a certain 

Master Deed entitled "Clinton Terrace, A Condominium", recorded or 

intended to be recorded in the Off ice of the Clerk of Bergen 

county, and to promote the heal th, safety and welfare of the 

residents within the above ' described property and for these 

purposes: 

(a) To exercise all of the powers and privileges and to 

perform all of the duties and obligations of the Association as set 

forth in that certain Master Deed, as same are applicable to the 

property described therein in Exhibit A annexed thereto, or to 

additional property within the tract described in the aforesaid 

Exhibit A which may now or hereafter be acquired by the 

Association, its successors and assigns, and as that certain Master 

Deed may be amended from time to time as therein provided, said 

Master Deed being incorporated herein as if set forth at length; 

(b) To fix, levy, collect and enforce payment by any 

lawful means, of all charges or assessments pursuant to the terms 

of said Master Deed and the By-Laws of the Association; to pay all 

expenses in connection therewith and all office and other expenses 

in connection therewith and all office and other ~xpenses incident 

to the conduct of the business of the Association, including all 

licenses, taxes or governmental charges levied or imposed against 

th~ property of the Association; 
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(c) To acquire (by gift, purchase or otherwise), own, hold, 

improve, build upon, operate, maintain, convey, sell, lease, transfer, 

dedicate for public use or otherwise dispose of real or personal 

property in connection with the affairs of the Association; 

(d) To borrow money, to mortgage, pledge, deed in trust, or 

hypothecate any or all of its real or personal property as security for 

money borrowed or debts incurred; and 

(e) To have and to exercise any and all powers, rights and 

privileges which a corporation organized under the New Jersey Nonprofit 

Corporation Law by law may now or hereafter have or exercise. 

ARTICLE Y 

INCORPORATORS 

The names and address of the incorporators of the Association 

are as follows: 

~ Address -

Jack R. D 1 Ambrosio, Jr. 21 Main Street Rm 307W Hackensack, NJ 07601 

Patricia Dicostanzo 21 Main Street Rm 307W Hackensack, NJ 07601 

Eugene Fagnano 21 Main Street Rm 307W Hackensack, NJ 07601 

Alfred Malagiere 21 Main Street Rm 307W Hackensack, NJ 07601 

Lois E. Marshall 21 Main Street Rm 307W Hackensack, NJ 07601 

Eleanore Pettersen 21 Main Street Rm 307W Hackensack, NJ 07601 

David C. Russo 21 Main Street Rm 307W Hackensack, NJ 07601 
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ARTICLE VI 

BOARD OF TRUSTEES 

The property, affairs and business of the Association 

shall be managed by a Board of Trustees, who need not be members of the 

Association. The term of office and method of election shall be as 

provided in the Master Deed and By-Laws of the Association. The number 

of Trustees may be changed by amendment of the By-Laws of the 

Association. The names and addresses of the persons who are to act as 

Trustees until the selection of their successors are: 

Jack R . D'Ambrosio, Jr. 

Patricia Dicostanzo 

Eugene Fagnano 

Alfred Malagiere 

Lois E. Marshall 

Eleanore Pettersen 

David C. Russo 

Address 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

21 Main Street Rm 307W 

ARTICLE VII 

MEMBERSHIP 

Hackensack , NJ 07601 

Hackensack, NJ 07601 

Hackensack, NJ 07601 

Hackensack, NJ 07601 

Hackensack, NJ 

Hackensack, NJ 07601 

Hackensack, NJ 07601 

Every person or entity, individually or collectively, who is 

a record owner of a fee . interest in any Condominium Unit shall be a 

member of the Association. Upon termination of the interest of the 

Unit Owner, such membership shall automatically terminate and shall be 

transferred and shall inure to the new Unit Owner. The Trustees of the 

Housing Development Corporation of Bergen County (HDCBC) or their 

designee, shall collectively constitute a further additional and 

permanent member of the Association. 
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The initial membership of the Association, however, shall 

be composed of three (3) persons who need not be unit owners. The 

names and addresses of the persons who shall constitute the initial 

membership are: 

Alfred Malagiere 

~ack R. D'Ambrosio, Jr. 

Address 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Housing Development Corporation 
of Bergen County 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Upon f?ale of seventy-five (75%) percent of the units 

within the condominium, Alfred Malagiere and Jack R. D'Ambrosio, 

Jr. shall automatically cease to be members of the Association. 

ARTICLE VIII 

DURATION 

The Corporation shall exist perpetually. 

ARTICLE IX 

ANNEXATION OF ADDITIONAL PROPERTIES 

Additional propert_ies may be annexed to the property 

subject to the terms and conditions of the Master Deed, By-Laws of 

this Association and rules and regulations promulgated thereunder, 

and all such additional properties shall be governed thereby. 

ARTICLE X 

DISTRIBUTION OF ASSETS 

Upon dissolution, the assets of the Association shall be 

distributed in accordance with each unit's appurtenant percentage 

interest in the Common Elements of the Condominium. 
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ARTICLE XI 

AMENDMENTS 

Amendments of these Articles shall require the written assent 

of seventy-five (75t) percent of all Association members. 

IN WITNESS WHEREOF, for the purpose of forming this non-

profit corporation under the laws of the State of New Jersey, we, the 
I 

undersigned, constituting the incorporators. of this Association, have 

executed these Articles of Incorporation this !j'r11 . day of 

Eugene Fagnano 

STATE OF NEW JERSEY 
SS 

COUNTY OF BERGEN 

BE IT REMEMBERED, that on this 6-t71, day of [Jceg11tJ§e ] 995_._ 

before me, the subscriber, an Notary Public of the State of 

New Jersey, personally appeared, Jack R. D'Ambrosio, Jr., Patricia 

Dicostanzo, Eugene Fagnano, Alfred Malagiere, Lois E. Marshall, 

Eleanore Pettersen and David C. Russo, who, I am satisfied, are the 
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who, I am satisfied, are the persons named in and who executed the 

within instrument, and thereupon they acknowledge that they signed, 

sealed and delivered the s~me as their act and deed, for the uses 

and purposes therein expressed. 

: ,· 
. ·, ·, \ ' : I ,' . . \. 

I .. \ : 

·, · .. 1/ .' \· Ip\ .: . ' 
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BY-LAWS 

OF 

CLINTON TERRACE CONDOMINIUM ASSOCIATION, INC. 

Section 1. 

ARTICLE I 

Unit ownership. The project located at 

164-170 Clinton Place, Hackensack, Bergen County, New Jersey, known 

,as "Clinton Terrace, a Condominium" is submitted to the provisions 

of N.J.S.A. 46:SB-1, et seq. 

Section 2. By-Laws Applicability. The provisions of 

these By-Laws are applicable to the project. (The term "project" 

as used herein shall include the land.) 

Section 3. Personal Application. All present .or 

future owners, tenants, future tenants, or their employees, or any 

other person that might use the facilities of the project in any 

manner, are subject to the regulations set forth in these By-Laws 

and to the Master Deed. 

The mere acquisition of any of the Condominium units 

(hereinafter referred to as "units") of the project or the mere act 

of occupancy of any of said units will signify that these By-Laws 

and the provisions of the Master Deed are accepted, ratified, and 

will be complied with. 

Section 4. Purpose. These By-Laws are intended to 

govern the administration of Clinton Terrace condominium 

Association, Inc., a nonprofit corporation organized under Title 

15A of the Revised Statutes of New Jersey, together with the 

management, administration, utilization and maintenance of the 

1 
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Common Elements described in the Master Deed for Clinton Terrace, 

A condominium. 

Section 5. Definitions. Unless the context clearly 

indicates otherwise, all definitions set forth in the Master Deed 

or in R.S. 46:8B-3 are incorporated herein by reference, including 

but not limited to, references to gender found in Paragraph 21 of 

the Master Deed. 

Section 6. Fiscal Year. The fiscal year of the 

corporation shall be from January 1 through December 31 of each 

year. 

Section 7. Principal Off ice. The -principal off ice of 

the corporation is located at 21 Main Street, Room 307W, 

Hackensack, New Jersey. 

ARTICLE II - MEMBERSHIP AND VOTING RIGHTS 

section 1. Membership. Every Unit owner shall be a 

member of the As~ociation, subject to the provisions of these By-

Laws and any rules and regulations promulgated by the Board. 

Membership in the Association shall terminate when any Unit owner 

shall cease to be the record owner of a Unit. The Trustees of the 

Housing Development Corporation of Bergen County or their designee 

shall collectively constitute a further additional and permanent 

member of the Association. 

Initial membership, however, shall be composed of three 

(3) persons who need not be ·Unit owners. The names and addresses 

of the persons who shall constitute the initial membership are: 

Alfred Malagiere 
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Jack R. D'Ambrosio, Jr. 

Housing Development Corporation 
of Bergen County 

21 Main Street - Rm307W 
Hackensack, New Jersey 

21 Main Street - Rm307W 
Hackensack, New Jersey 

Upon sale of seventy-five (75%) percent of the units within the 

Condominium, Alfred Malagiere and Jack R. D'Ambrosio, Jr. shall 

automatically cease to be members of the Association . 

Section 2. Votes. The owner ( s) of each unit shall be 
I 

entitled to one vote regardless of how may persons hold title to 

that unit. In addition, the Housing Development Corporation of 

Bergen County shall be entitled to one vote. When more than one 

person ~olds title, the vote for each Unit shall be exercised as 

the co-owners among themselves determine. When one or more Co-

owners signs a proxy or purports to vote for his or her Co-Owners, 

such vote(s) shall be counted unless one or more of the other Co-

owners is present and objects to suc.h vote ( s) ; or, if not present, 

submits a proxy or objects in writing delivered to the Secretary of 

the Association before the vote(s) is/are counted. If Co-Owners 

disagree as to the vote(s), the vote(s) shall be split equally 

among the co-Owners. 

Section 3. Majority Required. A majority of the 

votes of Association members cast, in person or by proxy, at a 

meeting at which a quorum shall be present shall be required for 

decisions and resolutions of the Association for all purposes 

except where a greater percentage is required by the Master Deed, 

the Articles of Incorporation of the Association, these By-Laws or 

the provisions of New Jersey law. 

3 



Section 4. Quorum. Except as otherwise provided in 

these By-Laws, the presence of owners of at least 51% of the units 

shall constitute a quorum. 

Section 5. Proxies. Votes may be cast in person or 

by, proxy. Proxies must be filed with the Executive Assistant 

before the appointed time of each meeting. Proxy votes shall be 

limited to two (2) per Unit Owner per fiscal year. 

Section 6. Suspension of Rights. The membership 

rights of any Unit Owner may be suspended by action of the Board 

during the period when such Unit owner's Common-Expense assessments 

remain unpaid; but upon payment of such assessments, his rights and 

privileges shall be automatically restored. If the Board has 

adopted and published rules and regulations governing the use of 

the common Elements and the personal conduct of any person thereon, 

they may, in their discretion, suspend the rights of any such 

person for violation of any such rules and regulations for a period 

not to exceed thirty (30) days. 
j 

ARTICLES III - MEETINGS OF UNIT .OWNERS 

Section 1. Place of Meetings. All meetings of the Unit 

owners of the Association shall be held at the principal office of 

the Association or at such other suitable place convenient to the 

Members as may be designated by the Board. 

Section 2. First Annual Meeting and Regular Annual 

Meetings. All regular meetings of the Unit owners of the 

Association shall be held on the third Monday of January of each 

year, except the first such annual meeting, which shall be held 
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thirty . (30) days after the sale of seventy-five (75%) percent of 

the Units within the Condominium. At the first annual meeting, the 

election of Trustees shall take place. If the election of 

Trustees shall not be held at the annual meeting or any adjournment 

o{ such meeting, the Association shall cause the election to be 

held at a special meeting as soon thereafter as conveniently may 

be. At such special meeting, the Unit Owners may elect the 

Trustees and transact other business with the same force and effect 

as at an annual meeting duly called and held. 

Section J. Special Meetings. After the first annual 

or special·meeting, special meetings of Unit owners may be called 

br the Secretary when so ordered by the Board, or upon the written 

reque~t of Members representing more than Twenty-five (25%) percent 

of. all the votes entitled to be cast at such meeting. such request 

shall . state the purpose(s) of such meeting and the matter(s) 

proposed to be acted upon. Unless Unit Owners representing at 
-

least fifty (50%) percent of all votes entitled to be cast request 

such a -m·eeting, no special meeting may be called to consider any 

matter which is substantially the same as a matter voted upon at 

any meeting of the Unit owners held during the preceding twelve 

(12) months. 

Section 4. Notices of Meeting. Except as otherwise 

pr6vided by law, notice of each meeting of the Association members, 

whether annual or special, shall be given not less than ten (10) 

days, nor more than ninety (90) days before the day on which the 

meeting is to be held, to each Unit owner by delivering a written 
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or printed notice thereof to him personally, or by mailing such 

notice, postage prepaid. Except where expressly required by law, 

no publication of any notice of a meeting of Unit Owners shall be 

required. Every such notice shall state the time and place of the 

meeting and shall state briefly the purpose(s) thereof. Notice of 

any adjourned meeting of the Unit Owners shall not be required to 

be given except when expressly required by law. 

Sec t i on 5 . Quorum a nd Adj ourned Meet ings . At each 

meeting of the Unit owners holding fifty-one (51%) percent of the 

votes; present in person or by proxy, shall constitute a quorum for 

the transaction of business except where otherwise provided by law. 

In the absence of a quorum, the persons holding votes present in 

person and entitled to vote, by majoii~y vote, may adjourn ttie 

meeting from time to time, until a quorum shall be present or 

represented. At any such adjourned meeting at which a quorum may 

be present, any business may be transacted which might have been 

transacted at the meeting originally called. 

Section 6 . Organ ization. At each meeting of the 

Association, the President, or, in his absence, the Vice President, 

or in the absence of both of them, a chairperson chosen by a 

majority vote of the Unit owners present in person or represented 

by proxy and entitled to vote thereat, shall act as a chairperson, 

and the Secretary, or in his absence, a person whom the chairperson 

shall appoint, shall act as Secretary of the meeting. 

Sect i on 7 . · Voting. Except as otherwise required by 

· the Articles of Incorporation, the Master Deed or any law, a quorum 
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being present, a majority of votes in person or by proxy shall be 

sufficient on those matters which are to be voted on by the Unit 

owners. All proxies shall be in writing, signed by all individual 

Unit owners and delivered to the Secretary of the meeting; but no 

proxy shall be voted on after six (6) months from its date. The 

election of Trustees shall be by ballot. Unless demanded by a Unit 

owner in person or by proxy at such meeting and entitled to vote 

thereat or determined by the chairperson of the meeting to be 

advisable, the vote on any other questions need not be by ballot. 

section 8. Judges. If, at any meeting of the Unit 

owners, a vote by ballot shall be taken on any question, the 

chairperson of such meeting shall appoint two judges to act thereat 

with respect to such vote. Each judge so appointed shall first 

subscribe an oath faithfully to execute the duties of a judge at 

such meeting with strict impartiality and according to the best of 

his ability. Such judges shall decide upon the qualifications of 

voters and shall report the number of votes represented at the 

meeting and entitled to vote on such question, shall conduct and 

accept the votes, and when the voting is completed, shall ascertain 

and report the number of votes respectively for and against the 

question. Reports of judges shall be in writing and subscribed and 

delivered by them to the Secretary of the meeting. The judges need 

not be members of the Association, and any officer of the 

Association may be a judge on any question other than a vote for or 

against his election to any position with the Association or any 

other question in which he may be directly interested. 
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Section 9. Order of Business. The order of business 

at the annual meeting of the Unit owners or at any special meetings 

as far as practicable shall be: 

(a) Calling of the roll and certifying the proxies. 

(b) Proof of notice of meeting and waiver of notice. 

(c) Reading and disposal of any unapproved minutes. 

(d) Receiving reports of officers. 

(e) Receiving reports of committees. 

(f) Appointment of Judges of election, if appropriate. 

(g) Election of Trustees, if appropriate. 

(h) Old business. 

(i) New business. 

(j) Adjournment. 

ART I CLE I V - BOARD OF TRUST EES 

Section 1 . Expr~s s a nd Implied Powers a nd Duties; 

Delega tion Thereo f . The property, affairs and business of the 

Association shall be managed by the Board of Trustees which shall 

have all those powers granted to it by the Articles of 

Incorporation, the Master Deed, these By-Laws, and by law. All of 

these aforesaid powers and duties are hereby irrevocably delegated, 

to the Board of Trustees of the Association, except as may 

otherwise be expressly provided to the contrary. 

section 2. Number and Qualifications. At the first 

annual meeting of the membership of the Association and at such 

meetings thereafter, the Board shall consist of five (5) members, 
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four (4) of whom shall be designated by the Sponsor from among the 

Unit owners . The Sponsor shall constitute the fifth Trustee. 
' I 

' Thereafter, the Board shall be composed of five (5) members, four 

(4) of whom shall ~e Unit O~ners and shall be elected by a majority 

of the votes entitled 'to be cast at a duly convened meeting of the 

Association. The Sponsor, the Housing Development Corporation of 

Bergen County, shall remain the permanent f _ifth member of the 

Board. Co-owners of a unit shall not both serve on the Board of 

Trustees during the same tenure. 

Section 3. Election and Term of Office. At the first 

regular annual meeting of the'membership four (4) Trustees of the 

Board shall be elected by the Unit owners from among the Unit 

owners. Two (2) Trustees shall be elected for a one-year term and 

two (2) Trustees shall be elected for a two-year term. Tn.e 

Trustees of the Board shall hold off ice until their respective 

successors have been duly elected and qualified, or until removed 

in the manner elsewhere provided. At any vote for membership of 

the Board, each Unit Owner, including the Sponsor, shall vote in 

accordance with the provisions herein. If at any meeting for 

election of membership to the Board more than twice the number of 

candidates to be elected at such meeting are nominated, then and in 

such event there shall be two ballots for membership. At the end 

of the first ballot, the field of nominees shall be reduced so that 

there are no more than twice as many candidates running as there 

are positions to be filled, with the persons receiving the fewest 

votes being eliminated. A second ballot shall be held, and on the 
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second ballot, the persons receiving the most votes will be 

elected. If there are not more than twice the number of nominees 

for the number of positions to be filled, then there shall be one 

ballot, with the persons receiving the most votes being elected to 

membership of the Board. If the candidates are being elected for 

varying periods of years, the candidate polling the highest vote 

will be considered elected for the longest period of years. After 

the first annual meeting of the Unit owners, succeeding annual 

meetings shall be held during the same month of each succeeding 

year. At each annual meeting, the Board shall be elected by ballot

of the Unit owners in accordance with these By-Laws. 

Section 4. Removal of Members of the Board. At any 

duly held regular or special meeting of the Unit owners, any one or 

more Trustees may be removed with or without cause by a majority of 

the votes present, and a successor may then and there or thereafter 

be elected to fill the vacancy thus created. Any Trustee whose 

removal has been proposed shall be given an opportunity to be heard 

at the meeting. This provision shall not apply to any of the four 

original Trustees to be appointed by the Sponsor as set forth 

herein, any of which Trustees may be removed for any reason by a 

majority of the Board. 

Section 5. Vacancies. Vacancies in the Board caused 

by any reason other than the removal of a Trustee by a vote of the 

Unit owners of the Association shall be filled by a vote of a 

majority of the remaining Trustees, including the Sponsor's 

appointees, at a special meeting of the Board held for that purpose 
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promptly after the occurrence of any such vacancy, even though the 

Trustees present at such meeting may constitute less than a quorum. 

Each person so elected shall be a Trustee for the remainder of the 

term of the Trustee whose term he is filling and until his 

successor shall be elected. Notwithstanding the foregoing, until 

the first annual meeting of Unit owners, Sponsor shall have the 

right to fill all vacancies on the Board by appointment. 

Section 6. Meeting of the Board; Notice; Waiver of 

Notice. The first meeting of the Board following the first annual 

meeting of the Unit owners shall be held within ten ( 10) days 

thereafter at such time and place as shall be fixed by the Unit 

owners at their annual meeting and no notice shall be necessary. 

Thereafter, regular meetings of the Board may be held at such time 

and place as shall be determined from time to time by a majority of 

the Trustees, but at least four meetings shall be held each year. 

Notice of regular meetings of the Board shall be given to each 

Trustee by telephone, mail, or telegram at least three (3) business 

days prior to the day of the meeting. Special meetings of the 

Board may be called by the President on three (3) business days 

notice to each Trustee given by mail or telegram, which notice 

shall state the time, place and purpose of the meeting. Special 

meetings of the Board shall be called by the President or the 

Secretary in like manner and on like notice on the written request 

of at least three (3) Trustees. Any Trustee may, at any time, 

waive notice of any meeting of the Board in writing and such waiver 

shall be deemed equivalent to the giving of notice. Actual 
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attendance by Trustees at any meeting of the Board shall constitute 

a waiver of notice by him of the time and place thereof. If all 

the Trustees are present at any meeting of the Board, no notice 

shall be required and any business may be transacted at such 

meeting. 

Section 7. Quorum a nd Adjourned Meetings. At all 

meetings of the Board, a majority of the Trustees shall constitute , 
a quorum for the transaction of business and the votes of a 

majority of the Trustees present and voting at a meeting at which 

a quorum is present shall constitute a valid decision. If at ~ny 

meeting of the Board there shall be less than a quorum present, the 

majority of those present shall adjourn the meeting to a new date. 

At any such adjourned meeting at which a quorum is present, any 

business which may have been transacted at the original meeting may 

be transacted without further notice. The vote of a majority of 

those present at a Board meeting at which a quorum is present shall 

be necessary for valid action by the Board. 

Section 8. Joinder in Meetings by Approval of 

Minutes. The transaction of any business at any meeting of the 

Board however called and notice or wherever held, shall be valid as 

though a meeting duly held after regular call and notice, if a 

quorum is present; or, if, either before or after the meeting, each 

Trustee signs a written waiver of notice, or a consent to the 

holding of the meeting, or an approval of the minute thereof or of 

the resolution or act adopted at such meeting. All such waivers, 

consents or approval, shall be in writing and filed with the 
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Secretary and made a part of the minutes of the meeting even though 

filed subsequent thereto. 

Section 9. Non-Waiver. All the rights, duties and 

privileges of the Board shall be deemed to be continuing and shall 

not be exhausted by any single act or series of acts. To the same 

extent, the failure to use or employ any remedy or right hereunder 

or hereafter granted shall not preclude its exercise in the future 
I 

nor shall nay custom bind the Board. 

ARTICLE V - POWERS AND DUTIES OF BOARD OF TRUSTEES 

Section 1. General Powers and Privileges. The Board 

shall have the following powers, herein granted or necessarily 

implied, all of which are hereby irrevocably delegated to the Board 

of Trustees of the Clinton Terrace condominium Association. 

Nothing in this Article, however, shall impair any obligation in 

the Association other than as may be set forth in the Master Deed. 

(a) Employ, by contract or. otherwise, a manager, 

managing agent or an independent contractor, to oversee, 

supervise and follow out the responsibilities of the 

Board. Said manager or said independent contractor shall 

be compensated upon such terms as the Board deems 

necessary and proper. 

(b) To employ any person, firm or corporation to repair, 

maintain and renovate all property owned, maintained or 

operated by the Association; to seed, sod, plant, 

transplant, prune, fertilize, water, cut, destroy, pull 

plants up or out, spray substances, put pesticides or 
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other chemical or biological agents in, under or above 

the grounds, grass, trees; to build, erect, repair, 

maintain, and renovate recreation facilities, roads, 

parkways, walkways, or paths, lay pipes, culverts; to 

bury utilities; 'to put of lights or poles; to erect signs 

and traffic and safety controls of various sorts; and 

(c) Employ professional counsel and to obtain advice 

from persons, firms or corporations such as, but not 

limited to, landscape architects, recreation experts, 

architects, planners, biologists, lawyers and 

accountants; and 

(d) To employ or contract· for water and sewer, 

electricity and gas or other forms of utilities, cable or master 

antenna television, painting, building, repairing, renovating, 

remodeling; and 

(e) To. employ all managerial personnel necessary or 

enter into a managerial contract, for the efficient discharge 

of the duties of the Board hereunder, subject to restrictions 

named herein; and 

(f} To adopt and amend the rules and regulations 

covering the details of the operation and use of the 

Common Elements and Limited Common Elements, if any; and 

(g) Maintain businesslike relations with Unit 

owners or occupants whose service requests shall be 

received, considered and recorded in systematic fashion, 

in order to show the action taken with respect to each. 
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As part of a-continuing program, secure full performance 

by such Unit Owners or occupants of all such items and 

maintenance for which they are responsible; and 

(h) Establish and enforce rules and regulations for 

parking by, and the assignment of parking spaces, Unit 

Owners, subject to the provisions of the Master Deed, 

Articles of Incorporation and these By-Laws; and 

(i) Arrange for security protection as necessary; and 

(j) Enforce obligations of the Unit Owners and 

do anything and everything else necessary and proper for the 

sound management of the Condominium, including the right 

to bring lawsuits to enforce the terms, conditions and . 

restrictions contained in the Master Deed, these By-Laws 

and any rules and regulations governing the Condominium 

or Unit owners; and 

(k) Prepare an annual budget and disseminate budget to 

all Association members and the Sponsor for review and 

comment prior to its approval and to maintain expenses 

within said budget. Approval of the budget shall require 

75% of the Association's vote. 

Sect i on 2 . Non-Delegated Powers . All of the following 

powers may be exercised by the Board and shall not be delegated to 

any other entity: 

15 



(a) Borrow and repay monies giving notes, mortgages or 

other security upon such term or terms as it deems 

necessary; and 

(b) Invest and reinvest monies; sue and be sued; 

collect interest, dividends, and capital gains; exercise 

rights; pay taxes; make and enter into contracts; enter 

into leases or concessions; make and execute any and all 

proper affidavits for various purposes; compromise any 

action without leave of court; and all other powers 

contained herein, and those necessary and incidental 

thereto. The Board shall exercise prudent and 

conservative strategies in the investment and 

reinvestment of monies. The Board shall have fiduciary 

responsibilities in the administration of all the 

Association funds; and 

(c) Grant and obtain easements, licenses and other 

property rights with respect to lands included within the 

community known as "Clinton Terrace, a Condominium" 

Section 3. Duties and Responsibilities. It shall be the 

affirmative and perpetual obligation and duty of the 

Board to perform the following, all of which are hereby 

irrevocably delegated to _the Board of Trustees of the 

Clinton Terrace Condominium Association, Inc. except as 

may otherwise l:Je expressly provided to the contrary 

herein or in t.h~ Master Deed or Articles of 

Incorporation: 
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(a) Cause the Common Elements and Limited Common 

Elements to be maintained according to accepted standards 

of general health, safety and welfare and as set forth in 

the Master Deed, including, but not limited to such 

maintenance, replacement, and repair work as may be 

necessary; and lawn maintenance and removal of any snow 

from walkways and driveways; and removal of snow from 

travelled ways; and 

(b) To investigate, hire, pay, supervise and 

discharge the personnel necessary to be employed, and 

provide the equipment and materials necessary, in order 

to properly maintain the exterior and roofs of the 

aforesaid Units (excluding window glass) and to properly 

maintain and operate the Common and Limited Common 

Elements, if any. Compensation for the services of such 

employees (as evidenced by certified payroll) shall be 

considered an operating expense of the Association; and 

(c) Cause to be kept a complete record of all its acts 

and corporate affairs and to present a report thereof to 

the members at the annual meeting or at any special 

meeting when so requested in writing by members eligible 

to cast at least one-quarter (1/4) of the total votes 

eligible to be cast; and 

(d) Allocate common surplus or make repairs, additions, 

improvements to, or restoration fo the Common Elements 

and Limited Common Elements (if any) in accordance with 
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the provisions of these By-Laws and the Master Deed after 

damage or destruction by fire or other casualty, or as a 

result of condemnation or eminent domain proceedings; and 

(e) Take such action as may be necessary to comply 

promptly with any and all orders or requirements 

affecting the premises maintained by the Association 

placed thereon by any federal, state, county or municipal 

authority having jurisdiction thereover, and order of the 

Board of Fire Underwriters or other similar bodies; and 

(f) To place and ~eep in force all insurance coverage 

required to be maintained by the Association, applicable to its 

property and members including, but not limited to: 

( 1) Physical damage Insurance. Broad form insurance 

against loss by fire and against loss by lightning, windstorm and 

other r~sks normally included within extended coverage, insuring 

all improvements existing on the Common Elements, together with any 

Limited Common Elements appurtenant thereto, and covering the 

interest of the Association, the Board, the Sponsor and all Unit 

owners and their mortgages as their interests may appear, in an 

amount equal to the full replacement value of such improvements 

without deduction for depreciation. Each policy shall contain a 

standard mortgagee clause in favor of each mortgagee of a Unit, 

which shall provide that the loss, if any, thereunder, shall be 

payable to each mortgagee as its interests may appear. Prior to 

obtaining any policy of fire insurance or any renewal thereof, the 

Board shall obtain an appraisal of the full replacement value of 
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the Units and Common Elements and the improvements located thereon, 

without deduction for depreciation~ for the purposes of determining 

the amount of fire insurance to be effected pursuant to this 

Section. 

(2) Liability Insurance. To the extent obtainable, 

public liability insurance for personal injury and death from 

accidents occurring with in the Common Elements and Limited Common 

Elements, and the defense of any actions brought by reason of any 

injury , or death of a person or damage to property, occurring within 

such _Elements, and not arising by reason of any act or negligence 

of any individual member. Said insurance shall be in such limits 

as the Board may, from time to time, determine, covering each 

member of the Board, the managing agent, the manager, and each 

member, and shall also cover cross liability claims of one insured 

against another. The Board shall review such limits one a year. 

(3) Workers' Compensation Insurance. As required 

by law. 

(4) Other Insurance. such other insurance as the 

Board may determine. 

All policies shall: (i) provide that adjustment of loss shall be 

made by the Board of Trustees with the approval of the Insurance 

Trustee, and that the net proceeds thereof, if $5,000.00 or less 

shall be payable to the Board, and if more than $5,000.00 shall be 

payable to the Insurance Trustee; (ii) require that the proceeds 

of physical damage insurance be applied to the restoration of such 

common Elements and structural portions is required by the Master 
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Deed and these By-Laws; ( iii) to the extent obtainable contain 

waivers of . subrogation and waivers of any defense based on 

coinsurance or of invalidity arising from any acts of the insured; 

and (iv) provide that such policies may not be canceled without at 

least ten (10) days prior written notice to all of the insured, 

including all mortgagees of Unit owners. owners shall not be 

prohibited from carrying insurance for their own benefit provided 
I 

that all such policies shall contain waivers of subrogation; and, 

further provided that the liability of the 'carriers issuing 

insurance obtained by the Board shall not be affected or 

diminished by reason of any such additional insurance carried by 

any Unit owner; and 

(g) Appoint an Insurance Trustee, who shall not be a 

member of the Association, an employee of the Sponsor, or the 

manager, who shall discharge his duties in accordance with these 

By-Laws. 

ARTICLE VI - FISCAL MANAGEMENT 

Section 1. Common Receipts. The Board shall have the 

duty to collect from each Unit owner, his, her, or their heirs, 

administrators, successors and assigns, as "Common Receipts", a 

proportionate part of the Common expenses assessed against such 

Unit owner as provided in the Master Deed, the Articles of 

Incorporation, these By-Laws, and in accordance with applicable 

law. 

Section 2. Determination of Common Expenses. The amount 

of monies for Common Expenses deemed necessary by the Board and the 
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manner of expenditure thereof, including but not limited to, the 

allocation hereof, shall be a matter for the sole discretion of the 

Board. 

Section 3. Disbursements. The Board shall take and hold 

the funds as collected and shall disburse the same for the purposes 

and in the manner set forth herein and as required by the Master 

Deed, Articles of Incorporation, these By-Laws and applicable law. 

Section 4. Depositories. The depository of the 

Association ~hall be such a bank or banks as shall be designated 

from time to time by the Board and in which the monies of the 

Association shall be deposited. Withdrawal of monies from such 

accounts shall be only by checks signed by such parties are as 

authorized by the Board, provided that a management agreement may 

include among its provisions authority ~or the payment of the 

obligations of the Association, if the proper fidelity bond is 

furnished to the Associaiion. 

Section 5. Accounts. The receipts and expenditures of 

the Association shall be credited and charged to accounts under the 

following classifications as shall be appropriate, all of which 

expenditures shall be Common Expenses: 

(a) Current expenses, which shall include all receipts 

and expenditures within the year for which the budget is made, 

including a reasonable allowance for contingencies and working 

funds, except expenditures chargeable to reserves, or to additional 

improvements, or to operqtions. The balance of this fund at the 

end of each year shall be applied to reduce the assessment for 
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current expenses for the succeeding year, or may be disbursed to 

the membership as the Trustees shall determine. 

(b) Reserve for deferred maintenance, which shall 

include funds for maintenance items that occur less frequently than 

annually. 

(c) Reserves for replacement, which shall include funds 

for repair or replacement of Common Elements or other facilities of 

the Association required because of damage, depreciation or 

obsolescence, and which shall be allocated among each of the 

separate categories of replacement items. 

(d) Operations, which shall include any gross revenues 

from the use of the common Elements or from any other sources. 

Only the additional direct expense required by any revenue 

producing operation will be charged to this account, and any 

surplus from any operation or otherwise shall be used to reduce the 

assessments for current expenses for the year during the one in 

which the surplus is realized, or at the discretion of the Board, 

in the discretion of the Board, in the year following the one in 

which the surplus is realized. Losses from operations or otherwise 

shall be met by special assessments against Unit Owners, which 

assessments may be made in advance in order to provide a working 

fund. 

Section 6. Reserves. The Board shall not be obligated 

to expend all of the revenues collected in any accounting period, 

and must maintain reasonable reserves for, among other things, 

repairs, replacements, emergencies, contingencies of bad weather or 
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uncollected accounts. Notwithstanding anything herein to the 

contrary, the Board in its determination of the Common expenses and 

the preparation of a budget shall specifically designate and 

identify what portion of the Common Expenses to be assessed 

against the unit owners is allocable to reserves for repair and 

improvement of and to said Property. The amounts thus assessed and 

collected shall however, be kept in interest bearing savings 
I 

accounts, appropriately earmarked for such category. The foregoing 

shall not be construed to mean that the Board shall not be 

permitted to keep additional cash on hand, in a checking or petty 

cash account, for the necessary discharge of its function. 

Section 7 . Ex e mpt ion from Pa yment o f Reserves. Anything 

to the contrary herein notwithstanding, neither Sponsor nor any 

holder of an institutional mortgage on any Unit shall be required 

to cont~ibute or pay any sum for reserves of any kind, whether by 

way of regular or special assessments or otherwise. Further, this 

provisions may not be amended without the written consent of the 

Sponsor and that of every holder of an institutional mortgage on 

any Unit. 

Sect i on 8 . Notice. The Board shall give notice to each 

Unit Owner, it writing, and to any Unit mortgagee who requires 

same, of the amount estimated by the Board for Common Expenses for 

the management and operation of the Association for the next 

ensuing period, directed to the Unit owner by ordinary mail, or by 

hand delivery. Said notice shall be conclusively presumed to have 

been ·delivered five (5) days after deposit in the United States 
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mails. If an annual common Expense assessment is not made as 

required, an assessment shall be presumed to have been made in the 

amount of the last prior year's assessment, and monthly 

installments on such assessment shall be due upon each installment 

payment date until changed by an amended assessment. In the event 

the .annual Common Expense assessment proves to be insufficient, the 

budget and assessments may be amended at any time by the Board, 

provided, that nothing herein shall serve to prohibit or prevent 

the board from imposing a lump sum assessment in the case of any 

immediate need or e~ergency which cannot be met by reserve funds 

earmarked for such contingency. 

Section 9. Acceleration of Assessment Installment Upon 

Default. If a Unit owner shall be in default in the payment of an 

installment upon a Common Expense assessment, the Board may 

accelerate the remaining installments of the assessment upon notice 

to the Unit owner, and the then-unpaid balance of the common 

Expense assessment shall come due upon the date stated in the 

notice to the Unit Owner, or not less than ten . (10) days after the 

-mailing of such notice to him by registered or certified mail, 

whichever shall first occur. If such default shall continue for a 

period of thirty (30) days, then the Board shall have the option to 

(i) accelerate the remaining installments of the assessment, (ii) 

file a lien for such accelerated assessment as permitted by the 

condominium Act; and ( iii) notify the mortgagee of the Unit 

affected by such default. If said default continues for period of 

180 days, then the Board shall have the duty to foreclose the 
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foregoing lien pursuant to law and/or to commence a suit against 

the appropriate parties to collect said assessment. 

Section 10. Interest and Counsel Fees. The Board at its 

option shall have the right in connection with the collection of 

any common Expense assessment, or other charge, to impose an 

interest or late charge at the legal maximum if such payment is 

made after a date certain stated in such notice. In the event that 

the Board shall effectuate collection of said charges by resort to 

counsel, the Board may add to the aforesaid charge' or charges a sum 

_ or sums of twenty (20%) percent of the gross amount due as counsel 

fees, in addition to such costs allowable by law. 

Section 11. Power of Attorney to Mortgagee. In. the 

event the Board shall not cause the enforcement procedures provided 

in Section 9 above to be implemented within the time provided, the 

first mortgagee of any Unit as to which there shall be such unpaid 

assessments is hereby irrevocably granted a power of attorney ~o 

commence such actions and to do such things, all in the name of the 

Association. The said power of attorney is expressly stipulated to 

be coupled with an interest in the subject matter. The Association 

shall pay to such mortgagee all reasonable expenses which may be 

incurred by such mortgagee in furtherance of the exercise of the 

powers herein granted to such mortgagee as above provided. 

Section 12. Examination of Books. Each Unit owner shall 

be permitted to examine the books of account of the Board at a 

reasonable time on business days; provided, however, that the 
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Treasurer has been given at least five (5) days prior written 

notice of the Unit owner's desire to make such an examination. 

Section fJ. Fidelity Bonds. Fidelity bonds shall be 

required by the Board from all persons h~ndling or responsible for 

Association funds. The amount of such bonds shall be determined by 

· the Trustees . The premiums on such bonds shall be paid by the 

Association. 

Section 14. Annual Audit. The Board shall submit the 

books, records, and memoranda to an annual audit, to be performed 

by an independent public accountant. 

Section 15. Working Capital. The Board shall require 

from all Unit Buyers at time of· closing a non-refundable, non-

transferable contribution to the Condominium Association in an 

amount equal to 2/12 of the estimated annual common charges for the 

subject Unit, at the time of purchase, to be used by the 

Association at its discretion. Said charge shall not be paid by 

the Sponsor in the event Sponsoi exercises its option to purchase 

a Unit as permitted in the Master Deed. 

ARTICLE VII - OFFICERS 

Section 1. Designation. The principal officers of the 

Association shall be a President, a Vice-President, both of whom 

shall be members of the Board, a Secretary and a Treasurer. The 

Board may also appoint such other Assistant Treasurers and 

Assistant Secretaries as in their judgment may be necessary. Any 

two (2) offices, except that of President and Secretary, may be 

held by one person. 
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Section 2. Election of Officers. The officers of the 

Association shall be elected annually by the Association at the 

regular annual meetings. At the first annual meeting the Sponsor 

shall appoint the officers, who shall serve the Association until 

the time of the first regular annual meeting. Following the first 

regular annual meeting, officers shall hold office for a one (1) 

year term. 

Section J. Removal of Officers . Upon an affirmative 

vote of two-thirds majority of the Unit owners, any officer may be 

removed, either with or without cause, and his successor elected at 

a~y regular meeting of the Association, or at any special meeting 

of the Association called for such purpose. 

Section 4. Duties a nd Responsibilities of Officers. 

(a) The President shall be the chief executive officer 

of the Association. He shall preside at all meetings of the 

Association and of the Board. He shall have all of the general 

powers and duties which are usually vested in the off ice of 

president of an Association, including but not limited to the power 

to appoint committees from among the members of the Association 

from time to time as he may in his discretion deem appropriate to 

assist in the conduct of the affairs of the Association. 

(b) The Vice-President shall take the place of the 

President and perform his duties whenever the President shall be 

absent or unable to act. If neither the President nor the Vice

President is able to act, the Board shall appoint some other 

Trustee to so do on an interim basis. The Vice-President shall 
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also perform such other duties as shall from time to time be 

imposed upon him by the Board. 

(c) The Secretary shall keep the minutes of all meetings 

of the Board and the minutes of all meetings of the members of the 

Association; he shall have charge of such books and papers as the 

Board may direct; and he shall, in general, perform all the duties 

incident to the office of the Secretary. 

(d) The Treasurer shall have the responsibility for the 

Association funds and securities and shall be responsible for 

keeping full and accurate accounts of all receipts and 

disbursements in books belonging to the Association. He shall be 

responsible for the deposit of all monies and other valuable 

effects in the same, and to the credit of the Association in such 

depositories as may from time to time be authorized by the Board. 

Section 5. Other Duties and Powers. The officers shall 

have such other duties, powers and responsibilities as shall, from 

time to time, be authorized by the Board. 

Section 6. Eligibility o f Trustees. Nothing herein 

contained shall prohibit a Trustee from being an officer. 

ARTICLE VII - COMPENSATION, INDEMNIFICATION 

AND EXCULPABILITY OF OFFICERS AND TRUSTEES 

Section 1. Compensation. No compensation shall be paid 

to the President or the vice-President or any Trustee for acting as 

such Officer or Trustee. The Secretary and/or Treasurer may be 

compensated for their services if the Board determines that such 

compensation is appropriate. Nothing herein stated shall prevent 
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any Officer or Trustee from being reimbursed for out-of-pocket 

expenses or compensated for services rendered in any other capacity 

to or for the Association. 

Section 2. Indemnification. Each Trustee and Officer of 

the Association, and their delegees, shall be indemnified by the 

Association against the actual amount of net loss including counsel 

fees, reasonably incurred by or imposed upon him in connection with 
I 

any action, suit or proceeding to which he may be made a party by 

reason of his being or having been a Trustee or Officer of the 

Association, or delegee, except as to matters as to which he shall 

be finally bound in such action to be liable for gross negligence 

or willful misconduct. In the event of a settlement of any such 

case, indemnification shall be provided only in connection with 

such matters covered by the settlement as to which the Association 

is advised by counsel that the person to be indemnified had not 

-been guilty of gross negligence or willful misconduct. 

Section 3 . Exculpability. Unless acting in bad faith 

neither the Board as a body nor any Trustee nor . any Officer of the 

Association, nor the delegees of any of them, shall be personally 

liable to any Unit owner in any respect for any action or lack of 

action arising out of the execution of his office. Each Unit owner 

shall be bound by the good faith actions of the Board and Officers 

of the Association, or their delegees, in the execution of the 

duties of said Trustees and Officers. 
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ARTICLE IX - ADDITIONS, ALTERATIONS OR 

IMPROVEMENTS BY THE ASSOCIATION 

Whenever, in th~ judgment of the Board, the General 

common Elements require improvements costing in excess of 

$5,000.00, said improvements shall not be made unless they have 

been approved by a majority of votes of the Unit Owners at a 

meeting at which a quorum is present. When said approval has been 
I 

obtained, all Unit Owners shall be assessed for the cost thereof as 

a Common Expense. In the event of any emergency which could cause 

damage to any Building or parts) thereof, the Board may expend sums 

in excess of $5,000.00 to protect the said Building or part(s) and 

the judgment of the Board shall be final. 

ARTICLE X - ENFORCEMENT 

Section 1. Enforcement. The Association shall have the 

power, at its sole option, to enforce the terms of this instrument 

or any rule or regulation promulgated pursuant thereto, by any or 

all of the following: self-help; sending notice to the offending 

party to cause certain things to be done or undone; restoring the 

Association to its original position and charging the breaching 

party with the entire cost or any part thereof; complaint to the 

duly constituted authorities; or by taking any other action before 

any court, summary or otherwise, as may be provided by law. 

section 2. Fines. The Association shall also have the 

power to levy fines against any Unit owner(s) for violation(s) of 

any rule or regulation or use restriction contained in the Master 

Deed or By-Laws, except that no fine may be levied for more than 
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$25. 00 for any one ( 1) violation, but for each day a violation 

continues after notice, it shall be considered a separate 

violation. Collection of the fines may be enforced against any 

Unit owner(s) involved as if the fine were a Common Expense owed by 

the particular Unit owner(s) 

Section J. Waiver. No restriction, condition, 

obligation or covenant contained in these By-Laws shall be deemed 

to have been abrogated or waived by reason of the failure to 

enforce the same, irrespective of the number of violations or 

breaches thereof which may occur. 

ARTICLE XI - AMENDMENTS 

Subject to the restrictions noted herein, these By-Laws, or any 

of them, may be altered or repealed, or new By-Laws may be made, · 

at any meeting of the Association duly constituted for such 

purpose, and previous to which written notice to members of the 

exact language of the amehdment or of the repeal shall have been 

sent, a quorum being present, by an affirmative vote of Seventy-

five (75%) percent of the votes entitled to be cast in person or 

by proxy, except that ( i) the first annual meeting may not be 

advanced, (ii) the first Board (including replacements in case of 

vacancies) may not be enlarged or removed, (iii) the obligation 

or the proportionate responsibility for the payment of Common 

Expenses with respect to Units or the common Elements may not be 

changed by reason of any such amendment or repeal, and (iv) The 

Housing Development corporation of Bergen County shall not be 
-. 
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removed as a voting member of the Association or as a permanent 

member of the Board of Trustees. 

ARTICLE XII - CONFLICT; INVALIDITY 

Section 1. Conflict. Anything to the contrary herein 

notwithstanding, if any provision of this Instrument is in conflict 

with or contradiction of the Master Deed, or with the requirements 

of any law, then the requirements of said Master Deed or law shall 
I 

be deemed controlling. 

Section 2. Invalidity. The invalidity of any part of 

these By-Laws shall not impair or affect in any manner the 

~nforceability or affect the balance of the by-Laws. 

ARTICLE XIII - NOTICE 

Any notice required to be sent to any member under the 

provisions of .the Master Deed or Articles of Incorporation or these 

By-Laws shall be deemed to have been properly sent and notice 

thereby given, when mailed, by regular post with postage prepaid, 

addressed to the Unit Owner. 

ARTICLE XIV - CORPORATE SEAL 

The Association shall have a seal in circular form having 

within its circumference the words "Clinton Terrace Condominium 

Association, Inc." 
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ARTICLES OF INCORPORATION 

FOR 

CLINTON TERRACE CONDOMINIUM ASSOCIATION, INC. 

In compliance with the requirements of N.J.S.A. l5A:l-l, 

et seq., the undersigned, all of whom are of full age, have this 

day voluntarily associated themselves together for the purpose of 

forming a nonprofit corporation, and do hereby certify: 

ARTICLE I 

NAME 

The name of .the Corporation is CLINTON TERRACE 

CONDOMINIUM ASSOCIATION, INC. I hereinafter 

"Association". 

ARTICLE II 

PRINCIPAL OFFICE 

called the 

The principal office of the Association is located at 21 

Main Street, Room 307W, Hackensack, New Jersey 07601. 

ARTICLE III 

REGISTERED AGENT 

Jack R. D'Ambrosio, Jr., whose address is 21 Main Street, 

Room 307W, Hackensack, New Jersey 07601, is hereby appointed the 

initial registered agent of this Association. 

ARTICLE IV 

PURPOSE AND POWERS OF THE ASSOCIATION 

This Association does not contemplate pecuniary gain or 

profit to the members thereof, and the specific purposes for which 

l 
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it is formed are to provide for the maintenance, preservation and 

control of the common elements and limited common elements within 

that certain tract of property described in Exhibit A of a certain 

Master Deed entitled "Clinton Terrace, A Condominium", recorded or 

intended to be recorded in the Off ice of the Clerk of Bergen 

County, and to promote the heal th, safety and welfare of the 

residents within the above described property and for these 

purposes: 

(a) To exercise all of the powers and privileges and to 

perform all of the duties and obligations of the A~sociation as set 

forth in that certain Master Deed, as same are applicable to the 

property described therein in Exhibit A annexed thereto, or to 

additional property within the tract described in the aforesaid 

Exhibit A which may now or hereafter be acquired by the 

Association, its successors and assigns, and as that certain Master 

Deed may be amended from time to time as therein provided, said 

Master Deed being incorporated herein as if set forth at length; 

(b) To fix, levy, collect and enforce payment by any 

lawful means, of all charges or assessments pursuant to the terms 

of said Master Deed and the By-Laws of the Association; to pay all 

expenses in connection therewith and all office and other expenses 

in connection therewith and all office and other expenses incident 

to the conduct of the business of the Association, including all 

licenses, taxes or governmental charges levied or imposed against 

the property of the Association; 
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(c) To acquire (by gift, purchase or otherwise), own, hold, 

improve, build upon, operate, maintain, convey, sell, lease, transfer, 

dedicate for public use or otherwise dispose of real or personal 

property in connection with the affairs of the Association; 

(d) To borrow money, to mortgage, pledge, deed in trust, or 

hypothecate any or all of its real or personal property as security for 

money borrowed or debts incurred; and 

(e) To have and to exercise any and all powers, rights and 

privileges which a corporation organized under the New Jersey Nonprofit 

Corporation Law by law may now or hereafter have or exercise. 

AR'T'TCLE v 

INCORPORATORS 

The names and address of the incorporators of the Association 

are as follows: 

~ Address 

Jack R. D'Ambrosio, Jr. 21 Main Street Rm 307W Hackensack, NJ 07601 

Patricia Di Costanzo 21 Main Street Rm 307W Hackensack, NJ 07601 

Eugene Fagnano 21 Main Street Rm 307W Hackensack, NJ 07601 

Alfred Malagiere 21 Main Street Rm 307W Hackensack, NJ 07601 

Lois E. Marshall 21 Main Street Rm 307W Hackensack, NJ 07601 

Eleanore Pettersen 21 Main Street Rm 307W Hackensack, NJ 07601 

David C. Russo 21 Main Street Rm 307W Hackensack, NJ 07601 

3 



ARTICLE YI 

BOARD Of TRUSTEES 

The property, affairs and business of the Association 

shall be managed by a Board of Trustees; who need not be members of the 

Association. The term of office and method of election shall be as 

provided in the Master Deed and By-Laws of the Association. The number 

of Trustees may be changed by amendment of the By-Laws of the 

Association. The names and addresses of the persons who are to act as 

Trustees until the selection of their successors are: 

~ Address 

Jack R. D 1 Ambrosio, Jr. 21 Main Street Rm 307W Hackensack, NJ 

Patricia Dicostanzo 21 Main Street Rm 307W Hackensack, NJ 

Eugene Fagnano 21 Main Street Rm 307W Hackensack, NJ 

Alfred Malagiere 21 Main Street Rm 307W Hackensack, NJ 

Lois E. Marshall 21 Main Street Rm 307W Hackensack, NJ 

Eleanore Pettersen 21 Main Street Rm 307W Hackensack, NJ 

David c. Russo 21 Main Street Rm 307W Hackensack, NJ 

AR'T'TCLE VTT 

MEMBERSHIP 

Every person or entity, individually or collectively, who is 

a record owner of a fee . interest in any Condominium Unit shall be a 

member of the Association. Upon termination of the interest of the 

Unit Owner, such membership shall automatically terminate and shall be 

transferred and shall inure to the new Unit Owner. The Trustees of the 

Housing Development Corporation of Bergen County (HDCBC) or their 

designee, _shall collectively constitute a further additional and 

permanent member of the Association. 
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The initial membership of the Association, however, shall 

be composed of three (3) persons who need not be unit owners. The 

names and addresses of the persons who shall constitute the initial 

membership are: 

Alfred Malagiere 

~ack R. D'Ambrosio, Jr. 

Address 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Housing Development Corporation 
of Bergen county 

21 Main Street Rm 307W 
Hackensack, NJ 07601 

Upon 1;,ale of seventy-five (75%) percent of the units 

within the condom~nium, Alfred Malagiere and Jack R. D'Ambrosio, 

Jr. shall automatically cease to be members of the Association. 

ARTICLE VIII 

DURATION 

The corporation shall exist perpetually. 

ARTICLE IX 

ANNEXATION OF ADDITIONAL PROPERTIES 

Additional properties may be annexed to the property 

subject to the terms and conditions of the Master Deed, By-Laws of 

this Association and rules and regulations promulgated thereunder, 

and all such additional properties shall be governed thereby. 

ARTICLE X 

DISTRIBUTION OF ASSETS 

Upon dissolution, the assets of the Association shall be 

distributed in accordance with each unit's appurtenant percentage 

interest in the Common Elements of the Condominium. 
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ARTICLE XI 

AMENDMENTS 

Amendments of these Articles shall require the written assent 

of seve~ty-five (75%) percent of all Association members. 

IN WITNESS WHEREOF, for the purpose of forming this non-

profit corporation under the laws of the State of New Jersey, we, the 

' undersigned, constituting the incorporators. of this Association, have 

executed these Articles of ·Incorporation this fi"T""i1 day of 

Eugene Fagnano 

STATE OF NEW JERSEY 
SS 

COUNTY OF BERGEN 

BE IT REMEMBERED, that on this 6-t7h day of Dee.eN~EJ:. 1995, 

before me, the subscriber, an Notary Public of the State of 

New Jersey, personally appeared, Jack R. D'Ambrosia, Jr., Patricia 

Dicostanzo, Eugene Fagnano, Alfred Malagiere, Lois E. Marshall, 

Eleanore Pettersen and David C. Russo, who, I am·satisfied, are the 
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who, I am satisfied, are the persons named in and who executed the 

within instrument, and thereupon they acknowledge that they signed, 

sealed and delivered the s~me as their act and deed, for the uses 

and purposes therein expressed. 

. : ,· 

I \ 
.' I 

'1 • ' I : \ · I ( I 
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EXHIBIT G 

SCHEDULE OF UNDIVIDED PERCENTAGE INTEREST IN COMMON ELEMENTS 

UNIT TYPE # BEDROOMS . PERCENTAGE INTEREST 

lA A 3 4.4715 
lB B 2 3.8618 
lC B 2 3.8618 
10 A 3 4.4715 
lE A 3 4.4715 
lF B 2 3.8618 
lG B 2 3.8618 
lH A 3 4.4715 
2A A 3 4.4715 
2B B 2 3.8618 
2C B 2 ·3.8618 
20 A 3 4.4715 
2E A 3 4.4715 
2F B 2 3.8618 
2G B 2 3.8618 
2H A 3 4.4715 
3A A 3 4.4715 
3B B 2 3.8618 
.3C B 2 3.8618 
30 A 3 4.4715 
3E A 3 4.4715 
3F B 2 3.8618 
3G B 2 3.8618 
3H A 3 4.4715 

100.0000% 
(Rounded} 

.EXHIBIT. G 
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Now Therefore, in considerat.ion of the mutual promises set forth herein and of other valuable consideration, the parties hereby agree as follows: 

1. Deflnitions. All terms used in this Agreement have the same 
meaning as set forth in the definitions in RAD Notice. 

2, Term. The initial term shall be twenty years. Unless otherwise 
approved by HUD, this Agreement shall remain in effect 
through the initial tenn, and for an additional period to coincide 
with any _renewal term of the HAP Contract. This Agreemenl 
will survive HAP abatement or termlnation of the HAP Contract 
unless otherwise approved by HUD. 

3. Use Restriction and Tenant lnco:nies. The HAP-assisted units 
within these Projects shall be used solely as rental housing for 
tenants meeting the eligibility and inCOme-targeting 
requirements under the HAP Contract. In the case that the HAP 
Contract is terminated (due to, e.g.: breach, or non-compliance), 
new tenants must have incomes at Or below 80 percent of the 
average median income (AMI) at the time of admission for the 
remainder of the tenn of the Agreement, applicable 10 all units 
previously cove~d under the HAP contract. Additionally, rents 
must not exceed 30% of 80% of median income for an 
appropriate sized unit Notwithstanding lhe foregoing, in the event 
the Owner is able to demonstrate fu HUD's satisfaction that despite 
the Owner's good faith and diligent efforts to do so, the Owner is 
unable either (I) to renl a sufficient percentage of Units to Low 
Income Tenants or Very Low Income Tenants in order to satisfy 
1he restrictions in this paragraph, or (2} to otherwise provide for the 
financial viability of the Projects, HUD may, in its sole discretion, 
agree to reduce the percen1age of units SUbject to the restriction 
under thls paragraph or otherwise modify this restriction in a 
manner acceptable to the Owner and HUD. Any such modification 
of the restrictions listed in this paragraph shall be evide{lced by a 
written amendment to this Agreement executed by each of the 
pnrtieshcreto. 

4. Subordination. Any mortgage liens will be subject to this 
Agreement. This Agreement will survive foreclosure and 
bankruptcy. 

5. Fair Housine: and Civil Rights Requirements. Compliance 
with all applicable fair housing and civil rights requirements 
including the obligation to affirmatively further fair housing and 
the site ~lection and neighborhood standards requirements set 
forth in 24 CFR §§ l.4(b)(3} and 941.202, as applicable, is 
required. 

6. Federal Accessibility Requirements. Compliance with all 
applicable federal accessibility requirements under the Fair 
Housing Act and implementing regulations at 24 CFR Part 100, 
Section 504 of the Rehabilitation Act of 1973 and implementing 
regulations at 24 CFR Part 8, and Titles II and Ill of the 
Americans with Disabilities Act and implementing regulations 
at 28 CFR Parts 35 and 36, respectively, is required. 

7. Transfer ol'the Agreement. HUD has been granted and is 
possessed of an interest in the above described Projects such that 
the Owner shall remain seized of the title to said Projects and 
refrain from transferring, conveying, encumbering or pennitting 
or suffering any transfer, conveyance, assignment, lease, 
mortgage, pledge or other encumbrance of said Projects or any 
part thereof without the release of said covenants by HUD. The 
Owner has constituted HUD as its attorney-in-fact to transfer 
PBV or PBRA assistance to another entity in the event of default 

under the HAP Contract. With HUD approval, after 10 years 
from the effective date of the initial term of the HAP Contract, if 
the Projects are economically non-viable or physically obsolete, 
assistance may be transfe1Ted subject t(? this Agreement. Any 
such new Owner Shall assume the obligations under this 
Agreement as a condition of any transfer. This Agreement shall 
be binding upon the Owner and all future suc<:essors and assigns 
until released by HUD. 

8. Release. The endorsement by a duly authorized officer of E:IUD 
(1) upon any conveyance or transfer made by the Owner of any 
real or personal property which is determined to be excess to the 
needs of the Projects, or (2) upon any instrumenl of conveyance 
or dedication of property, or any interest therein, for use as 
streets, alleys, or other public rights-of-way, or for the 
establishment, operation and maintenance of public utilities, or 
(3) upon any instrument transferring or conveying an interest 
therein, or (4) upon any instrument of release made by the 
bwner of the assisted PBV or PBRA units shall be effective to 
release such property from the restrictive covenants hereby 
created. 

9. Enforcement. In the event of a breach or threatened breach of 
any of the provisions of this Agreement, any eligible tenant or 
applicant for occupancy within the Projects. or the Secretary or 
his or her successors or delegates, may institute proper legal 
action to enforce performance of such provisions, to enjoin any 
acts in violation of such provisions, to recover whatever 
damages can be proven, and/or to obtain whatever other relief 
may be appropriate. 

IO. Severabilily. The invalidity, in whole or in part, of any of the 
provisions set forth in this Agreement shall not affect or 
invalidate any remaining provisions. 

11. Impairment of HAP Contract. The terms and provisions of 
this Agreement shall continue in full force and effect except as 
expressly modified herein. Any conflicts between this 
Agreement and the HAP Contract shall be conclusively resolved 
by the Secretary. 

12. Execution of Other Agreements. The Owner agrees lhat it has 
not and will not execute any other agreement with provisions 
contradictory of, or in opposition to, the provisions of this 
Agreement, and that in any event, the provisions of lhis 
Agreement are paramount and controlling as to the rights and 
obligations set forth and supersede any other conflicting 
requiremenls. 

13. Subsequent Statutory Amendments. If revisions to the 
provisions of this Agreement are necessitated by subsequent 
statutory amendments, the Owner agrees to execute 
modifications to this Agreement that are needed to conform to 
the statutory amendments. In the alternative, at HUD's option, 
HUD may implem(?Jlt any such statutory amendment through 
rulemaking. 

14, No Negoliation. This Agreement is not subject to negotiation 
by the Owner or any lender. 

See Rider relating to Fore.closure, attached hereto and made a 
part of hereof. 
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return To: 
l, ."' 

T17l·· Housing Develop1rent co�rat-.ioB, of .. -
Bergen County 

190 !'-'oore Street 
Hackensack, New lTersey 07G01 

!'OR 

\ 

'l'HIS MASTER DEED, !,'.lade this 

New Jersey not foi:- profit corporation organized pursuant to 

N.J.S.A. 15:1-1 et. s�g. having its principal office at 190 

:11001:·e St rce t, Hackensack, •·JE: w Jersey , he re ina f te r referred to as 

"Sponsor". 

E: 'vmERE/l,S, Sponr;o1� ie thE" owner of the fee simple titl e 
·o
.' c::;
r,., .. •• to those lands and pr.f:'•mises desci:-ibed in Exhibit "A" at tach•2d 
1- J .. ,, .. 

f."
(' .v. 

. .,._ ... " 

.,,.. � 
• 116, ,. �. 

·- .. ,., .......... �
.. ........ t 

r c.·;·;
(t) 

o.:::: 

-r ... 1 
C> 

...... ,, .... 
. .. , .. _,
LJ . ..o.u 

herE>to and ma<k a par.t hereof., which lands and premises are 

her:1:inafter. reft't-red to as the "Pror:er.ty" located at 23 Franklin 

Street in the City of }Tackensack , New Jer.sey; and 

WHEREAS, Sponsor in b.'n ds to construct a two-f am : ily house 

containing t wo dwelling units, together. with dr.iveways as rnor.e 

particuJar.ly show, on that c12rtai.n map entitled "Site Plan , , · 

(SP-1)", prepared by Elkin/Sobolta, Archit ects, 

dat..::'d May 3, 1982, attached her.etc and made a part hereof as 

Ex h ib .it II B 11 ; and 

WHEREAS, thE' Sponsor has established the Franklin Ga.r.clens 

Condominium Association, a New Jersey non-profit corporation, for 

tht= admin istrat.ion, operation and manageTPent of Franklin Gardens, 

a Condominium and other improvements in tended for. the com mon use 

and enjoym ent of the·r.esidents of the Proper.t y;
711 nn

- 1---" 1c·1 n11 .oo ·-
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that they are housed within the Unit. No outside dog pens or 

yards shall be permitted; 

(d) No trailer, tractor (except a small gar

den tractor) truck (commercial or mregistered), mobile home or 

the like shall be stored or housed on the Property, except within 

the garage; 

(e) No portion of the Common Elements or 

other portion of the Prop?rty thereof shall be used or maintained 

for the dumping of rubbish or debris. Trash, garbage or other 

waste shall be kept in sanitary containers on the Property for 

weekly or more frequent collection; 

(f) No exterior loudsp?akers other than as 

contained in portable radios or television sets shall be per

mitted. No ooshielded floodlights shall be installed in any 

exterior area on any Ulit; 

(g) Subject to the provisions of subparagraph 

(z) below, Ulit Omer(s) shall reside in their condominium U1it 

for a period of 3 years from the orig in al date of purchase; 

provided, however, that the o't.ner may sell said property and move 

therefrom within the said period where a change of circumstances 

with resp?ct to health, employment, finance or marital status 

reasonably necessitates moving from subject premises. When such 

change of circumstances occurs, omer shall notify, in writing, 

the other association members and holder of the first mortgage and 

shall receive prior written approval from the Housing 

-22-
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Development Corporation of Bergen County, which approval shal 1 

not be mreasonably withheld. In this event, and in any future 

sale beyond the 3 year period, the Housing Development Corporation 

of Bergen Co1.nty, shall have an exclusive first option to purchase 

the subject property at a purchase price which shall be computed 

as follows: 

PURCHASE 
PRICE 

(CURRENT CPI - BASE CPI 
= BASE PRICE+ ( BASE CPI 

) 
x BASE PRICE). 

Said option shall be for a period not to exceed 3 months from the 

date said sponsor is notified by certified mail, return receipt 

requested, of owner's intent to sell. For purposes of this sub

paragraph (g) the following definitions apply: BASE PRICE: Purchase 

price paid by current unit owne:t;:' plus the actual cost of any capital 
l - _ , _ 

improvements (including, but not limited to initial installation of 

carpet or other floor covering and initial painting) made and paid for 

by the Ulit Omer other than those expenses paid through common or 

special assessment. BASE CPI: CPI published during the month the 

current LJ1it omer closed title; CURRENT CPI: Last published CPI 

immediately preceding current lhit Owner's written notification to 

Housing Development Corporation of Bergen Co1.nty of intent to sell; 

CPI: Consumer Price Index for urban consumers in the New York-North

eastern New Jersey region as same is computed by the Bureau of Labor 

Statistics of the lh ited States Department of Commerce and published 

in the Consumer Price Index - Detailed Report. 

In the event the Sponsor, Housing Development 

Corporation of Bergen CoLJ1ty, declines to exercise said option, the 

Un it Owner may sell his unit at a purchase price computed as set 

forth above to a family which meets the eligibility criteria 

promulgated by the Housing Authority of Bergen County. 
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\ . 
PULI\SKI PLACE, A CONDOMINIUM . . . ' . 

,~:;"·· TH~S MASTER DEP.D, made this 1-f' day of~ 

19 82, by the . IJOUS ING DEVELOPMENT CORPORATION OF BERGEN COllN'rY, 

New ,Jel'.'s1:>y not for· pr:ofit cor.por.ation organized pursuant to 
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WHEREAS, the Sror1s0·'.' ha:c, established the Pulaski Place 
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the' admin ist1:·at. .i.on, operat.i.on and management of Pulaski Place, 

a Condomjn ium and other. impr.·ov£>m':?O ts iri tendPo fo-::- the:' c onimon USt;,> 
·• ' ' I • \ '\ 
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THEREFORE, WITNESSETH: 

1. ESTABLISHMENT OF CONDOMINIUM - The Sponsor 

does hereby submit, declare and establish Pulaski Place, a 

Condominium" in accordance with R.S. 46:8B-1 et. seq., for that 

par.eel of land described on Exhibit "A" aforesaid and as more 

particularly shown on Exhibit "B" aforesaid. 

2. DEFINI'rIONS - For the purpose hereof, 

the following terms shall have the following meanings unless the 

context in which same is utilized clearly indicates otherwise: 

(a) "Condominium" shall mean (i) that parcel 

of land descr.ibed in Exhibit "A" aforesaid; (ii) all improvements 

now or hereinafter constructed in, upon, over or through such 

lands, whether or not shoWl on any exhibit hereto attached; 

and ( iii) all rights, roads, waters, privileges and appu.rtenances 

thereto belonging or appertaining; and (iv) the entire entity 

created by the execution and recording of this Master Deed. 

(b) "Unit" shall mean a pa .rt of the Condo

minium designated and intended for independent use as a reside11-

tial dwelling, and shall not be deemed to mean any part of the 

General Common Elements situated within or appurtenant to a Un it, 

as more specifically descr.ibed in Paragraph 4 hereof. 

(c) "Common Elements" shall have the same 

meaning as "common elements" pu .rsuant to R.S. 46:8B-3(d), except 

as same may be modified by the provisions of Paragraph 5 hereof. 
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( d) "Common Expenses" shall, subject to the 

provisions of Paragraph 6 hereof, mean all those exµ:,nses anti

cipated by R.S. 46:8B-3, in addition to all exenses incurred by 

the Association, or their officers, agents or employees, in the 

lawful pe rf orman ce of their resµ:, ct ive duties. 

. 
( 

(e) "Property" shall mean the Buildings, the 

land described in Exhibits "A" and "B" and all improvements now 

or hereinafter constructed in, upon, over o.r through such lands. 

(f) "Association" shall mean Pulaski Place 

Condomin iurn Association, a New Jersey non-profit co.rporation, formed 

to administrate, manage and operate the common affairs of the Un it 

OW1ers of the Condon:iin iurn and to maintain, repair and replace the 

General Common Elements of the Condominium. 

(g) "Articles of Incorporation" shall mean 

the Articles of Incorporation of Pulaski Place Condominium 

Association, attached hel'."eto as Exhibit "D". 

(h) "By-Laws" shall mean the By-Laws of 

Pulaski Place Condominium Association, attached hereto as 

Exhibit "E". 

( i) "Buildings" shall mean the two buildings 

each containing two U1its and/or any other enclosed stt:'ucture 

con str.ucted or hereafter constructed u:pon the land de scribed 

in Ex h i bi t " A II an d sh o W1 on Ex h i b i t " B " • 

(j) 11 S:ponsor" shall refer to Housing Develop-

ment Corporation of Bergen Comty, a New Jersey not for profit 

corporation organized pursuant to N.J.S.A. 15:1-1 et. seq., its 

-3-
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Section 4. Executive Assistant. The duties of the 

Executive Assistant shall be limited to taking the place of the 

pr_·esident, Secretary or Treasurer and performing their duties 

when ever any of them shall be absent or mable to act. 

Section 5. Secretary. The Secretary shall keep the 

minutes of all meetings of the Association; he shall have charge 

of all books and papers and he shall, in general, perfo.l'.lTI all the 

duties incident to the office of Secretary. 

Section 6. Treasurer. The Treasurer shall have responsi

bility for Association fu,ds and securities and shall be responsible 

for keeping full and accurate accounts of all receipts and dis

bursements in books belonging to the Association. He shall provide 

a monthly written certificate to the Sponsor stating whether or not 

all Common Expense assessments have been paid. He shall be 

responsible for the deposit of all monies and other valuable effects 

in the name, and to the credit, of the Association in a federally 

insured banking institution. 

ARTICLE V 

Ob 1 iga t ions of the Ow1e rs 

Section 1. Assessments. All owners are obligated to 

pay monthly assessments imposed by the Association to meet all 

project premium and an insurance premium fo .r a policy to cover 

repair and reconstr.uction work in case of hurricane, fire, earth

quake or other hazard. The asseRsments shall be made equally among 

the unit owiers, as stipulated in the Master Deed. Such assessments 

shall include monthly payments to a General Operating Reserve. 
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Sect ion 2. Ma in ten an ce and Repair. 

(a) Every_ ow-ier must perform promptly all maintenance 

and .repair work within his O\t-111 unit, which if omitted would affect 

the project in its entirety or in a part belonging to the other 

owner, and is expressly responsible for the damages and liabilities 

that his failure to do so may engender. 

(b) All the repairs of interrial installations of the 

unit such as water, light, gas, power, sewage, telephones, air 

conditioners, sanitary installations, doors, windows, lamps and 

all other accessories belonging to the mit area shall be at the 

owner's expense. 

(c) An owner shall reimburse the Association for any 

expenditures in curred in repairing or replacing any common area 

and facility damaged through his fault. 

Section 3. Use of Family Units - Internal Changes. 

As provided in Master Deed. 

Section 4. Use of Common Areas and Facilities and 
Restricted Common Areas and Facilities 

M o¼n er shall not place or cause to be placed in the 

lobbies, vestibules, stairway, and othe .r project areas and facil

ities of a similar. nature both common and restricted, any furniture, 

packages or objects of any kind. Such areas shall be used for no 

other purpose than for normal transit through them. 

Se ct ion 5 • Rig ht of En try • 

(a) An ow,er shall gr.ant the right of 1:ntry to any 

person authorized by the Association in case of any emergency 

originat~ng in or threatening his u,it, whether the o¼Jler is 

present at any time or not. 
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(b) An owner shall permit another owner, or his repre

sentative or the Sp:msor, when so required, to enter his rnit for the 

purpose of viewing, performing installations, alterations or repairs 

to the mechanical or electrical services, provided that requests 

for entry are made in advance and that such entry is at a reasonable 

time. In case of an emergency, such right of entry shall be immediate. 

Section 6. Rules of Conduct. 

As provided in Master Deed. 

ARTICLE VI 

Amendments to Plan of Apartment Owiership 

These By-Laws may be amended by the Association in a 

duly const~tuted meeting for such purpose and no amendment shall 

take effect unless approved by unanimous vote of all Association 

members, notwithstanding provisions for majority vote, Article II, 

above. 

ARTICLE VII 

Mortgagees 

Section 1. Notice to Association. An owner who mortgages 

his unit, shall notify the Association of the name and address of 

his rnortqagee; and the Association shall maintain such information 

in a book entitled, "Mortgagees of Ulits." 

Section 2. Notice of Unpaid Assessments. The Association 

shall at the request of a mortgagee of a unit report any unpaid 

assessments due from the owner of such unit; and shall request 

the financial institution holding the Association's monthly 

assessments to provide quarterly statements to the mortgagee. 

-8-
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ARTICLE VIII 

Compliance 

These By-Laws are set forth to comply with the requirements 

of N.J.S.A. 46:8B-l et. seq. 

In case any of these By-Laws conflict with the provisions 

of said statute, it is hereby agreed and accepted that the provisions 

of the statute will apply. 

ARTICLE IX 

Corporate Seal 

The seal, an impression of which is affixed below, is 

hereby adopted as the seal of the Association. 
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De v1:- 1.opmt·n t Co qio 1-a t ion of: l1t.:- n31: n C:ouP l:y, which c1p1)1_-ovc11 s ll ,11 l 

,-., ot h, ijt'l !"•. ,l ~,nr1 ,Jli l Y \vi th h1.c l d. In this 1: Vt n t, c1r•rl in ,tny fut u1 · t' 

of 13c-1-g(:-n Comty, shall havt' an t:-xclusiv1:: fi1~st option to pm·chast

thL- s.Jhj1::-ct pt-op1:-1:ty at a pu1~chase rwic1:: which shall be computE::d 

cis tollows: 

{CUl-rnEnT CPI - f3/\S)·'. CPI PllHCH/\SE 
ri,nu~ = £3 !\ S E PR ICE + ( n /\ S !~ C P I x B JI. S E PR IC F. ) • 

Said option shall b1:- fot~ a f)Er-iod not to exc1:-eci 3 months f1: om . the 

date• said sponsor is notifiEcd by cl?rtified mail, r.etum n ·cE ipt 

requested, of owner's intEnt to sell. Foi: rui~poses of this sub-

par-ag1:aph (g) the following definitions apply: BASE PRICE: Purchase 

prict- paid by cun:ent unit owner. plus the actual cost of any capital 

impr.ovEc-ments (including, but not limited to initial installation of 

caq1i:-t oi- othEr- floor covering anrl initial rainting) made and raid fnr· 

by the lt1it Ov.ner other than thosE- exi;:-enses paid through common 01: 

s p;- cial a sse ssmE-n t. BASE CPI: CPI rublished during the month the 

current rnit ov-ner. closed title; CURREtlT CPI: La st pub li s h E-d C P I 

immediately preceding curn-nt Un it O\v!Hcr's w1~itten notification to 

Housing Development Cor.por.ation of Be1~gen Comty of intent to sell; 

CPI: Consumer Pr.icE- Inoex for. ut~ban consumers in the New Yor.k-North

eastem New Je r.sey region as same is computE·d by the Bureau of Labor. 

Statistics of the United States Department of Commerce and published 

in the Consumer Pr.ice Index - Detailed Re port. 

In the event the Sponsot·, Housing DE-velopment 

Cor.poration of Bergen Comty, declines to exercise said option, the 

Un it O¼ner. may sell his unit at a pui~chdse price computE--d as set 

fol~th above to a family which ml:?(:-ts the eligibility criteria 

r"· c)i11c1 I qc1 tt-d hy the l!ousi11q Authoi-i ty of 13E rq(c-n County. 



ATr··· csLJM6AI T • 

CAf1TA-L- ~Mf'/24-vEl½e/VT..S 
r -· . 

The following Improvemel'tts were made to the cond iminiurr. unit, ·. · . . '· 1, •• 

~. • • f •.-:•• • • I ,1 I " ~ • • • • '. . ~ ; • •~•, \ ." , : ' . ~ . ::: :: :t••,I 

' ' ;• l. 

I. • . , , 
t 

.,, 

[·: 
' 
' \ 
,. 

~--
~ 

b 
\ , ,. 
r,: 
~ 
\I 

I •, 

t:. 
r-.. 
4; 

· ' . . 

Total settlemen.t charges ••• ·.~.;{ •• ~ •• · •• 
. : , ' .,· .. . . ,, 

Carnets~-.• · •..••••••••••••••••• ~ •••• ·•.;. 
. i ·" ~\;_\ \': ,••. i··•c·;J:.f- _, .. . :•, . ·. 

Kitchen :!'lo.or covering , ••••••••• : , •••••• . . 
• .. : ~ f ,• 

Paint-i}"lg ..•• •·~. •.: ••.••.• - •••••.••.••••.. 
. .. --~-

ShadQs •••••••• • : .. · ••••••••••••••••••••••• . ' 
r, .. 

I ~ • . ... 

Central A./c. . . . . . . . . . . . . . . . . . . . . . . . . . 
Bnsketball court ..•.....•..•.•.•..•...• 

1984 

Grour,d 
. . . 

C OV c- r • • , . ~ • . • . . . . . . • • • • • • • • • • • • • 

Insul:,.tiol'1:, on ·wa_~er heo.rt0. ••••••••••••• 

Dry well for stor!i c"r;:,i: , s •••••••••••••• 
; 

·. Peg boards •.... .•...•.................... 
• . J_:.. ' 

t'f .. cr~shed stone. for shed ••••••••••••••••• 1 3. 
;;, 

I.·_. 1• · · : : s ta.in . . . 
' 
·:• _; ): \ 

; ~- • I • ' 
;• • • "\ 4 ',: 

and pol:y-ure th2r:e ••••••••••••••••• 

.· :.-: : ' . 

450.00 * . . . .. . ., ... . . , .. ·,·. ·-
l:J;OO • 00 *. t-/·-<: : .. 

3,375Jl0 

52.47 

21. ()0 

10.60 

6?.1() 

11.!+2 

13.00 

· 36. 55 

• ;\••,_~Jf: l .. {, 

.: .i :; ·~ :~ ·-

uport requ~st • 

. I ·.requested . 

~· . 

L,.I s T 

f P.o v I PE]' 
fly 

~ -Gl--Le'~ 
Receints fnr the ··r. bove 

Iterns li~tA~ ~hov~ with 

state~emts fro~ Visa p "rioa"these ··i terr.s·. ,:·:were purch:-, sen. 

1.r·. 

[i:.' . .. ·; . . . 
~ -: ;'.:· ': ,,, 
, t• . -. 

: i··· . ' ·. . ... ,. 
!._ l ~ ._. . \ .. :" .. . : , •,-; 
f . .,, . . ' ... 

;{~ .. .- .... =,. . . '. ~.. . 

... :··-.. f . " \ '.· ' .. 
-~' . ~ i . ·, . 

(. ' s, • f \ . r' • 
• • J • • .,.,. 

', , 
' ' • • 

,, ·~ ... .., • 

• ! 

.. 
{ .' . 

... • •, , 

' ,, • l 

" 

• \ '~-- y" i • 

"' ~. ·, ' -. .. 
J

r • ,, ,, . 

. , . 
. ' ' 



,,. .... 
;. 

., .. -::: ,•: . 

. . ~-::i· ... 

~:~t_:'.:t, : 

·-·~ ... ·.-
~ ·.' -

·t 

j . 
. -... _, .. 

• • • ~ • I 

• ·. 

. ,· . -: :. 

~-.: ~-·.: ~· 

• ·r •. f •, 

l . . . _.:.·· .- -: !.:~. ·, . ' ( 

t:·:; f .~/>;, \ 
t?t:.:-~· :,//. \., ,.:, ,_. 
;::;:, ~~·:·-~:.~ ,:·. ;::. ~. -~ 

IU" AND DftHLJN, P'.A. ............. -~· ~ 

f.t1A!¥i.t 
~--: .-: : . 

.\ .. :::_:; .. - :.~.-:: 

'. ,the,. P·ulaskf . Place Condominium; : together 
:~-?~~~;---f -;:::<:·:i ;:·:t~>· CJ \~l.· f ·:: ~-- : ,· ~ 
. percent ·interest; in the common elem·ents appurtenant ,thereto, 

••;' :;• •: ;-----, ~ •,~~.;-• ! j ( • ~, .. ~ ~, ••:; • ~ :j iv • • ~- ; • • # • .' ' \~, .. . -.. 
,' tn· :· accordance wi th~,'.a_nd·,s ub ject. to - the. terms, 1 imitations·; .. 

t.:: • 

condi t .ions, 
, 

and other provisions 
.~ ..• :.•" 

covena~t~, restrictions 
•I .•. 

I ., • I 

of the Master ~:oe~d 
~.:· ~~' .' ·, ~ ~ ~:, _·; . \ ~ . . 

dated ' August 18; . . . ' " .. . 1982, recorded August 20, 

:.,1 

:1•;•• •' I 

.: ' 
~ ' ·, . :~ ;:·. .. . 

county Clerk~s Office l ,, r ., ~. . .-.. ~ . "1"" .~ 

. f t- t)· ;\:)_.Vi.\:.-~·.:.~-
- ·:. 

• •' 
-t . 

,. 
I , ~ • o 

• .~,.. l • ~ ' ,\ 

-~-· 

in Deed Book 

:.· . ~ .. 
~:· 

.•· 

6705 
-~ . 

',, .. . · .. ~ 
...... 

•',':,' 

S~bject to ~ovena nts; easemerats ·a~d restrictions of record, 
, ; .... ·-
appl ic_ab_le 

· .. ; .,._. : . \ ~ 

\' ·:. -
la~s, ordinances 

...... . 
and such 

·.·.· 
facts 

as an accurate su~vey would reveal. . ,-;. 

' .. 
-. .. ,,:,:-- _\. .. 
\,!,J , 

: -\~, . ·"': . : :. -,.:. 

:, ..... ·: ~;-: ,;, 
.... -;-

.. . ,. 

, • ,-

-·. . .l~_-:.\ :- .:·.~ :, 
~·.~ ..... .... - ·- .. •.· 

.. . . :- . 
-. ··~ .. .. . ~--1 ;. •, . ... 

• ..;#, • • . .. . •, 

. .... . 
····-.. :·. ~-::: ' 

./•.· . .. .. . 

.. . 
. • •. 

.. ~--; . 

, .... 
• 6! , ;. 

· ... . 

·,····•I .. ' · • -r .~·· ... ,. . . 
;. ~ 

; 

• ,:' 

.·• · .. -~ ; 

.. " • 
• l.• 

,• -.. ·· 
,. , .. 

·.,-t:·· 
. : \: 
..•:, 



~7 • 

,, 
' . 

. , 

I 
I 1' 

• 1 

'I 

.-. • , , . .... ,, , • • • I -
......... 

successors and assigns. lhless the context clearly indicates 

otherwise, all definitions set forth in R.S. 46:8B-3 are incor

porated herein by refe.rence and the definitions set forth above 

shall be used in conj ll1 ct ion therewith. 

3. GENERAL DESCRIPTION OF CONDOMINIUM - The 

Condominium will contain two buildings consisting of four Un its 

as shown on Exhibit 11 B11
, and includes all rights and appurtenances 

thereto belonging or appertaining. The mits shall be designated 

as Numbers 2A, 2B and 8A, 8B Pulaski Place. 

4. DESCRIPTION OF UNITS - The dimensions, 

area and location of the Buldings and all of the aforesaid Un its 

within the Condominium are as show1 graphically on Exhibits "B" 

and "C-1" as same may be amended f .rom time to time as herein pro

vided. Each lhit is intended to contain all space within the 

area bounded by the interior surface of the exterior perimeter 

and party walls of each lhit. 

BOTTOM: (a) Lower Units. The bottom of the 

lower lllits (2A and 8A Pulaski Place) is an imaginary horizontal plane 

through the lowest point of the exterior sutcface of the slab on 

grade within the tn it. (b) Upper lhits. ( 2B and 8B Pulaski Place) is 

an imaginary horizontal plane through the lowest point of the exterior 

surf ace of the subject floor of the upper lh it. In the case of 

the steps therein, the lowest point of the exterior unfinished 

surface of each trend, and extending in every direction to the 

point where it closes with a side of such U1it. 
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TOP: The top of each ll1it is an imaginary 

plane along and coincident with the unfinished and mexposed 

surface of the gypsum board which forms the ceiling of the upper

most story in the lhit to where it closes at every side of such 

unit. 
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SIDES: The sides of each Un it are graphi

cally showi on Exhibits "C-1" and "C-2" afor.esaid. Then,- ar~e 

imaginary vertical planes along and coincident with the innermost 

surface of the studding of the perimeter and party walls, or where 

no wall exists, an imaginary vertical plane along and coincident 

with the exterior surface of the windows or doors located on the 

perimeter of such Un it, and each side extencts upwards and downwards 

so as to close the area in ea ch said lh it bounded by the bot torn 

and top of the Unit. 

Each Un it also includes all built-in appliances, 

cabinets, fixtures, doors, windows, patio, inter.io .r walls and 

partitions, gypsum board and/or other facing material on the walls 

and ceilings thereof, chilmeys and flues, the inner decorated and/ 

or finished surface of the floors (including all flooring tile, 

ceramic tile~ finished flooring, carpeting and padding) and all 

other improvements located within such Unit de scribed, or which 

are exclusively appurtenant to such lnits, although all or part 

thereof may not be located within the Unit, and shall include, 

but not be limited to, the following individual appurtenances: 

(a) Complete heating system; 

( b ) Hot wa te :r. heater; 

(c) So much of the plumbing system as ex

tends from the walls and floors into the interior air space; 

(d) All electrical wires which extend from 

the ceilings, walls or floors into the interior air space and 

all fixtures, switches, outlets arid circuit breakers; 
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(e) All utility mete:r.s not owned by the 

public utility agency supplying service; and 

(f) All master antenna and cable television 

wiring, if installed later. 

5. DESCRIPTION OF COMMON ELEMENTS - All 

appurtenances and facilities and other items which are not part 

of the Units hereinbefore described in Paragraph 4 shall compr.ise 

the Common Elements as graphically showi on Exhibits 11 B 11
, "C-1" 

and "C-2" aforesaid. The Common Elements shall also includ'-:· 

by way of de script ion but not by way of limitation: 

(a) All lands shown on Exhibit "B" aforesaid 

whether improved or mimproved; and 

(b) All driveways, curbs and sidewalks sub

ject to the easements and provisions set forth in Paragraph 9 

hereof; and 

( c) The driveways and lawn area as shown 

on Exhibit "B" shall constitute Common Elements for the exclusive 

use of the lh it Owners to whom they are assigned by the 

Association from time to time in accordance with its rules and 

regulations. The Un it Owner's right to use his assigned driveway 

and assigned law-1 area shall be appurtenant to his Unit and shall 

terminate upon conveyance of title to such Unit. Each Un it owner 

shall be responsible for the care and maintenance of said lawi ,~reas 

and driveways including snow removal; and 

(d) Law-1 areas, shrubbery, conduits and 

utility lines subject to the easements and provisions set forth 

in Paragraph 9 hereof; and 

-7-



I' ' I 

I 

' I ' ,. 

( e) Public connect ion-s and mete r-s for gas, 

electricity, telephone and water not ov..ned by the public utility 

or other agencies providing such services; and 

(f) The fomdations, coluims, girders, beams, 

exterior or interior bearing or main walls and floors between 

lh its; and 

( g ) Ext e r i or 1 i g ht in g an d o the r fa c i 1 i t i e s 

necessary to the upkeep and safety of the Buildings and grounds; 

and 

(h) Any easement or other right which may 

now or hereafter be granted for the benefit of the l.hit OW1er( s) 

or others for access to or use of the Common Elements not included 

within the Condominium or for any other purpose; and 

(i) All tangible pe.rsonal property required 

for the operation, maintenance and administration of the Condo

minium which may be owned by the Association; and 

( j) All other elements of any improvement 

necessary or convenient to the existence, management, operation, 

maintenance and safety of the Condominum or normally in common 

use. 

6. ESTATE ACQUIRED: INTEREST IN COMMON 

ELEMENTS: INTEREST IN COMMON SURPLUS: VOTING: COMMON EXPENSES. 

The Owner of each Un it shall have such an estate therein as may 

be acquired by grant, by purchase or by op:?r.ation of law, in elud

ing an estate in fee simple; and shall acquire as an appurtenance 

thereto an undivided 25% interest in the Common Elements of the 
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Condominium, which shall not be divisible from the Un it to which 

it appertains. 

The aforesaid percentage interest shall 
' 

be used to allocate the division of proceeds, if any, 'resulting 

from casualty loss, any eminent domain proceedings, any common 

surplus of the Association, or from any other disposition of the 

Condominium property. 

Assessments for Common Expenses shall be 

apportioned equally among all lb its within the Condominium. 

7. COMMON EXPENSE ASSESSMENTS: LIST OF 

ASSESSMENTS: NOTICE OF ASSESSMENTS: CER'rIFICATE AS TO PAYMENT: 

LIENS FOR ASSESSMENTS. - It shall be an affirmative and perpetual 

obligation of the Association to fix Common Expense assessments 

in an amount at least sufficient to maintain the exterior of the 

aforesaid Buildings and to maintain and operate the otht'r Common 

Elements. The amount of monies for Common Expenses of the 

Association deemed necessary and the manner of expenditure thereof 

shall be a matter for the sole discretion of the Association members. 

Insurance premium shall be paid from common expense assessment. 

Annual Assessments shall be made for the 

period extending from January 1, through the next succeeding 

December 31 and shall be payable monthly due on the 1st day of 

each month. The Association shall determine, at least thirty 

(30) days in advance of the due date of each first annual Common 

Expense installment, the amomt of such installment. If any rnit 

owner fails to pay monthly installment of the annual assessment 
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when due, the entire annual assessment shall immediately bE·come 

due and owing. 

If an annual assessment is not made as 

required, an assessment shall be presumed to have been made in 

the amount of the last prior year's assessment, and any install

ments oo such assessment shall be due upon each installment pay

ment date mtil changed by an amended assessment. 

In the event the annual assessment proves 

to be insufficient, the budget and assessments may be amended 

at any time by the Association, provided that nothing herein 

shall serve to prohibit or prevent the Association from imposing 

a lump sum assessment in the case of any immediate need or 

emergency. 

In addition to the annual assessments 

hereinbefore authorized, the Association may levy, in any assess

ment year, a special assessment, applicable to that year- only, 

for the purpose of de fraying in whole or in part, the cost of any 

construction or reconstruction, unexpected repair or replacement 

or as described capital improvement upon or to the Common Ele

ments, including the necessary furniture, fixtures, equipment 

and other personal property related thereto, or for any other 

lawful purpose, provided that any such special Common F.xpen se 

assessment is agreed to by three or more mit ov.ner members of the 

Association. In the event that only two unit owner members agree to 

such asses srnen t, then the non -ll1 it ov.n er member shall cast the 

tie breaking vote and the vote of 3 of the 5 members shall goven1. 
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Every Unit Owner, by acceptance of a deed 

or other conveyance for a lhit, whether or not it shall be so 

expressed in any such deed or other conveyance, shall be deemed 

to covenant and agree to pay to the Associatioo such sums, by way 

of non-refundable annual or special Common Expense assessments 

as are herein or in the By-Laws of the Association more particularly 

described. Upon the purchase of a Unit, the portion of the then 

current annual assessment payable by the purchaser shall be an 

amount which bears the same relationship to the annual assessment 

as the remaining number of months in the then current annual assess

ment :p:-riod bears to twelve. No portion of any month shall be 

adjusted. Such first annual assessment or portion the.reof for 

which a purchaser is liable shall be immediately due upon the 

closing of title to the purchaser. 

The Association shall, upon the request of 

an Association member, or of the mortgagee of any Unit, furnish to 

such lbit Owner or mortgagee, a certificate in writing, signed by 

an officer of the Association, setting forth whether or not such 

Common Expense assessment has been paid. Such certificate shall 

constitute conclusive evidence of the payment of any Common Ex~nse 

assessments therein stated to have been paid. The Treasurer of 

the Association shall provide a monthly certificate in writing to 

the Sponser setting forth whether or not such Common Expense asseS SlTl:n t 

has been pa id. In addition, the Treasurer of the Associatioq shall 

request that a quarterly statement of the balance in the saving\; 

accomt holding common expense assessments be sent to the mo1~tga gee· 

and the Housing Authority of Bergen County. 

No lh it Ow,e r may waive or otherwise avoid 

liability for Common Expenses by non-use of the· r.ommnn Elements. 
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Each such assessment shall be a continuing lien upon the 

lhit against which it was made and shall also be the personal obliga

tion of the Owner of such Unit at the time when the Common Expense 

assessment fell due, together with such interest thereon and cost 

of collection thereof (including reasonable attorney's fees). In 

the event a lhit Ow1er shall default or otherwise be delinquent in 

the payment of any such assessment, the Housing Development 

Cor:poration of Bergen Coln ty reserves the right to pay such assess

ment and thereu:pon shall acquire a lien against the property in the 

amomt of said payment. Liens for unpaid Common Expense assess-

ments may be foreclosed by suit brought in the name of the Association 

in the same manner as a foreclosure of a mortgage on real prop?rty. 

A suit to recover a money judgment for unpaid Common Expense assess

ments may be maintained without waiving the lien securing the same. 

lmy lien for unpaid Common Expense assess

ments shall be subordinate to any lien for past due and unpaid 

taxes and the lien of any institutional first mortgagee, including 

mortgage broker or an agency of the State of New Jersey or of the 

Federal Government or mortgages now or hereafter placed upon any 

lhit; provided, however, that such subordination shall apply only 

to the sale or transfer or any such Un it pursuant to a decree or 

foreclosure or any proceeding in lieu of foreclosure. Such sale 

or transfer shall not relieve any such Unit Owner from liability 

for any Common Expense assessments thereafter becoming due, nor 

from the lien of any such subsequent Common Expense assessment. 
\ 

8. COMMON EXPENSES: RESPONSIBILITIES ·o}f 

OWNERS: DAMAGE DUE TO NEGLIGENCE, OMISSION OR MISUSE - Tht' 
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annual Common Expense assessJTtents levied by the Association shall 

be used exclusively for promoting the health, safety, pleasure 

and welfare of the members of the Association, including, but 

not limited to the maintenance and repair of the exterior of 

the aforesaid Building, 1 imi ted to cleaning, pa int ing and sand

blasting of the exterior surfaces and finishes; roof repairs; 

maintenance, repair and replacement of the Common Elements and 

improvements an the Property; payment of all taxes and insurance 

premiums; all costs and expenses incidental to the operation and 

admin istratian of the Association; and, such other items as may 

from time to time be deemed appropriate by the Association. The 

Association may also provide, by its rules and regulations, for 

ordinary maintenance and minor repairs and replacements to be 

furnished to lhits by Association personnel or representatives and 

charged as a Common Expense. 

Each ll1 it Owner shall promptly furnish, 

perform, and be responsible for, at his OW1 expense, all of the 

maintenance, repairs and rE'placements within his own Unit, pro

vide,d however: (i) such maintenance, repairs and replacements 

as may be required for the functioning of the common plumbing, 

heating and water supply systems within the Building shall be 

furnished by the Association, but any and all expense~ incurred 

thereby shall be the responsibility of the lhit OW1ers; and (ii) 

the Association, its agents and employees may effect emergency or 

-13-



other necessary repairs which the Un it Owner has failed to perform. 

Except as he re in be fore provided , ma in ten an ce , repairs and replace -

ments of the plumbing fixtures and systems, heating systems, windows, 

doors, balcooies, patios, stairways, electrical systems and 

receptacles, breaker boxes, kitchen appliances and equipment, 

and lighting fixtures within any Unit or part of the Common Elements 

appurtenant thereto shall be the Un it Owner's responsibility at 

its sole cost and expense , and if any lh it Ov.ne r fails to p;> rform 

such work the Condominium Association may do so on the Un it Owner's 

behalf and charge the reasonable expenses thereof to the Unit 

own er. Ma in ten an ce, repair, replacement, cleaning and washing 

of all wallpaper, paint, paneling, floor covering, dral)2ries and 

window shades or curtains within any Unit shall be the Unit owner's 

responsibility at his sole cost and expense. 

If, due to the negligent act or omission 

of or misuse by lhit Ov.ner, or a member of his family or house

hold pet, or a guest, occupant or visitor of a member (whether 

authorized or 1.nauthorized by the U1 it Ow-ier), damage shall be 

caused to the Common Elements, or to the Unit owned by another, 

or ma in ten an ce , repair or re placemen ts shall be require.ct which 

would otherwise be a Common Expense, then such Un it Owner shall 

pay for such damage and be liable for any damages, liability, 

costs and expense, including attorney's fees, caused by or arising 

-14-
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out of such circumstances; and such maintenance, repairs and re

placemen ts to the Common Elernen ts or the ll1 it shall be subject 

to the By-Laws· and the rules and regulations of the Association. 

9. EASEMENTS - Every Ulit Omer, his successors 

and assigns, shall have the following perpetual easements with 

respect to the property: 

(a) A non-exclusive easement in, upon, over, 

mder, across and through the Common Elements to keep, maintain, 

use, operate, repair and replace his ll1 it in its original position 

and in every subsequent position to which it changes by reason 

of the gradual forces of nature and the elements; and 

(b) An exclusive easement for the existence 

and continuance of any encroachment by his Unit upon any adjoining 

U1it or upon any Common Elements, now existing or which may come 

into existence hereafter as a result of construction, repair, 

shifting, settlement, movement of any port ion of the Building 

or a Ulit, or as a result of condemnation or eminent domain pro

ceedings, so that any such encroachment may remain mdisturbed so 

long as the Building stands; and 

(c) A non-exclusive easement for ingress and 

egress to his lhit in, UfOn, rnder, over, across and through the 

Common Elements; and 

(d) An exclusive easement to use and enjoy 

the surfaces of the main walls, (including any windows, doors, 
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chimneys, stoops or patios therein), ceilings and floot:"s, 

contained within his lhit; and 

(e) An easement in common with the ownE-r.s of 

all other lhits to use all pip:,s, wires, ducts, cables, conduits, 

public utility lines, cable and master antenna television and other 

Common Elements located in any of the other lhits and serving his 

Unit; and 

(f) A perpetual and non-exclusive easement in, 

over and through the Common Elements of the Condominium and to use 

the driveways, walks and common facilities with the Condominium 

subject to the right of the Association to: 

(i) promulgate rules and regulations for 

the use and enjoyment of the common pro?='rty; and 

(ii) sus?='nd the enjoyment and voting 

rights of any lhit O't.ner for any period during which any assessment 

for Common Expenses remains unpaid or for any period during which 

any infractioo of its published rules and regulations continues, it 

being understood that any suspension for either non-payment of any 

assessment or a breach of the rules and regulations of the Associ

ation shall not constitute a waiver or discharge of the Un it O\</ller' s 

obligation to pay the assessment; and 

(iii) the right of the Association to 

dedicate or transfer all or any part of the Common Elements, other 

than the Buildings, to any municipal, county, State, Federal or 

other public agency, authority, or utility, for such purposes and 
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subject to such conditions as may be agreed upon by the Un it Owners, 

provided that no such dedication, transfer, or determination as to 

the purposes of or as to the conditions of such dedication or 

transfer shall become effective mless such dedication, tr-ansfer 

and determination as to purpose and conditions thereof shall be 

authorized by u,animous vote of the members of the Association. 

The result of the vote taken therein shall be made and acknowledqed 

by the President and Secretary-Treasurer of the Association, and 

such certificate shall be annexed to any instrument of dedication 

or transfer affecting the Common Elements other than the Buildings, 

prior to the recording thereof in the Office of the County Clerk. 

Such certificate shall be conclusive evidence of authorization by 

the membership. 

Sponsor, its successors and assigns, shall have 

the following ea semen ts with respect to the Property: 

(a) A blanket and non-exclusive easement in, 

upon, through, under and across the Common Elements and the individual 

dwe !ling uni ts for the purpose of construct ion , in stal lat ion , 

maintenance and repair of any improvements to the lnits or Common 

Elements, and for ingress and egress for. th!::' use of all driveways, 

parking areas and for viewing at reasonable times u,til the expiration 

of five years from the date of issuance of Certificate of Occupancy 

by the mmicipality for the last Unit in the Condominium. 

In addition, Sponsor hereby re serves the irrevocable rig ht to enter 

into, upon, over or mder any Unit for such purposes as may be 

reasonably necessary for the Sponsor, or its agents to service any 
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sooK6705P!Gf 830 



. . 

Unit therein, provided that requests for entry are made in advance 

and that such en try is at a t irne reasonably con ven ien t to the Unit 

Owners. In case of emergency, such right of entry shall be immediate 

whether the lhit Ov.ner is present at the time or not; and 

(b) A perpetual blanket and non-exclusive 

easement in, upon, over, mder, across and through the Common 

Elements for surface water runoff and drainage caused by natural 

forces and elements, grading and/or the improvements located upon 

the Property. No individual Unit Owner shall directly or indirectly 

interfere with or alter the drainage and rmoff patterns and systems 

within the Condominium. 

The Property shall also be subject to the 

following easements: 

(a) The Association shall have a perpetual 

exclusive easement for the existence, continuance and maintenance 

of any Common Elements or of any improvements owned by it which 

presently or may hereafter encroach upon a lhit; and 

(b) The Association shall have the perpetual 

and non-exclusive right of access to each Unit to insp:,ct same to 

remove any violations set forth in this Master Deed, the By-Laws 

or in any regulations promulgated by the Association and to Jxr

form any operations required in connection with the maintenance, 

repairs or replacements of or to the Common Elements or any equip

ment, f acil it ie s or fixtures affect inq or serving any .unit or 

the Common Elements; provided that requests for entry are made in 
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advance and that any such entry is at a time reasonably canven ient 

to the lhit OW1er. In case of any emergency, such right of entry 

shall be immediate, whether the Un it Owner is present at the time 

or not; and 

( c) 'Any bank, mortgage banker or other in st i

tut ion al lender who is the ow,er of a mortgage which encumbers any 

Un it, its officers, agents and employees, shall have 9 blanket, 

perpetual and non-exclusive easement to enter the Condominium or 

any part thereof to inspect the condition and repair of the Common 

Elements, or any ll1it so encumbered. This right shall be exercised 

only during reasonable daylight hours, and then whenever practi

cable, only after advance notice to and with the ~rmission of the 

Association; and 

(d) A blanket, perpetual and non-exclusive 

easement in, upon, over, across and through the Common Elernen ts 

for the purpose of the in stal lat ion , ma in ten an ce, repair, SE· rv ice 

and replacement of all se~r, water, power and telephone pip:,s, 

lines, mains, cooduits, poles, transformers, master television 

antennas or cable television facilities and any and all other 

equipment or machinery necessary or incidental to the proper 

fll1ctiooing of any utility systems serving the Prop:-rty, which 

easement shall be for the benefit of any governmental agency or 

utility company or other entity which requires same for the 

purpose of furnishing one or more of the foregoing services; and 
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(e) A blanket, perpetual and non -exclusive 

easement of ll1obstructed ingress and egress in, up:m, over, across 

and through the Common Elements to the City of Hacken sack, the 

Association, their resp;-ctive officers, agents and employees (but 

not the public in general) and to all police, fire and ambulance 

personnel in the proper p;-rformance of their respective duties 

(including but not limited to emergency or other necessary re

pairs to a lbit which the lbit OW1er has failed to perform), and 

for repair and maintenance of the Common Elements. Except in the 

event of emergencies, the rights accompanying the easements pro

vided for in this subparagraph shall be exercised only during 

reasonable daylight hours and then, whenever practicable, only 

after advance notice to and with permission of the Un it Owne .rs 

directly affected thereby. 

10. BY-LAWS AND ADMIN.ISTRATION; CHANGES IN 

DOCUMENTS; POWERS OF ATTORNEY - The Administration of the Common 

Elements of the Condominium and other common facilities shall be 

by the Association in accordance with the provisions of the Con

dominium Act, this Master Deed, the Articles of Incorporation, 

the By-Laws and of any other documents, amendments or supplements 

to the foregoing which may subsequently be required by a bank, 

mortgage banker or other institutional lender acceptable to the 

sponsor to make mortgage loans on the subject premises or by a 

governmental agency having regulatory jurisdiction over the 

Condominium or by any title insurance company acceptable to 

Sponsor to insure title to any lhits. Sponsor hereby reserves 
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for itself, its successors and assigns, for a period of five 

years from the date the first lhit is conveyed to an individual 

purchaser, the right to execute oo behalf of all contract purchasers, 

lbit O\\flers, mortgagees, other lienholders or parties claiming a 

legal or equitable interest in the Condominium, any such agreements, 

documents, amend men ts or supple men ts to the above described 

documents which may be so required; provided, however, that no 

such agreement, document, amendment or supplement shall affect 

a material physical modification of a Ln it, without the prior 

written consent of the lbit OW1er and his mortgagee or adversely 

affect the priority or validity of a purchase money lien on a 

lhit sold heremder, without the prior written consent of the 

mortgagee or any institutional holder of a first mortgage. 

By acceptance of a deed to any U1 it or by 

the acceptance of any other legal or equitable interest in the 

Condominium, each and every contract purchaser, lhit Owier or 

occupant, holder of any mortgage or other lien, does automati

cally and irrevocably name, constitute, appoint and confirm 

Sponsor, its successors and assigns, as' attorney-in-fact for the 

purpose of executing such amended Master Deed and other instru

ment(s) necessary to effect the foregoing (provided that such 

power of attc:,rney may not be used to adversely affect the priority 

or validity of any lien oo or the value of any Unit). 
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The powers of attorney aforesaid are expressly 

declared and acknowledged to be coupled with an interest in the 

subject matter hereof and the same shall run with the title to 

any and all Ulits and be binding upon the heirs, p;,rsonal repre

sentatives, successors and assigns of any of the foregoing par

ties. Further, said po~rs of attorney shall not be affected by 

the death or .disability of any prinicpal and is intended to de

liver all right, title and interest of the principal in and to 

said powers. 

11. RESTRICTIONS - The Condominium is 

subject to all covenants, restrictions and easements of record and 

to the following re strict ions: 

(a) Units shall be utilized for residential 

purposes only. 

(b) No unit owner shall discriminate against 

a prosp;, ct ive purchaser on the basis of age, race, creed, color, 

national origin, ancestry, marital status, political affiliation 

or sex, subject to the 0W1er selection criteria promulgated by the 

Sponsor. 

( c) No animals, live stock or poultry of 

any kind shall be raised, bred or kept in any U1 it or in the 

Common Elements. Dogs, cats or other household pets are per-

mitted, not to exceed two in the aggregate, provided that they are 

not kept, bred or maintained for any commercial purpose, and 
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that they are housed within the lli it. 

yards shall be P=' rmi t ted; 

• .. • , 

- ....... 

No outside dog pens or 

(d) No trailer, tractor (except a small gar-

den tractor) truck (commercial or mregistered), mobile home or 

the like shall be stored or housed on the Property, except within 

the garage; 

(e) No portion of the Common Elements or 

other portion of the ProP:>rty thereof shall be used or maintained 

for the dumping of rubbish or debris. Trash, garbage or other 

waste shall be kept in sanitary containers on the Prop:,rty for 

weekly or more frequent col le ct ion; 

(f) No exterior loudspeakers other than as 

contained in portable radios or television sets shall be per

mitted. No unshielded floodlights shall be installed in any 

e xte r i or a re a on any lb it ; 

(g) Subject to the provisions of subparagraph 

(z) below, lhit Ov.ner(s) shall reside in their condominium unit 

for a period of 3 years from the original date of purchase; 

provided, however, that the O\\ner may sell said prop?rty and move 

therefrom within the said period where a change of circumstances 

with reSP:>Ct to health, employment, finance or marital status 

reasonably necessitates moving from subject premises. When such 

change of circumstances occurs, ov.ner shall notify, in writing, 

the other association members and holder of the first mortgage and 

shall receive prior written approval from the Housing 
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Development Corporation of Bergen County, which approval shall 

not be 1.11 reasonably withheld. In this event, and in any future 

sale beyond the 3 year period, the Housing Development Corporation 

of Bergen Comty, shall have an exclusivl=' first option to purchase 

the subject property at a purchase price which shall be computed 

as follows: 

PURCHASE 
PRICE 

(CURRENT CPI - BASE CPI 
= BASE PRICE+ ( BASE CPI 

) 
x BASE PRICE). 

Said option shall be for a period not to exceed 3 months from the 

date said sponsor is notified by certified mail, ret u.rn receipt 

requested, of owner's intent to se.11. For purposes of this sub

paragraph (g) the following definitions apply: BASE PRICE: Purchase 

price paid by current unit owner plus the actual cost of any capital 

improvements (including, but not limited to initial installation of 

carpet or other floor covering and initial painting) made and paid for 

by the lhit Owier other than those exJ_:€nses paid through common or 

special assessment. BASE CPI: CPI published during the month the 

current ooit owier closed title; CURRENT CPI: Last published CPI 

immediately preceding currE'n t Unit Own er' s writ ten not if icat ion to 

Housing Development Corporation of Bergen Comty of intent to sell; 

CPI: Consumer Price Index for urban consumers in the New York-North

eastern New Jersey region as same is computed by the Bureau of Labor 

Statistics of the United States Department of Commerce and published 

in the Consumer Price Index - Detailed Report. 

In the event the Sponsor, Housing Development 

Corporation of Bergen Comty, declines to exercise said option, the 

Un it Owner may sell his unit at a purchase price computed as set 

forth above to a family which meets the eligibility criteria 

promulgated by the Housing Authority of Bergen County. 
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Nothing in this subparagraph (g) shall apply 

to a mortgagee who acquires title through a sheLiff's sale or other

wise; provided, however, that if a mortgagee shall have so acquired 

title, written notification of same shall be mailed, by certified 

mail, return receipt requested, to the Housing Development Corporation 

of Be.rgen Comty which shall then have the exclusive first option 

to secure a purchaser for a period not to exceed 30 days. 

(h) No external or visible radio, television, 

or any typ;, of communication aerial shall be installed or affixed 

on or about the exterior of any Building constructed or erected on 

the Property, or elsewhere on such Property without prior written 

approval of a majority of the other Unit OW1ers. In the event 

that only two Un it O\\111ers agree to such installation, then the 

non-mit Omer member shall cast the tie breaking vote and the 

vote of three of the five members shall gqvem; 

( i) No signs of any kind shall be permitted 

upon the premises; 

(j) In order to provide an ordeLly procedure 

in the case of title transfers and to assist in the maintenance of 

a current, up to date roster of Unit Owners, the owner of a Unit 

shall, subject to the provisions contained in subparagraph (g) 

above, forthwith notify the Association of the names and home 

addresses of the purchasers. 
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( k) No Unit Owner or occupant shall build, 

plant or maintain any matter or thing uron, in, over or und12.r the 

Common Elements without the prior written consent of the other 

th it Om e r ( s ) • 

(1) No Un it Owner or occupant shall burn, chop 

or cut anything on, over or above the Common Elements. 

(m) Un it Owners shall not have any right to 

build, paint, or otherwise decorate or change the app;'arance of any 

portion of the exterior of any Building without prior written 

approval of the other U1 it Ov.ners. In the event that only two 

Un it Owner members agree to such building, pain ting or decoration, 

then the non-th it O¼ner member shall cast the tie breaking vote and 

the vote of three of the five members shall govern; 

(n) To the extent that equipment, facilities 

and fixtures within any Unit(s) shall be connected to similar 

equipment, facilities or fixtures affecting or serving other: 

Unit ( s) or the Common Eh'men ts, then the use thereof by the 

individual thit Omers shall be subject to the By-Laws and the 

rules and regulations of the Association. 

-26-.. 



( o) Nothing shall be done or kept in any 

lhit or in or upon the Common Elements which will increase the 

rates of insurance of the Building or the contents thereof beyond 

the rates applicable for ill.its, without the prior written consent of 

the other Un it Owners. In the event that only two Un it Owner members 

agree to such action which will increase such rates of insurance, then 

the non-Unit Own.er member shall cast the tie breaking vote and the 

vote of three of the five members shall govern. No U1 it Owier shall 

permit anything to be done or kept in his Unit or in or upon the 

Common Elements which will result in the cancellation of insurance 

on any of the Buildings or the contents thereof, or which will be 

in violation of any law. 

{p) No noxious 01:- offensive activities shall 

be ca.rried on, in or upon the Common Elements or in any such Unit 

or shall anything be done therein either willfully or negligently 

which may be or become an arm oyan ce or nuisance to the othe .r 

residents in the Condominium. 

(q) No unlawful use shall be made of any 

Unit and all valid laws, zoning ordinances and regulations of 

all governmental bodies having jurisdiction thereof shall be 

observed. 

(r) Nothing shall be done to any Un it or on 

or in the Common Elements which will impair the structural integrity 
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of any Building or which will structurally change a Building. No 

Unit OW1er (other than the S:ponsor) may make any structural ad

ditions, alterations or improvements in or to his Unit or in or 

to the Common Elements or impair any easement without the prior 

written consent of the other l.l1 it owner. In the event that only two 

unit members agree to such addition, alteration or improvement, then 

the non-unit member shall cast the tie breaking vote and the vote of 

three of the five members shall gove m • Such approval, however, 

shall not incur any liability on the part of the Association to 

any contractor, subcontractor or materialman on acco1..11t of such 

addition, alteration or improvement, or to any person having any 

any claim for injury to person or damage to property arising there

from. A Un it Owner shall have the obligation to answer any written 

request received by it from another Ulit Owier for approval of a 

proposed structural addition, alteration or improvement in such 

lhit OW1er's ll1it within forty-five (45) days after receipt of such 

request and failure to do so within the stipulated time shall con

stitute a consent to the proposed structural addition, alteration 

or improvement. Any Unit Omer wishing to make alteration, improvement 

or addition in or to any Ulit must, when necessary, file an applica

tion for a building permit with the municipality and comply 

with all local building codes. The Ulit Owier shall furnish the 

Association and the Sponsor with a copy of any such application 

and/or permit which he has procured. The provisions of this 
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subparagraph (r) shall not apply to Units owned by the Sponsor 

until such lhits have been initially sold and conveyed by the 

Span sor. 

(s) Draperies, blinds, curtains or other 

window coverings must be installed by each Unit OW1er on all 

windows of his Unit and must be maintained in said windows at 

all times. All floor areas in each Un it must be covered by 

padding, carpeting, area rugs, tile or linoleum of a size and 

quality reasonably acceptable to the Association. These pro

visions shall not apply to the Sponsor. 

11/-

( t) 'l'he Common Elements shall be · used only 

for the furnishing of the services and facilities for which they 

are reasonably intended and suited and which are incident to the 

use and occupancy of the lh its. 

(u) Subject to the provisions of subparagraph 

(z) below, no lhit shall be rented by the OIDers thereof (except a 

lender in possession of such Unit following a default in a first 

mortgage, a foreclosure proceeding or any deed or other arrangement 

in lieu of foreclosure) or otherwise utilized for transient or 

hotel purposes, which shall be defined as " ( i) rental for any 

period less than ninety (90) days; or (ii) any rental if the 

occupants of the U1it are provided customary hotel services," 

provided however, that any Unit owner including Sponsor may rent 

a lhit for a period of less than ninety (90) days to a conti:-act 

purchaser. No Unit Own er may lease or rent less than 
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an entire Un it. Other than the foregoing obligations, the Un it 

O\\flers shall have the right to lease same provided that said 

lease is in writing, approved by the Sponsor and made subject to 

all provisions of this Master Deed, the By-Laws of the Association 

and other documents referred to herein, including the right of amend

ment reserved to Sponsor here in, and provided f urth{;'r that any 

failure of the lessee to fully comply with the terms and conditions 

of such documents shall constitute a default U1der the lease and 

provided further that any such lease shall be offered and made only 

to persons who qualify mder the Section 8 Family Income Limit 

Computation provided by the Department of Housing and Urban Devel

opment; or the then applicable rental subsidy program sponsored 

by HUD; and if a unit is rented, the monthly rent shall not exceed 

the Section 8 Existing Housing published fair market rents. The 

income limit computation and the published fair market rent 

schedule shall be kept on file at the off ice of the Association. 

An owner may apply for an increase of the ·fair market rent if 

conditions so warrant. 

In the event a tenant of a Un it defaults 

under his lease by failure to comply with the provisions of this 

Master Deed, By-Laws or rules and regulations of the Association, 

then, in addition to all other remedies which it may have, the 
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Association shall notify the Unit Owner of such default(s) and 

demand that the same be cured through the lhit Ow1er's efforts 

within thirty (30) days after such notice. If such default(s) is 

not cured within said thirty (30) day period, then the Ulit Owner 

shall immediately thereafter, at his own cost and expense, institute 

and diligently prosecute an eviction action against his tenant on 

account of such default(s). Such action shall not be compromised 

or settled without the prior written consent of the Association. 

In the event the Unit Owner fails to fulfill the foregoing obliga

tion, then the Association shall have the right, but not the duty, 

to institute and prosecute such action as attorney-in-fact for the 

Unit Omer and at the lhit Ow-ier's sole cost and expense, in

cluding all leg a 1 fees in curred. Sa id costs and expenses shall be 

deemed to constitute a lien on the particular. lhit involved, 

and collection thereof may be enforced by the Association in the 

same manner as the Association is entitled to enforce collection 

of Common Expenses. By acceptance of a deed to any Un it, each 

and every lhit Omer does thereby automatically and irrevocably 

name, ccnstitute, appcint and confirm the Association as his 

attorney-in-fact for the purposes described in this subparagraph (u). 

(v) Each U1 it Owner shall have the right to 

mortgage or encumber his Ulit, provided that such mortgage or 

encumbrance is made to a bank, mortgage banker, trust company, 

insurance company, savings and loan association, pension fund or 
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other institutional lender or is a purchase money mortgage made 

to the Span sor or to the immediate pre de ce s sor in tit le to a Unit. 

{w) All property taxes, special assessments 

and other charges imposed by any taxing authority are ,to be 

separately assessed again st and collected on each Un it as a single 

parcel, as provided in the New Jersey Condominium Act. In the 

event that for any year such taxes are not separately taxed to 

each lhit, but are taxed on the Property as a whole, then each 

Un it Owner shall pay his proportionate share thereof in accordance 

with his proportionate undivided :p2rcentage interest in the 

Common Elements. 

{x) Each Un it Owner shall pay for his own 

telephone and other utilities, if any, which are separately metered 

or billed to each user by the respective utility company. Utilities 

which are not separately metered or billed shall be treated as 

part of the Common Expenses. 

(y) Each Unit Owner shall be responsible for 

the main ten an ce and genera 1 upkeep of the Common areas appurtenant 

to his mit, including off-street parking areas. 

( z) OWNER-OCCUPANCY REQUIREMENT. Mortgagor 

covenants and agrees that Mortgagor shall within 6 months from the 

date hereof and continually thereafter during the term of this 

mortgage occupy the Property as their primary residence. 

In the event the Mortgagor shall fail to 

occupy the Property as aforesaid, then the en tire principal 

balance together with accrued interest shall, at the option 
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of the mortgagee, become immediately due and payable. 

This option shall not be exercisable by the 

mortgagee if the mortgagor's successor in interest to the Property 

occupies the Prop:,rty in accordance with the terms of this covenant. 

If, for any reason, New Jersey Mortgage 

Finance Agency ceases to be the mortgagee of record, the pro

visions of the owner-occupancy covenant shall be null and void. 

12. OBLIGATIONS OF SPONSOR - lhtil the convey

ance of title to the first Un it, the Sponsor shall be soley respon

sible for all Common Expenses. Following the first conveyance, the 

Owners of lhits to whom title shall have been conveyed shall be 

responsible for their proportionate share of all Common Expenses. 

Until the issuance of a Certificate of Occupancy by the municipality 

for the final Ulit within the Prop:-rty, such share shall be 

provisional and equal to one-fourth of all Common Expenses and 

the Sponsor shall be responsible for payment of any deficits in 

the Common Expense budget. 

Notwithstanding the foregoing, the Sponsor 

covenants and agrees for itself, its successors and assigns 

that for so long as it owns one or more of the Un its, and subject 

to the exceptions expressly indicated, the Sponsor, its 

successors and assigns shall be governed by the provisions of and 

entitled to all rights and benefits reserved to Sponsor pursuant 

to this Master Deed and of all Exhibits attached hereto. 

13. NO PARTIT!ON - Subject to the provisions 

of the Master Deed and Articles of In corporation and By-Laws of 
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the Association and the Condominium Act, the Common Elements shall 

remain undivided and no lhit OIDer shall bring any action for 

partition or division thereof. In addition, the undivided percen-

tage interest in the Common Elements shall not be separated from 

the U1 it to which it appertains and shall be deemed conveyed or 

encumbered with the lhit even though such interest is not expressly 

mentioned or described in the conveyance or other instrument. 

14. COMPLIANCE BY OWNERS: MEMBERSHIP IN THE 

ASSOCIATION - Each owner or occupant of a Unit shall comply with 

and shall assume OW'lership or ocupan cy subject to laws, rules and 

regulations of governmental authorities having jurisdiction over 

the Condominium, the provisions of this Master Deed, the Articles 

of In corporation, By-Laws and rules and regulations of the Associ

ation and any other documents, amendments or supplements to the 

foregoing as described in Paragraph 10 hereof. Failure to comply 

with such provisions, rules and regulations shall be grornds for 

injunctive relief by the Sponsor, the Association and any Un it 

Ov.ner, and for penalties and other available remedies at law or 

in equity. 

Upon acceptance of a Deed to a Un it each 

Ulit Oi,,.ner shall automatically become a member of the Association 

and shall he a member for so long as he shall hold legal title to 

his Ulit subject to all provisions of this Master Deed, the Con

dominium Act, the Articles of Incorporation of the Association, 

and the By-Laws and rules and regulations which may not now or 

hereafter be established for or by the Association. 
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The Commissioners of the Housing Authority 

of Bergen CoLnty shall constitute the non-I.bit Owier member of 

the Association; however, it is expressly understood and agreed 

that the Housing Authority of Bergen Col.11 ty shall not be liable 

for payment of any expenses or debts of any kind incur .r.E:-d on behalf 

of the Association, including but not limited to Annual or Special 

Assessments. 

15. DAMAGE, DESTRUCTION OR CONDEMNATION -

If the Building, improvement or Common Element or any part thereof 

is damaged or destroyed by fire, casualty or eminent domain, the 

repair, restoration or ultimate disposition of any f1.11ds or 

proceeds thereby created shall be in accordance with 

R.S. 46:8B-24 and 25, respectively. In the event the Association 

determines not to repair or restore the damaged property in 

accordance with R. S. 46: 8B-24, any insurance proceeds payable to 

a U1 it Owner as a result of damage or destruction to his Un it and/or 

share of the Common Elements are thereby assigned and shall be paid 

to the institutional holder of a first mortgage lien on said Unit 

for application to the sums secured by said mortgage with the 

excess, if any, paid to the Unit Owners. 

16. INSURANCE - The Association shal 1 obtain 

and coot in ue in effect b lan ke t property insurance on the Common 

Elements in an amount equalling replacement value, and in form 

satisfactory to any bank, mortgage banker or other institutional 

lender holding first mortgage on either of the Un its but without 
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prejudice to the right of the owner of any such Un it to obtain 

individual lhit insurance at his 0W1 cost. In addition, the 

Association shall obtain and continue such other amow) ts of 

liability insurance as may be required by the provisions of the 

By-Laws. Premiums for all such insurance coverage except foi:

individual lhit coverage shall be a Common Ex:E=ense to be included 

in the monthly assessment for Common Expenses. 

17. AMENDMENT OF MASTER DEED - This Master 

Deed may be amended at any time after the date hereof by unanimous 

vote of all Association members, Article II of the Association 

By-Laws notwithstanding, provided further that any such material 

amendment shall have been approved in writing by each bank, mort

gage banker or other institutional lender of a first mortgage lien 

on any lhit, which approval shall not be ll1reasonably withheld. 

No amendment shall be effective rntil recbrded in the Office of 

the Clerk of Bergen Cornty, New Jersey. This paragraph is by way 

of supplement to, and not in derogation of, the powers of amendment 

reserved to S{X)nsor pursuant to Paragraph 10 hereof and in case of 

any conflict between them, the least restrictive provision shall 

apply. In the alternative, an amendment may be made by an agreement, 

signed and acknowledged by all Association Members in the manner 

required for the execution of a Deed and such amendment shall be 

effective when recorded in the public records of Berge:>n County, New 

Jersey; provided, however, that no such amendment may alter the 

priorities of the mortgagees. 
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18. ENFORCEMENT - Enforcement of this Master 

Deed, interpretation thereof, or the resolutioo of any claims, or 

disputes arising thereunder shall be decided by arbitration in 

accordance with the rules of the Amt>rican Arbitration Association 

then obtaining. Notice of the demand for arbitration shall be 

filed in writing with all members of the Association 4nd with the 

American Arbitration Association. The member filing for arbitration 

shall pay all filing fees. The arbitration panel shall consist of 

3 arbitrators, one of whom shall be the non-Un it Owner member of 

the Association • The vote of 2 of the 3 said arbitrators shall be 

binding upon all members of the Association. 

19. INVALIDI'l'Y - The invalidity of any pro

visions of this Master Deed, the Articles of In cororation, or By-Laws 

of the Association shall not be deemed to impair or affect in any 

manner the validity, enforct>ability or affect the remainder of this 

Master Deed or said By-Laws and in such event all of the other 

provisions of this Master Deed and said By-Laws shall continue in 

full force and as if such invalid provision had never been included 

the re in. 

20. WAIVER - No provision contained in this 

Master Deed shall be deemed to have been abrogated or waived by 

reason of any failure to enforce the same, irrespective of the 

number of violations or breaches which may occur. 

21. GENDER - The use of the masculine gender 

in this Master Deed shall be deemed to re fer to the feminine gender 
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and the use of the singular shall be deemed to refer to the plural, 

and vice versa, whenever the context so requires. 

22. RULE AGAINST PERPETUITIES - If any provi

sion of this Master Deed, or the By-Laws attached hereto as Exhibit 

11 E11 shall be interpreted to constitute a violation of the Rule Against 

Perpetuities, then such provision shall be deemed to remain in 

effect 1.ntil the death of the last survivor of the now living 

descendants of Robert F. Kennedy, deceased, former Senator of the 

State of New York, plus twenty-one (21) years thereafter. 

23. RATIFICATION, CONFIRMATION AND APPROVAL OF 

AGREEMENTS - The fact that some or all of the officers, members or 

employees of the Association and the Sponsor may be identical, and 

the fact that the Sponsor or its nominees, have heretofore or. may 

hereafter enter into agreements with the Association or with third 

parties will not invalidate any such agreements with the Association 

and its members, from time to time, will be obligated to abide by :, and 

comply with the terms and conditions thereof. The purchaser of a 

Unit, and the acceptance of the Deed the re for by any party, shall 

constitute the ratification, confirmation and approval by such 

purchaser, his heirs, legal representatives, successors and assigns, 

of the propriety and legality of said agreements or said agreement, 

or any other agreements authorized and permitted by the New Jersey 

Condominium Act, this Master Deed, the Articles of In corporation or 

the By-Laws of the Association. 
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24. RIGHTS RESERVED TO SPONSOR - Anything to 

the contrary herein or in the Articles of Incorporation or By-Laws 

of the Association notwithstanding, Sponsor hereby reserves for 

itself, its successors and assigns, for so long as it owns one or 

more Un its in the Condominium or for a period of five ( 5) years 

from the date hereof, whichever is later, the right to sell, lease, 

mortgage or sublease any unsold Units within the Condominium. 

25. PROTECTIVE PROVISIONS FOR THE BENEFIT OF 

INSTITUTIONAL MORTGAGEES - Anything to the contrary in this Master 

Deed or the By-Laws or Articles of Incorporatioo of the Association 

notwithstanding, the following shall apply with respect to each 

institutional holder of a first mortgage on any Unit. 

(a) The prior written approval of each 

institutional holder of a first mortgage (hereinafter called "first 

mortgage") lien on any Un it in the Condominium is required for the 

following: 

( i) The abandonment or termination 

of the Condominium except for abandonment or termination provided 

by law in the case of substantial destruction by fire or other 

casualty or in the case of a taking by condennation or eminent 

domain: 

(ii} Any material amendment to the 

Master Deed or to the By-Laws or Articles of Incorporation, 

including, but not limited to, any amendment which would change 

the percentage interest of the lhit Owiers in the Condominium, 
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except for such amendments as may be permitted pursuant to paragraph 

10 of this Master Deed. 

(b) No Un it in the Condominium may be 

partitioned or subdivided without the prior written approval of 

the holder of any first mortgage lien on such Unit. 

(c) Any lien the Association may have on 

any Unit in the Condominium for the payment of Common Expenses 

assessments attributable to such lhit is subordinate to the lien 

or equivalent security interest of any first mortgage on the Unit 

recorded prior to the date any such Common Expense assessments 

become due. 

(d) By virtue of the provisions of this 

Master Deed and the By-Laws and Articles of Incorportion of the 

Association, any institutional holder of a first mortgage on a 

lhit in the Condominium is, upon request, entitled to: 

( i) inspect the books and records of 

the Condominium during normal business hours; and 

(ii) receive an annual audited 

financial statement of the Condominium within ninety (90) days 

following the end of any fiscal year of the Association; and 

(iii) written notice of all meetings 

of the Association and be permitted to designate a representative 

to attend all such meetings. 

(e) In the event of substantial damage to 

or destruction of any Ulit or any part of the Common Elements, the 
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institutional holder of any first mortgage on a Unit is entitled to 

timely written notice of any such damage or destruction. No U1it 

Owner or other party shall have priority over such institutional 

holder with resrect to the distribution to such U1it of any insurance 

proceeds. 

( f) If any Un it or portion thereof, or the 

Common Elements or any portion thereof is -made the subject 

matter of any condemnation or eminent domain proceeding or is 

otherwise sought to be acqui .red by a condemiing authority, then the 

institutional holder of any first mortgage on a Unit is entitled to 

timely written notice of any such proceedings or proposed acquisition 

and no Unit Owner or other party shall have priority over such 

institutional holder with resrect to distribution to such Ulit of 

the proceeds of any award or settlement. 

(g) If an institutional holder of a first 

mortgage lien on the Ulit obtains title to a lnit as a result of 

foreclosure of the first mortgage, then such acquirer of title, his 

successors and assigns, is not liable for the share of Common 

Expenses or other assessments by the Association pertaining to 

such Ulit or chargeable to the former Ulit OW1er which became 

due prior to acquisition of title as a result of the foreclosure. 

Such unpaid share of Common Expenses and other assessments shall 

be deemed to be Common Expenses collectible from all of the 

remaining Ulit Omers including such acquirer, his successor and 

assigns. 
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2 6. DURATION - The coven an ts and re strict ions 

set forth in Section 11 of the Master Deed shall run with and bind 

all of the land included in the Condominium and shall insure to the 

benefit of and be en force able by the Pulaski Place Condominium 

Association and the owners of any land subject to this Master 

Deed, their respective successors, assigns, heirs, executors, 

administrators and personal representatives, for a period of forty 

years from the date this Master Deed is recorded in the Office of 

the Bergen County Clerk, at the end of which per.iod such covenants 

and restrictions shall automatically be extended for successive 

periods of ten (10) years each, rnless all association members at 

the time of the expiration of the initial p:,riod, or of any extension 

period, shall sign an instrument or instruments, in which they shall 

agree to change said covenants and restrictions in whole or in part. 

All changes concerning any such agreement shall not become effective 

and binding tntil three (3) years after the recording of the aforesaid 

fully executed instrument or instruments containing such agreement, 

and provided further, that in no event may the Common Elements be 

conveyed to any third person, firm or corporation without the 

express consent, by ordinance, of the gove :m ing body of the Village 

of Ridgewood (or such municipal corporation as may then have zoning 

and subdivision control j uri sdict ion of the Properties). 

27. EXHIB~TS - Attached hereto and made a part 

hereof are the following Exhibits: 

Exhibit "A" - Metes and bounds description 

of the Property. 
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Exhibit "B" (Drawing SP-1) Final site 

plan of the Property, certified by Elkin/Sobolta Architects. 

Exhibit "C-1" (Drawing A-3) and "C-2" 

(Drawing A-1) - Cross section drawing of the Building and floor 

plans, certified. 

Exhibit "D" - Articles of Incorporation of 

Pulaski Place Condominium Association. 

Exhibit "E" - By-Laws of Pulaski Place 

Condominium Association. 
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IN WITNESS WHEREOF, the Sponsor has caus12d this 

instrument to be executed the day and year first above written, by 

its President and Secretary-Treasurer and the corporate seal affixed 

pursuant to a resolution duly and lJ1animously adopted by its 

Board of Trustees. 

ATTEST: 

ILLIAM P. SCHUBER 
Secretary-Treasurer 

WITNESSETH: , 

DO~~ 
Attorney-at-Law of the State 
of New Jersey 
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STATE OF NEW JERSEY) 

COUNTY OF BERGEN 

.. -~ .... ·. · 

1 ' ' // ' 

BE IT REMEMBERED, that on this/it!... day of~,. _;/' 

1982, be fore me, the subscribed, an Attorney at Law of the State 

of New Jersey, personally, appeared Fred Victor, who, being by me 

duly sworn upon his oath, deposes and makes proof to my satis

faction that he is the President of the HOUSING DEVELOPMENT 

CORPORATION OF BERGEN COUNTY, the Sponsor named in the within 

Instrument; that William P. Schuber is the Secretary-Treasurer of 

said Sponsor, that the execution, as well as the making of this 

Instrument, has been authorized by a proper resolution of the 

Board of Trustees of said Sponsor; that deponent well knows the 

corporate seal of said Sponsor, and that the seal affixed to said 

Instrument is the proper corporate seal and was threto affixed 

and said Instrument signed and delivered by said Secretary

Treasurer as and for the volmtary act and deed of said Sponsor, 

in the presence of deponent, who thereupon subscribed his name' , 

thereto as attesting witness. 

.. 
' 

PREPARED BY: 
Ma in Street 

Hacken sack, NJ 07601 
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Swo:rn and subscribed to 
be fore me the date a fore said. 

n 1 ey-a t-Law 
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the State of 
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EXHIBIT A 

DESCRIPTION OF PROPERTY IN THE CITY OF HACKENSACK, N.J. 

2 PULASKI PLACE 

Beginning at a point on the corner formed by the 
intersection of the northerly line of·Pulaski Place, 
and the easterly line of Hudson Street. Running thence, 

1. N 4° 30 1 W 100.00' along the said easterly 
line of Hudson Street, thence 

2. N 84° 30 1 E 50.01 1
, thence 

3. S 4° 30 1 E 100.87 1 to a point on the said 
northerly line of Pulaski Place, thence 

4. s 85° 30 1 W 50.00 1 along the same to the 
point on place of beginning. 

Metes and Bounds. description prepared by Sabetay Behar, 
Land Surveyor, 200 Murray Hill Parkway, East Rutherford, 
New Jersey, 07073. Found on the City of Hackensack tax 
map as Block 13, Lots 1A,2A,3A,4A. 
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EXHIBIT A 

DESCRIPTION OF PROPERTY IN THE CITY OF HACKENSACK, N.J. 

8 PULASKI PLACE 

Beginning at a point on the northerly line of 
Pulaski Place, said point being 50' easterly from 
the corner formed by the intersection of the easter
ly line of Hudson Street, and the said northerly line 
of Pulaski Place. Running thence, 

1. N 4° 30'W 100.87', thence 

2. N 84° 30' E 50.01', thence 

3. S 4o 30' E 101.73' to a point on the 
northerly line of Pulaski Place, thence 

4. S 85° 30' W 50.00' along the same to the 
point on place of beginning. 

Metes and Bounds description prepared by Sabetay Behar, 
Land Surveyor, 200 Murray Hill Parkway, East Rutherford, 
New Jersey, 07073. Found on the City of Hackensack tax 
map as Block 13, Lots 1,2,3,4. 

..... . 



BY-LAWS 

OF 

r 

PULASKI PLACE CONDOMINIUM 

ARTICLE I 

Section l. Unit Ownership. The project located at 

2-8 Pulaski Place, City of Hackensack, StatE- of New Jersey, 

known as "Pulaski Place Condominium" is submitted to the 

provisions of N.J.S.A. 46:8B-1 et. seq. 

Section 2. By-Laws Applicability. The provisions of 

these By-Laws are applicable to the project. (The term "project" 

as used herein shall include the land.) 

Section 3. Personal Application. All present or future 

owners, tenants, future tenants, or their employees, or any other 

person that might use the facilities of the project in any manner, 

are subject to the regulations set forth in these By-Laws and to 

the Master Deed. 

The mere acquisition of any of the family w1 its 

(hereinafter referred to as "LJ1its 11
) of the project or the mere 

act of occupancy of any of said units will signify that these By

Laws and the provisions of the Master Deed are accepted, ratified, 

and will be complied with. 

ARTICLE II 

Voting, Quorum, Proxies 

Se ct ion l. Voting. Ea ch rn it own er Association member. 

shall be entitled to cast one vote. In the event thei1::· votes 

are not manimous, then the non-unit owner member. shall be entitled 

to cast the tie breaking vote and the vote of three (3) of the 



members hip are: 

Name 

Car la L • IR rman 

William P. Schuber 

Housing Authority of Bergen 
county 

Address 

190 Moore St., Hackensack, NJ 

3 3 Hudson St. , Hacken sack, NJ 

190 Moore St., Hacken sack, NJ 

Section 2. Association Responsibilities. The Association 

will have the responsibility of administering the project, approving 

the annual budget, establishing and collecting monthly assessments 

and arranging for the management of the project. Except as other.

wise provided, decisions and re solutions of the Association shall 

require approval by three unit owners. In the event only two unit 

OW1er members approve, then the non-m it ow1er member shall be 

entitled to cast the tie breaking vote and the vote of thr~e (3) of 

the five ( 5) members shall gove 1..71. This voting procedure shal 1 

apply whenever these By-Laws call for a vote on any issue. 

Section 3. Place of Meetings. Meetings of the Association 

shall be held at the prin icipal office of the project or such other 

suitable place con ven ien t to the OWle rs. 

Section 4. Annual Meetinqs. The first annual meeting 

of the Association shall be held on October 4, 1982 ThereaftE'r, 

the annual rnee tin gs of the Association shall be held on the first 

Monday of October of each succeeding year. 

Section 5. Special Meetings. It shall be the duty of 

the President to call a special meeting of the members whenever 

-3-
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f'ive ( 5) members shall govern. This voting procedure shall apply 

whenever these By-Laws call for a vote on any issue. 

Section 2. Quorum. Except as otherwise provided in 

these By-Laws, the presence of five (5) Association members shall 

constitute a quo .rum. 

Section 3. Pr oxi s. Votes may be cast in person or. by 

proxy. Proxies must be filed with the Executivt> Assistant before 

the appointed time of each meeting. 

ARTICLE III 

Administration 

Section 1. Membership. The Association shall be 

comprised of five (5) members as follows, who shall manage tht> 

affairs of the Association: 

(a) Cne member fr:-om among the owners of a fee simple 

interest in dwelling lnit 11 2A Pulaski PlacE- 11
, subject to tht:> 

Master Deed and to assessment by the Association; 

(b) Cne member from among the ow.ers of a fee simple 

interest in dwelling unit 11 28 Pulaski Place", subject to the 

Master Deed and to assessml::'nt by the> Association; 

(c) One member from among the owners of a fee simple 

interest in dwelling mit 11 8A Pulaski Place", subject to the 

Master Deed and to assessment by tht> Association; 

( d) Cne member from among the ow.e rs of a fee simple 

interest in dwelling unit 11 8B Pulaski Place", subject to the 

Master Deed and to assessment by the Association; 

(e) The Commissioners of the Housing Authority of 

Be r gen Co ll1 t y. 

The initial membership, however, shall be compost·d of 

three (3) p?rsons who need not be unit O\',ners. The names and 

addcesses of the person who shall consititute the initial 
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three (3) of the five (5) members request such a meeting and specify 

therein the business to be transacted. No business shall b~ trans-

acted at a special meeting except as stated in the notice unless by 

consent of three ( 3) of the members present. 

Section 6. Notice of Meetings. It shall be the duty of 

the Secretary to mail a notice of each annual or special me\:"ting, 

stating the purpose the re of as we 11 as the time and place whe l'.\:' it 

is to be held, to each member and to any institutional holder of 

a first mortgage on either of the units, at least five (5) but not 

more than ten ( 10) days prior to such meeting. The mailing of a 

notice in the manner provided in this Section shall bE::' con side red 

n ot ice se rve d • 

Section 7. Ad j ourn ed Mee ting s . If an y meet in g of 

owiers cannot be organized because a quorum has not attended, the 

members who are present, either in person or by proxy, may adjourn 

the meeting to a tilllt' not less than forty-eight (48) hours from 

the time the original meeting was called. 

Section 8. Order of Business. The order of business 

at all meetings of the owners of units shall be as follows: 

( a ) Ro 11 ca 11 • 

(b) Proof of notic12 of meeting or waiver of notic12. 

(c) Reading of minutes of preceding meeting. 

(d) Reports of officers. 

(e) Report of committees. 

(f) Unfinisht2d business. 

(g) New business. 

-4-
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Section 9. Powers and Duties. In addition to duties 

imposed by these By-Laws, the Association shall be resp:msible 

for the following: 

(a) Care, upkeep and surveillan.ce of the project and 

the common areas and facilities and the restricted common at:-eas 

and facilities. 

(b) Collection of monthly assessments from tht' owners. 

Section 10. Waiver of Notice. B1:,for:e or at any mt'eting 

of the Association, any member may, in writing, waive notice of 

such meeting and such waiver shall be deemed equivalent to the 

giving of such notice. Attendance by a member at any meeting of 

the Association shall be a waiver of notice by him of the time 

and place thereof. If all the members are present at any met'ting 

of the Association, no notice shall be required and any business 

may be transacted at such meeting. 

ARTICLE IV 

Off ice rs 

Section 1. D?signation. The pr:incipal officers of 

the Associaton shall be a Pr:esident, a Secretary, a Treasurer and 

an Executive Assistant, all of whom shall be Ulit Owie.r. Association 

members. The office of Secretary and Treasurer may be held by one 

person. 

Section 2. Selection of Officers. All officers shall be 

elected annually at the annual meeting of the Association from among 

the Un it Owner Association members. 

Section 3. President. The President shall be the chief 

executive officer of the Association. He shall preside at all meetings 

of the Association. He shall have all of the general powers and duties 

which are usually vested in the officer of President of an Association. 
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C PULASKI PLACE , A CONDOMINiurf .. ,. .. . . 

In canpliance with the requirements of Title 15, Chapter 

1, et. seq. of the Revised Statutes of New Jersey, the undersigned, 

all of whom are of full age, , have this day voluntarily associated 

themselves together for the purpose of fotrning a corpot·ation not 

for profit, and do hereby certify: 

ARTICLE I 

The name of the Coq:x:>t"atiort is PULASKI PLACE CONDO-

MINIUM ASSOCIATION, INC., hereinaftet" called the "Association". 

ARTICLE II 

The principal office of the Association is located at 

41 Main Stt·eet, Hacken~ack, New Jersey 07601. 

: ARTICLE III 

E. Carter Cortiston, Esy., whose address is 41 Main 

stt·eet, JJac}:ensack, New Jersey, j s het·eby appointed the initial 

regi.st-=red agent of t-his Association. 

ARTICLE IV 

PURPOSE AND POWERS OF THE ASSOCIATION 

This AssociaU.on does not contanplate pecuniary gain or 

profit to the membet·s thet·eof, and the specific purposes for which 

it is formed are to pr:ovjde for the maintenance, preservation and 

control of the canmon elements within that certain tract of 

sooK,6705rAGt86l 
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property described in Schedules "A", "B" and "C" of a certain Mas

te t· Deed en ti tl eel " Pulaski P 1 ace , A Condom in iun" , recorded or 

intended to be recorded in the Office of the Clerk of Bergen 

County, and to pranote the health, safety and welfare of the resi

dents within the above described property and for these purposes: 

(a) To exercise all of the powers and privileges and 

to perfoun all of the duties and obligations of the Association 

as set forth in that certain Master Deed, as same are applicable 

to the property descL~ibed thet·eJ.n in Schedules 11 A" and "B" af

fixed thereto, or to additional property within the tract des

scribed in the aforesaid Schedule "A" which may now or hereafter 

be acquired by Pulaski Place Condominium Association, its sue-

cessors and assigns, and as that certain Mastet· Deed may be 

amended from time to time as therein provided, said Master Deed 

being incorporated herein as if set forth at length; 

( b) To fix, levy, collect and en force payment by any 
I 

lawful means, of al 1 ci1arges or assessments pm·suan t to the te Lm s 

of said Mastet· Deed and the By-Laws of the Association; to pay all 

expenses jn connection therewith and all office and other expenses 

in connection therewfth and all ofEice and other expenses incident 

to the conduct of the business of the Association, including all 

licenses, taxes ot: governmental chat·ges levied or imposed against 

the property of the Associ.ation; 

(c) To acquire (by gift, purchase or otherwise), own, 

hold, jm prove, build upon, operate, ma in ta in, convey, sel 1, lease, 

transfer, dedicate for public use or otherwise dispose of real or 

personal property in connection with the affairs of the Association 
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'-(d} To bot-i-ow money, to mor:tgage, p lee:,, 

..... 

~eu ,._,1 

trust, or hypothecate any or all of its real or personal property 

as security for money borrowed or debts incurred; and 

(e) To have and to exercise any and all powers, rights 

and privileges .which a corporation organized under the Non-Profit 

Corporation Law of the State of New Jersey by law may now be here

after have or exercise. 
ARTICLF. V 

MEMBERSHIP 

The Association shall be canprised of five, members as 

follows, who shall manage the affairs of the Association: 

(a) One member fran among the owners of a fee simple 

interest in dwelling unit" 2A Pulaski Place, Hackensack , New 

Jersey", subject to the Master Deed and to assessment by the 

Association; 

(b) One member fran among the owners of a fee simple 

interest in dwelling unit " 2B Pulaski Place, Hackensack , New 

Jersey", subject to the Ma stet· Deed and to assessment by the 

As soc i a t ion ; \ :, 

( C) One member frcm among the owner:s of a fee sjmple 

in te rest in a we 11 in g un j t " 8A Pulaski Place, Hackensack , New 

Jet·sey", subject to the t1aster Deed and to assessment by the 

Association; 

(d) One member: fran among the owners of a fee simple 

interest in dwe.ll i. ng unj t " 8B Pulaski Place, Hackensack , New 

Jet·sey", subject to the Master Deed and to assessment by the 

Assod.ation; 

( e) The Canmissioners of the Housing Authority of 

Bergen County ( IIABC). 

The injtial membership, however, shall be canposed of 

three (3) persons who need not be unit owners. The names and 
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addresses of the persons who shall constitute the intitial member

ship are: 

Name 

Carla L. Lerman 

William P. Schuber 

Housing Authority of 
Bergen County 

Address 

413 W. Englewood Avenue, Teaneck, NJ 
07666 

33 Hudson Street, Hackensack, NJ 
07601 

190 Moore Street, Hackensack, NJ 
07601 

ARTICLE VI 

Duration 

The Corporation shall exist perpetually. 

ARTICLE VII 

Annexation of Additional Pt·operties 

Additional properties may be annexed to the property 

subject to the tetms and condition of the Master Deed, By-Laws of 

this Association and t·ules and regulations pranulgated thereunder, 

~nd all such additional properties shall be governed thereby. 
I .-, 

/\11TICLE VIII 

Amendments of these Articles shall require the written 

assent of all Association membet:s. 

IN \HTNESS ·rn--!EREOF, for· the pur·pose of fotm ing this non

prof it corporation under the laws of the State of New Jersey, we, 

the undersigned, constituting the incorporators of t h j s Association, 

Articles of Incorporation this)~ of 
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CCU 

•..._,: 

, ,,.---, 

4£1~~ 
FRED VICTOR --+ ~ · 

l ~I • 

~ : ·?.!- ' . r-:-
,/ .. 1.:. ---- -- - 1 ;; e,cc~,,t 

LEON SAVETSKY ;-- --- / 

STATE OF NEW JERSEY 
. ss: 

COUNTY OF BERGEN ., I~ 
BE IT REMEMBERED, that on thi.s ff day of d..~ 1982, 

before me, the subscribe~, an Attorney-at-Law of the 's-!ate of Ne: 

Jersey, personally appeared Fred vjctor, Howard Hurwitz, William P. 

Schuber, Carla L. Letman and Leon Savetsky, who I am satisfied are 
\ .-. 

the persons named jn ancl who ~xecuted the within instrument, and 

thereupon they acknowledged that they sjgned, sealed and delivet·ed 

the same as their· act and deed, fot· the uses and purposes therein 

expressed. 

A. CAMINI'rI 
Attorney-at-Law of the State 
of New Jersey 
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APPENDIX P.3. 
CREDITING DOCUMENTATION FOR EXISTING GROUP HOME AND SUPPORTIVE NEEDS UNITS 
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