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SECTION 1. INTRODUCTION 

1.1 Statutory Basis for the Redevelopment Plan 

On June 28, 2016, the Hackensack City Council adopted Resolution No. 257-16, directing the 
Hackensack City Planning Board to “undertake a preliminary redevelopment investigation to 
determine whether the delineated area of Block 408, Lots 1, 8, 9.01, 9.02, 11, 15 and 16 satisfy 
the criteria for designation as an area in need of redevelopment for non-condemnation purposes”. 
A copy of this resolution is contained in the appendix of this report. 

On September 7, 2016, the Planning Board heard and discussed the Preliminary Investigation and 
designation of the Study Area. At the hearing, Francis Reiner, LLA, PP of DMR Architects presented 
a report dated September 7, 2016, entitled “Preliminary Investigation for Determination of an 
Area in Need of Redevelopment for Block 408, Lots: 1, 8, 9.01, 9.02, 11, 15 and 16”.  The Planning 
Board unanimously adopted a resolution recommending that the governing body designate the 
Area of Investigation as a non-condemnation area in need of redevelopment. The Notice of Decision 
and resolution, dated September 7, 2016, and October 13, 2016, respectively, is contained in the 
appendix of this report.  

On December 6, 2016, the Hackensack City Council adopted Resolution No. 456-16 “Concurring 
with Planning Board’s Redevelopment Investigation regarding Block 408, Lots 8, 9.01, 9.02 and 11 
and designating them as a non-condemnation Area in Need of Redevelopment”. The Ward Street 
Redevelopment Plan was later adopted for Block 408, Lots 8, 9.01, 9.02, and 11 by City 
Ordinance No. 43-2016 on December 20, 2016. Lots 1, 15 and 16 were not included in the Ward 
Street Redevelopment Plan.   

On December 22, 2020, The Hackensack City Council adopted Resolution No. 515-20 “hereby 
declaring that the Area of Investigation consisting of Block 408, Lot 1, 15 and 16 are hereby 
determined to be a non-condemnation area in need of redevelopment”.  

The 359 – 375 Main Street Redevelopment Plan has been prepared for two of the properties 
identified in the City Council Resolution No.515-20 being Lot 1 & Lot 16, Block 408.  This 
redevelopment plan is intended to supersede the underlying zoning regulations and has been 
prepared in accordance with the Local Redevelopment and Housing Law (LRHL) at N.J.S.A. 
40A:12A-5.   
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Figure A: Context Map of 359 – 375 Main Street Redevelopment Area 

 

1.2 Description of the Redevelopment Plan Area 

1.2.A Description and History of the Site 

The 359 – 375 Main Street Redevelopment Area, or the “Redevelopment Area,” consists of two (2) 
parcels identified as Block 408, Lot 1and Lot 16, . The redevelopment area has +/- 331 feet of 
frontage on Passaic Street, +/- 131 feet of frontage on Main Street and +/- 132 feet of frontage 
on State Street. The combined area of the two (2) lots is approximately 1.06 +/- acres, which is 
based on a Topograhic Survey prepared by Jeffrey S. Grunn, PLS of Lakeland Surveying, dated 
May 20, 2020 (Exhibit 1).  An eighty two (82) unit and five story multi-family residential 
development identified in the neighboring Ward Street Redevelopment Plan has been constructed 
on four of the properties which make up the northern portion of this city block.  Between the Ward 
Street Redevelopment Plan and the present 359 – 375 Main Street Redevelopment Plan, all but 
the property on Lot 15 will be redeveloped on Block 408.     
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Figure B: Aerial Map of the 359 – 375 Main Street Redevelopment Area 

 

 

Table 1:  Properties in the 359-375 Main Street Redevelopment Area 
City of Hackensack, Bergen County, New Jersey 

Owner Street Address Block and Lot Lot Area 

WESTWOOD 20 
ASSOCIATES 359-65 Main Street Block 408, Lot 1 0.83 +/- Acres 

MEKAVA REALTY 
ASSOCIATES, LLC 375 Main Street Block 408, Lot 16 0.23 +/- Acres 

Total Area of Redevelopment Area 1.06 +/- Acres 
** Information Shown in Table is per Topographic Survey prepared by Jeffrey S. Grunn, PLS, Lakeland Surveying dated 
May 20, 2020 (Exhibit 1) 
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Figure C: Tax Map of the 359-375 Main Street Redevelopment Area 

 
The parcels in the 359 – 375 Main Street Redevelopment Area are comprised of one and two story 
commercial buildings that front on Main and Passaic Streets.  

1. Block 408, Lot 1- 359-365 Main Street 

Lot 1 is located at 359-365 Main Street and has an area of +/- 0.83 acres. The parcel is an 
irregularly shaped corner lot with frontage on Passaic, State and Main Street. The parcel is 
bounded by Passaic Street to the south, newly consolidated Lot 11 to the north, Lot 16 to the east, 
and State Street to the west. The previous use was a financial institution, and the building is currently 
vacant. There is a surface parking lot and drive through ATM located along State Street.   

2. Block 408, Lot 16 – 375 Main Street 

Lot 16 is located at 375 Main Street. The lot has an irregular rectangular shape with frontage on 
Main Street and is approximately 0.2319 +/- acres in size. The lot is surrounded by Lot 15 to the 
north, Lot 11 to the west, Lot 1 to the south and Main Street to the east. The parcel is developed 
with a two story multi-unit commercial building. There is access to the shared surface parking area 
at the rear of the parcel.  
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1.2.B Photographs of Existing Conditions 

A field survey of the property was conducted to determine the existing land use and overall 
conditions. The photographs contained within this Report were taken on January 10, 2021.  
 

 
Figure 1 – Main Street Façade of 375 Main Street 

 

 
Figure 2 – Main Street Façade of 359 Main Street 
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The following photographs of the surrounding area were obtained from Google Maps street view in May 
2021. 
 

 
Figure 3 – View southwest on State Street 

 

 
Figure 4 – Partial View of Crossroads from State Street 
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Figure 5 – View east along Passaic Street toward intersection of Main Street 

 
 

 
Figure 6 – View from intersection of Main Street and Passaic Street 
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Figure 7 – View north along Main Street  

 
 

 
Figure 8 – Partial View south at Crossroads on Main Street 
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SECTION 2. THE PUBLIC PURPOSE 

2.1 Adoption of a Redevelopment Plan 

In accordance with the Local Redevelopment and Housing Law, NJSA 40A:12A-7: No 
redevelopment project shall be undertaken or carried out except in accordance with a 
redevelopment plan adopted by ordinance of the municipal governing body, upon its finding that 
the specifically delineated project area is located in an area in need of redevelopment or in an  
area in need of rehabilitation, or both, according to criteria set forth in section 5 or section 14 of 
P.L. 1992, c. 79 (C40A:12A-5 or 40A:12A-14), as appropriate. 

The redevelopment plan shall include an outline for the planning, development, redevelopment, or 
rehabilitation of the project area sufficient to indicate: 

(1) Its relationship to definite local objectives as to appropriate land uses, 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 provision for the temporary and permanent relocation, as necessary, of 
residents in the project area, including an estimate of the extent to which decent, safe and 
sanitary dwelling units affordable to displaced 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 the redevelopment plan. 

(5) Any significant relationship of the redevelopment plan to (a) the master plans of 
contiguous municipalities; (b) the master plan of the County in which the municipality is 
located, and (c) 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) 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. 



359 – 375 Main Street Redevelopment Plan 

City of Hackensack, Bergen County, New Jersey 

 

10 | P a g e  

(9) 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.). 

 (10) The redevelopment plan must state whether it shall supersede applicable provisions of 
the development regulations of the municipality or constitute an overlay zoning district within 
the redevelopment area. 

 (11) All provisions of the 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. 

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 zoning ordinance. 

2.2. Definitions 

It is the intention of this Redevelopment Plan 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 definitions of the City’s Land Use Ordinance Section 175-2.2 by reference. 

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 with a regulation but is not required to 
comply. The definitions located in the City’s Land Use Ordinance shall apply to this plan unless this 
plan provides a superseding definition. The definitions defined in Section 175-2.2 apply to the 
redevelopment area except for the following terms: 

Building Base: The building base refers to the first three levels of a particular building. 

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 to the highest roof beams of a flat roof 
or the mean level of the highest gable or slope of a hip roof. For projects located at a 
corner lot, the height will be measured from the top of curb of the two corners located along 
the primary building facade. 

Building Proportion: The width to height relationship of one building to another. 

Building Setback Line: The distance measured from the back of existing or proposed curb 
(whichever is greater) to the primary building facade. 
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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. 

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

Multi-Family: Housing accommodations that are designed principally for residential use, 
conform to standards satisfactorily to the Secretary of Housing and Urban Development, 
and consist of not less than five (5) units on one 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.  

Pedestrian Scale: The relationship of a particular building, in terms of mass and scale, to a 
pedestrian. 

Pop-Out / Protrusion: A portion of the primary building facade that projects into the 
building setback at the ground level. 

Primary Facade: Any exterior building façade as measured from the face of curb not 
including any pop out or protrusions.  

Redeveloper: Any person, firm, 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 Redevelopment 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: A multi-family unit located on top of another multi-family unit. 

Story, Ground: Also, first story, ground floor.  The first story of a building other than a 
basement or cellar. 

Story, Upper: All stories and floors above the first story. 

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

Tandem Parking: Two parking spaces with one car in front of the other to be allocated to 
a single apartment. 

Townhouse: Duplex units, also stacked flats, containing two floors one stacked on top of 
another in the same apartment, with street access and having the street appearance of a 
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townhouse.  

Visual Compatibility: The design of buildings which is consistent in scale and character with 
adjacent buildings in the area from a pedestrian perspective in which the design is consistent 
with the architectural and neighborhood design standards set forth in this document. 

 
2.3 Redevelopment Goals and Objectives 

This property is identified as a potential redevelopment area in both the 2001 Master Plan and 
the 2009 Re-examination Report and Amended Downtown Rehabilitation Plan. As a part of the 
Downtown Rehabilitation Planning process, the City and residents developed goals and objectives 
for the revitalization of the downtown into a vibrant mixed use pedestrian friendly environment.  

The following is a list of the goals which relate to the redevelopment area: 

1. To promote and strengthen existing businesses with the creation of a livable, real and clearly 
defined downtown district, made up of a series of interconnected, newly formed, mixed-use 
neighborhoods, which are connected to their immediate context; 

2. To promote the development of a place-based environment where people live and work 
connected by great streets and activated by appropriate street retail, food and 
entertainment uses; 

3. To promote a balance between pedestrian and vehicular importance through the design of 
a hierarchy of streets, roads, gateways and boundaries, which promotes activity and 
vitality; 

4. To promote a series of memorable public places and spaces connected by great sidewalks 
and streetscape elements, enhanced by public art, safe lighting and on-street parallel 
parking, that promote outdoor dining, walking, people watching and gathering, activated 
by a clearly organized program of street retail and restaurants; 

5. To promote improved pedestrian and vehicular connectivity into and through the downtown 
and to adjacent existing residential and commercial neighborhoods as well as to 
transportation and transit options; 

6. To promote an overall approach to parking based on a shared vertical strategy reflective 
of a mixed-use environment which emphasizes quality, accessibility, location, size, scale, 
configuration, management and aesthetic character over quantity; 

7. To promote and take advantage of the physical relationship of the downtown to the County 
Complex, Bergen Community College, Fairleigh Dickinson University and Hackensack 
University Medical Center; 

8. To promote the development of a compact urban environment with improved connectivity to 
the existing rail and bus transit to encourage walking and minimize vehicular dependency; 

9. To promote and improve the efficiency and capacity of the existing street network to better 
accommodate vehicles, pedestrians and bicycles in the context of a complete street; 

10. To promote a high density, mixed use development with a diverse residential population of 
varied ages, races and socio-economic backgrounds; 

11. To promote the principles of sustainable design for individual buildings and for the district. 
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The City is looking to promote a mixed-use development that would support the continuing 
revitalization efforts in the downtown as a part of the 2001 Master Plan, 2009 Re-examination 
Report and the 2012 Downtown Rehabilitation Plan as amended. 
 
The objectives for this Redevelopment Plan are to: 

1. Promote increased quality of life for all residents in the City of Hackensack;  
2. Promote the development of a 110-unit multi-family residential and commercial mixed-use 

project;  
3. Support existing businesses and property owners while creating new construction and 

permanent jobs in the City;  
4. Generate new tax ratables and revenue from the sale of the property to support additional 

revitalization activities;  
5. Implement architectural, neighborhood and sustainable design standards that promote high 

quality development.  
6. Provide parking to support existing and future residential, commercial, office and retail uses 

in the redevelopment area.  
7. Incorporate amenities such as a common area and open space areas to address the social 

and passive recreation needs of the residents; 
8. Preserve and allow for the incorporation of green space, outdoor areas, and other outdoor 

amenities within and around the housing development; 
9. Investigate the impact of the new development on traffic conditions at the intersection of the 

project site entrance and Passaic, Main and State Streets;  
10. Incorporate green building technologies, green infrastructure, and sustainable energy 

systems into the site improvements and the building design to the extent practicable; and 
11. Incorporate strategies to mitigate risk from climate change, including, but not limited to,  

incorporating green infrastructure, create tree canopy cover throughout site, utilize 
permeable pavements, provide backup generators, and provide stormwater management 
for all impervious areas. 

 
The redevelopment plan is intended to capitalize on its prime location and proximity to the 
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. 
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2.4 Relationship to Local Goals and Objectives 

2.4.A Hackensack Master Plan 

Review of City Master Plan Documents 

The City of Hackensack 2001 Master Plan was prepared by Kasler Associates and adopted by the 
Planning Board. Subsequently, a Housing Element and Fair Share Plan was adopted in 2006. 
Additionally, The Planning Board adopted a Master Plan Reexamination prepared by H2M 
Associates, Inc. on July 8, 2009. In 2020, the Hackensack Planning Board and City Council endorsed 
a Housing Element and Fair Share Plan that is pending approval by the Court Master. The Master 
Plan reports from the past 20 years discuss several planning issues including infrastructure, traffic 
and housing. These reports consistently emphasize the benefit of redeveloping the Downtown area 
of Hackensack. Redevelopment is ongoing and has seen a sustained increase in the past 10 years.   

1.  City of Hackensack 2001 Master Plan  

The 2001 Master Plan focused on issues related to a declining downtown, inadequate parking, 
declining vacant land and traffic.  A key goal related to this plan discusses the intention to “Promote 
and upgrade the downtown area of Hackensack including the four spheres of influence1”. The area 
of investigation is located within the Traditional Retail Sphere having the goal of creating new 
office and retail uses in this area while also maintaining existing churches and apartments in the 
area. The potential for new housing is acknowledged in the Traditional Retail Sphere. The master 
plan report also includes a “Downtown Area Evaluation” which cite Redevelopment as a strategy in 
bringing new housing opportunities.  

2.  2009 Master Plan Reexamination Report adopted July 8, 2009 

The 2009 Master Plan Reexamination Report identified which major planning issues and goals of 
the 2001 Master Plan remained valid. Hackensack has very limited vacant land for new 
development, making redevelopment the only realistic means to improve the City’s economic vitality. 
The 2009 reexamination report echoes the goals related to redevelopment and housing in the 
downtown: 

“The downtown area lies mostly within the B-1 and B-2 Districts. The City recently amended 
the development regulations for the B-1 and B-2 Districts to clarify the permitting of 
multifamily residential and mixed-use development. In addition, the City is considering 
creating an Upper Main Street Overlay District to reduce limitations posed by the current 
B-1 arid B-2 District regulations and encourage more mixed uses along Main Street.”2 

Additionally, the 2009 reexamination restates circulation as an issue facing Hackensack and 
identifies that changing land use patterns will increase traffic along already busy corridors. Limiting 
the number of parking spaces to encourage mass-transit use will be a key in creating an active 
pedestrian environment downtown. 

 
1 Hackensack Master Plan prepared by Kasler Associates, Goals and Objectives, 2001. 
2 Page 13, Hackensack Master Plan Re-Examination Report, July 8, 2009 
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2.4.B Relationship to the City Land Use Procedures Ordinance 

The Redevelopment Study Area is located entirely within the Main Street Area in Need of 
Rehabilitation Zone District as depicted on the City of Hackensack Zone Map (Figure D). The 
adjacent parcels to the west are located in the B-2 Zone District. Prior to adoption of the 
rehabiliation plan, the parcels were located in the B-2 Zone District. The existing zoning regualtions 
are provided below for context, and are not meant to be perscriptive to this redevelopment area.  

 
Figure D:  359-375 Main Street Redevelopment Area on City of Hackensack Zone Map 
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The following table outlines the bulk requirements of the Main Street Rehabilitation Plan   

Table 2: Schedule of Lot, Yard and Building Regulations 
Main Street Rehabilitation Plan  

City of Hackensack, Bergen County, New Jersey 

Description 
Requirements 

Non-Catalyst Development Catalyst Development 

Minimum Lot Area None None 

Minimum Lot Width (Main St) --- 200 feet 

Front Yard – Main, Essex, Passaic, River and 
Banta Place 18 feet 18 feet 

Front Yard – All other streets 12 feet 12 feet 

Side/Rear Yard  None None 

Min Height (Stories/Feet) 2 stories/ 24 feet --- 

Max Height (Stories/Feet) 6 stories/ 72 feet 14 stories/ 176 feet 

 

Main Street Rehabilitation Plan  

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.  
 
A. Permitted Principal Uses:  

The following uses are permitted as liner or over parking structures: 
1. Residential:  

a. Multi-family (apartments/condominiums/stacked flats/lofted);  
Residential fronting or over retail/commercial;  

2. Commercial:  
a. General, professional and medical office / use;  

Physical therapy, basic research only, health care;  
b. Workshare, Maker Spaces, Locker / Package services;  
c. Financial consulting, insurance services and banking related services;  
d. Health clubs, day spa (requires state license), Hotel;  
e. Studios for art, tutoring, yoga, dance, fitness and martial arts;  
f. Pet grooming; and  
g. Personal service establishments (requires state license).  

3. Retail:  
a. Restaurants (eating and drinking establishments, cafes, coffee shops, food 

markets and breweries);  
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b. General stores (shops, coffee, bakery, delicatessen, book and stationery, florist, 
grocery store / supermarket, and florist fronting parking.  

4. Civic, Cultural and Institutional: Museums, theaters, art galleries, police and fire stations;  
5. Parking (Structured or Surface): Permitted or accessory use (not permitted to front Main 

Street on the ground floor);  
6. Utility and Related Facilities: Such as distribution lines, railroad rights-of-way, and 

telephone repeater stations. (not permitted to front Main Street on the ground floor);  
7. 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;  

a. Any entertainment use not specifically stated shall require approval through a 
waiver by the Planning Board;  

b. Outdoor Music: Permitted per the City’s Noise and Outdoor Cafe Ordinance. 
 

B. 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:  

1. Gas Stations;  
2. Drive-thru establishments;  
3. Vape and Marijuana sales, distribution or manufacturing;  
4. Convalescent homes / Adult day care;  
5. Cell phone towers / antennas. 

 
C. Accessory Uses. 

1. 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;  

a. Lobby, sales, management, leasing offices;  
b. Conference center, meeting rooms, business center, billiards, pool, game, 

arcade, simulator, spa, lounge (for tenant use only);  
c. Community kitchen;  
d. Drop off / package delivery area, loading spaces and docks, recycling and 

refuse storage areas;  
e. Recreational facilities (indoor / outdoor) including but not limited to active or 

passive amenity courtyard space and/or terraces, roof top, pool, fitness center 
and multipurpose rooms;  

f. Surface or structured parking;  
g. Child care, pet boarding (for tenant use only);  
h. Lockers and storage including for mail parcels and packages (for tenant use 

only);  
2. Accessory structures shall comply in all respects with the requirements of the principal 

structure;  
a. No accessory structure shall be located closer to the street right-of-way line than 

the required front yard setback of the principal use;  
b. No portion of an accessory structure shall include living quarters except parking 

structures;  
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c. Accessory structures below grade shall have a minimum rear or side yard, when 
not abutting a street, of five feet;  

d. No accessory structure shall be constructed or placed on any lot unless the 
principal structure is first constructed or placed upon said lot, except for parking 
facilities, which may be constructed prior to the primary use;  

e. In no event shall the height of an accessory structure exceed the permitted height 
of the principal building except for 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. 
 

D. Additional Regulations for Permitted and Accessory Uses:  
1. Any use not specifically stated as a Permitted Principal Use is not permitted.  
2. All building facades facing a public street shall be designed as a primary building 

facade and shall be designed to include all the required components of the Building 
Architectural Materials & Character within the Design Development Standards of this 
redevelopment plan.  

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

4. All structured parking shall be architecturally screened so that no vehicles can be seen 
from any public street except for the garage entrance per the Development and Place 
Making Design Standards of this Redevelopment Plan;  

5. Rooftop amenities are permitted. 
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SECTION 3. THE REDEVELOPMENT PLAN 

3.1 Land Use Plan 

Block 408, Lots 1 and 16 is to be redeveloped with up to a 5-story mixed-use development 
consisting of up to one hundred ten (110) residential dwelling units, comprised of apartments, a 
minimum of 10 townhouses, a minimum of 4,000 square feet of ground floor commercial space, a 
minimum of 1,800 square feet of outdoor open space, which may be utilized by the commercial 
component and 147 parking spaces in a structured parking deck.   

3.1.A Permitted Uses  

1. Residential Development: Multi-family apartments, residential duplex units, townhomes, 
residential over retail/commercial, residential lining a parking structure or residential uses 
over parking structures;  

2. Commercial: General office, medical, physical therapy, basic research, outpatient care 
facilities, health clubs, professional uses and banks, hotel, conference center, day spa 
permitted as freestanding structures or as a liner around or over a parking structure; 

3. Retail:  Restaurants, eating and drinking establishments, cafes, general stores, shops, bakery, 
delicatessen, book and stationery, florist, as a liner around parking structures; 

4. Live Work / Studios: For artists, designers, photographers, musicians, sculptors, gymnasts, 
potters, wood and leather craftsmen, glass blowers, weavers, silversmiths, antique dealers 
and designers of ornamental and precious jewelry. 

 
3.1.B. Permitted Accessory Uses 

1. Lobby, sales office, or amenity on the ground floor provided they do not exceed the 
permitted percentage of the development.  

2. Loading spaces and docks, recycling and refuse storage areas. (See Design Standards for 
loading requirements) 

a. Loading, refuse, recycling and service and drop-off areas are not permitted on Main 
Street;  

3. Any uses which are clearly customarily ancillary and incidental to a principal or conditional 
permitted use on the same property including but not limited to: 

a. Management and Leasing Office;  
b. Conference center, meeting room;  
c. Fitness Center;  
d. Outdoor pool, amenity, and active and passive recreation facilities;  
e. Common outdoor public or private spaces, decks and terraces; 
f. Gardens, hardscape patio areas, landscape features; 
g. Rooftop amenities, green roof; 
h. Mail rooms (for tenant use only) 
i. Parking  
j. Solar canopy array or roof mounted systems;  
k. Signage 
l. Storage lockers / facilities for residents only;  
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m. Dry cleaning / laundry facility services within the building but not as the retail 
component on Main Street;  

n. Stormwater management systems. 
4. Accessory structures shall comply in all respects with the requirements of the principal 

structure;  
a. No accessory structure shall be located closer to the street right-of-way line than the 

required front yard setback of the principal use; 
b. No portion of an accessory structure shall include living quarters except parking 

structures as an accessory use may contain residential over the structure;  
c. Accessory structures below grade shall have a minimum rear or side yard, when not 

abutting a street, of five feet;  
d. No accessory structure shall be constructed on any lot unless the principal structure 

is first constructed or placed upon said lot, with the exception of parking facilities, 
which may be constructed prior to the primary use. 

5. When an accessory structure is attached to the principal structure, it shall comply in all 
respects with the requirements applicable to the principal structure;  

6. 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 Architectural Design 
Standards of this Redevelopment Plan; 

a. Parking structures are not permitted to front Main Street on the first level even if 
they are architecturally screened; 

7. Any uses not specifically state as a Permitted Principal Use is not permitted.  
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3.1.C Building, Area, and Yard Requirements 

In accordance with the exhibits attached hereto, the following bulk standards are proposed: 

Table 3: Schedule of Area, Yard & Bulk Requirements  
359-375 Main Street Redevelopment Area 
Description Requirement 

Min. Lot Area 40,000 sq. ft. 
Min. Lot Width n/a 
Min. Lot Depth n/a 
Min. Number of Buildings 1 
Max. Building Coverage 90% 
Max. Impervious Lot Coverage (%)  100% 
Min Amenity Space 4,500 sq. ft. 
Min Outdoor Open Space (outdoor seating area) 1,800 sq. ft. 
Max. Number of Residential Units  110 

Building Height 
Max. Building Height – Townhouse 2 stories 
Max. Building Height – Multi-Family 5 stories 
Max. Building Height  72 FT 
Max. Building Height – Parking Structure 5 stories 

Max. Building Height – Parking Structure (feet) 72 FT 
Breakdown of Residential Units   

Maximum Number of Residential Units  110 
Studios 20% or 22 units 
Multi-family Units  76 units 
Townhouse Units 14 units 

Townhouse Requirements 
All Townhouse Units shall have at grade street access - 
Min. Townhouse Unit Size (average)  1,400 SF 
Min. and Max. Townhouse Units Bedrooms 2-Bedrooms 

Dwelling Size 

Minimum Size each Dwelling Unit & maximum of units 525 SF & 5% 
Between 525-650 SF  Maximum 20% of units 
Over 1,200 SF Maximum 15% of units 

Retail / Commercial Requirements 
Minimum Size fronting on Main Street  4,000 sf 
Minimum Average Depth (with no depth less than 25 feet)  40’-0” 
Minimum Height (floor to floor) 14’-0” 
 

Principal Building Setbacks & Requirements 
Min Front Yard Setback on Main and Passaic Street from face of 
curb 18 feet 

Min Front Yard Setback on State Street from face of curb 12 feet 
Min Rear Yard Setback 0 feet 
Min. Side Yard Setback  0 feet  
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Parking Requirements 
Min. Number of Off-Street Car Parking Spaces  147 spaces 
Multi-Family Studio 1.0/ DU 
Multi-family (one or two bedroom) 1.25/ DU 
Townhome / Duplex  1.5/ DU 
Retail/Commercial  4.0/ 1,000 GFA* 
1 Height is measured from the average of the top of curb of the two corners of the proposed building to the 
highest point of the building (not including roof top appurtenances). For projects located at a corner lot, the 
height will be measured from the top of curb of the two corners located along the primary building façade. 
 
*Outdoor seating does not count toward the required parking ratio. Restaurants with under 600 SF of seating 
area do not require parking. 

 
3.2 Development Requirements 

3.2.A Traffic Study and Parking Standards 

1. 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 consider 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. 

2. A Traffic Circulation Plan shall be provided depicting turning radius of emergency vehicle 
routes through the site. No truck circulation routes shall interfere with any permitted on-street 
parking spaces or driveways. 

3. Curb cuts off Main Street are prohibited. 

4. All required off-street parking and loading spaces shall be provided on-site, except 
required visitor parking.  

5. The Applicant shall be required to submit proposed or future planned connections to 
adjacent parking facilities with the Site Plan application for review and to the satisfaction 
of the Planning Board Engineer. 

6. All on-site parking shall be located within an enclosed garage within the building with 
openings that are constructed with brick, stone, composite aluminum panels, or similar 
approved material along Main Street, Passaic Street and State Street. All parking spaces 
located in the parking structure not fronting on a street shall be partially enclosed on all 
sides of the building with decorative screening elements such as grating, louvers, or similar 
approved materials to meet air quality requirements, except for driveway openings. 
Screening materials shall be subject to Planning Board approval. No open-air structured 
parking shall be permitted. 
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7. Parking areas shall include a minimum of two (2) electric car charging stations. 

8. 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 except for the following:  

a. A minimum of 85% of the off-street parking shall have a clear dimension of 9’-0” x 
18’-0” as measured from the mid-point of the parking stall.  

b. Drive aisles are permitted to be 23’-0” 

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

10. All parking spaces, loading spaces, fire lanes, and circulation routes shall be striped and 
signed in accordance with the Manual on Uniform Traffic Control Devices (MUTCD). All such 
striping and signage shall be depicted on the Traffic Circulation Plan. 

11. 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. 

12. All parking spaces located on the residential property shall be maintained by the owner of 
the residential project. 

13.  When the formula or parking spaces required results in a fraction of a space exceeding 
0.49, a full space shall be required. 

14. Gross Floor Area is the total interior floor area of all floors determined by measuring the 
inside dimension of the outside walls of the structure. 

15. A maximum of 15% of the required parking stalls may be designated for compact cars. 

16. Outdoor seating areas do not count toward the required parking ratios. 

17. Accessory Uses do not require parking. 

18. 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. 

19. 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 Plan for commercial / retail uses only and as further stipulated in the 
Hackensack Main Street Rehabilitation Plan, Section 2.6 as amended.  

20. Bicycle Parking. One bicycle parking space per 10 vehicle parking spaces will be required. 
Up to 200 spaces. Thereafter, one bicycle parking space shall be provided for every 50 
vehicle parking spaces. 
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21. Loading. No loading is permitted on Main Street. All loading shall occur at dedicated spaces 
within the structured parking garage conditioned on a Traffic Circulation plan approved by 
the Planning Board. 

22. Any easements shall be created at the developer’s expense. 

23. Electric Vehicles: This redevelopment plan provides the identification of appropriate 
locations for the development of zero emission vehicle fueling and charging infrastructure. 

24. Structured/Underground Parking Decks: For sale residential dwelling units in the Main 
Street Rehabilitation Area shall meet the following requirements:  

a. Parking Security / Gates: Residential developments, including mixed or multi-use 
with a for-sale residential component can provide security for residents by 
controlling vehicular and pedestrian access to structured or underground parking in 
areas designated for the residential parking. 

25. 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 the Planning Board. The shared parking analysis must be 
prepared by a qualified parking expert or licensed professional planner based on the 
anticipated hours of operation and specific 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 rations 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 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 to appear before the approving 
Board to demonstrate the modifications do not negatively affect the results of the 
approved Shared Parking Study and analysis.  
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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. 

 
3.2.B Project Design Standards and Conditions  

1. The use of green building technologies is strongly encouraged to be incorporated into all 
aspects of the project design. Green building (also known as green construction or 
sustainable building) is the practice of creating structures and using processes that are 
environmentally responsible and resource-efficient throughout a building’s life cycle: from 
siting to design, construction, operation, maintenance, renovation, and demolition. 

2. Upon the demolition of any existing building or structure, in whole or in part, the site shall 
be properly graded and stabilized unless new construction is to commence on the same site 
within sixty (60) days. 

3. Three bedroom or greater market-rate units are prohibited. 

4. Retail or commercial uses are required on 100% of the first level façade fronting Main 
Street except for the following: 

a. A maximum of 33% of the first floor, measured by the length of commercial/retail 
development on Main Street can be dedicated to accessory residential uses, which 
include a lobby, building entrance and outdoor amenity/ landscaped seating area 
only. 

5. Location and Area of Amenities – The multifamily residential development shall contain a 
minimum of 4,500 ft2 interior amenity space which may include accessory residential uses.   

6. The project shall include stormwater/flood management systems which include, but are not 
limited to, flood storage, stormwater detention basins, basin overflow areas, culverts etc., 
shall be designed and constructed to the appropriate standards. 

7. Adequate facilities shall be provided for the handling of garbage and other refuse by 
providing and maintaining an enclosed and screened area within the building, within which 
all garbage and refuse containers shall be stored. 

8. A comprehensive landscape plan shall be prepared by a Licensed Landscape Architect. All 
areas of the site not covered by building, pavement, walkways and other permissible 
impervious surfaces shall contain landscape plantings. The use of layered plantings, 
including native groundcover, perennials, shrubs, and trees is encouraged. 

9. All mechanical equipment, generators, HVAC equipment and similar equipment shall be 
specified to meet the applicable residential sound standards and if they are not specified 
the equipment shall be acoustically buffered such that any noise generated by the 
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equipment shall be within the applicable residential sound standards as defined by the 
State of New Jersey. 

10. All non-residential mechanical equipment shall be screened from view, both from the street 
and existing or planned neighboring buildings. Said screening shall be constructed in a 
manner that is consistent with the architecture of the building and shall utilize the same 
materials used in the construction of the building, such that the screening appears to be an 
integral part of the building. The screening shall not impair the functioning of the equipment. 

11. All project signage shall meet the City of Hackensack Downtown Rehabilitation Plan 
requirements. A sign package shall be submitted to the Planning Board for review and 
approval. 

12. Accessory structures shall comply in all respects with the requirements of the principal 
structure; 

a. No accessory structure shall be located closer to the street right-of-way line than the 
required front yard setback of the principal use; 

b. No portion of an accessory structure shall include living quarters except parking 
structures as an accessory use may contain residential over the structure; 

c. Accessory structures below grade shall have a minimum rear or side yard, when not 
abutting a street, of five feet; 

13. When an accessory structure is attached to the principal structure, it shall comply in all 
respects with the requirements applicable to the principal structure; 

14. No accessory structure shall be constructed or placed on any lot unless the principal structure 
is first constructed or placed upon said lot, except for parking facilities (surface or structure) 
which may be constructed prior to the primary use; 

15. For any building that permits dogs, a separate area shall be provided on the property to 
allow for dog walking. 

3.2.C. Architectural Design Standards  

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

i.  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 75% of each 
building façade, exclusive of windows and doors with accent materials comprising a 
maximum of 25% for each building façade. Composite aluminum panels may be considered 
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a primary building material provided that the panels do not cover more than 25% of the 
upper (above the 2nd story) façade elevations on anyone building elevation.    

3. 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 along a public street.  

4. 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.  

5. 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 using 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, using building articulation or change in materials. The base should not extend beyond 
the first 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 Main and Passaic Streets.  

a. Operable windows are required for any restaurant or food related retail on the 
ground floor facing Main and Passaic Streets.  

 
ii.  Building Orientation  

1. The building shall be oriented toward Main, Passaic, and State Streets with separate 
entrances for the multi-family, townhouse, retail and commercial uses.  

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

3. Ground floor commercial / retail and residential lobbies facing Main and Passaic Streets 
shall have a 14’-0” minimum floor to floor height.  

4. A shadow study shall be provided as part of any site plan application pertaining to this 
redevelopment 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. 

 
iii.  Building Entrances 

1. Building entrances should be easily identifiable with unique and interesting signage for each 
individual use incorporating canopies and individual retail / commercial signage.  

2. Retail entrances are permitted to have 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 floor.  

3. Entrances for residential uses should be separate and distinct from retail / commercial uses.  
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iv. Street Level Frontage / Uses 

1. Retail/amenity areas are required to front Main and Passaic Streets.  

a. Outdoor dining along Main Street is encouraged within the 18’-0” building setback.  

b. All outdoor dining should meet the City of Hackensack Building and Health 
Department requirements. 

c. Storefronts are required to be a minimum of 75% transparent along Main Street. 

2. The following materials are not permitted for new development without a variance on 
storefronts  

a. Plastic and mental laminates  

b. Acrylic  

c. Plastics  

d. Smoked or tinted glass 

e. Anodized or mill finish aluminum  

f. Simulated materials  

g. Interior grade materials and wall coverings  

h. Distressed or sandblasted woods 

i. Rough-sawn woods and shakes 

j. Mirror 

k. EIFS 

v.  Structured Parking 

1. Parking structures shall be screened along all street frontages with building uses or shall 
include, at a minimum, architectural materials, elements and treatments that are consistent 
with the design and quality of the residential building(s) it services.  

a. Parking Structures or access to parking structures are not permitted to be located 
on Main Street;  

b. 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; 

c. Window openings alone do not comply with this requirement;  

d. Other than at the parking entrances, no vehicles shall be visible from the center line 
of any public street and the structure shall have the appearance of a residential 
building in all physical aspects.  

2. Ramps shall be internal to the parking structure and shall not be visible from any public 
street.  
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3. Parking structures shall either be screened from the public street frontage 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.  

a. Cabling or exposed concrete alone does meet the screening requirement.  

4. Driveway and garage openings should not exceed 28’-0” 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.  

vi.  Canopies and Balconies 

1. Vertical canopies are encouraged for each retail / commercial / residential entrance 
fronting Main 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 eight feet into the setback area into the 
building setbacks above the ground floor.  

3. Ground supports are not permitted in the minimum setback, sidewalk or in the public right-
of-way;  

a.  These features should not extend over or interfere with the growth or maintenance 
of any required tree plantings.  

4. The minimum overhead clearance shall be ten (10’-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 can project into 
the building setback up to 6’-0” starting at the second level.  

vii. 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. 

viii. Building Service Locations 
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1. All service and delivery locations for the redevelopment area shall be provided on Passaic 
and/or State 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. 

ix. Doors and Windows 

1. The first floor 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 reflectivity value 
more than 35 percent.  

x. Openings / Ventilation 

1. Any openings for ventilation, service, or emergency access located at the first-floor 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.  

xi. Signage Design Standards 

1. The signage standards for the redevelopment area shall meet the requirements identified 
in the Downtown Rehabilitation Plan. 

2. 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 finished Project and other details concerning the Project that shall be 
agreed to by the Redeveloper and City Manager. 

 
3.2.D. Building Design and Programming 

1. All building elevations shall be built to the same building construction standards and 
aesthetics, using the same building materials, and compatible with and reinforce the 
Architectural Design Standards elucidated in section 3.2.C. 

2. The building shall have a flat roof and shall include a base, middle and top. 

3. The townhouse component and the multi-family apartment units shall be constructed with 
similar building materials, architectural elements, and compatible with and reinforce the 
Architectural Design Standards elucidated in section 3.2.C. 

a. Building facades more than 120’0 in length shall be designed to avoid a monolithic 
appearance using different façade materials and at least one building step back 
or the incorporation of balconies/bay windows for each 120’-0” that act to break 
the building appearance into smaller increments and sections. For buildings more 
than 120’-0” in length a vertical demarcation should be included at a minimum of 
every 60’-0” of building façade;  
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b. Generic national branding architecture for freestanding retail / commercial 
buildings unless it meets the requirements of this section is prohibited. 

4. Townhouses are permitted on Passaic and State Streets only. 

5. Canopies should be designed along Main Street retail and should wrap around the corner 
of Main and Passaic Streets for a minimum of 40’-0”; 

6. The building should be designed in such a way as to enhance the corner elements of Main 
Street and Passaic Street through either a change in materials, color or horizontal plane. The 
corner element should consider being designed to be higher than the adjacent building 
height which can be achieved with a parapet wall; 

7. The retail shall be distinguished from the rest of the building with materials and design. 

8. Retail tenants shall be encouraged to avoid cookie cutter representations of their identity 
and create an expression that is complementary to the architectural vocabulary of the street. 
Retail guidelines can be found in Chapter 3.0 Development/ Place-Making Standards of 
the Hackensack Main Street Rehabilitation Plan, dated December 2018 as amended.  

9. The residential lobby entrance should be designed as a separate and distinct entrance from 
the retail uses and can be located on Main Street. 

10. No vehicles shall be visible from the center line of any public street or adjacent residential 
uses and the structure shall have the appearance of a residential building in all physical 
aspects. 

3.2.E 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 
sidewalks, pavers, materials, streetlights, 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. 

The streetscape shall be designed with a similar palette of materials and standards to portray a 
cohesive downtown district, in accordance with the Downtown Rehabilitation Plan Design Standards, 
as amended. This Redevelopment Plan incorporates the Streetscape Design Standards as contained 
in the Rehabilitation Plan by reference and as amended.  The specific paving colors, materials, and 
palettes should be the same for a city block. Sidewalks should be comprised of a “pedestrian zone” 
nearest the facade for building access and window shopping and a “furniture zone” nearest the 
curb for trees, plantings, street furnishings and cafe seating when there is sufficient width.  

i.  Street Trees  
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1. 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.  

2. Recommended street trees include, but are not limited to:  

a. Gleditsia tricanthos (Honey Locust - thornless and pod free); 

b. Acer rubrum (‘Karpick’, ‘Armstrong’ or Bowhall);  

c. Platanus x. acerifolia (London Plane Tree) – for streets other than Main Street 

3. Street tree species can vary along Main Street so long as the same species is used for a 
minimum of two block lengths and for both sides of the street.  

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

5. A minimum 2-year watering plan should be put into place (i.e., Tree Gator bags). 

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

7. Above ground planters may be considered to fulfill the street tree requirement only in 
situations where underground utilities prevent tree pits.  

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

9. Open landscape planting beds shall be located at all Main Street corners and shall include 
a raised stone curbing. 

ii.  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 light pole, and fixture, black finish;  

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 specifications 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. Diffusers 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 at the back of the 4’-0” street furniture area (under 
the pavers) and next to the concrete sidewalk. 
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iii.  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 subgrade concrete slab with black finish 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. 

iv.  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 traffic 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. 

v.  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. 

vi.  Trash Receptacles 

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

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. 

vii.  Bicycle Racks  

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

ix.  Fountains 

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

x.  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 traffic 
hazard; made of durable, weatherproof materials; and should be designed to avoid 
physical hazards. 

xi.  Utility Accessories 

1. Utility boxes, meters, man hole covers and fire 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. 

3.2.F Landscaping, Open Space, and Amenities  
 

1. At the time of site plan application, the redeveloper shall provide a detailed outline of the 
uses for the indoor and outdoor private amenity areas in addition to including these areas 
on submitted site plans. Size and use of amenity spaces are subject to Planning Board 
Approval as well as the materials used for the outdoor amenity areas.  

2. The multifamily residential development shall contain a minimum 4,500 square foot 
community room that is adequate to host small social gatherings. 

3. The project shall also include outdoor amenity consisting of an area of a minimum of 4,000 
square feet – comprised of either a portion of a rooftop amenity deck, and/or street level 
public seating areas or other spaces as approved by the Planning Board. The amenity deck 
may include outdoor seating, decorative hardscape consisting of stone or other high-quality 
materials, fire pits, outdoor landscape light and other similar landscape features. The 4,000 
square feet of amenity space may be inclusive of the 1,800 square feet of public space. 

4. The redeveloper shall reconstruct and provide streetscape improvements along the west 
side of Main Street along the frontage of Block 408, Lot 1 & 16, and the north side of 
Passaic Street, and the east side of State Street along the frontage of Block 408, Lot 1,  
including, but not limited to, decorative pavement, ornamental street lights, street trees, 
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sidewalks, bicycle racks, trash receptacles, and benches in accordance with section 3.2.E 
Streetscape Design Standards, and shall meet the City engineers requirements. 

a. Sidewalks shall meet the typical streetscape design palette in the Downtown 
Redevelopment Plan Area and be compatible with streetscape design palette 
established along 395 Main Street.  Materials may consist of brick, concrete or a 
combination of the two and should be consistent for all public streets in the 
redevelopment area; 

b. Asphalt of any type or grade is not permitted as a sidewalk material; 

5. Landscaping shall be provided to create definition, shade, visual interest, seasonal color, 
and visual buffering. 

6. A comprehensive landscape plan, which includes the streetscape plans and rooftop amenity 
deck plans described in this redevelopment plan, shall be prepared by a Licensed 
Landscape Architect. All areas of the site not covered by buildings, pavement, walkways 
and other permissible impervious surfaces shall contain landscape plantings. The use of 
perennial and native species is encouraged. All plants, trees, and shrubs shall be installed 
in accordance with a planting and maintenance schedule which shall be indicated on 
required planting plan prepared by a Licensed Landscape Architect. 

7. Seating should be designed either along the building façade or at the back of the curb. 
These areas should be clearly identified with either temporary, semi-permanent barriers 
that are removed at the end of each night or permanent barriers;  

8. A minimum six foot (6’-0”) clear zone must be maintained within the building setback in 
order to allow adequate pedestrian flow. 

9. Pervious surface and / or storm-water management systems shall be required to reduce the 
impacts to the City’s sewer system. Infrastructure improvements include but are not limited 
to green roofs, planter boxes and trays, permeable pavers and above or below grade 
storm-water management systems. 

3.2.G Redevelopment Area Phasing Plan 
 
The 359 Main Street Redevelopment Plan will be constructed in one phase.   
 
3.2.H Infrastructure Improvements 
 

1. 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.  

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

3. The project shall be responsible for an impact fee as part of an overall utility plan if 
required by the City of Hackensack.  
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4. 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. 

5. All new electric, telephone, television, cable, gas, and other utility service lines servicing the 
buildings shall be installed underground, to the extent such underground service is 
commercially reasonable, available, and permitted by the applicable utilities companies, 
and in all events shall be installed in accordance with the prevailing standards and practices 
of the respective utility or other companies providing such services. 

6. All utility connection permits and road opening permits shall be obtained from the respective 
utility authority prior to the start of construction. All municipal roadways damaged by the 
redevelopment of the site shall be restored and/or repaved as directed by the City of 
Hackensack Engineer. 

3.2.I Flood Mitigation / Storm-water Management Requirements:  

1. 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. 

2. 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.  

3. 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 extend to the existing roadway even if outside the 
subject property. No credit for existing motor vehicle surfaces will be provided. 

 

3.3 Provisions Related to Affordable Housing 

The developer shall either construct affordable housing units within the development or contribute 
to the City’s affordable trust fund to assist the City in meeting its affordable housing obligations, 
the details of which would be specified within the Redevelopment Agreement. 
 

3.4 Redevelopment Actions 

3.4.A Demolition 
 
The Redevelopment Plan will involve the demolition of the existing, remaining improvements on the 
Project Site as a part of the demolition all remains from the foundations of prior structures need to 
be removed. It is the responsibility of the Redeveloper to remove all debris, including crushed 
concrete and garbage from the site, regardless of whether the debris was on the site prior to the 
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start date of the project. The reuse of crushed concrete or other materials may be acceptable and 
shall be addressed as part of the site plan approval. 
 
3.4.B New Construction 
 
The Redevelopment Plan will involve the new construction of up to 110 units. 
 
3.4.C Properties to be Acquired 
 
This Redevelopment Plan will not involve the taking of any privately owned property. 
 
3.4.D Relocation 
 
No residents will need to be relocated to complete this Redevelopment Plan.  
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SECTION 4. RELATIONSHIP TO LAND USE AND ZONING ORDINANCE 

This Redevelopment Plan shall supersede all provisions of the Zoning and Development Regulations 
of the City of Hackensack regulating development in the area addressed by this Redevelopment 
Plan. Final adoption of this Redevelopment Plan by the City Council shall be considered an 
amendment of the City of Hackensack Zoning Map.  

The zoning district map in the zoning ordinances of the City shall be amended to include the 
boundaries described in this Redevelopment Plan and the provisions therein. All the provisions of 
this Redevelopment Plan shall supersede the applicable development regulations of the City’s 
ordinances, as and where indicated, for the Redevelopment Area. In the event of any inconsistencies 
between the provisions of this Redevelopment Plan and any prior ordinance of the City of 
Hackensack, the provisions hereof shall be determined to govern. 

SECTION 5.  RELATIONSHIP TO OTHER PLANS 

5.1 Plans of Adjacent Municipalities 

a. Borough of Bogota: 

Bogota is located southeast of Hackensack across the Hackensack River. West Main Street, located 
south of the site, provides access across the river into Bogota. It is unlikely that traffic from this 
development will impact Bogota directly. 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 underlying zoning of these parcels are Public and Industrial uses and are currently 
used as open space and parks.  

b. Borough of Hasbrouck Heights: 

The Borough of Hasbrouck Heights borders Hackensack at the northwest. 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. Currently the parcels 
bordering Hackensack are zoned Commercial. The present development will likely not affect 
Hasbrouck Heights.  

c. Borough of Little Ferry: 

Little Ferry is located at the southernmost tip of the Hackensack border along the Hackensack River 
and accessed by South River Street. Little Ferry’s 2004 Master Plan Reexamination Report 
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. The present development is unlikely to affect Little Ferry but development 
along River Street was noted as a potential issue in Hackensack’s 2009 Master Plan Reexamination.  
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d. Borough of Lodi: 

The Borough of Lodi is located along the southwestern border of Hackensack between Hasbrouck 
Heights and Maywood borough. Lodi can be accessed by Essex Street and Maywood Ave in 
Hackensack. There are commercial uses along Route 80 at the border of Hackensack and Lodi. It is 
unlikely that the proposed development will affect Lodi and these uses.  

e. Borough of Maywood: 

The Borough of Maywood borders Hackensack at it’s northwestern border. 2003 Master Plan 
recommends that redevelopment should be examined along the southwesterly side of the Borough 
which has to Route 17. It is unlikely the present development will affect Maywood Borough. 

f. Borough of Paramus: 

The Borough of Paramus shares a small border with northern Hackensack and is accessed by Route 
4. The Paramus 2005 Master Plan Reexamination Report recommends rezoning certain residential 
properties that directly abut the Maywood Borough boundary. The present development is unlikely 
to affect Paramus.  

g. Borough of South Hackensack: 

The Borough of South Hackensack is located at the southwestern border of Hackensack.  The 
Borough is accessed by Polifly Road. It is unlikely that the redevelopment area will affect the 
Borough of Southern Hackensack.  

h. Village of Ridgefield Park: 

The Village of Ridgefield Park is located along the southeastern border of Hackensack below 
Bogota. It is situated across the Hackensack River and is accessed by I-80 from Hackensack. There 
are heavy industrial uses along the Hackensack River and the border of Hackensack. Ridgefield 
Park did a Master Plan reexamination in 2017 where it was recommended to provide for open 
space and pedestrian access to the riverfront, but Industrial uses have made it difficult to implement. 
It is unlikely that the proposed redevelopment area will impact Ridgefield Park.   

i. Borough of River Edge:  

River Edge Borough borders Hackensack at the north and shares a border with Paramus. A portion 
of the proposed overlay area in Hackensack’s Settlement Agreement with Fair Share Housing 
borders River Edge Borough and is accessed by Main Street. The proposed redevelopment area 
may increase traffic on Main Street which may affect River Edge Borough. The C-2 zone is located 
across the border of Hackensack in River Edge. It is unlikely that the proposed development will 
affect River Edge Borough. 
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j. Borough of Teaneck:  

Teaneck shares a large border which is located along Hackensack’s eastern border across the 
Hackensack River. The Borough is accessed by E Anderson Road in Hackensack which turns into 
Cedar Lane. Teaneck completed a Master Plan Reexamination in 2017 which discussed declining 
commercial space in the Borough. The B-1 Retail and Redevelopment Commercial Zones are located 
directly across from Hackensack along Cedar Lane and are a focus of the Master Plan 
Reexamination. The Passaic and Main Street Redevelopment Area may affect Teaneck by 
increasing traffic and possibly spurring commercial investment. Additionally, Teaneck has a Bicycle 
and Pedestrian Master Plan that recommends slower speed limits and bicycle lanes on Cedar Lane 
at the Hackensack River Bridge and Teaneck Road.  

k. Borough of Teterboro: 

Teterboro narrowly borders Hackensack at the south and is situated between Hasbrouck Heights 
and South Hackensack. Teterboro can be accessed by Green Street and Huyler Street in 
Hackensack. Commercial uses in Teterboro are dominant on the border of Hackensack. It is unlikely 
that the present development will affect Teterboro.  

5.2 Bergen County Master Plan 

The Bergen County Master Plan sets guidelines for the municipalities of Bergen County and aims to 
spur economic growth through commercial, residential and transportation development. The 2011 
Visioning Component of the Bergen County Master Plan identifies that “Bergen is a mature county 
in terms of its development pattern, future growth will primarily occur through redevelopment and 
infill.” Further the plan identifies that the Southeastern part of the County where Hackensack is 
located is already beginning to redevelop “vacant or underutilized lands in communities that will 
benefit from new or enhanced transit service”. 

5.3 New Jersey State Development and Redevelopment Plan 

All the properties in the redevelopment area are mapped within the Metropolitan Planning Area 
PA I as depicted on the New Jersey State Development and Redevelopment Plan. “In the 
Metropolitan Planning Area, the State Plan’s intention is to provide for much of the state’s future 
redevelopment; revitalize cities and towns; promote growth in compact forms; stabilize older 
communities; redesign areas of sprawl; protect the character of existing stable communities.”3 

In 2001, the New Jersey State Planning Commission adopted The New Jersey State Development 
and Redevelopment Plan. A Final Draft of the State Development and Redevelopment Plan was 
reissued in 2010. The State Planning Act contains three key provisions that mandate the approaches 
the Plan must use in achieving State Planning Goals. The Plan must encourage development, 
redevelopment and economic growth in locations that are well situated with respect to present or 
anticipated public services or facilities and to discourage development where it may impair or 
destroy natural resources or environmental qualities; reduce sprawl; and promote development and 

 
3 State Development and Redevelopment Plan, New Jersey State Planning Commission, adopted March 1, 2001, page 190. 
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redevelopment in a manner consistent with sound planning and where infrastructure can be provided 
at private expense or with reasonable expenditures of public funds. (N.J.S.A. 52:18A-196. et seq.). 

The general redevelopment plan strategy is to achieve all the State Planning Goals by coordinating 
public and private actions to guide future growth into compact, ecologically designed forms of 
development and redevelopment, and to protect the Environs, consistent with the Statewide Policies 
and the State Plan Policy Map.  

The New Jersey State Plan Policy Map integrates the two critical spatial concepts of the State 
Plan—Planning Areas, and Center and Environs—and provides the framework for implementing 
the Goals and Statewide Policies. Each Planning Area has specific intentions and Policy Objectives 
that guide the application of the Statewide Policies. The Policy Objectives ensure that the Planning 
Areas guide the development of location of Centers and protect the Environs. Applying the 
Statewide Policies through the State Plan Policy Map will achieve the goals of the State Planning 
Act. 
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According to the New Jersey State 
Development and Redevelopment 
Plan, the Redevelopment Area is in 
the Metropolitan Planning Area, 
PA1. PA1 provides for much of the 
state’s future redevelopment: 
revitalize cities and towns; 
promote growth in compact forms; 
stabilize older suburbs; redesign 
areas of sprawl; and protect the 
character of existing stable 
communities. As the name implies, 
the communities in this Planning 
Area often have strong ties to, or 
are influenced by, major 
metropolitan centers—the New 
York/Newark/Jersey City 
metropolitan region in the 
northeastern counties. The 
investment in passenger rail 
service in the Metropolitan 
Planning Area is represented by 
over 130 stations on eleven (11) 
heavy rail lines, two (2) rapid 
transit lines, two (2) light rail lines, 
and one (1) subway line. 

Over the years, both the public 
and private sectors have made 
enormous investments in building 
and maintain a wide range of 
facilities and services to support 
these communities. The massive 
public investment is reflected in 
thousands of miles of streets, trade schools and colleges, libraries, theaters, office buildings, parks 
and plazas, transit terminals and airports. Most of these communities are fully developed, or almost 
fully developed, with little vacant land available for new development. Much of the change in land 
uses, therefore, will take the form of redevelopment. These communities have many things in 
common: mature settlement patterns resulting in a diminished supply of vacant land; infrastructure 
systems that generally are beyond or approaching their reasonable life expectancy; the need to 
rehabilitate housing to meet ever changing market standards; the recognition that redevelopment 
is, or will be the not-too-distant future, the predominant form of growth; and a growing realization 
of the need to regionalize an increasing number of services and systems in light of growing fiscal 
restraints. In addition, the wide and often affordable choice of housing in proximity to New York 
and Philadelphia has attracted significant immigration, resulting in noticeable changes in 
demographic characteristics over time. This Redevelopment Plan is consistent with and will reinforce 
the goals and objectives of the State Development and Redevelopment Plan. 
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SECTION 6. GENERAL PROVISIONS 

6.1 Role of the City of Hackensack 

6.1.A. Redeveloper Selection 

To assure that the vision of the Redevelopment Plan will be successfully implemented in an effective, 
comprehensive and timely manner the City Council would first need to designate a Redeveloper of 
this Plan. The Redeveloper would then be required to execute a Redevelopment Agreement 
satisfactory to and authorized by the City Council. 

6.1.B PILOT Agreement 

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 short or long term tax exemption 
or abatement. After that time, the specific economic conditions would have to be reevaluated to 
determine the duration of an exemption or abatement 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. For the City to determine 
if an exemption or abatement is necessary, the designated developer would be required to submit 
a preliminary fiscal impact analysis as part of the process. 

The City Council may approve a long-term tax exemption pursuant to the Long Term Tax Exemption 
Law, N.J.S.A. 40A:20-1 et seq., for a redevelopment project on the properties identified in this 
Plan.  

6.2 Approvals Process 

6.2.A Planning Board Review Process 

All development applications shall be submitted to the City of Hackensack Planning Board through 
the normal site plan and subdivision procedures as outlined in N.J.S.A. 40:55D-1 et seq. The 
Planning Board shall deem any application for redevelopment for any property subject to this 
Redevelopment Plan incomplete if the applicant has not been designated by the City Council as a 
redeveloper(s) and the project plan has not been reviewed and approved by the City Council. 
Additionally, the Planning Board shall deem any application for redevelopment for any property 
subject to this Redevelopment Plan incomplete if the applicant has not received approval from the 
City Council or any committee that it may designate for such purpose, stating that the application 
is consistent with the Redevelopment Plan and Redevelopment Agreement. 
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6.2.B Variances & Design Waivers 

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 specific piece of property, or by reason of 
exceptional topographic conditions, pre-existing structures or physical features uniquely affecting 
a specific piece of property, the strict application of any such regulation adopted pursuant to this 
Redevelopment Plan, would result in peculiar practical difficulties to, or exceptional and undue 
hardship upon, the developer of such property. 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 benefits 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 City Council and only upon a finding that such 
amendment would be consistent with and in furtherance of the goals and objectives of the Plan.  

6.3 Easements  

No building shall be constructed over a public easement in the Redevelopment Area without prior 
written approval of the City Council. 

6.4 Site Plan Review  

6.4.A Site Plan 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 specific 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.  

6.4.B Approvals by Other Agencies  

The redeveloper shall be required to provide the City with copies of all permit applications made 
to federal, state and county agencies upon filing such applications, as will be required by the 
Redeveloper’s Agreement to be executed between the redeveloper and the City.  
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6.4.C. Certificate of Completion and Compliance 

Upon the inspection, verification and approval by the City Council that the redevelopment of a 
parcel subject to a Redevelopment Agreement has been completed, a Certificate of Completion 
and Compliance will be issued to the redeveloper and such parcel will be deemed no longer in 
need of redevelopment.  

6.4.D Severability 

The provisions of this Redevelopment Plan are subject to approval by Ordinance. If a Court of 
competent jurisdiction finds any word, phrase, clause, section, or provision of this Redevelopment 
Plan to be invalid, illegal, or unconstitutional, the word, phrase, clause, section, or provision shall be 
deemed severable, and the remainder of the Redevelopment Plan and implementing Ordinance 
shall remain in full force and effect.  

6.4.E. 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 to be detrimental to the public health, safety or general welfare. 

6.4.F Non-Discrimination Provisions  

No covenant, lease, conveyance or other instrument shall be affected 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, affectional 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 qualified applicants will receive consideration for employment without 
regard to age, race, creed, color, national origin, ancestry, marital status, affectional 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 based on age, race, creed, color, national 
origin, ancestry, marital status, affectional or sexual orientation, gender identity or expression, 
disability, or sex in the sale, lease, use or occupancy thereof. 

6.4.G Infrastructure and Public Improvements  

The redeveloper, at the redeveloper’s sole cost and expense, shall provide all necessary 
engineering studies for, and construct or install all on- and off-site municipal infrastructure 
improvements and capacity enhancements or upgrades required in connection with the provision of 
water, sanitary sewer, and stormwater sewer service to the project, in addition to all required tie-
in or connection fees. The redeveloper shall also be responsible for providing, at the redeveloper’s 
cost and expense, all sidewalks, curbs, streetscape improvements (street trees and other 
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landscaping), street lighting, and on- and off-site traffic controls and road improvements for the 
project or required as a result of the impacts of the project. The Redevelopment Agreement 
between the City and the redeveloper will contain the terms, conditions, specifications, and a 
description of required performance guarantees (such as performance bonds or other acceptable 
performance security) pertaining to redeveloper’s obligation to provide the infrastructure and 
improvements required for the project. 

6.4.H Duration of the Plan 

The provisions of this Plan specifying the redevelopment of the Redevelopment Area and the 
requirements and restrictions with respect thereto shall be in effect for a period of 30 years from 
the date of approval of this plan by the City Council. 

6.4.I Procedure for Amending the Approved Plan 

The 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.   

1. All the provisions of the Redevelopment Plan shall supersede the applicable development 
regulations of the City’s ordinances, as and where indicated, for the Redevelopment Area.  

2. If any article, section, subsection, sentence, clause or phrase of this Redevelopment Plan is, 
for any reason, held to be unconstitutional or invalid, such decision shall not affect the 
remaining portions of this Ordinance and they shall remain in full force and effect. 

3. In the event of any inconsistencies between the provisions of this Redevelopment Plan and 
any prior ordinance of the City of Hackensack, the provisions hereof shall be determined to 
govern. All other parts, portions and provisions of the Revised General Ordinances of the 
City of Hackensack are hereby ratified and confirmed, except where inconsistent with the 
terms hereof. 
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Exhibit 1: Topographic Survey of Property, Tax Lot 1 & 16, Block 408, dated 5/20/20, 
prepared by Lakeland Surveying. 
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Exhibit 2 and 3: Conceptual Site Plans  

The following Figures represent conceptual plans for the proposed redevelopment area and are 
intended only to provide context. The written requirements of this redevelopment plan supersede 
any conceptual site plans or elevations shown within this report. 

 
Exhibit 2: Massing Diagram View 1 

 

 
Exhibit 3: Massing Diagram View 2 
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RESOLUTION AUTHORIZING AND REQUESTING THE PLANNING BOARD
UNDERTAKE  A  PRELIMINARY  REDEVELOPMENT  INVESTIGATION  TO
DETERMINE WHETHER THE DELINEATED AREA OF BLOCK 408, LOTS
1,  8,  9.01,  9.02,  11,  15  AND  16  SATISFY  THE  CRITERIA  FOR
DESIGNATION AS AN AREA IN NEED OF REDEVELOPMENT FOR NON-
CONDEMNATION PURPOSES

WHEREAS, N.J.S.A. 40A:12A-1, et seq., the Local Redevelopment and Housing Law 
(“LRHL”), sets forth the criteria for a determination of whether a delineated area may be 
designated as an area in need of redevelopment; and

WHEREAS, N.J.S.A. 40A:12A-6 authorizes the City of Hackensack (“the City”) to 
adopt a resolution directing its Planning Board to conduct a preliminary investigation to 
determine whether a delineated area is an area in need of redevelopment (“Redevelopment 
Area”) according to the criteria set forth under N.J.S.A. 40A:12A-5; and

WHEREAS, the City’s governing body desires to authorize its pre-qualified planning 
consultant, DMR Architects (“DMR”), to assist the Planning Board in its preliminary 
investigation of Block 408, Lots 1, 8, 9.01, 9.02, 11, 15 and 16 to determine if the delineated area
qualifies as an area in need of redevelopment for non-condemnation purposes pursuant to the 
criteria set forth under N.J.S.A. 40A:12A-5 and 40A:12A-3.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of 
Hackensack in the County of Bergen, State of New Jersey, as follows:

5. The Planning Board is hereby authorized and requested to undertake a preliminary 
redevelopment investigation of Block 408, Lots 1, 8, 9.01, 9.02, 11, 15 and 16 to 
determine whether the delineated area of investigation constitutes being designated as
an “area in need of redevelopment” for non-condemnation purposes according to the 
criteria set forth in N.J.S.A. 40A:12A-5 and 40A:12A-3.

6. DMR is hereby authorized to assist the Planning Board in its preliminary 
investigation of the delineated area of investigation, and to begin preparation of a 
Redevelopment Plan in the event the Planning Board recommends that all or some of 
the delineated area of investigation constitutes an “area in need of redevelopment.”

7. The City Manager, DMR, City Attorney and Special Redevelopment Counsel are 
each hereby authorized and directed to take any necessary and appropriate actions in 
connection with the investigation of the delineated area of investigation, and are 
hereby authorized and directed to take such actions, including but not limited to, the 
negotiation of any and all documents necessary to undertake the investigation as 
being hereby ratified and confirmed.

8. This Resolution shall become effective immediately upon adoption.

Council
Member

Intr
o

Secon
d Yes No

Abstai
n

Absen
t

Recuse
d

Battaglia    X  
Deputy 
Mayor 
Canestrino    X    

Sims   X  X    
Keeling-
Geddis  X   X    
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Mayor 
Labrosse    X    

CITY OF HACKENSACK

RESOLUTION NO. 258-16

RESOLUTION OF THE CITY OF HACKENSACK AUTHORIZING THE CITY
TO ENTER INTO A BERGEN COUNTY TRUST FUND PROJECT CONTRACT

WITH THE COUNTY OF BERGEN FOR THE PURPOSE OF USING A
MATCHING GRANT AWARD FROM THE 2015 FUNDING ROUND OF THE

BERGEN COUNTY OPEN SPACE, RECREATION, FLOODPLAIN
PROTECTION, FARMLAND & HISTORIC PRESERVATION TRUST FUND –

MUNICIPAL PARK IMPROVEMENT PROGRAM (FOSCHINI PARK)

WHEREAS, the Mayor and Council of wish to enter into a Bergen 
County Trust Fund Project Contract (“Contract”) with the County of Bergen for
the purpose of using a $35,571 matching grant award from the 2015 Funding
Round of the Bergen County Open Space, Recreation, Floodplain Protection, 
Farmland & Historic Preservation Trust Fund (“Trust Fund”) for the municipal 
park project entitled Foschini Park Playground Improvements located in Lot 
38, Block 308.02 on the tax maps of the City of Hackensack.

NOW THEREFORE BE IT RESOLVED, that the Mayor and Council of 
the City of Hackensack authorize the City to enter into said agreement with 
the County of Bergen.

BE IT FURTHER RESOLVED, that the Mayor and Council hereby 
authorize Mayor John Labrosse to be a signatory to the aforesaid Contract. 

BE IT FURTHER RESOLVED, that the Mayor and Council hereby 
acknowledge that, in general, the use of this Trust Fund grant towards this 
approved park project must be completed by or about May 18, 2018.

BE IT FURTHER RESOLVED, that the Mayor and Council acknowledge
that the grant will be disbursed to the municipality as a reimbursement upon
submittal of certified Trust Fund payment and project completion documents 
and municipal vouchers, invoices, proofs of payment, and other such 
documents as may be required by the County in accordance with the
Trust Fund’s requirements.

BE IT FURTHER RESOLVED, that the Mayor and Council acknowledge
that the grant disbursement to the municipality will be equivalent to fifty 
(50) percent of the eligible costs incurred (not to exceed total grant award) 
applied towards only the approved park improvements identified in the 
aforesaid Contract in accordance with the Trust Fund’s requirements. 

Council
Member

Intr
o

Secon
d Yes No

Abstai
n

Absen
t

Recuse
d

Battaglia      X  
Deputy 
Mayor 
Canestrino    X    
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CITY OF HACKENSACK 
PLANNING BOARD 

NOTICE OF DECISION 
Wednesday, September 7, 2016 

 
In this case, any interested party may appeal the granting of a variance by the Planning 
Board of Adjustment to the Mayor and Council pursuant to N.J.S.A. 40:55D-17.  Such 
appeal shall be filed with the City Clerk’s office within ten (10) days of the “Notice of 
Decision” in the official newspaper.  Copies of all documents and plans for cases that are 
heard by the Planning Board of Adjustment can be reviewed Monday-Friday between the 
hours of 9:00 am – 4:00 pm by appointment at the Building, Housing & Land Use 
Department, 410 East Railroad Avenue, Hackensack, New Jersey.   

MEMORIALIZATIONS      
a. APPLICATION  -  SP#  21-16,  V#  21-16   -   APPROVED 

Address:   103 Johnson Avenue,  Hackensack, NJ  07601  
Block: 535      Lot:   33      Zone:   B-1     Neighborhood 
Applicant  requests  to demolish the existing vacant structure and construct a three story, 
multi-family, residential building, also proposing a 911 square foot first floor residential 
unit with two residential floors above consisting of 1,994 square feet each, and three 
residential units proposed on each the second and third floors for a total of seven 
residential units, in addition to the new building, a new driveway is proposed to access an 
eight (8) space parking lot, other on-site improvements include fencing, an underground 
storm water detention system, lawn areas, and building mounted lighting.  Site plan 
approval required.  Any or all other required variances. 

 
b.  APPLICATION - SP# 23-15   V# 23-15   -    APPROVED 

Address:   240 Main Street,  Hackensack, NJ  07601 
Block:  312      Lot: 1     Zone: Re-Development 
Applicant requests to construct a four (4) story multi-use building and associated 
improvements.                  

 
APPLICATION – SP #  06-15     V# 07-15     -     APPROVED    
Address:  380-390 Hackensack Avenue, Hackensack, NJ  07601 
Block:   504.02    L: 12.02     Zone:  B-5 
Amend  the above site plan.  
 

Presentation by Francis A. Reiner,  DMR Architects on the following:  APPROVED  
             (Sent to Mayor & Council) 

• 77 River Street Investigation Study (Block 203 Lots 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 
15, 16, 17) 

• Ward Street Investigation Study (Block 408 Lots 1, 8, 9.01, 9.02, 11, 15, 16) 
• Anderson Street Investigation Study (Block 419 Lot 18, 22, 26, 27) 
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