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Executive Summary
A.	 PURPOSE

The City of Hackensack was awarded $100,000 from the New Jersey Economic Development Authority (NJ EDA) 
through its Opportunity Zone Challenge Program to conduct a study to assess the feasibility of using various 
strategies to promote the development of lands in Census Tract 234.02 (“the Tract”, “Study Area”) into a “life 
science park”. 

The Tract was designated as a Federal Opportunity Zone by way of the 2017 federal Tax Cuts and Jobs Act, 
which provides tax incentives for investment in development projects within of areas meeting certain metrics 
of economic distress. The Tract is one of two Opportunity Zones in the City; the others include a Census 
Tract containing the City’s Downtown, where the City has undertaken major redevelopment and economic 
development actions, and an adjacent census tract comprised of a mix of residential neighborhoods and 
commercial areas along the Main Street and Johnson Avenue corridors in the north of the City. 

The purpose of this grant was to provide funding for the City of Hackensack to determine if there are municipal 
actions that can be taken to spur economic development within this opportunity zone.    

B.	 STUDY AREA AND HISTORY

The Study Area is a 0.59-square mile area at the southwest corner of the City of Hackensack containing a mixture 
of uses including residential neighborhoods, the majority of the Hackensack Meridian Health Campus (“HMH”), 
an industrial district, as well as a range of commercial / office and retail businesses.  In addition, the area has 
access to Interstate-80 and NJ-Route 17, as well the Essex Street NJ Transit Passenger Rail station which provides 
access to New York City (“NYC”) via Secaucus Junction. 

The Study Area was identified in a 2008 report prepared by Maser Consulting for Bergen County, entitled Bergen 
Life Science and Technology Report, as being a prime location within Bergen County to serve as a center for 
the life sciences industry due to factors such as transportation access, proximity to other institutions, and land 
use conditions. Specifically, the report focused on an existing industrial district between Polifly Road and Essex 
Street NJ Transit Passenger Rail station.

C.	 ANALYSIS PROCESS

This report identifies the following:

1. 	 The physical, social, and economic conditions affecting the Study Area’s ability to attract and sustain a life 
sciences research park, including understanding the relationship of the tract to the City of Hackensack and to 
a wider region including parts of New Jersey and New York;

2. 	 The state of the life sciences industry and its sub-sectors on a national, regional, and local scale, including 
locational preferences, workforce characteristics, and growth momentum;

3.  	 The ideal footprint within the tract to emphasize the conversion or development of new life science industry 
space;

4. 	 The strengths, weaknesses, opportunities, and threats affecting that “footprint” and the tract as a whole 
with respect to the feasibility of attracting life science facilities or tenants; and

5. 	 The creation of a list of Action Items that include policies, zoning or land use actions, infrastructure 
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improvements, and other actions the City can take to improve its chances of successfully establishing a 
section of the Tract as a life sciences research park. 

This report provides an analysis on the market, fiscal, traffic, and environmental issues pertaining to the area 
in order to understand the state of the life sciences industry locally, regionally, and nationally as well as the 
implications of the physical and economic conditions in Hackensack and northern New Jersey in order to 
determine the practicality of developing a life science research park in the study area and to recommend actions 
that the City could take to improve the tract’s ability to sustain and attract life science industry facilities at a 
competitive capacity.

D.	 FINDINGS AND RECOMMENDATIONS

The findings of the report indicate the City of Hackensack is well positioned to take advantage of a thriving life 
sciences industry.  The target area is ideally located for high-intensity uses - not limited life science uses - due 
to immediate access to transit, major highways, a growing downtown district and expanding hospital campus. 
The location makes it accessible to a large and diverse population and multifarious businesses, which position 
the target area as a prime location for all types of redevelopment, including not only life science uses but also 
shopping, mixed-use, general manufacturing, entertainment, education, and public purposes. 

In addition, the City has been effective at retaining large employers as well as advancing the redevelopment 
of its downtown and the areas surrounding HMH.  In the past decade it has demonstrated that it has the 
potential to achieve similar successes in attracting experienced professionals given its location within the 
NYC Metropolitan Area, highway and transit access, its central location to surrounding towns, and the vast 
educational and cultural resources within the surrounding area. 

Recommendations for implementation to achieve its goals for the area include designating the area for 
redevelopment include the creation of a vision, designation as an area in need of redevelopment, adoption of a 
redevelopment plan, potential amendment to the zoning and land use policies, and advocate for improvements 
to regional transit and transportation infrastructure.  These include:

1.	 Create a Vision:
As with the revitalization efforts, the City’s success in redeveloping its Downtown can be attributed to the 
City’s decision to first create a vision and then take the necessary steps to implement that vision through 
changes to public policy.  Before the City initiates the statutory redevelopment process, it should take the 
time to formulate a vision of what the area and how it might relate to or interact with the rest of the City. 

2.	 Designate the Study Area:  
The recommendation of this report is that the City should consider designating the study area as an area in 
need of rehabilitation, understanding individual properties and/or projects in the future will likely need to be 
designated as areas in need of redevelopment.  This strategy would allow the City to change the zoning for 
the entire study and to implement a single vision through the adoption of a Redevelopment Plan.  It would 
also enable the City to negotiate PILOT agreements that could be combined with the tax benefits associated 
with the Opportunity Zone program and State incentive programs targeted toward life science companies to 
increase the attractiveness to developers.	   
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3.	 Adopt a Redevelopment (Vision) Plan:
Consider a vision plan that sets the goals and objectives for zoning that promotes a life science / incubator 
hub.

4.	 Identify properties ripe for Redevelopment:
Designate properties within the rehabilitation area Determine which site(s) within the rehabilitation area can be 
designated as areas in need of redevelopment.

The findings of the report indicate the City is well positioned to grow in the manufacturing sub-sectors of the 
life science industry that could manufacture and distribute medical supplies and equipment to HMH and other 
nearby hospitals, institutions, as well as the abundance of retailers in the NYC Metropolitan Area.  
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I.	 Background Information:

The City of Hackensack is in the midst of a renaissance.  Over the past few years the City has taken tremendous steps 
in implementing and adopting new zoning through the creation of a Rehabilitation Plan, which provides a clear 
vision to transform the downtown into a mixed use, pedestrian friendly environment.  

The Plan, which was adopted in 2012 promotes: 

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

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

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

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

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

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

In only a short period of time since the adoption of the plan, the City has seen the benefits of these strategies.  As 
of the date of this Redevelopment Plan, the City has over 1,500 residential units within the downtown area either 
completed or under construction and another 3,000 units that are approved or are in the planning process.  These 
include 100 State Street, 50, 149, 161, 170, 210, 240 and 389 Main Street as well as 18 East Camden, 155 River Street 
and East Salem Street projects. 

In addition, the City has seen a wave of additional development and improvements within the downtown including 
the completion of Performing Arts Center, Atlantic Street Park, expansion of the Hackensack Meridian Health, the 
conversion of State Street and Main Street to two way, and streetscape improvements in addition to the renovation 
of commercial and retail establishments on Main Street and the adoption of inclusionary zoning requirements for 
future growth.

Hackensack represents a premier location in Bergen County that supports higher density mixed use residential 
development in an effort to create an 18 hour mixed use, pedestrian friendly downtown environment that will 
support future growth while strengthening the City over the next decade.  The City has two New Jersey Transit 
Stations, which run directly to Hoboken as well as the regional New Jersey Bus Station that provides direct access 
throughout the county and to New York City.  The downtown has access to Routes 4, 17, 46, Interstate 80 and the 
Garden State Parkway and is located eight miles from the George Washington Bridge, and 13 miles from the Lincoln 
Tunnel. 

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

As a part of the on-going initiatives to promote revitalization within and adjacent to the downtown, the City has put 
together this redevelopment plan for a high density mixed use predominantly residential development that would 
support the goals and objectives of the downtown rehabilitation plan.  
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II.	Introduction:
A.	 PURPOSE

The City of Hackensack was awarded $100,000 from the New 
Jersey Economic Development Authority (NJ EDA) through its 
Opportunity Zone Challenge Program to conduct a study to 
assess the feasibility of using various strategies to promote the 
development of lands in Census Tract 234.02 (“the Tract”, “Study 
Area”) into a “life science park”. 

The Tract was designated as a Federal Opportunity Zone by way 
of the 2017 federal Tax Cuts and Jobs Act, which provides tax 
incentives for investment in development projects within of 
areas meeting certain metrics of economic distress. The Tract is 
one of two Opportunity Zones in the City; the others include a 
Census Tract containing the City’s Downtown, where the City has 
undertaken major redevelopment and economic development 
actions, and an adjacent census tract comprised of a mix of 
residential neighborhoods and commercial areas along the Main 
Street and Johnson Avenue corridors in the north of the City. 

The Tract was identified in a report prepared by Maser Consulting 
in or around 2006 on behalf of Bergen County, entitled Bergen 
Life Science and Technology Report, as being a prime location 
within Bergen County to serve as a center for the life sciences 
industry due to factors such as transportation access, proximity 
to other institutions, and land use conditions. Specifically, the 
report focused on an existing industrial district east of Polifly 
Road in close proximity to the New Jersey Transit Essex Street 
Train Station. Since the writing of that report and the encouraging 
success of the City’s efforts to redevelop its Downtown, the City 
has been particularly interested in revisiting options to redevelop 
the area to be the core of the life science industry in Bergen 
County.

B.	 GOALS AND OBJECTIVES OF STUDY

The City’s goals and objectives in preparing this Study are as 
follows:

•	 To identify the physical, social, and economic conditions 
affecting the Study Area’s ability to attract and sustain a 
life sciences research park, including understanding the 
relationship of the tract to the City of Hackensack and to a 

Image 1. Opportunity Zones in Hackensack

Image 2. Opportunity Zone - Census Tract 234.02, “Study Area”
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wider region including parts of New Jersey and New York;

•	 To become familiar with the state of the life sciences industry and its sub-sectors on a national, regional, and 
local scale, including locational preferences, workforce characteristics, and growth momentum;

•	 To identify the ideal footprint within the tract to emphasize the conversion or development of new life 
science industry space;

•	 To identify the strengths, weaknesses, opportunities, and threats affecting that “footprint” and the tract as 
a whole with respect to the feasibility of attracting life science facilities or tenants; and

•	 To create a list of Action Items that include policies, zoning or land use actions, infrastructure improvements, 
and other actions the City can take to improve its chances of successfully establishing a section of the Tract 
as a life sciences research park. 

C.	 RECENT STUDIES AND INITIATIVES

1.	 Bergen Life Sciences Report

The 2006 report prepared by Maser Consulting on behalf of Bergen County contained a thorough analysis of the 
state of the life sciences industry at that time and the feasibility of nurturing the life science industry in Bergen 
County. 

While life sciences include a variety of occupations and activities taking place in a variety of facilities, the 
Bergen County Report placed an emphasis on incubator space as being key to promoting the growth of the life 
sciences industry in the County, due to the opportunities they create for younger firms to access equipment and 
resources that would otherwise be out of reach for them and the flexibility to provide larger firms or successful 
tenants to grow into bigger spaces. According to the report, over 75% of firms that grow out of incubator spaces 
tent to move into facilities nearby, meaning that the incubator has long term local benefits.

The report estimated that there would be demand for between 230,500 and 288,000 square feet of space for life 
science companies in Bergen County over a 10 year period, with the higher end of that estimate assuming public 
sector research activities. The report also offered the following findings and projections:

•	 The 10-year demand could be accommodated over 22 acres buildings having a 0.30 floor area ratio (FAR).

•	 The 20 year demand could equal up to 779,000 square feet, which would require 33 acres at a higher FAR.

•	 A life sciences research park in Bergen County would generate 231 jobs in the first year and 1,068 over 10 
years.

The Report identified the area around Polifly Road within the Tract as the optimal location within the County to 
meet the needs for the life science industry. It also laid out several action items for the County to undertake in 
order to effectuate the creation of a life sciences research park, including guidance for constructing and filling 
spaces in an incubator facility. 

2.	 Downtown and General Redevelopment

Over the past decade, the City of Hackensack had prioritized an ambitious revitalization plan including, in 
recent years, taking tremendous steps in implementing and adopting new zoning that provides a clear vision 
to transform the city into a mixed use, pedestrian friendly sustainable community. Redevelopment strategies 
guiding these efforts include the following:
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1.	 Smart growth principles by creating zoning which increases 
development flexibility, reduces parking ratios and 
promotes mixed-use, pedestrian friendly development in the 
downtown; 

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

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

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

5.	 The implementation of a two way street system;  

6.	 The implementation of sustainable design principals 
including the separation of storm water and sewers; and            

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

Today, the City has over 1,500 new residential units completed 
or under construction with another 3,500 units that are in 
the planning process.  In addition, the City has seen a wave of 
other projects including the completion of Aldi’s Supermarket, 
the renovation of Giant Farmers Market, the opening of the 
Performing Arts Center and the Atlantic Street Park as well as 
the over $700 million dollar expansion of Hackensack University 
Medical Center.  In addition, the County, City and New Jersey 
Transit are working on the construction of a new bus terminal, 
county offices and workforce housing that will be announced in 
the coming months. 

3.	 Prospect Avenue

In 2019 the City adopted two (2) redevelopment plans for a 
rehabilitation area  bound by Prospect Avenue, Beech Street, 
Railroad Avenue, and Essex Street, north of and partially 
overlapping the Tract. The rehabilitation area includes properties 
that are part of the Hackensack University Medical Center / 
Hackensack Meridian Health (HMH) campus as well as a mix of 
commercial and multi-family residential developments. Among 
the purposes of the two redevelopment plans for this area 
was to accommodate expansion of the HMH campus as well 
as research, technology, lodging, and office uses that would 

Image 3. Study Area and other Opportunity Zones in Hackensack in re-
lation to Redevelopment and Rehabilitation Areas

Image 4. Prospect Avenue Redevelopment Area
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support or benefit from proximity to the HMH campus. 

4.	 Master Plan Reexamination Report

The City adopted a Master Plan Reexamination Report on 
December 9, 2020 which introduced the City’s vision for the Tract 
into its Master Plan documentation. Among the Reexamination 
Report’s recommendations relating to the life science industry 
were the following:

•	 The creation of a STEM / Innovation Zone:

“STEM / Innovation Zone:

1.	 The purpose of this zone is to create a biotechnological and 
life science industry hub surrounded by highways, transit, 
the HMH campus, and the Downtown. The proposed zone 
stretches generally from Atlantic to Lodi Street, with State 
and Green Street as its eastern boundaries and Polifly 
Avenue as the westerly boundary.  This area currently 
contains a mix of existing industrial, commercial, and 
residential uses; 

2.	 The area proposed for this zoning change includes properties 
that were identified in a 2006 Maser Consulting report that analyzed the locational advantages of Bergen 
County to attract and nurture a biotech / life science hub and proposed a specific strategy for creating such a 
hub in Hackensack;

3.	 This zone will be seen by any person entering the City from Essex Street, Polifly Road, or the Essex Street 
train station. As such, it is one of the City’s “gateways” and should be subject to strict design standards that 
promote a visually appealing and welcoming streetscape and characterize Hackensack as a growing and 
modern city; 

4.	 A minimum of two stories and a maximum of eight (8) stories should be permitted, with ground level 
convenience stores and eateries permitted on buildings with four or more stories. Structured parking is 
preferable, and parking standards should be relaxed due to the site’s proximity to the Essex Street train 
station;”

•	 Redirecting its redevelopment resources from mixed-use residential/commercial development to STEM / Life 
science development.

•	 Using financial resources, connections with major institutions to create affordable lab space and incubators 
to rent out to start-ups and smaller firms that lack the capital to construct their own facilities.

Image 5. Study Area and Opportunity Zones in Hackensack In relation 
to new zoning districts proposed in the 2020 City of Hackensack Master 
Plan Reexamination Report
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III.	 Geographic Analysis

A.	 TRACT

1.	 Physical Characteristics and Land Use

The Tract is  a 0.59 square mile area at the southwestern corner 
of the City of Hackensack, generally bounded by the borders 
with Maywood Borough (west) and Hasbrouck Heights Borough 
(south), Atlantic Street (North), and NJ Transit railroad right-of-
way (east). 

The Tract contains a wide range of land uses:

•	 The eastern edge of the Tract, generally between Polifly Road 
and  the NJ Transit rail right-of-way, is comprised of a mixture 
of industrial properties, parking lots, commercial uses, and 
multi-family development. These properties also include 
the Essex Street train station and related parking areas. The 
majority of industrial buildings are single-story buildings. 
Several buildings along Newman Street are vacant and can be 
re-utilized or redeveloped. The largest lot in this area is the 5.8 
acre Public Service Electric and Gas (PSE&G) yard for vehicle 
and equipment storage. 

•	 The area between Polifly Road and Summit Avenue is a large 
single-family neighborhood constituting the majority of lands 
in the Tract. 

•	 The Interstate 80 (I-80) and NJ-17 Highways traverse the 
Tract, extending from its southeast corner to the middle of its 
western boundary. 

•	 South of I-80 is an area that is mostly developed with 
commercial shopping and services, as well as multi-family 
development and some industrial and single-family uses.

•	 Essex Street with is generally along the northern boundary 
of the Tract, is fronted upon by a mixture of residential and 
commercial uses. 

•	 North of Essex Street is a portion of the Hackensack 
University Medical Center (“HMH”) hospital campus, as well 
as some office and multi-family developments.

As the diversity of land uses described would suggest, the Tract 
contains a variety of zones. 

•	 The Health Care Services Zone permits hospitals and medical 

Image 6. Existing Land Uses in the Opportunity Zone (Study Area)

Image 7. Existing Zoning Districts, and proposed S.T.E.M. Zoning District, in 
the Opportunity Zone (Study Area)

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



LIFE SCIENCE ECONOMIC STRATEGY 2020-2030
8

centers, medical offices, medical and dental laboratories and 
research facilities, facilities for the education and training of 
hospital personnel, convalescent and nursing homes and multi 
family residential and office uses. The zone was replaced, 
however, by the Prospect Avenue Rehabilitation Area and its 
two Redevelopment Plans, which break the area down into, 
effectively, four zones (three sub-zones in one redevelopment 
plan and one separate redevelopment plan area). The portion 
of this Rehabilitation Area that are located in the Opportunity 
Zone (known in the Redevelopment Plan as the Essex Street 
Sub-zone) permits mixed-use development, including life 
science research and technology uses. 

•	 Single family, two family, multi-family residential and office 
uses are permitted in the (R-3 B) Zone District. The multi 
family zones (R-3 and R-3B) permit structures up to 30 stories 
high and the single-family residential zones permit detached 
homes on small lots (5,000 or 7,500 S.F. minimum lot sizes).  
Limited public or quasi-public uses are conditionally permitted. 

•	 The (B-1) Neighborhood Business Zoning District permits a 
wide variety of retail stores and shops, art galleries and dance 
studios, restaurants, personal services, and offices and multi-
family uses.  

•	 The (M-2) Manufacturing Zone permits offices, banks, 
research labs, warehouses, restaurants, public utility buildings, 
general manufacturing plants, wholesale businesses, 
contracting businesses, animal hospitals, and truck and bus 
terminals and yards.  

In general, existing zoning patterns in the area permit the types 
of uses, facilities and buildings that one finds in the life science 
industry or in life science industry complexes. 

The 2020 adopted Master Plan Reexamination Report 
recommended rezoning of an area that includes the northeastern 
corner of the Opportunity Zone, bounded by Polifly Road, Lodi 
Street, Essex Street, and the train tracks, as a “S.T.E.M.” or 
“Innovation” zone intended to permit and accommodate life 
science and technology uses. 

Image 8. Subzones in Prospect Avenue Redevelopment Area, north of 
the Opportunity Zone.

Image 9. Known contaminated areas in the Opportunity Zone
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2.	 Environmental Analysis

The Tract does not have any significant environmental constraints 
such as wetlands, flood hazard areas, steep slopes or poor soil 
conditions.  Wetlands and tidal flood hazard areas are generally 
confined to the area immediately adjacent to the Hackensack 
River, and do not extend as far inland as the study area. 

Intermittent flooding does occur within the southeastern parts 
of the Tract along and near South Newman Street, attributed 
to several factors including flat topographic grades, extensive 
impervious ground cover, aging and undersized infrastructure, 
and limited storage conveyance capacity. 

The City is undertaking a stormwater infrastructure study in this 
area to assess options that would help to alleviate flooding in the 
future.

“Known Contaminated Sites,” or areas of man-made 
contamination likewise are not widespread.  There are smaller 
sites with known contamination most of which are related 
to underground storage tanks or with clean-ups considered 
moderate in remedial complexity.  

More extensive environmental analysis can be found in the 
Environmental Assessment completed by Suburban Consulting 
Engineers, in APPENDIX

3.	 Transportation and Access

The Study Area is traversed by and has direct access to the I-80 
and NJ-17 highways, and is not far from NJ-4 and US-46 highways. 
These corridors provide local and regional connectivity, including 
connection to New York City. 

The area is also highly accessible by public transit. The eastern 
edge of the Study Area coincides with the railroad right-of-way 
carrying New Jersey Transit’s Pascack Valley line, which includes 
the Essex Street train station at the northeast corner of the study 
area. Additionally, 18 bus routes travel through the Study Area, 
of which 11 stop in the Study Area. All 11 routes stop at the Study 
Area during the work week, while only eight also operate on 
Saturdays, including two that also operate on Sundays. 

More extensive analysis local road and transit conditions can be 
found in the Transportation Assessment completed by Langan 
Engineers in APPENDIX

Image 10. Special Flood Hazard Areas (purple)(a.k.a. 100-year flood 
plains) in the City of Hackensack

Image 11. Bus routes, colored by terminus, and bus stops within the Op-
portunity Zone
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4.	 Resident and Worker Characteristics

According to Opportunity Zone fact sheet downloadable from the interactive New Jersey Community Assets 
Map, the Tract was home to an estimated 5,929 people in 2018 (a density of 10,098.51 persons per square mile) 
in 2,570 housing units (2.3 persons per unit). The median home value is $341,500 and the median contract rent 
is $1,159. Over three-quarters (76.6%) of low- and moderate-income households in the Tract are cost burdened 
(spending more than 30% of their household income on housing costs), and 14.8% of all households are at or 
below the poverty line. 

The Opportunity Zone fact sheet also indicates that as of 2017 there were 8,487 jobs in businesses within the 
Tract, for a ratio 1.35 jobs per each resident in the Tract. The largest industry sector in the Tract, Health Care and 
Social Assistance, comprises 68.7% of jobs in the Tract. The second largest industry, manufacturing, accounts for 
444 jobs or 5.2% of jobs in the area. 

B.	 CITY

Hackensack is a City of 44,381 people (American Community Survey 2018, 5-Year Estimates, Table B01003) in 
Bergen County, New Jersey, approximately 30 minutes from New York City. Its layout and land use patterns 
are urban, having a dense, mixed-use central business district in the middle of the City surrounded by a mixture 
of multi-family and single-family neighborhoods and industrial or office districts. It shares characteristics with 
other small northeastern cities of similar size, such as that it experienced economic decline in the middle of the 
20th century, is home to long standing institutions, has good road, bus, and rail access, and is well known in the 
region. 

1.	 Resident and Worker Characteristics 

The two largest employers in Hackensack are HMH and Bergen County (Hackensack is the County seat and 
home to several county administration buildings). The “Health Care and Social Assistance” industry accounted 
for 43.4% of jobs in Hackensack in 2017, but employed just 21.1% of Hackensack residents (per data extracted 
from the U.S. Census Bureau Longitudinal Employer-Household Dynamics LEHD program,  OnTheMap tool), 
illustrating that HMH and other health care employers in Hackensack draw the majority of their workers from 
throughout the region. In 2017, 31,864 workers commuted to Hackensack for their primary jobs, comprising 
93.7% of people who work in Hackensack. Approximately one-third of those workers live in New Jersey 
municipalities southwest of Hackensack, with 7.1% (around 2,400) living in Paterson and Clifton (LEHD OnTheMap 
tool). 

According to the 2018 American Community Survey (5-Year data), the average Hackensack resident in the 
workforce commutes 31 minutes to work and earns approximately $51,000 annually. More than one-third 
(36.3% of residents have a bachelors degree or higher, with 11.7% of that group having graduate or professional 
degrees). Meanwhile, 12.9% of residents lived in poverty in 2018. 

The 2012 Economic Census and Small Business Survey data sets of the US Census indicate that there are more 
than 5,000 firms or businesses in Hackensack. Retail businesses generated over $1.2 billion in annual retail sales 
that year, and health care services and social assistance services generated over $2.2 billion in revenues. 
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2.	 Transportation and Access

As previously discussed, Hackensack has widespread bus 
accessibility, and rail connection to Secaucus Junction by way 
of NJ Transit’s Pascack Valley line. Hackensack is also home to a 
regional bus terminal, which (prior to the COVID-19 pandemic) 
serves 24 bus routes. Since 2018, New Jersey transit has been 
exploring the possibility of activating a new line known as the 
Passaic - Bergen - Hudson Line, which would provide a connection 
from Hawthorne Township to Tonnelle Avenue in North Bergen 
Township through Hackensack, connecting to the Hudson Bergen 
Line to Secaucus. This would improve connections between 
Hackensack and other urban communities in northern New 
Jersey.

i.	 Freight
Freight railroads traveling adjacent the study area are 
owned either by New York Susquehanna & Western Railway 
(NYS&W) or Consolidated Railroad Corporation (Conrail).  
The NYS&W line traverses the City from east to west just 
north of the Study Area, crossing through Maywood and 
Hackensack.  

ii.	 Airports
Teterboro Airport is an important element of the 
transportation network in southern Bergen County.  It is used 
for general aviation and private charter services with five 
fixed base operators. 

Many businesses that are dependent on fast delivery of 
goods and personnel without the inconvenience of passing 
through one of the regions major airports are attracted to 
the area because of the presence of Teterboro Airport.  An 
example is Quest Diagnostics, Inc. which has more than 2,800 
employees at its Teterboro location as an example of one of 
may corporations that utilize this airport.

Local hotels also benefit by the presence of the airport.  It 
is estimated that there are 400,000 hotel visits each year 
generated by those who fly in and out of Teterboro. 

The airport hosts emergency flights on a regular basis for 
humanitarian services such as the transport of patients and 

Image 12. Proposed Passaic-Bergen Hudson Rail Line connections from 
Hawthorn Township to Jersey City

Image 13. Part of the Pascack Valley Line, shown from Hackensack to 
Hoboken.
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organs for emergency transport.  Private aircraft owners 
at Teterboro regularly volunteer their services for “Angel 
Flights”-free flights for medical patients who need transport 
for critical medical care. 

Teterboro Airport plays a vital role in the Transportation of 
blood samples and other medical tests performed by doctors 
and hospitals in the Tri State area.  Quest Diagnostics has 
approximately four Life Guard Flights per day transporting the 
samples.  In addition, Teterboro Airport receives on average about 
four flights per week carrying Live Organs for Organ Transplants.  
In addition, Teterboro Airport accommodates several aircraft per 
month who are transporting patients to Tri State Area Hospitals 
who are in need of Medical Therapies to combat all types of 
Cancers and other diseases.

The economic benefits attributable to the presence of Teterboro 
Airport are substantial to the region.  Direct employment at the 
airport (excluding pilots and crews) exceeds 1,600 with nearly 
2,000 additional jobs in off-airport support services such as 
catering, maintenance, parts, etc.   (Source: Teterboro Airport 
Economic Impact, The Port Authority of New York and New 
Jersey-April 14, 2005).

In the competition for corporate jobs, including those in the 
Life Science sector, proximity of Teterboro Airport will play an 
important role in establishing the prominence of the study area.  
Teterboro’s close proximity to Hackensack Meridian Health and 
other area hospitals can only enhance the growth of the Life 
Sciences industry.

3.	 Landmarks and Redevelopment Progress

As part of Hackensack’s aggressive Redevelopment initiative, the 
City recently opened up the Hackensack Performing Arts Center 
at 102 State Street, also known as the Hackensack Meridian Heath 
Theater. It has also created new public recreation facilities such 
as the M & M Center, and carried out significant improvements to 
parks including Johnson and Foschini Parks. 

Also notable is that thanks to the City’s ambitious downtown 
redevelopment efforts there are 1,500 new housing units either 
built or under construction and more than 2,500 new units going 
through the planning process. 

Image 14. Air and sea transport access in New Jersey. Courtesy: Choose 
NJ

Image 15. Broadband coverage in New Jersey. Courtesy: Choose NJ
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Hackensack also has facilities for three post-secondary institutions 
in its borders: Eastwick College, Bergen Community College, and 
Fairleigh Dickinson University. 

C.	 REGION

Hackensack is within the New York City Metropolitan Area, which 
includes northern and central counties of New Jersey, southern 
counties in New York, the western half of Connecticut, and 
(according to some definitions) Pike County, PA. Travel between 
Hackensack and Manhattan can take as little as 20 minutes 
during light traffic. Generally, the region surrounding Hackensack 
is deeply connected to New York City economically, physically, 
and socially. In 2017, just under 8.1% of all workers living in New 
Jersey (or 316,541 people) had their primary job in Manhattan 
(LEHD OnTheMap). This is more than four times the number 
of New Jerseyans working in Philadelphia. Similarly, 17.7% of 
working Bergen County residents commuted to Manhattan for 
their primary jobs, and another 3.2% commuted to the Bronx and 
Queens. 

The region is diverse, well educated, and high income. Based on 
the US Census’ Longitudinal Employer-Household Dynamics On 
The Map tool, which allows for spatial analysis of workforce data 
as recently as 2017, there are 1.4 million workers within 25 miles 
of Hackensack with a Bachelors degree or higher, comprising 
28% of the total workforce within that radius. That educational 
attainment is higher (36.8%) for the subset of people ages 30 
to 54 in the 25-mile radius (LEHD OnTheMap). Approximately a 
quarter of the workforce (1.2 million) in that radius is younger 
than age 29.

Due to economic importance of the New York Metropolitan Area, 
the region is heavily interconnected with highways, bus, and rail. 
It also has significant access to air and sea ports. 

Electricity and broadband access in the region is also strong and 
dependable. Nearly 100% of households and businesses in the 
region’s NJ counties have access to 100 megabyte per second 
broadband internet speeds. 

1.	 New York City

New York City (NYC) drives the regional economy, and the 

Image 16. Hospitals, Four-Year Universities, and Medical Schools in New 
Jersey. Courtesy: Choose NJ

Image 17. Hospitals and Universities near Hackensack
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New York - New Jersey - Connecticut metropolitan area as a 
whole contributes more to the national economy (equal to 
approximately 7% of GDP) than any other metropolitan area in 
the United States. NYC is known globally due to its economic 
importance and its all but inescapable presence in popular culture. 
In 2015 NYC and its neighboring counties were home to the 
headquarters of 25 Fortune 500 companies, as well as regional 
offices of many other companies from around the world. 

New York City is connected to New Jersey directly by two tunnels 
and  three bridges for motor-vehicles, and two sets of tunnels 
for rail. While  NYC has two international airports in Brooklyn and 
Queens, many New York businesses and residents use the Newark 
Airport in New Jersey, which is reachable by train and car. NJ 
Transit buses carry passengers to the Port Authority Bus Terminal 
in midtown Manhattan and another terminal near the George 
Washington Bridge in northern Manhattan. 

New York City is simultaneously an asset and a challenge to 
economic development in New Jersey. On one hand, proximity 
to the City and all of its amenities, services, and resources makes 
New Jersey a strong  competitor for businesses that prioritize 
highway access and lower-costing and more available land area 
over having a direct presence in NYC proper. On the other hand, 
New Jersey has been losing favor among young professionals who 
prefer the urban lifestyle, and, consequently, the firms that they 
are most interested in working for, who are more likely to locate 
in NYC or other urban centers around the Country. 

Image 18. Major highways and rail service in New Jersey. Courtesy: 
Choose NJ

Image 19. Regional NJ Transit bus connections including routes and 
connected municipalities.
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IV.	 Target Areas for Redevelopment within the Opportunity Zone

A.	 TARGET REDEVELOPMENT AREA

DMR, in partnership with the City and other consultants involved 
in this study, have identified the area bounded by Sussex Street 
(north), Interstate 80 (south), Polifly Road / First Avenue (west), 
and the rail right of way / Railroad Avenue (east) as the area to 
target for redevelopment. The portion of this area bounded by 
Essex Street on the north side and Lodi Street on the south side, 
was identified in the Life Sciences report prepared for Bergen 
County as an ideal area for a research park complex due to its 
proximity to HMH, transportation infrastructure, and a mix 
of shopping, dining, and housing. The Bergen County report 
estimated that the area could accommodate up to 288,000 
square feet developed with a floor area ratio of 0.30 (that is to say 
that the total building floor area would equate to 30% of the land 
area upon which it is built). 

The area is developed with predominantly industrial buildings, 
with some office and multi-family uses along Polifly Road and 
Essex Street. North of Essex Street is a mix of smaller commercial 
and industrial buildings as well as affordable multi-family housing, 
as well as one large, open parking lot that was previously 
considered for development as a medical office.

DMR has analyzed the development patterns in the area and concluded that it is unlikely that mid-rise and high-
rise development in the area will be redeveloped, while lots with smaller buildings or lower building coverage 
have a higher likelihood of being redeveloped due to the lower cost of acquisition and demolition. The map 
shows the buildings in the southern two-thirds of the study area as having only a “moderate” likelihood of 
redevelopment because buildings are larger or cover more of their respective lots. However, if those buildings 
have a history of substantial vacancy, the owners of those buildings may be more willing to sell to a redeveloper. 

For the purposes of this Study and future actions by the City, DMR has delineated two “Target Areas” for further 
exploration and potential redevelopment. The Primary Target Area is comprised of approximately 17 acres 
of land (including ±15 acres of properties and ±2 acres of public rights-of-way) nearest to the intersection of 
Newman Street and Essex Street. This area has relatively low existing building coverage and enjoys proximity to 
public transit and to the HMH campus. The Secondary Target Area is comprised of another 16 acres (including 
15.3 acres of properties and 0.7 acres in the public right-of-way) nearest to the intersection of Newman Street 
and Lodi Street. These properties are more densely developed than the Primary Target Area and further from 
the public transit amenities on Essex Street and the HMH campus than the Primary Target Area. 

1.	 Alternative Areas Considered

DMR has also considered the southwest corner of the Opportunity Zone between Interstate 80 and the border 
with Hasbrouck Heights. This is an area occupied by a mix of large retail buildings, industrial uses and nuisance 

Image 20. Potential Areas in Opportunity Zone for Life Science Research 
Park Redevelopment
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generating commercial uses (overflow parking for car dealerships, auto repair, and the like), and multi-family 
buildings. However, based on the locational disadvantage of this area compared to that of the area along Polifly 
Road, DMR concluded that this area would be less worth while to expend resources and effort to pursue a life 
science research park. 

Image 21. Primary and Secondary Target Areas in Opportunity Zone for Life Science Research Park.
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V.	Life science Industry

A.	 INDUSTRY ANALYSIS

1.	 What is the Industry Made Up Of?

While definitions of what the life science industry actually is may vary broadly, this report defers to the NAICS 
(North American Industrial Classification System) categories identified by NJ Labor and Workforce Development 
(LWD):

•	 Pharmaceutical and medicine manufacturing

•	 Soap, cleaning compound, and toiletry 
manufacturing

•	 Scientific research and development services

•	 Medical equipment and supplies manufacturing.

Choose NJ and CBRE also include medical and diagnostic laboratories and the drugs and druggists’ sundries  
merchant wholesaler categories in its grouping of industries that form the life science sector. 

2.	 Industry Trends

The industry is one of the fastest growing the in the United States, with a year over year employment growth 
rate of 3.2% at the end of 2018 compared to 1.7% for general non-farm employment (2019 U.S. Life Science 
Clusters: Markets Positioned for ‘Century of Biology’, published by CBRE Research). 

CBRE’s 2020 annual industry report indicated that the national inventory of laboratory space grew by 12% (± 11 
million square feet) in the past year and that an additional 11 million square feet is under construction, but that 
demand for space is still so strong that rents this year have continued to increase. Venture capital funding for 
life science in the US reached a record annual high of $17.8 billion by the middle of 2020. (2020 U.S. Life Science 
Clusters: Leading Life Science Clusters: The Bio-Boom Intensifies, published by CBRE Research).

3.	 Incubators

One of the biggest obstacles to entry and growth of new firms in the life science industry is physical space. 
Laboratory space in particular must be built to spec, and start-up firms in particular rarely have the financial 
resources to construct or fit spaces to meet their needs. Incubator or accelerator spaces provide those firms 
with a launching pad by providing them with access to spaces and equipment that would otherwise be out of 

Figure 1. Life Science Industry Sub-categories as identified by New Jersey Department of Labor and Workforce 
Development. Graphic Courtesy of NJ Department of Labor and Workforce Development, “Life Sciences Industry 
Sector” report, Winter 2019-2020
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reach, and to connect with industry experts who can give them 
guidance to help them develop their product or idea.

Incubators are facilities often funded by partnerships of 
universities, research institutions, or capital-rich businesses and 
rented out to start-ups. Sponsors and partners in bioscience 
related incubators sometimes include hospitals, corporation 
in healthcare adjacent industries (Johnson and Johnson, for 
example), health-focused foundations, and universities. 

B.	 LIFE SCIENCE INDUSTRY IN NEW JERSEY

The LWD estimated that 72,900 people in NJ were employed in 
the life science industry in 1,590 firms in NJ in 2018. Life science 
employment makes up 2.1% of private sector jobs in NJ as opposed 
to 1.1% of jobs nationally, and wages from life science jobs make 
up 5% of all wages earned in NJ (New Jersey’s Life Sciences Industry 
Sector - Winter 2019-2020, New Jersey Department of Labor and 
Workforce Development, Office of Research and Information, 
Bureau of Labor Market Information, dated January 2020). 

NJ ranks high on a number of metrics for competitiveness in the 
life science industry, including:

•	 #4 life science cluster in the U.S. based on 18.2 million square 
feet of laboratory inventory in 2018 and size of talent pool 
(CBRE Research, 2019 U.S. Life Science Clusters report).

•	  #2 for talent pool with 7,540 biomedical engineers, 
biochemists, biophysicists, and chemists (Source: CBRE 
Research’s 2019 U.S. Life Science Clusters report, based on 
CBRE data from 2018, and U.S. Bureau of Labor Statistics for 
the the Newark Metropolitan Division and Trenton MSA)  

•	 Highest in the country in 2020 for FDA registered bio-pharma 
manufacturing facilities (139 facilities) (New Jersey: A Global 
Hub for Life Sciences, published by Choose New Jersey (Choose 
NJ) in 2018)

•	 Companies responsible for 50% of FDA approved drugs in 2017 
and 2019 (Choose NJ, 2018; CBRE Research, 2020 NJ Report).

New Jersey is also home to several top universities churning 
out an average of 27,000 graduates each year with life science 
degrees (Choose NJ, 2018).

Figure 2. CBRE Research’s Q3 2020 ranking of Life Science Industry Clus-
ters in the United States. 

Figure 3. CBRE Research’s ranking of Life Science Talent Clusters based 
on life-science education data from Q4 2018.
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1.	 Distribution of firms in NJ

More than half of life science firms and jobs in New Jersey 
are in the northeastern counties of New Jersey, as far west as 
Morris County and as far south as Somerset County. Firms in 
the northeast of the state show a preference for location along 
highways that connect to New York City (LWD, Winter 2019-2020; 
CBRE Research, NJ Life Sciences 2020; NJ LWD firm location data). 

More than 40,000 life science jobs in New Jersey are located in 
Middlesex, Morris, Somerset, and Union Counties, which each 
have between 8,800 and 11,500 jobs. Bergen County, meanwhile, 
has just over 7,500 life science jobs, but a high concentration of 
firms. (LWD, Winter 2019-2020)

While larger firms may have their own corporate campuses, 
smaller and medium size firms can be found mostly, but not 
always, in industrial parks or office parks or other districts where 
manufacturing is permitted. Firm location data published by 
New Jersey LWD and the U.S. Bureau of Labor Statistics show 
that research firms, and some smaller 
toiletry, soap and detergent, and similar 
manufacturers may be located in more 
commercial areas. Within northern 
NJ, firms seem to prefer suburban 
municipalities and dense towns rather 
than older cities like Paterson and 
Passaic. In fact, Hackensack already has 
a higher concentration of life science 
firms than most cities of similar physical 
character. 

2.	 Workforce Characteristics in NJ

While the life science industry is 
mostly known for having high-skill, 
high-wage jobs requiring bachelor 
degrees or higher, several of the most 
prominent job types in the industry 
require an associates degree or less. 
Two of the biggest occupations in 
the industry, “Packaging and Filling 
Machine Operators and Tenders” and 

Figure 4. List of major life science companies in New Jersey. Courtesy: NJ LWD 

Figure 5. List of the top 20 occupations in the life science industry in New Jersey and the education attainment 
required. Courtesy: NJ LWD

Image 22. Major life science company locations in Northern and Central 
New Jersey. Courtsey: Choose NJ
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Figure 6. New supply of life science laboratory space in top U.S. life science clusters as of Q3 2020. Courtesy: CBRE 
Research

Figure 7. Total life science  laboratory space in top U.S. life science clusters as of Q3 2020. Courtesy: CBRE Research

Figure 8. Total life science  laboratory space in top U.S. life science clusters as of Q3 2020. Courtesy: CBRE Research

“Inspectors, Testers, Sorters, Samplers, 
and Weighers”, required just high school 
diplomas for most positions and made 
up more than 5,000 bioscience jobs in 
New Jersey in 2018 (LWD, Winter 2019 - 
2020). Those positions pay less generally 
than jobs requiring more advanced 
degrees; however, they are also among 
the occupations expected by LWD to 
grow the fastest by 2026 (LWD, Winter 
2019-2020).

Data from the U.S. Census’ Quarterly 
Workforce Indicators series show 
that millennials make up a slightly 
smaller proportion of the life sciences 
industry in New Jersey than they do 
the workforce overall. In 2017 the 25 
to 34 year old cohort made up close to 
18% of life science workers as opposed 
to over 20% of the overall workforce. 
At the same time workers ages 45 and 
older made up 50.8% of life science 
workers compared to 46.8% of the 
overall NJ workforce. Generally, as the 
Baby Boomer Generation (ages 51 to 
71 in 2017) ages out of the workforce, 
however, the workforce overall will 
become younger, as millennials become 
the largest generational cohort in the 
population and workforce. However,  
the Pharmaceutical and Research 
and Development sub-sectors, which 
demand more experience and education, 
will continue to trend older than the 
sub-sectors focused on testing and 
manufacturing. 

3.	 Incubators in NJ

Incubators provide space and resources 
for new firms to develop concepts and 

“Lab demand is active, especially in the 10,000- to 30,000-sq.-ft. range. The 
number of tenants seeking lab space increased since early 2019, but their 
total square footage requirements declined.” - CBRE Research , New Jersey 
Life Sciences, 2020
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technologies, and for corporate and institutional sponsors of the 
incubator facilities to benefit from the successes of their tenant 
firms. The follow list contains a number of privately and publicly 
funded incubators, including a number that have come on-line 
within the past decade. 

i.	 Agile Strategies Lab: 
A partnership of Hackensack Meridian Health and the New 
Jersey Innovation Institute (NJII), the incubator provides 
space and resources for early-stage companies developing 
disruptive technologies that have the potential to improve 
the delivery of healthcare. Located at NJII on the campus of 
New Jersey Institute of Technology in Newark, Hackensack 
Meridian Health has committed to $25 million in funding for 
companies in the incubator. 

ii.	 The Commercialization Center for Innovative Technologies 
(CCIT): 
Located in North Brunswick in the heart of the State’s 
“Research Corridor”, CCIT is one of the most significant 
incubation facilities in the U.S. Strategically located 
between Princeton and Rutgers universities, CCIT offers 
labs that are “plug and play” ready and a variety of support 
services. 

iii.	 Enterprise Development Center (EDC): 
Home to more than 90 technology and life-science start-
ups, EDC is located on the campus of the New Jersey 
Institute of Technology (NJIT) in Newark. EDC companies 
have access to NJIT facilities, researchers, mentors, student 
interns and programming to help grow their business. Its Soft Landings International Incubator designation 
makes it an ideal launch pad for foreign biotechnology businesses. 

iv.	 Institute for Life Science Entrepreneurship (ILSE) Incubator: 
Housed in the state-of-the-art STEM building at the New Jersey Center for Science Technology & 
Mathematics at Kean University in Union, ILSE gives early-stage life science companies access to laboratory 
suites and services. 

v.	 New Jersey Center of Excellence: 
Situated on 110 acres in Bridgewater in the heart of the life sciences corridor, the research campus includes 
approximately 850,000 square feet of state-of-the-art laboratory, office, GMP production and warehouse 
facilities with a tenant roster that includes both global and emerging companies.

Image 23. Princeton Innovation Labs

Image 24. NJ EDA Bio Science Center (CCIT)

Image 25. Thomas O. Daniel Research Incubator
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vi.	 Princeton Innovation Center:
Located just minutes from the Princeton University campus, Princeton Innovation Center was created to 
promote innovation and support the local entrepreneurial ecosystem. The incubator provides a wide range 
of resources for entrepreneurs and early-stage companies including wet labs for chemical, biological and 
pharmaceutical research.

vii.	 South Jersey Technology Park (SJTP) at Rowan University:  
SJTP in Mullica Hill offers state-of-the-art space in its incubator for technology businesses and 
entrepreneurs. A showpiece of SJTP is its room-sized CAVE® – a Virtual Reality Lab where teams conduct 
extensive, cost-effective research in a 3D virtual environment. 

viii.	 ON3: 
Located in Nutley/Clifton, ON3  offers companies and organizations a 
world-class mixed-use life sciences campus. ON3 is home to Hackensack 
Meridian School of Medicine and HMH’s Center for Discovery and 
Innovation, a National Institutes of Health designated research center, as 
well as Seton Hall’s schools of Nursing and Health and Medical Sciences. 
To support breakthrough innovation, the Hackensack Meridian Innovation 
Center, an incubator to help early-stage companies developing promising 
technologies, also will be located on the campus.

ix.	 The Hub @ New Brunswick Station: 
To be located in downtown New Brunswick directly across from the New 
Brunswick train station and within walking distance of Rutgers University 
and Johnson & Johnson, The Hub will be a 1.7 million-square-foot mixed-use 
redevelopment project that will consist of multiple buildings to meet the 
research and lab requirements of life sciences companies.

x.	 Thomas O. Daniel Research Incubator and Collaboration Center: 
Scheduled to open in 2017, the 16,000-square-foot incubator will be located 
on Celgene Corporation’s West Research campus in Summit. The incubator 
will offer state-of-the-art lab space, resources and support to scientists and 
companies with potentially transformational technologies.

4.	 State-wide Incentives for Life science Industry

While New Jersey enjoys an advantage over other parts of the Country 
in the life science industry due assets such as proximity to major cities, 
excellent schools and universities, and the presence of long established life 
science companies including some that are embedded into the social fabric 
of the State, the government offers a range of incentives to retain firms 
and attract new ones. Incentives include the following:

Figure 9. State financial support and guidance programs for life 
science companies at stages of growth. Courtesy: Choose NJ
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i.	 Angel Investor Tax Credit Program: 
Provides refundable tax credits against New Jersey corporation, business or gross income tax for 10% of a 
qualified investment in an emerging technology business with 75% of their employees in New Jersey, and 
that conducts research, manufacturing or technology commercialization. Out-of-state and foreign investors 
are eligible for the program. 

ii.	 Founders and Funders: 
At events held semi-annually, select early-stage companies have the opportunity to meet with venture 
investors in 10-minute, one-on-one sessions to discuss strategy, business models and funding opportunities. 

iii.	 Technology Business Tax Certificate Transfer Program (NOL): 
Allows New Jersey-based biotechnology companies to sell their New Jersey net operating tax losses and 
R&D tax credits to unrelated profitable corporations. Businesses can monetize their losses to fund their 
business growth and operations. 

Figure 10. Comparison of New Jersey’s “Angel Investor Tax Credit Program” to similar programs in New York, Connecticut, and Maryland. Courtesy: Choose NJ
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iv.	 NJ CoVest Fund: 
Provides growth capital to early-stage technology and life sciences 
companies. The new Fund fills a market need in New Jersey, ensuring 
the availability of capital at a company’s critical stage between 
product development and commercial operation expansion, where 
limited funds are currently available and a funding gap exists. The 
NJEDA expects to begin accepting applications in the third quarter of 
2017. 

v.	 Grow New Jersey Assistance Program (Grow NJ): 
Life sciences companies may qualify for tax breaks by creating as few 
as 25 full-time jobs (10 for biotechnology start-ups and manufacturing) 
or retaining 35 full-time jobs. Tax credits for qualified projects range 
up to $15,000 per job, per year, over 10 years. Companies that are 
located in newly established “Garden State Create Zones” and 
engaged in qualified collaborative research agreements with New 
Jersey colleges or universities may be eligible for increased tax 
incentives.

vi.	 Opportunity Zone:
The Opportunity Zones program was enacted as part of the 2017 federal Tax Cuts and Jobs Act and is 
designed to drive long-term capital investments into identified communities. This federal program provides 
opportunities for private investors to support investments in distressed communities through participation 
in Qualified Opportunity Funds. Investors can defer paying federal taxes on capital gains reinvested in 
Qualified Opportunity Funds that invest in low-income communities, under rules released by the U.S. 
Department of the Treasury. Reinvested capital gains are deferred from taxation until exit from a Qualified 
Opportunity Fund or December 31, 2026, whichever comes first. However the original gains reinvested in 
Qualified Opportunity Fund investments held for the long term are taxed at reduced rates, with taxable 
gains discounted by 10% at the 5-year mark and by an additional 5% discount at the 7-year mark. Any new 
gains from Qualified Opportunity Fund investments held for at least 10 years will be permanently excluded 
from the capital gains tax.

C.	 LIFE SCIENCE INDUSTRY IN HACKENSACK REGION

1.	 Northeast NJ, Bergen, and Hackensack

More than half of all life science jobs in NJ in 2018 were located in firms in the northeastern-most counties in 
the State, as far south as Somerset County (but excluding Middlesex) and as far west as Morris and Passaic 
Counties (LWD, Winter 2019-2020). Wages in that year for life science jobs averaged at $173,720 in these counties, 
compared to $157,080 statewide. According to NJ LWD and U.S. Bureau of Labor Statistics data, there are 
seven (7) life science firms in the City of Hackensack, of which one (1) is a research and development firm, one 
(1) is a dental laboratory, and five (5) manufacture equipment, pharmaceutical products, or toiletries. In the 

Image 26. Location of “life science” companies (per NJ LWD definition) 
in and around Hackensack.
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Image 27. Central Bergen life science cluster identified by CBRE Re-
search. Courtesy: CBRE Research

“The life sciences industry in Central Begen 
County is among New Jersey’s most widely dis-
tributed, with leasing activity since 2017 con-
centrating along Route 17 between Hackensack 
and Paramus.”-CBRE Research, New Jersey 
Life Sciences, 2020

“Central Bergen’s medical device manufactur-
ing industry has expanded quickly over the past 
20 years with companies like Impulse Dynam-
ics, an implantable device manufacturer, and 
Getinge, the Swedish manufacturer of hospital 
equipment, growing their footprints and head-
counts in the region.” -CBRE Research, New Jer-
sey Life Sciences, 2020

northeastern counties of New Jersey there are nearly 300 firms 
fitting the life science industry sectors identified by LWD. 

i.	 CBRE Research
CBRE Research published a report in late 2020 exploring 
the current state of the Life Sciences industry in New Jersey 
and five clusters or sub-markets in the northeast part of the 
State. Hackensack is located in the “Central Bergen” cluster, 
which extends from Wood-Ridge to Ridgewood, south-to-
north, with the Passaic and Hackensack Rivers as its east and 
west boundaries. According to the Report, the “cluster” has 
1,845,600 square feet of laboratory and life sciences facilities, 
of which 13.2% (± 243,600 s.f.) is available. Rents for lab space 
in 2019 and 2020 averaged $23.67, while office space rents 
averaged $25.24. 

The report notes that while research and development 
has made up a shrinking portion of the industry in Central 
Bergen, the medical device manufacturing and testing 
laboratories sub-industries have shown marked and 
sustained growth. Between 2001 and 2019 the number of 
laboratory and testing companies grew from ±106 to 211, 
the number of life science related manufacturing companies 
grew from ±92 to 143, and the number of life science research 
and development companies dropped to 50 from ±59.

2.	 New York City

New York City (NYC), also in the Region around Hackensack, also 
has a competitive profile for attracting and retaining life science 
companies and jobs. NYC is home to world renown universities, 
hospitals, and research institutions. In 2018, there was 1.6 million 
square feet of lab space in Manhattan with an average asking rent 
of $79.81 per square foot triple net, with just as much space under 
construction in Manhattan and Queens.. In 2020, the inventory 
increased to 1.72 million square feet with triple-net asking rent of 
$92.43 per square foot, compared to asking rents of around $25 
per square foot in the Central Bergen cluster identified by CBRE. 
The New York City metropolitan area (which includes Bergen 
County) was ranked #1 by CBRE for talent having 7,770 biomedical 
engineers, biochemists, biophysicists, and chemists in 2018. 
Institutions in New York City and New York Counties in its MSA 

“Although R&D companies have contracted in 
northern New Jersey, the expansion of manu-
facturing and testing laboratories and associ-
ated employment has cemented the importance 
of this submarket at the front and back ends of 
the life sciences product development process.” 
-CBRE Research, New Jersey Life Sciences, 
2020

Figure 11. Breakdown of life science lease deals in the Central Bergen, 
Montvale, and Route 23 submarkets by square-footage and industry 
sub-sector. Courtesy: CBRE Research
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received $1.9 million of funding in 2018 from the National Institutes 
of Health (NIH), the second highest of any cluster in the country. 

New York City and State have set aside significant funding and 
established initiatives to boost the presence of the life science 
industry in recent years. In 2018, the LifeSci NYC, an initiative of 
the NYC Economic Development Corporation, committed $100 
million to create a life sciences hub in addition to more than $300 
million in other investments and tax incentives for the life science 
industry. 

There are at least eight (8) incubator spaces in New York City, 
of which six (6) are in Manhattan. The sponsors and partners 

for these incubators include Johnson and 
Johnson’s JLabs program, NYU Langone, 
the State University of New York’s 
Downstate campus, and the New York City 
Economic Development Corporation.

While proximity to New York City benefits 
Hackensack in a number of ways, NYC’s 
eagerness to lure, nurture, and retain 
bioscience firms, combined with its 
resources and reputation, could make 
it more challenging for Hackensack to 
compete. 

Figure 12. Average asking rents for life-science laboratory space in major U.S. markets, by square-foot. Courtesy: 
CBRE Research.

Image 28. Locations of existing and planned life science research facilities in Manhattan, Queens, Brooklyn, and the Bronx. Courtesy: CBRE Re-
search

“New York City’s life sciences employ-
ment grew by 3.9% between 2018 and 
2019, less than the national average of 
4.2%.” - CBRE Research US Life Sciences, 
Leading Life Science Clusters, 2020

“New York City has been one of the fast-
est-growing markets for life sciences ven-
ture capital funding for several years. For 
the year ending Q2 2020, funding surged 
by 149% from the prior year to a record 
$2.5 billion, the third-highest market al-
location nationally.” - CBRE Research US 
Life Sciences, Leading Life Science Clus-
ters, 2020
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VI.	 Market Analysis
A.	 TWO ANALYSES

The market analysis is the most important factor of this study, as it will inform the City as to whether local and 
regional conditions support its vision of establishing the Target Areas of the Opportunity Zone as a Life Sciences 
Research Park. Because this analysis is so important, the City asked both DMR Architects (the City’s Planner) 
and Maser Consulting (which prepared the original life sciences report for Bergen County) to conduct market 
analyses. Together, these analyses address a range of factors that the City should consider moving forward.

B.	 DMR’S ANALYSIS

1.	 Market

The life sciences industry has stagnated in NJ over the past decade while NJ private sector jobs have generally 
grown. The decline and stagnation of life science employment has mostly been driven by the pharmaceutical 
sector, which saw a decline of approximately 5,000 jobs between 2013 and 2018. During that same period, jobs 
in research and development in life science and related sciences grew by about 2,500 jobs and medical device 
manufacturing grew about 500 jobs.

Similarly, between 2013 and 2018, the number of firms in the pharmaceutical sector and biotechnology 
(research and development) sector increased by 60 and 40, respectively, while the number of medical device 
manufacturing firms dropped by 20, for a net of 80 new life science firms over 5 years (14 firms per year) (LWD, 
Winter 2019-2020).

Based on LWD data, the specific industry sub-sectors growing in terms of the number of firms during that time 
were:

•	 Toiletry manufacturing (9.5%)

•	 Pharmaceutical preparation manufacturing (36%)

•	 R & D in biotechnology (22.3%)

•	 Social science and humanities research (7.1%)

•	 Surgical appliance and supplies manufacturing (16.9%)

Meanwhile, sub-sectors that saw a loss in the number of firms were:

•	 Soap and cleaning compound manufacturing industries (-33.9%)

•	 R&D in physical, engineering, and life sciences (-10.1%)

•	 Dental laboratories (-24.6%)

As the 2013 to 2018 period was generally an economic recovery period, the change in firms may reflect industry 
specific trends rather than an immediate affect of the 2008 recession. 

In Bergen County specifically, Medical Equipment and Supplies Manufacturing jobs increased from 2,916 to 3,595 
(681 jobs, +23.2%), Soap, Cleaning Compound, And Toilet Preparation Manufacturing increased from 1,269 to 
1,391 (122 jobs, +9.6%), while Scientific Research And Development jobs decreased from 2,305 to 1,543 (762 jobs, 
or -33%), and Pharmaceutical and Medicine Manufacturing dropped from 1,394 to 985 (409 jobs, -29.3%). The two 
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latter sectors saw a rebound of approximately 100 jobs each in 2019; it is not immediately clear if this is a “blip” 
or indicative of a trend reversal. (U.S. Census QWI data)

These trends, combined with the knowledge that research and development firms generally prefer counties in 
Central Jersey and that manufacturing firms already have a significant presence in Bergen County, suggest that 
there may already be a locational advantage in Bergen County to target the Soap, Cleaning Compound, And 
Toilet Preparation Manufacturing and Medical Equipment and Supplies Manufacturing sub sectors.

2.	 Customer Segments

Customer segments vary according to the subsector. Medical device, pharmaceutical, and other manufacturing 
companies could sell products direct to consumer (e.g. via online sales), to retail (e.g. pharmacies), or to 
governments, hospitals, laboratories, or other businesses engaged in health care, public health, or health 
adjacent services. Research and Development can occur either within a larger company (i.e. pharmaceutical, 
bio-tech) to support the primary operations of that company, or in R&D specialized firms that develop ideas or 
technologies on behalf of larger companies (such as pharmaceutical corporations) or independently to sell or 
license to other companies.

An advantage of being located in a major metropolitan area with a strong presence of premier life science 
companies from around the US and the world is the ability of a company to have access to every type of 
customer segment. Hackensack especially enjoys proximity to hospitals (HMH, Valley Health, and others) 
and governments (i.e. Bergen County), as well as households and pharmacies within Hackensack and the 
surrounding communities. 

3.	 Competition

Hackensack is not the only community turning their sights to the life science industry. As this report noted 
earlier, local and state governments around the United States are using tax incentives and direct investments 
to attract life science firms or nurture existing ones. While New Jersey ranks well nationally and has significant 
locational advantages, a city like Hackensack that is so close to New York City may find itself competing with 
New York at the same time that it boasts proximity to New York as a strength. Similarly New York City has the 
resources to invest hundreds of millions of dollars to create of new incubator spaces and provide location 
incentives, but Hackensack can boast lower rents than New York City and direct access to highways with less 
traffic congestion than New York City.

If Hackensack chooses to target the research and development subsector, its success would likely be dependent 
on active engagement by HMH or strong interest in another research-oriented organization that recognizes the 
locational advantages of this particular location.

4.	 Workforce Appeal

Different demographic groups have different lifestyle preferences. This is especially pronounced among age 
cohorts. Younger adults and seniors living without children may prefer smaller living spaces in mixed-use urban 
areas. Meanwhile, middle-aged adults and adults just starting families may prefer homes with more space, in 
areas where there is a distinct separation between residential and non-residential neighborhoods, or may care 
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more about the quality of schools than the accessibility of night life and commercial amenities. 

The appeal of an area may affect the composition of the workforce living in that area. The manufacturing-
focused life science sub-sectors have more of workers younger than 35, whereas the research and development 
and pharmaceutical sub-sectors hire older workers with more education and experience (LWD; QWI data). 
Hackensack’s redevelopment efforts over the past decade are helping  to create a sense of place that is 
attractive to younger people who prefer a vibrant urban setting with access to shopping, dining, open space, 
and performance spaces. While Hackensack has established neighborhoods with a housing stock that is suitable 
for families, it may struggle to attract workers with children younger than 18 who fit the profile of research and 
development workers due to the “average” or “below average” quality rating of several of the City’s public 
schools according to GreatSchools.com, which is used by popular housing search websites such as Zillow.com, 
Realtor.com, and Trulia.com. 

5.	 Changes since 2008

The 2008 Bergen County Report upon which this report builds emphasized that “research parks” have different 
requirements and characteristics from office or industrial parks due to the specialized nature of the businesses 
they house. The Report stated that the locational factors most essential to the success of an industrial park 
included the following:

•	 A strong research environment and proximity to major research centers

•	 Availability of start-up and venture financing

•	 Incubation programs

•	 Existing industry, strong academic institutions, and training programs that ensure the presence of a strong 
and growing workforce

•	 Availability of quality space

•	 High quality of life metrics

The report also discussed the following factors:

•	 Being in close proximity to major research anchors

•	 Convenient access (road and transit)

•	 Compatibility of neighboring uses, including proximity of commercial services (restaurants, etc)

•	 A strong regional technology industry base. 

While these locational advantages identified in the Bergen County Report are generally still applicable, it is 
likely that the demand for research space that was identified in that report has largely been satisfied around 
the State in the decade since it was written. HMH, for example, which would have been the anchor institution 
for attracting research start-ups to Hackensack, has invested in incubator projects over the past decade that 
will likely meet its near-term research space needs. Additionally, most of the other incubators in northern New 
Jersey were established within the latter part of the decade since the Bergen County Report was written. While 
there may not be an incubator or accelerator in Bergen County, the proximity of incubators in nearby areas like 
Newark, Jersey City, and Nutley may make the specific county location irrelevant to potential developers or 
research tenants.
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C.	  MASER CONSULTING ANALYSIS

1.	 Executive Summary

Maser Consulting’s (“Maser”) market analysis explores, in depth, aspects of the Opportunity Zone’s locational 
advantages that are less present in DMR’s parallel analysis. For example, the Maser report emphasizes the 
accomplishments and strengths of New Jersey’s pharmaceutical companies and other life science companies, as 
well as other accolades and advantages that position New Jersey to excel in the life-science industry.

 In addition to its national successes in life science, the report points out the New Jersey ranks higher than many 
of its competitor regions for quality of life metrics, including regional access, family and child well-being metrics, 
education, and school quality. 

The Maser Report details and explores several colleges and universities near Hackensack. While these 
institutions conduct limited research, if any, that might help to anchor Hackensack or the Opportunity Zone as 
a life-science research hub, they produce new talent on an annual basis in a number of related fields which may 
help to feed the workforce of any businesses that establish space in the Opportunity Zone. 

The Maser report also includes an in depth discussion of Hackensack University Medical Center (“HMH”) 
and Hackensack Meridian Health (“HMH”), its resources, and the opportunities it opens up for life sciences 
industry growth. The Maser report notes that HMH has satisfied its near-term research space needs through 
its investments in ON3 and other research incubators, and, consequently, is not likely to commit resources to 
create new research facilities in Hackensack. However, the Maser report states, proximity to a hospital as active 
and influential as HMH makes the Target Areas ideal for manufacturing and development of medical equipment, 
which the hospital may prefer and find more dependable than providers located further away.

D.	 MARKET FINDINGS

The analyses from DMR Architects and Maser Consulting concur that while New Jersey has a strong life sciences 
presence and is well positioned to compete with markets around the U.S., this does not necessarily ensure 
that Hackensack would be successful in attracting life science research firms. The life science research industry 
thrives in proximity to established research institutions and corporations with whom firms can partner. HMH is 
the strongest research institution in or near Hackensack, and the 2008 Bergen County report envisioned HMH 
as a partner that would invest in the creation of incubator or lab space. However, HMH has indicated that its 
investments in incubators over the past decade are expected to largely meet its needs in the foreseeable future, 
making it unlikely that HMH would fund the creation of new facilities in the Target Redevelopment Areas. 

Meanwhile, HMH is the one of several hospitals in close proximity to the Target Redevelopment Areas, and 
the existing market conditions favor the manufacturing of medical supplies and equipment over research 
and development or pharmaceuticals. Therefore, a district of medical equipment and supplies manufacturers 
focused on supplying nearby hospitals may have a greater chance of success than a research park over the long 
term. 
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VII.	 Other Study Area Analyses
A.	 BACKGROUND

As part of the City’s study into the feasibility of pursuing the redevelopment of the Study Area as a Life Sciences 
Research Park, the City engaged sub-consultants to conduct four studies to provide additional perspective and 
data about the Study Area in order to better inform the future actions taken by the City. Those analyses include 
following:

•	 Market Analysis - Conducted by DMR Architects and Maser Consulting, separately.

•	 Fiscal Assessment - Conducted by NW Financial Group, LLC.

•	 Environmental Analysis - Conducted by Suburban Consulting Engineers, Inc.

•	 Traffic and Transportation Analysis - Conducted by Langan Engineering and Environmental Services, Inc., a 
sub-consultant to Suburban Consulting Engineers, Inc. for the purposes of this Report.

This chapter contains executive summaries of the findings of each of the above-listed analyses and assessments, 
with the exception of the Market Analysis, which was explored in the previous chapter of this report. While the 
Market Analyses consider whether a life science focused redevelopment effort is likely to be fruitful, the other 
analyses explored in this chapter investigate more specifically the practical benefits and obstacles affecting the 
actual execution of such redevelopment. 

B.	 FISCAL IMPACT ANALYSIS

1.	 Executive Summary

NW Financial Group, LLC (“NW”) prepared a memorandum analyzing the economic realities of redeveloping the 
Study Area as a life sciences research park and the potential fiscal impact that such redevelopment would have 
for the City of Hackensack. The NW Financial memorandum can be found in the appendices at the end of this 
report. 

The economic perspective portion of the NW Financial memo focused primarily on the office market in New 
Jersey, as this is the most equivalent market to research space for which there is immediately available data. 

The analysis finds that the office market in New Jersey is in a fairly 
weak state. In late 2020, nearly a quarter of office space is vacant 
due to a combination of the after effects of the Great Recession 
and changes in work patterns in response to the COVID-19 
pandemic. The majority of Northern New Jersey’s office inventory 
dates to the 1970s and 1980s, and in recent years at least 4 million 
square feet of existing office space has been or is in the process of 
being converted to residential or other non-office uses. 

Due to the weakening for-lease office market, and the low return 
on the office leasing model, the vast majority of new office 
construction or rehabilitated office space has been “build-to-suit” 
for a specific tenant. Additionally, most recent office development 

PTA @ 200/
SF value

PTA @ 250/
SF value

Proposed SF                 280,000                 280,000 
Existing As-
sessed Value

$     19,483,100 $  19,483,100 

Existing 
Taxes

$             644,696 $             644,696 

Project As-
sessed Value

$     6,000,000 $    70,000,000 

Projected 
Taxes

$          1,876,000 $         2,345,000 

Projected 
Taxes per SF

 $                   6.70  $                   8.38 

Net Benefit $     1,231,304 $    1,700,304 

Figure 13. Projected conventional tax revenue from 280,000 s.f. office 
redevelopment in the Primary Target Area (PTA), assuming valuations of 
$200/s.f. and $250/s.f. Courtesy: NW Financial
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PTA @ 200/
SF value

PTA @ 250/
SF value

Proposed SF                 280,000                 280,000 
Existing As-
sessed Value

$     
19,483,100 

$  
19,483,100 

Existing 
Taxes

$             644,696 $             644,696 

Muni & BOE $       588,799 $       588,799
Projected 
PILOT

$       560,000 $       630,000

Per S.F. $             2.00 $             2.25
Land Taxes 

Credited
$       252,755 $       252,755

Land Taxes 
Apportioned to 

Muni & BOE

$       230,832 $       230,832

Service Fee to 
Muni

$          291,883 $         358,383

Total Revenue 
to Muni & 
BOE

$                 
522,716 

$             589,216 

Net Revenue - $    66,064 $              436 

has depended on some form of subsidy or incentive. 

NW calculates that redevelopment of the Primary Target Area 
within the Opportunity Zone with a 280,000 s.f. research office 
project would likely increase the total property taxes collected 
from the site by between $1.2 and $1.7 million. A Payment In-Lieu 
of Taxes (PILOT) would need to equate to a $2.25 per square foot 
service fee in order for the City and School District to have a net-
zero budget impact from a 280,000 office redevelopment in the 
Primary Target Area. However, redevelopment in the Primary and 
Secondary Target Areas would need to result in 675,000 square 
feet of new space in order to have a net-zero budget impact.

2.	 Additional Perspective From DMR Architects

Life Science space may be less affected by changing office 
occupancy trends than traditional business office due to greater 
reliance on specialized equipment.

C.	 TRAFFIC ANALYSIS

1.	 Executive summary

Langan Engineering and Environmental Services, Inc. (“Langan”) 
prepared a traffic and transportation assessment memorandum which analyzed and evaluated the condition of 
the road and transit systems serving the Study Area, and projected the number of vehicular trips that might be 
generated from a 280,000 square-foot life science research park redevelopment. 

The memo concludes that the local road networks in Hackensack would likely be able to tolerate any increase 
in traffic resulting from redevelopment, but that the City should continue to improve the signalization networks 
with adaptive signals on surrounding roads. 

Seventy-percent (70%) of commuter vehicular trips to and from such a life-science project are expected to 
depend on I-80 (45%), NJ-17 (20%), and US 46 (5%). NJ-17 experiences significant bottlenecks north and south of 
this site. Additionally, Polifly Road, south of the Study Area, experiences significant congestion near the I-80 E/W 
and NJ-17S interchanges. Since these issues occur outside of Hackensack, the City’s options to address them 

are limited to advocacy and outreach to the 
responsible jurisdictions.

The memorandum acknowledges that 
transit service to Hackensack via the Pascack 
Valley Rail Line is limited, and attributes the 
issues affecting service on the line to a lack 
of commuter parking capacity and the fact 
that much of the line operates on a single 

Figure 14. Projected PILOT revenue from 280,000 s.f. office redevelop-
ment in the Primary Target Area (PTA), assuming a PILOT of $2.00/s.f. and 
$2.25/s.f. Courtesy: NW Financial

Figure 15. Distribution of projected trips to and from the Target Areas by main road of commute. Courtesy: Lan-
gan Engineering & Environmental Services.
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track, which limits scheduling capacity. 

The memorandum recommends that the City advocate for 
improvements to the Pascack Valley Rail line as well as the State’s 
envisioned service connecting Hackensack to Jersey City (Hudson) 
and Hawthorne (Passaic). The City can also take minor actions to 
improve rail usage, including taking action to increase train station 
parking capacity and providing shuttle services between any new 
Hudson-Bergen-Passaic rail stations and the Study Area.

D.	 ENVIRONMENTAL ANALYSIS

1.	 Executive summary

Suburban Consulting Engineers, Inc. (“Suburban”) prepared 
a technical memorandum (“memo”) describing and analyzing 
environmental conditions in the Study Area that might affect 
redevelopment. The analysis contained in the memo indicates 
that the Target Areas for redevelopment in the Opportunity Zone 
experience frequent flooding as a result of elevation changes 
in the area, decades of over-development in and around the 
southern end of Hackensack, and an aged and overwhelmed 
sewer system. The analysis also finds that some of the properties 
are contaminated, which could complicate or increase costs 
associated with development. However, “brownfield” sites slated 
for redevelopment may qualify for State grants or loans to offset 
costs.

The flooding problems in the area are known to affect properties 
and road right-of-ways in lower lying parts where the flooding is 
most severe. The impact of this is to disrupt traffic not only on 
the immediately affected roads but other roads surrounding the 
Target Areas. The City has taken certain actions to diagnose and 
improve the flooding issues. The memorandum indicates that the 
City can and should require future developers to make on-site and 
off-tract improvements and design methods (i.e. green design) to 
mitigate flooding or improve public storm-sewer infrastructure. 
Such improvements and design strategies are necessary in order 
for the Target Areas to realistically accommodate more intense 
development or redevelopment. 

There are 13 known contaminated sites in the Opportunity Zone 
Census Tract, including three (3) in the Primary and Secondary 

Image 29. Environmental contamination in the Opportunity Zone. Cour-

Image 30. Development attributed to current flood issues. Courtesy: 
Suburban Consulting Engineers
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Target Areas. Several properties, including a few in the Target Areas, also contain historic fill, are CEA designated 
groundwater contamination sites, or are deed notice sites (not in the Target Areas). 

There are a variety of funding sources available for governments to fund infrastructure projects as well as 
environmental remediation projects. 
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A.	 STRENGTHS

1.	 Environment

The study area is not within environmentally critical areas such as steep slopes, flood plains, wetlands, or natural 
habitats. Known contamination is not believed to be so substantial as to make redevelopment economically 
unfeasible. The City is in the process of correcting localized flood issues caused by the combined storm and 
sanitary sewer lines around the City.

2.	 Transportation

The area is highly accessible by air, car, bus, and train. The Tract has immediate access to the NJ-17, US-46, and 
I-80 highways, which themselves connect to other important highways including I-95 and NJ-3. The tract is also 
approximately 10 minutes from Teterboro airport. 

As the Weaknesses section will address, train service to the area from Secaucus Junction is very limited, making 
commuter reliance on rail travel to work in the Tract impractical unless service is increased. Fortunately, bus 
service from Port Authority to stops within the Tract has comparable trip times to rail service from New York 
Penn Station to Essex Street and is much more frequent and flexible. Bus service passing through or near the 
Tract also connects to a wide range of communities and destinations, making bus connection an important and 
more reliable asset. 

Hackensack also has tremendous access to sea and air ports, including being home to the busiest sea port in 
the Country in Elizabeth NJ. This ensures that businesses will be able to meet their shipping, import, and export 
needs.

3.	 Walkability

The City of Hackensack is fairly walkable; it received a score of 73 out of 100 from Walkscore.com, a website 
trusted and used by planners, developers, and real estate 
professionals to assess the relative walkability of areas around 
the country.  The east side of the Tract is particularly close to the 
City’s Downtown and the variety of resources in and around the 
Downtown district. 

4.	 Competitiveness with Other Cities

While Hackensack may lack the name recognition of New York City and other areas in the Metropolitan Area 
competing to become life science hubs, one advantage it may have over its competitors is affordability. As 
stated earlier in this report, CBRE estimates lab and office rents in the “Central Bergen” cluster between $20 and 
$25 per square foot, whereas rents in New York City exceed $90 per square foot. The Hackensack area is also less 
expensive than Hudson County, where average rents range from $35 to $40 per square foot, and the Princeton 
area, where average rents hover around $27 per square foot. Not withstanding competitive rents, growth in 
those clusters has been much stronger than that of the Central Bergen cluster. 

VIII.	  S.W.O.T. Analysis

“With vacancy rates under 10 percent in 
nearly all of the top 10 U.S. life science 
clusters and no signs of slowing demand, 
new urban lab developments are a grow-
ing trend.”-Jones Lang LaSalle, Life Sci-
ences Workplace Insights, United States, 
2017
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5.	 Metropolitan Location

Hackensack has experienced similar trends of prosperity, decline, and stagnation as other small northeastern 
US cities over the course of its history. However, one of the advantages it enjoys over similar sized cities 
working toward their “renaissance” is that it is centrally located in a highly urbanized section of the New York 
City Metropolitan Areas. For comparison, many other comparable small cities -- such as those in Pennsylvania, 
Upstate New York, and New England -- are somewhat isolated from nearest major city. This makes Hackensack 
an attractive place for residents and businesses who desire the advantages of being located in a small city but 
want access to the amenities and energy of a major city. 

6.	 Education, Training, and a Strong Labor Pool

Hackensack is in a region with a highly educated population, one of 
the highest concentrations of bio-scientists, chemists, and related 
professionals in the country, some of the country’s top colleges and 
universities,  and a high concentration of life science companies. 
Consequently, life science businesses that might establish 
themselves in the City can easily access a skilled workforce. 

7.	 Living options for all age groups

The life science workforce is more middle-aged than the overall 
workforce. It has fewer workers younger than 35 and fewer 
workers older than 64 as a percentage of its workforce compared 
to the overall labor force in New Jersey, as it prefers workers with 
more experience and education.  This is especially true for the 
pharmaceutical and research and development subsectors; other 
manufacturing workers trend younger as the work requires less 
education and more physical labor. Fortunately, workers in firms 
in Hackensack can choose to live in nearby neighborhoods and 
communities of various sizes and types due to the landscape of the 
NYC metropolitan area. 

B.	 WEAKNESSES

1.	 Traffic Congestion

Polifly Road is prone to significant congestion due to having a 
high number of conflict points north of I-80 and confusing lane 
configurations and choke points south of I-80 in Hasbrouck Heights. 

2.	 Train Schedule

While the eastern part of the Tract can boast immediate proximity to 
the Essex Street train station, the service from that station is limited 

“The markets that are going to succeed 
the most in this space, given all of this 
competition for space and talent, are those 
that have close proximity to top talent—
such as those near universities that pro-
duce these graduates—and great access 
to public transportation, notes Roger Hum-
phrey, executive managing director of life 
sciences at JLL. A third factor contributing 
to a top life science cluster is the willing-
ness of governments to offer tax incentives 
to companies who want to invest in those 
areas, he adds”.

Figure 16. New Jersey’s ranking among U.S. Life Science clusters for num-
ber of Biomedical Engineers, Biochemists, and Biophysicists and Chem-
ists in 2018. Courtesy: CBRE Research
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compared to more active train lines and stations around New 
Jersey. For instance, the last train from Essex Street to Secaucus 
Junction on weekday afternoons departs at 4:33 pm. The next 
inbound departure (to Secaucus) is not until 10:00pm, and the 
next train after that for the night departs at 12:51am. The earliest 
weekday train from the Secaucus / New York City area arrives at 
Essex Street at 9:21 am. Trains generally arrive at Essex Street from 
Secaucus / New York City every hour or so after that, although frequency picks up in the evenings. This schedule 
poses problems for workers who live further south or east of Hackensack, as they cannot rely on train service to 
commute based on a “9 to 5” work schedule. 

3.	 Competitiveness with Other Cities

While people in the New York Metropolitan Area know the name “Hackensack”, the power of that name may 
not compare to that of New York City, Princeton, Newark, or Jersey City, which are also competing for life 
science talent and firms and who have a stronger and better known array of institutions within their spheres. As 
discussed earlier in this report, New York City has committed millions of dollars to attracting talent and funding 
new facilities to stimulate growth in the life science industry. Additionally, several incubators and laboratory 
facilities have come on-line since the release of the 2006 Bergen County Life Sciences report or are in the 
pipeline across New Jersey and New York City, likely meeting some of the regional demand for lab space.

4.	 Academic Institutions

While Hackensack is nearby several colleges and universities, including Eastwick College, Bergen County 
Community College, Fairleigh Dickinson, Ramapo University, and 
Felician University, those institutions do not have established 
life science research backgrounds and resources similar to those 
institutions that have partnered in the creation of incubators 
elswhere in the state, such as Princeton University, Rutgers 
University, or Seton Hall. Ramapo College and Fairleigh Dickinson, 
for example, have not received NIH funding since 2011, whereas 
other universities engaging with incubators have received 
fundings almost every year in the past decade. The disadvantage 
in lack of access to research universities may, however, be offset 
by the research capabilities and funding of Hackensack University 
Medical Hospital, which received over $16.7 million in federal 
research funds from 2010 to 2018 compared to, for example, $10 
million of research funds spent at nearby Seton Hall over the 
same period. 

5.	 Localized Flooding

While the City of Hackensack is making progress correcting flood 

“Companies are willing to pay exceeding-
ly high rents to be near hard-to-find talent 
that is the lifeblood of biopharmaceutical 
innovation. As a result, across Ameri-
ca’s premier life sciences cities, laborato-
ry space is scarce and rents continue to 
rise.” -Jones Lang LaSalle, Life Sciences 
Workplace Insights, United States, 2017

Image 31. Likelihood of redevelopment by lot between Polifly Road and 
the railroad right of way, based on development type, intensity, and 
legal or other constraints.
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problems caused by outdated infrastructure and past development activity, it is likely that redevelopment of 
the Target Areas will depend on costly off-site improvements and green site design strategies to both correct 
existing flood problems and prevent exacerbation of flooding due to new development. This could prolong 
redevelopment and even discourage developers. 

C.	 OPPORTUNITIES

1.	 Land Availability

The area between Polifly Road and the NJ Transit Pascack Valley railroad right-of-way, which is the focal point of 
this study, consists of properties at various levels of development. Properties at the lowest level of development 
in this area are parking lots, properties with low building coverage, and properties with smaller scale buildings 
(one-story buildings or older, small apartment buildings). Properties at the highest development level include 
multi-story buildings, generally apartments or offices, or properties with high building coverage. Those 
properties all front on Polifly Road and Essex Street. Properties in the middle range of development intensity 
generally consist of industrial buildings with moderate to high building coverage. 

The properties at the lower and middle levels of development intensity present opportunities for acquisition and 
land assemblage. The properties are not as costly to acquire, and their is likely to be more public and political 
support for displacement of a few industrial tenants than displacement of residents of large apartment buildings 
in order to effectuate the City’s vision.

2.	 Redevelopment Momentum

Since 2013, the City has seen 3,500 residential units and over 135,000 square feet of non-residential space 
proposed, approved, or constructed as part of the redevelopment of Downtown Hackensack. The scale and 
pace of this activity has held fairly steady, and developers are even expressing interest in properties outside of 
the Downtown, including the Prospect Avenue Rehabilitation area north of the Tract. Hackensack can harness 
this redevelopment momentum to demonstrate that it is desirable and relevant and capable of the same type of 
resurgence experienced by cities like New Brunswick.

3.	 Hackensack Meridian Health

The Tract is directly adjacent to Hackensack University Medical Center. HMH has a long history in Hackensack 
and is an established institution in the City, region, and State. HMH’s experience with incubators, including Agile 
Strategies Lab in Newark, On3 in Nutley and the HMH’s own Bear’s Den innovation lab make it an authority and 
resource to the city of Hackensack. While current need for incubator and lab space is met, HMH is committed to 
working with the City to identify other partners in the broader life science industry.

Additionally, there are immense benefits to any life science industry involved in manufacturing, distribution, or 
testing operations to be located in close proximity to a hospital to help meet its daily needs. 
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D.	 THREATS

1.	 Trend Disruption

Urban planning, development, and real estate are heavily 
influenced by trends, which can be disrupted by catastrophes. For 
instance, although walkability and a preference for urban living 
was a growing trend in the 1990s and early 2000s, prior to the 
transition of millennials (a generation known to prefer walkable 
urban neighborhoods to car-oriented suburbs) into adulthood, 
the emphasis on walkable, transit-oriented development is 
thought to have become much more pronounced in response 
to the Great Recession. That economic downturn increased 
anxiety of young adults over the financial burdens associated 
with owning and depending on a car or having a mortgage. The 
message to planners and developers was to create more high-
quality rental options in close proximity to transit.

The Coronavirus (COVID-19) pandemic of 2020 has created 
uncertainty about whether preferences for walkable 
neighborhoods and transit access will continue to be relevant 
over the next few years or decade. In some ways this event has 
been a test for many schools and employers of their ability to 
operate effectively with people working and learning remotely, 
which may result in long term adoption of remote working 
and learning arrangements. A November 18, 2020 CBRE Report 
indicates that people moved out of New York City in 2020 at a rate 5 times that of the previous year (Assessing 
the COVID Impact on NYC’s Multifamily Market, November 18, 2020, CBRE Research). At the same time, anxiety 
about being in enclosed spaces with other people has reduced transit usage to as much as 20% in the summer 
of 2020. While ridership may recover somewhat,  transit agencies, as of the writing of this report, anticipate 
significant cuts to service with no clear timeline for recovery. Even if ridership does reach near normal levels, the 
cuts to service could hinder agencies abilities to accommodate regular commuting capacity for months or years, 
frustrating city dwellers to the point of relocating to the suburbs again. 

These trends make uncertain the long-term marketability of the Study Area’s proximity to transit connections 
to New York City, and potentially the strength of a redevelopment trend centered around multi-family 
development in the Downtown. 

2.	 Sea Level Rise

While the Tract is well outside of the current flood hazard area, it may be at risk of regular inundation in the 
worst case sea-level rise scenarios. Sea levels would need to rise by 5 feet above baseline levels from the year 
2000 in order to reach the Study Area. This may not occur until some time between 2080 and 2100 under worst 

Image 32. Extent of projected inundation at high-tide based on sea lev-
el rise scenarios ranging from one foot to six feet. 
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case climate change scenarios (Sea-level rise in New Jersey fact sheet, Rutgers University Department of Earth 
and Planetary Sciences, Institute of Marine and Coastal Sciences, K.G. Miller, R.E. Kopp, et al., 2013). 

3.	 Office Markets, More Generally

NW Financial’s fiscal assessment indicates that current trends in the office market are not conducive to 
construction of for-lease office space without a known tenant, especially as vacancies in the office market 
have persisted due to improvements in technologies and pandemic fears. While the types of space needed for 
life science companies may not fall into the traditional definition of “office” space, the lack of a known anchor 
tenant that would occupy most or all of the space in any research park might be a significant hindrance in the 
City’s pursuits. 
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A.	 FEASIBILITY

1.	 Findings

The purpose of this Study, in line with the goals and objectives of the Opportunity Zone Challenge Grant, was 
to conduct a study to assess the feasibility of using various strategies to promote the development of lands in 
Census Tract 234.02 (“the Tract”, “Study Area”) into a “life science park”. 

This Study considered a number of factors that could influence the appeal, reality, and success of a pursuit of 
such a research park, including geographic and economic conditions, market realities, environment and traffic 
conditions, and the fiscal costs and benefits of such a pursuit. The City, and its consultants identified Target 
Areas which would be most appropriate for redevelopment geared toward the life science industry.

The findings regarding the areas feasibility were multi-faceted:

i.	 High Opportunity Area
The Target Area is ideally located for high-intensity uses - not limited life science uses - due to immediate 
access to transit, major highways, a growing Downtown district and expanding hospital campus. The 
location makes it accessible to a large and diverse population and multifarious businesses, which position 
the Target Area within the Opportunity Zone as a prime location for all types of redevelopment, including 
not only life science uses but also shopping, mixed-use, general manufacturing, entertainment, education, 
and public purposes. 

ii.	 Hackensack Advantages
The City has been effective at retaining large employers, such as HMH, and at advancing the redevelopment 
of its downtown and the areas surrounding the HMH campua.  In the past decade it has demonstrated that 
it has the potential to achieve similar successes in attracting young professionals experienced like New 
Jersey communities like Jersey City, Hoboken, Morristown, and Montclair. Additionally, just as the Target 
Area within the Opportunity Zone Tract 234.02 is a “high opportunity area”, so is Hackensack as a whole, 
given is location within the NYC Metropolitan Area, highway and transit access, its central location to 
surrounding towns, and the vast educational and cultural resources within the Bergen County region. 

iii.	 Area Constraints Being Addressed
The Target Area experiences intermittent flooding caused by outdated infrastructure and historic 
development patterns, which the City is actively working to correct, although this will take some time. Even 
with the City’s investments to improve the storm sewer systems affecting the Target Area, the City will likely 
need to require off-site improvements and “green” site design practices by any developer or redeveloper 
in the area to mitigate existing flood problems and prevent future flood problems due to the extent of 
flooding in the area and the risk of exacerbated flood problems due to sea-level rise. 

iv.	 Area Constraints Requiring Outside Involvement
Some issues - such as the limited service to NJ Transit’s Passenger Rail Station at Essex Street and major 
traffic congestion where Polifly Road meets I-80 require coordination with and action from other State, 
County, and Municipal entities, as well as programming and investments that likely have a long-term time 

IX.	 Findings and Implementation
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frame to implement in order to optimize vehicular and transit access to the area.  

v.	 Timing
The 2008 Bergen County Life Sciences report that inspired this study, and which concluded that there was 
significant demand for research space, was prepared more than 10 years prior to this report. Since that 
time, interest from New Jersey and New York City in incentivizing life sciences has motivated the creation 
of tax credit programs and funding initiatives. Simultaneously, the life science corporations and research 
institutions that the City would mostly likely have partnered with in this endeavor (mainly HMH) have 
invested in incubators, accelerators, and other research space over the past decade, likely satisfying much 
of the demand identified in the Bergen County report. 

vi.	 Research & Pharmaceutical Feasibility
While New Jersey and the New York City Metropolitan Area continue to be strong markets for the life 
science industry, having high quality of life characteristics, accessibility advantages, and established 
research institutions and major life science companies, this does not necessarily position the Opportunity 
Zone or Hackensack in general to sprout a life sciences research complex. Bergen County is historically 
weaker than other parts of the state in attracting and maintaining life science research firms, which prefer 
proximity to research institutions and corporations that might provide funding or resources, which are most 
concentrated in other parts of the State. While HMH would be an effective research partner, its investments 
in research incubators in recent years is likely to meet its research space needs for the near and mid-term.

vii.	 Research & Pharmaceutical Flip-Side
The take-away from the previous two paragraphs is not to foreclose any possibility of an incubator or 
other research establishment ever taking shape in the Opportunity Zone. It is possible, for example, for an 
incubator to take shape using a combination of public or private investment and small-scale contributions 
(e.g. equipment, discounted or free services and advice)  from multiple life science organizations or 
corporations and governmental partners (state and county), although this would require significant 
coordination and an aggressive marketing campaign from the City to assemble enough partners to make 
this feasible. This would also require a longer time-frame than might be expected if one or two partners 
were willing to have a larger stake in this project. It is also possible that by the time the flooding and 
transportation issues in the previous paragraphs have been abated the market for research space will be 
more advantageous in Hackensack. 

viii.	 Other Life Science Sectors
One area where Hackensack is likely to excel is in the manufacturing of medical equipment and supplies 
for HMH or other hospitals in the region. Bergen County has a strong manufacturing presence in the life 
science industry due to its connectivity advantages. However, this path is not likely to significantly change 
the character of the targeted section of the Opportunity Zone considered in this report, which is already 
characterized by mostly industrial uses, and the wages paid by life-science oriented manufacturing and 
distribution uses may not necessarily improve quality of life or quality of jobs for Hackensack residents. 
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ix.	 Target Population Mismatch
Hackensack’s Downtown redevelopment initiatives have been geared toward attracting young 
professionals and empty nesters, both with disposable income and an interest in apartment and 
condominium living in a mixed-use neighborhood. Meanwhile, the workforces for the Research and 
Pharmaceutical industries, which would have been the focus for a Research Park, tend to be older and 
likely in a stage of life where they are establishing families and are looking for homes with more space 
and high quality school districts, which they can afford with the high wages paid in their industries. The 
manufacturing and distribution segments of the Life Sciences industry tend to employ younger adults.

x.	 Value to the Community
The time and funds committed by the City to implement the redevelopment of the Opportunity Zone for 
Life Sciences should be commensurate with the potential benefits to the community. The most easily 
measurable benefits to the community are the number of jobs that could be created by redevelopment, 
the wages paid by those jobs compared to the jobs existing in the area, and the tax revenue that would be 
generated by redevelopment.

The fiscal and economic assessment prepared by NW Financial concluded that a PILOT equal to $2.25 per 
square foot for a 280,000 s.f. office redevelopment of the entire Primary Target Area would need to be 
agreed upon in order for a break-even fiscal impact on the City and School District’s combined annual 
revenues. This per square-foot fee is within the range found in comparable office redevelopment projects 
in recent years. A conventional tax approach would yield greater revenues to the City and School District, 
but does not provide the same benefits as a PILOT with respect to attracting developers. Consequently, 
undergoing the process to designate the area as a Redevelopment Area or Rehabilitation Area to make 
PILOTs available would yield minimal benefit to the City’s fiscal situation.

Studies from around the United States, mostly conducted between 2000 and 2010, indicate that the 
number of gross floor area per employee is typically 500 square feet in manufacturing and 400 square feet 
in research spaces. A 280,000 square-foot manufacturing complex would therefore employ 560 persons, 
and a 280,000 square-foot research complex would employ 700 persons. The US Census’ OnTheMap tool 
suggests that the combined primary and secondary target areas identified in this report have a total of 942 
employees. Considering that the theoretical 280,000 square feet would cover just the primary target area, 
it is possible that full redevelopment of the target areas for life science manufacturing or research could 
increase employment in the area by up to 50%. 

Impact on wages is harder to assess, as the data in the OnTheMap tool for wages earned by workers in 
the Study Area only tells us that the majority of workers earn more than $40,000 per year. It does not tell 
us if the average wages paid there are comparable to the average wages paid to workers in the Cosmetic/
Cleaning Supply Manufacturing segment in Bergen County ($69,936 in 2019 according to Bureau of Labor 
Statistics) or Medical Equipment and Supply Manufacturing segment ($91,908). It should be noted that 
the wages paid to workers in those segments vary significantly according to experience and education. 
For comparison, Pharmaceutical and Medicine Manufacturing pays an average of $117,204 per year and 
Research and Development pays an average of $139,932 per year. Average wages for most other types 
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of manufacturing are generally less than or comparable to the wages for the manufacturing segments of 
the Life Sciences industry. Average wages for warehousing and storage are well below the wages for life 
science manufacturing, and average wages for utility workers (applicable given the presence of PSE&G in 
the Target Area) are comparable to those for research and development workers. 

2.	 Implications

i.	 Life Sciences - Two Paths
The City will likely find itself considering two paths or some kind of hybrid of those paths. One path is 
to embrace the City’s locational strength in favor of a manufacturing-focused life science direction. The 
other is to invest effort into attracting research and development and pharmaceutical businesses which 
would have otherwise preferred other parts of the State or the New York City Metropolitan Area. A hybrid 
outcome would likely consist of a district or cluster consisting of mostly modern manufacturing and 
distribution facilities equipped for development and distribution of equipment and supplies for hospitals 
and retailers (e.g. pharmacies), with a smaller area dedicated to research oriented uses in order to test 
demand for research space not developed in connection with specific industries. The creation of that 
type of laboratory space, however, will be difficult without a corporate or institutional partner willing to 
contribute funding or equipment. 

ii.	 Young Professional Focus in the Target Area
The City could consider industries where young, educated adults comprise a larger share of the workforce 
in order to match the demographics it has been focused on attracting to the Downtown. The industries in 
the Table identifies industries at the 4-digit NAICS code level where workers ages 22 to 34 comprise more 
than 25% of the workforce in the New Jersey portion of the New York City Metropolitan Area and earn more 
than $5,000 per month (more than $60,000 per year) on average, and where the workforce in the New York 
City Metropolitan Area has not decreased between 2009 and 2019. 

iii.	 Life Science District in Another Opportunity Zone
Three of the Census Tracts comprising the City have been designated as Opportunity Zones, and are eligible 
for consideration in this report. One of those Opportunity Zones has been the subject of this report thus 
far. The other two Opportunity Zones are located in the northeastern part of the City and include the 
majority of the City’s Downtown Rehabilitation Area, the City’s waterfront areas north of Court Street, 
and the manufacturing and commercial districts along Main Street and Johnson Avenue northwest of the 
Downtown. 

These areas have a number of strengths and weaknesses, in a global sense and in comparison to the 
Opportunity Zone at Census Tract 234.02. The Downtown has a number of strengths, including ongoing 
mixed-use redevelopment, direct access to two passenger rail stations and an NJ Transit Bus Depot, access 
from neighboring towns, and proximity to waterfront. The industrial district along Johnson Avenue and 
Main Street has direct access to NJ Route 4 as well as proximity to commercial and residential areas. 
Portions of these alternative Opportunity Zones nearest to the Hackensack River and its Tributaries are 
within flood plains or within the projected range of high-tide inundation caused by even the low range 
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of projected sea level rise; other parts of the alternative Opportunity Zones, however, are both outside 
of the range of tidal flooding and sea level rise and have a lower risk of intermittent flooding than that 
experienced in Tract 234.02.

The disadvantages of these areas is that they lack the immediate access to I-80 and the proximity to the 
HMH campus enjoyed by Tract 234.02, which this report anticipates would be advantageous to life science 
and other industries.

Not withstanding the positive aspects of those alternative Opportunity Zones in Hackensack, they may not 
be able to overcome the larger obstacle to redevelopment as a Life Science Research Park, which is the lack 
of clear investors or interested partners. 

3.	 Case for Success

All of the indicators, be they economic data or anecdotal information, show that Bergen County has a strong 
potential for expanding the life science business activity of both its currently established firms and emerging 
businesses.  Other states, we were told, are constantly tempting Bergen County’s Life Science businesses 
to relocate with generous offers of economic support and available sites ready for expansion.  Established 
businesses find these offers intriguing due to the State’s high cost and complex regulatory environment, but 
ultimately what keeps them committed to Bergen County is its unrivaled strategic metropolitan locations and 
the extensive skilled workforce conveniently available to them in this region.  The ability to expand within 
walking distance of HMH would find prospective tenants from within the County boundaries. 

Bergen County’s continuing vitality for life science business expansion is evidenced by the fact that established 
businesses are inventing their own capital resources to grow here.  A good example is Stryker Corporation 

Top Industries for Adults Ages 22-34 in the NYC Metro Area Share of 
Workforce

Avg. Monthly 
Wages

2009-2019 
Growth

Accounting, Tax Preparation, Bookkeeping, and Payroll Services 30.90% $7,710 15.0%
Architectural, Engineering, and Related Services 27.80% $6,118 4.7%
Beer, Wine, and Distilled Alcoholic Beverage Merchant Wholesalers 27.60% $5,610 23.7%
Building Equipment Contractors 28.30% $5,323 20.3%
Commercial and Industrial Machinery and Equipment Rental and 
Leasing

27.10% $5,577 84.3%

Computer Systems Design and Related Services 28.10% $7,063 23.3%
Electronic Shopping and Mail-Order Houses 45.50% $5,813 205.1%
Management, Scientific, and Technical Consulting Services 29.40% $7,146 50.7%
Other Heavy and Civil Engineering Construction 25.20% $7,519 53.8%
Other Information Services 29.70% $7,536 4.3%
Professional and Commercial Equipment and Supplies Merchant 
Wholesalers

25.40% $6,483 5.0%

Securities and Commodity Exchanges 43.30% $6,758 37.5%
Software Publishers 30.70% $7,088 72.8%
Sugar and Confectionery Product Manufacturing 25.00% $5,019 84.7%
Utility System Construction 27.90% $7,734 16.4%
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which is completing a 45,000 square foot, innovative state-of-the-art learning center at its Orthopedics Division 
headquarters in Mahwah.

While mature life science companies are not dependent on state financial support for expansion, the same 
cannot be said for startup life science companies located in Bergen County who want to move on the next 
phase of development.  Progenitor Cell Therapy (PCT) represents the kind of successful start up company that 
needs financial assistance in order to expand in Bergen County.  PCT is a lab platform company and cell therapy 
practitioner currently employing 45 employees.  PCT needs financial assistance to enable it to expand into a 
50,000 square foot space with the clinical and medial wet labs it needs now.  PCT could be the base to stimulate 
other emerging life science businesses in Bergen County.  PCT is being courted by other states but it wants to 
stay in Bergen County.  Startup companies like PCT need the initial capital investment by the State to enable 
them handle the high costs involved in site acquisition, permitting and construction.

Despite the challenge of finding and developing a site in this built-up area, Bergen County is very much a place 
in New Jersey that can carry out priority #4 of the Governor’s Economic Growth Strategy, that of, “nurturing 
the development of new technologies, and ensuring that the state continues to be a leader in innovation.”  
The research park concept set forth in this report offers the fertile place where with state financial assistance 
emerging businesses like PCT and similar life science incubator companies can flourish.

B.	 IMPLEMENTATION STRATEGIES:

1.	 Statutory Redevelopment Process

i.	 Create a Vision First
The City’s success Redeveloping its Downtown can be attributed to the City’s decision to create a vision 
and carry out the rehabilitation study and subsequent plan. The City did not predicate its vision for the 
Downtown on having a known set of investors beforehand; rather, the City took the “if you build it, they 
will come” approach. Before the City initiates the statutory redevelopment process, it should take the time 
to formulate a vision of what the redeveloped Target Area should look like and how it might relate to or 
interact with the rest of the City. Preliminary massing-designs might help the City fully appreciate the way 
that redevelopment of the Target Area would affect the built landscape of the City.   The City of Hackensack 
was recently selected by the American Planning Association (APA) NJ Chapter’s Community Planning 
Assistance Program (CPAP) to receive an offer of volunteer community planning assistance.  A team of 
planning experts has begun working with residents, businesses, government officials and community 
leaders in Hackensack to develop a new “transit hub” vision for the station and surrounding areas.  This 
process will help develop a vision for the area.

ii.	 Designate the Study Area:  
The recommendation of this report is that the City consider designating the entire study area as an area in 
need of rehabilitation, understanding individual properties and/or projects in the future will likely need to 
be designated as areas in need of redevelopment.  

This strategy woulds allow the City to change the zoning for the entire study and to implement a single 
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vision through the adoption of a Redevelopment Plan.  It would also enable the City to negotiate financial 
incentives that could be combined with the tax benefits associated with the Opportunity Zone program 
and State incentive programs targeted toward life science companies to increase the attractiveness of the 
Target Area to developers.	   

iii.	 Adopt a Redevelopment (Vision) Plan:
The City should consider a vision plan that sets the goals and objectives for zoning that promotes life 
science, incubator and manufacturing uses within the designated area.

iv.	 Identify properties ripe for Redevelopment:
Based on developer and property owner interest, consider whether or not a redevelopment designation 
would further advance the goals and objectives of the plan.  In the event the City moves forward with 
these steps, it is recommended the City apply for a state planning grant funds to conduct the necessary 
redevelopment studies. 

v.	 Funding Sources
Project financing will require the coordinated use of a myriad of Municipal, County and State programs and 
techniques such as:

•	 The County Improvement Authority which should be called upon to provide below interest loans for 
public infrastructure improvements and land acquisition.

•	 The Bergen County Department of Parks could be authorized by the County Freeholders to construct 
the campus green as a urban park initiative.

•	 Surface and structured parking can be constructed and financed with long term revenue bonds by the 
City’s parking authority.

•	 Any contamination clean-up if necessary could be funded by the State’s Hazardous Discharge Site 
Remediation Fund.

•	 State assistance programs, particularly the Governor’s new Economic Growth Strategy initiative to 
attract and retain high technology businesses could be a major vehicle for financing incubator, start-up 
and manufacturing facilities.

•	 Innovative financing techniques which flow from a redevelopment area plan such as tax increment 
financing and the newly-enacted Revenue Allocation District could be considered to assist with private 
sector participation in the project.

vi.	 Partnerships
It is apparent that the implementation would require the skilled coordination of financing from at least 
three levels of government and their synthesis with a private developer or a consortium of developers 
under a unified district plan.  The staff of the Bergen County Economic Development Corporation would 
be uniquely suited to take on this inter-governmental and private sector partnership.  Another alternative 
would be the creation of a special office under the direction of the Hackensack City Manager, which 
could be devoted to the implementation of this complex project.  The benefit of nearby HMH cannot be 
understated. HMH has committed ongoing partnership to the City of Hackensack as it seeks to build on 
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recent success at redevelopment in the City of Hackensack. HMH will continue to voice support, consider 
leasing potential space and be an active partner to the City of Hackensack as they seek to attract firms to 
the redeveloped site.

2.	 Ongoing municipal involvement

i.	 Municipal Liaison:
If the City wishes to pursue life sciences, the City could consider appointing a current full-time employee as 
its Life Sciences Liaison. This appointee will be the point person for all public-private partnerships or other 
coordination with potential private sector and institutional partners in the City’s pursuit to establish a life 
sciences area in the Opportunity Zone.

ii.	 Marketing
The City could consider marketing to businesses and developers the layers of tax incentives that would be 
available for life science businesses including the Opportunity Zone program, tax incentives available from 
any redevelopment or rehabilitation designations, and State incentive programs, and communicate that the 
City is enthusiastic and open to redevelopment in the target areas.

iii.	 Many Partners
The City could attempt to establish contact or relationships with larger life science corporations and/or 
research institutions with established facilities within a 20-minute drive of the Target Area who may be 
considering expansion and are looking for willing municipal partners. In the event that such a partner is not 
identifiable, the City could consider identifying many smaller partners who could contribute to a smaller 
incubator project with smaller contributions including  investment, equipment, and mentoring programs. 
The scale of development that might result from this latter “many partners” approaches may be anywhere 
near the 280,000 square feet anticipated by the 2008 Bergen County report. 

3.	 Infrastructure Improvements

i.	 Stormwater Infrastructure Improvements
The City has made progress in addressing the stormwater infrastructure deficiencies associated with its 
aging sewer system, but must continue to be aggressive in making these improvements in the Target Area if 
it wishes to make the area appealing for redevelopment.

ii.	 Off-Site Improvement Standards
In addition to the City’s work upgrading the storm sewer systems  connected to this area, the City will need 
to ensure that the ordinances are in place to require future developers in the Target Areas to make off-
tract improvements and implement green site design and green systems to help offset the increased such 
development would place on the storm sewer infrastructure.

iii.	 Traffic Improvements
The City has been effective at installing adaptive traffic signal systems, and should continue to do so in and 
around the Target Areas to promote more efficient traffic flow.
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iv.	 Intergovernmental Coordination
The City should actively coordinate with State transportation agencies  and with the Borough of Hasbrouck 
Heights to address  the substantial congestion that occurs at the I-80 / Polifly Road interchange due to 
the placement of on- and off-ramps for I-80 and a reduction in the number of through-lanes. Additionally, 
the City will need to advocate to NJ Transit for improvements to the Pascack Valley line to accommodate 
increased service frequency that would make commuting to and from the City by train more convenient. 
This is in addition to ongoing advocacy to NJ Transit to create passenger rail service between Hackensack 
and Hawthorne Township (Passaic-Bergen Line) and Hackensack to Jersey City (Bergen-Hudson Line). 

4.	 Additional Studies & Exploration

If the City believes that substantial redevelopment of the Target Area or portions of other Opportunity Zones in 
the area is still a worthwhile pursuit over the next five years

finds that the efforts needed to realistically redevelop the Target Area as a Life Science Research Campus 
(redevelopment designation, marketing, direct outreach, prioritizing infrastructure improvements in the area) 
would not yield a substantial benefit to the City (tax revenues, number of jobs, high wages), the City could 
investigate redevelopment goals that are more feasible for the coming decade and more in line with the broader 
City-wide redevelopment goal of establishing Hackensack as a 24/7 live-work-play community with attraction to 
young professionals.

5.	 Bottom-Up Improvements

Rather than devote time, effort, and funds toward Redevelopment of the Target Area for a Life Science Research 
Park, the City could continue to focus that time on quality-of-life metrics that can help to make it a more 
attractive place to live for upper-middle and higher income families who would likely contain the workers that 
make up Research and Pharmaceutical workforces. These types of “quality of life metrics” include school quality 
and safety, general crime reduction, street appearance, and more. These should include improvements that 
also benefit lower income families, such as grants for housing and mixed-use building renovations, community-
oriented policing, and outreach and social service strategies that reduce the likelihood of residents turning to 
crime or other unsavory behavior. The City should avoid practices that have come under scrutiny in other cities 
looking to appeal to higher income families, such as heavy-handed policing or fines that may be perceived as 
persecuting poor people. 

6.	 No Action

The City could elect to take no action to stimulate redevelopment of the Target Areas - with the exception of the 
infrastructure improvements identified in the previous paragraphs - over the next few years and wait to see if 
the area redevelops organically in response to the changes in the Downtown, or to see if viable redevelopment 
partnership materialize during that time. 
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