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1.0: BACKGROUND INFORMATION:
The City of Hackensack is in the midst of a renaissance.  Over the past few years the City has taken tremendous 
steps in implementing and adopting new zoning through the creation of its Downtown Redevelopment Plan 
for an area in need of rehabilitation, 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 already begun to see the benefits of 
these strategies.  As of the date of this Redevelopment Plan, the City has over 3,000 residential units either 
completed or under construction with another 2,000 units that are in the planning process.  

In addition, the City has seen a wave of additional development and improvements within and surrounding 
the downtown including, the completion of Aldi’s Supermarket, the renovation of Giant Farmers Market, the 
opening of the Performing Arts Center and the Atlantic Street Park.  On-going efforts to separate the City’s 
combined storm water sewer system continue as well as the conversion of Main Street to two way which was 
completed in 2021. 

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

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

As a part of the on-going initiatives to promote revitalization within and adjacent to the downtown, the City 
has put together this redevelopment plan that would support the goals and objectives of the downtown 
rehabilitation plan by providing a plan that keeps the White Manna restaurant in Hackensack.   
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2.0: INTRODUCTION: 
A. 	BASIS FOR THE PLAN:

The City of Hackensack adopted Resolution No. 515-15 on December 8th, 2015, which directed the City of 
Hackensack Planning Board to undertake a preliminary investigation pursuant to the Local Redevelopment 
and Housing Law (LRHL), to determine whether Block 75.02 Lot 1, Block 82.01 Lot 25.01, 30.01, 30.02 and 
30.03, Block 201 Lot 1, Block 203.01 Lot 1, Block 303 Lot 5 & 10, Block 305 Lot 2, Block 315 Lot 34, Block 316 
Lot 3, Block 317 Lots 2.01, 20, and 21, Block 318 Lot 7, Block 414 Lot 22, Block 419 Lot 18, and Block 500.01 Lot 
78 and 82. (the “Area of Investigation”) constituted an “area in need of redevelopment” in accordance with 
the criteria set forth in N.J.S.A. 40A:12A-5.  DMR presented the findings of the investigation study to the 
Planning Board in January 2016.  The Planning Board recommended the properties be designated as an area 
in need of redevelopment.  

On April 2, 2024, pursuant Resolution #138-24, the City of Hackensack authorized the Planning Board to 
complete a redevelopment plan for Block 500.01 Lots 78 and 82 commonly referred to as 112-120 Hackensack 
Avenue. 

B.	 SITE AND CONTEXT:
The redevelopment area consists of two (2) lots located in the University Zone (UN) at the corner of 
Hackensack and Temple Avenue.   The following is a description of each lot individually, however the 
redevelopment plan requires both lots in order to function as a business as described herein.  

C. 	 PROPERTY INFORMATION:
The existing conditions on the properties comprising the Redevelopment Area are as follows:

•	 Block 500.01 Lot 78  (112 Hackensack Avenue):  This property is approximately 9,800 SF and is located on the 
corner of Hackensack and Temple Avenue.  

•	 Block 500.01 Lot 82 (120 Hackensack Avenue): This property is approximately 4,800 SF and is located on 
Hackensack Avenue adjacent to Lot 78. 

3.0: GENERAL PROVISIONS:
A.	 SITE PLAN & SUBDIVISION REVIEW:

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

B.	 ADVERSE INFLUENCES: 
No use or reuse shall be permitted which, when conducted under proper and adequate conditions and 
safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, 
smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable features so as to be 
detrimental to the public health, safety or general welfare.
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Map 1.0: Aerial Map

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

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

D.	 DURATION OF THE PLAN:
The provisions of this Redevelopment Plan and the restrictions with respect thereto shall be in effect for a 
period of thirty (30) years from the date of approval by the City Council.
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E.	 DEVIATION REQUESTS:
In accordance with N.J.S.A. 40:55D-70 c(1), the Planning Board may grant variances allowing deviations from 
the regulations contained within this Redevelopment Plan where, by reason of exceptional narrowness, 
shallowness or shape of a specific piece of property, or by reason of exceptional topographic conditions, 
pre-existing structures or physical features uniquely affecting a specific piece of property, the strict 
application of any such regulation adopted pursuant to this Redevelopment Plan, would result in peculiar 
practical difficulties to, or exceptional and undue hardship upon, the developer of such property.    

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

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

A. 	 REQUIRED COMPONENTS OF THE REDEVELOPMENT PLAN:

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

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

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

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

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

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

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

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

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

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

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

10.	 The redevelopment plan shall describe its relationship to pertinent municipal development regulations 
as defined in the “Municipal Land Use Law,” P.L.1975, c.291 (C.40:55D-1 et seq.).  The redevelopment 
plan shall supersede applicable provisions of the development regulations of the municipality or 
constitute an overlay zoning district within the redevelopment area.  When the redevelopment 
plan supersedes any provision of the development regulations, the ordinance adopting the 
redevelopment plan shall contain an explicit amendment to the zoning district map included in the 
zoning ordinance.  The zoning district map as amended shall indicate the redevelopment area to which 
the redevelopment plan applies.  Notwithstanding the provisions of the “Municipal Land Use Law,” 
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P.L.1975, c.291 (C.40:55D-1 et seq.) or of other law, no notice beyond that required for adoption of 
ordinances by the municipality shall be required for the hearing on or adoption of the redevelopment 
plan or subsequent amendments thereof.  

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

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

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

C.	 TEMPORARY AND PERMANENT RELOCATION:
The Local Redevelopment and Housing Law requires that any redevelopment plan make adequate 
provision for temporary or permanent relocation of any resident in the project area.  The designation 
does not permit condemnation and the property does not currently include any residential units so the 
relocation is not applicable. 

D.	 IDENTIFICATION OF PROPERTY TO BE ACQUIRED:
The Local Redevelopment and Housing Law requires that any redevelopment plan identify any property 
within the redevelopment area which is proposed to be acquired in accordance with the redevelopment 
plan.  The area has been designated as a Redevelopment Area without condemnation so no property is to 
be acquired.  

E.	 AFFORDABLE HOUSING: 
The redevelopment plan proposes no residential development.  The plan requires the developer to 
meet the affordable housing requirements of the City of Hackensack Zoning Ordinance Section 45A-27 
nonresidential development fees. 

F.	 LONG TERM FINANCING CONSIDERATIONS: 
Due to the size, scale and the anticipated nature of the potential projects contemplated under this plan, 
the City does not anticipates that it would be eligible for a tax abatement.

G.	 BERGEN COUNTY REVIEW AND APPROVAL:
Access to the property is proposed on Temple Avenue in close proximity to Hackensack Avenue, which 
is a County Road.  Review and approval may be required by Bergen County given the distance from the 
driveway entrance to Hackensack Avenue.  
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H. 	 SEWER, WATER, AND STORMWATER SYSTEM IMPROVEMENTS:
Consistent with §175-15, a developer may be partially or fully responsible for the cost to upgrade sewer, 
water, and/or stormwater infrastructure servicing the property where such upgrades are necessary to 
support the new development. 

I.	 PUBLIC ELECTRIC VEHICLES:
This redevelopment plan provides the identification of appropriate locations for the development of zero-
emission vehicle fueling and charging infrastructure in compliance to P.L. 2021, c171, the State’s electric 
vehicle supply/service equipment (EVSE) & make ready parking spaces ordinance.

J. 	 RELATION TO EXISTING ZONING: 
The Redevelopment Plan includes two lots located in the University (UN) Zone.    

K.	 MASTER PLAN CONSISTENCY:

Addressed in Chapter 8 of this Redevelopment Plan, entitled “Relationship of the Redevelopment Plan to 
State / County / Local Master Plan Studies”, this plan is consistent with the State Plan, City Master Plan and 
Reexamination Plan.

L. 	 DEFINITIONS:

The definitions in Section 175-2.2 of the City’s Land Use Ordinance shall apply to this plan including the 
following definition: 

EATING AND DRINKING ESTABLISHMENTS: Includes restaurants, bakeries, delicatessens, bars, cafes, 
coffee houses, and any other business establishments where the primary business is the sale of alcohol for 
consumption on site (except for clubs or other drinking establishments with dance floors), or the sale of 
freshly made food for consumption either on-site or off site (except for convenience stores, corner stores, 
or bodegas where more than 40% of the customer-accessible floor area is used for display and storage of 
prepackaged goods and/or non-food items). Does not include drive-through establishments.
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5.0: ZONING:

A. PERMITTED USES:
1. 	 Purpose: This section establishes the uses permitted within the Redevelopment Area.  

2.	 Permitted Principal Uses: The following uses are permitted principal uses in the Redevelopment Plan:
a.	 Eating and drinking establishment;

B. ACCESSORY USES: 
1.	 Accessory uses and structures shall be permitted, which are clearly and customarily incidental and 

subordinate to a permitted principal use on the same property. Examples of permitted accessory uses 
include, but are not limited to, the following:

a.	 Outdoor seating;
b.	 Parking;
c.	 Trash enclosure;
d.	 Bicycle racks;
e.	 Signage;

2.	 Accessory structures shall comply in all respects with the requirements of this Redevelopment Plan 
applicable to the principal structure, with the following exceptions.  

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

3.	 No accessory structure shall be constructed or placed on any lot unless the principal structure is first 
constructed or placed upon said lot.

4.	 In no event shall the height of an accessory structure exceed the height of the principal building except for 
parking structures.

C. PROHIBITED USES: 

1. 	 Any use not expressly stated as a permitted or accessory use is considered a prohibited use for this 
Redevelopment Plan. 

D. BULK STANDARDS: DENSITY, AREA, YARD AND HEIGHT REQUIREMENTS: 

The following requirements apply to the Redevelopment Area: 

1.	 Minimum Lot Size: 				   10,000 sf;

2. 	 Maximum Square Footage: 		    2,000 sf (basement sq ft does not count toward this req.);           

3.	 Minimum Building Setback:  
a.	 Minimum Building Setbacks:	

-	 Front Yard 			   10 ft (from the property line);
-	 Side / Rear Yard		  	 10 ft;
-	 Projections such as horizontal awning are not subject to this setback requirement;
-	 Utility structures, exhaust air vents, backflow preventers, or other similar devices when located 

above grade, shall be screened.

5.	 Maximum Building / Impervious Coverage:		   		  40 %
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6.	 Maximum Number of Stories / Height: 					     1 stories / 24 ft 
a. 	 Basement level does not count as a story;

b.	 Rooftop appurtenances, which include rooftop mounted equipment, may exceed the building height 
by not more than 8 (eight) foot. 

d.	 Rooftop solar panels or telecommunication antennae shall be limited to 
the heights permitted by §175-11.3.N and §175-14.1 et seq., respectively. 

7. 	 Flood Mitigation / Storm-water Management Requirements:

a.	 The proposed development shall meet all NJDEP requirements.

9.	 Other Requirements:

a.	 The existing sidewalks along Hackensack and Temple Avenues shall 
remain.

b.	 Street trees shall be planted per the site plan.
c.	 The existing signage (including the pylon sign) is permitted to be 

relocated as part of this redevelopment plan.  

E. PARKING AND CIRCULATION STANDARDS:
1.	 Parking Requirements:
	 The minimum parking requirements for the Redevelopment Area:	 17 spaces

2. 	 Zero-emission Vehicle Fueling and Charging Stations: The project shall 
provide electric parking spaces in accordance with §175-13.1.F of the City’s Zoning Ordinance and any 
applicable State Standards as required.

3.	 Bicycle Parking: Bicycle parking is required.

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

5.	 Additional Off-Street Parking Regulations: For all parking standards not covered in this section refer to 
Section 175-13.1 Off-Street Parking and Driveways of the City of Hackensack Zoning Ordinance with the 
exception of the following:

a. 	 Off-street parking space dimensions shall be 9 x 18 foot; 

b. 	 Perpendicular (90-degree) Off street parking spaces shall be accessed by aisles 24 foot in width;

6. 	 Parking Space Locations: Dead-end parking aisles shall include a bump out to allow vehicles to safely re-
verse out of spaces at the end of the aisle.  

7. 	 Off-Street Loading: 

	 Off-street loading and unloading shall be provided in such amount and manner that all loading and 
unloading operations will be conducted entirely within the boundaries of the lot. No vehicle shall use public 
streets, sidewalks or rights-of-way for loading or unloading operations, other than ingress and egress to the 
lot.

Image 5.0: Existing signage to be relocated
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6.0 CONCEPTUAL SITE PLANS:
	 The following represent conceptual plans for the proposed redevelopment area and are intended to 

only provide context. In the event there are discrepancies between the conceptual plan and the written 
requirements of this redevelopment plan, the written requirements supercede the conditions shown in the 
conceptual site plans and elevations.

Map 6.0: Conceptual Site Plan
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Map 6.1: Conceptual Site Plan with Dimensions
Courtesy of Orestes Valella Architect

Map 6.2: Conceptual Elevations
Courtesy of Orestes Valella Architect
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7.0 	 DEVELOPMENT / PLACE-MAKING DESIGN STANDARDS:
A. ARCHITECTURAL DESIGN STANDARDS: 
The design standards in this section provide the criteria for the redevelopment area.  Any development 
occuring in the Redevelopment Area is subject to the specific minimum design standards specified in this 
section. 

Building Architectural Materials & Character:  

1.	 All new buildings shall be constructed with high quality materials that reinforce pedestrian scale. 
2.	 All new structures shall take into consideration the relationship to existing White Manna building, in terms 

of light air, usable open space, height and massing;
	 Primary building materials shall match the materials of the existing White Manna structure; 

- 	 Vinyl siding of any type or grade is strictly prohibited on any portion of building façade;
3.	 Elements such as cornices, belt courses, corbelling, molding, string courses, ornamentation, changes in 

material or color, and other sculpturing of the base are strongly recommended and should be provided to 
add special interest;

Building Orientation / Entrances: 

1.	 Building entrances should be easily identifiable with unique and interesting signage through the use of 
canopies and building signage; 

Mechanical Equipment Screening: 

1.	 Screening of all mechanical equipment is required.  
2.	 if proposed, rooftop mechanical equipment shall be screened from all adjacent public streets;
3.	 Screening materials shall be consistent with the architectural detail, color and materials of the building; 

B. STREETSCAPE DESIGN STANDARDS: 

Street Trees:  Street trees shall be planted equivalent to 40’ on center along all public street frontage and open 
space within the redevelopment area.  

1.	 Street tree species shall be approved by the City Engineer;

2.	 Trees should be installed at a 3.0” - 3.5” caliper;

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

4.	 A min. 2 year watering plan should be put into place;

5.	 Street trees shall be trimmed up to 8’-0” and shall be in accordance with the “American Standard for Nursery 
Stock” published by the American Association of Nurserymen;

Landscape Screening:  

1. 	 Evergreen shrubs shall be provided along both Hackensack Avenue and Temple Avenue that have a minimum 
mature height of 3’-0” in order to screen the surface parking. 

Street Lighting and Power;

1.	 All lighting located on any street shall comply with the City of Hackensack standard pedestrian light.
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8.0 	 RELATIONSHIP OF THE REDEVELOPMENT PLAN TO STATE / COUNTY / 
LOCAL MASTER PLAN STUDIES: 
A.  State Development and Redevelopment Plan (SDRP):

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

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

a.	 Revitalize the State’s Cities and Town Centers by investing wisely and sufficiently in improvements 
in their infrastructure systems, public spending programs, tax incentives and regulatory programs 
to leverage private investment and to encourage infill and redevelopment in ways that are 
consistent with the State Plan’s vision and goals.

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

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

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

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

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

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

a.	 “Among the goals of the act is the following: …conserve its natural resources, revitalize its urban 
centers, protect the quality of its environment, and provide needed housing and adequate public 
services at a reasonable cost while promoting beneficial economic growth, development and 
renewal.”

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

3.	 The State Plan Policy Map (SPPM) 

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

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

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

-	 Provide for much of the State’s future development and redevelopment;

-	 Revitalize Cities and Towns;

-	 Take advantage of increased densities and compact building design;

-	 Encourage distinctive, attractive neighborhoods with a strong sense of place;

-	 Provide for mixed-use concentrations of residential and commercial activity;

-	 Provide for a variety of multi-modal transportation alternatives;

-	 Prioritize clean-up and redevelopment of brownfields and greyfields sites;

-	 Re-design any existing areas of low-density sprawl;

B.   Bergen County Master Plan:
Bergen County adopted its current Master Plan in the Spring of 2023. The Master Plan emphasizes the 
following:

1.	 Because Bergen is a mature county in terms of its development pattern, future growth will primarily 
occur through redevelopment and infill. 

2.	 Land uses regulations should be flexible to ensure that commercial districts can continue to evolve 
to meet changing economic needs and conditions from housing, to various types of services and 
workplaces.

3.	 Redevelopment in areas served by transit and in “downtown areas”;

C.   City of Hackensack 2001 Master Plan, 2009 and 2020 Reexamination  Plans:
The City’s Master Plan report provided strategies for redevelopment in the Study Area which included 
developing the downtown based on spheres of influence.   The Master Plan report noted that:

1.	 Goals and Objectives stated in the Master Plan Reports excerpts include:
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b.	 Encourage public and private redevelopment to assist in the rehabilitation of areas in need of 
improvement and upgrading including utilization of State and Federal Assistance programs, 
where applicable, as well as public / private partnerships;

e.	 Encourage adaptive re-use of historic and character defining structures, where appropriate; 
encourage context sensitive design of replacement structures;

	 Consistency Comments:  The proposed redevelopment plan includes moving the existing historic 
White Manna structure to the corner of Temple and Hackensack Avenue.  This plan keeps a 
historic building within the City limits and was the result of the City selling municipal property in 
order to allow for this structure to be moved and maintained.

D.   Neighboring Community Master Plans:
This Redevelopment Plan relates to the Master Plans of neighboring communities as follows:

1.	 Borough of Bogota: The 2015 Master Plan Reexamination Report for Bogota generally restates the 
goals and objectives of its 2005 Master Plan, which include protection of residential neighborhoods, 
rehabilitating/redeveloping areas in need, and promoting or protecting quality open space, historic 
properties, safe traffic, and the Borough’s downtown. Given the Redevelopment Area’s distance from 
the Borough of Bogota, it will have no impact on the Borough’s Master Plan. 

2.	 Borough of Hasbrouck Heights:  Given the Redevelopment Area’s distance and indirect road 
connections to Hasbrouck Heights, this Redevelopment Plan has not relation to the Borough’s 1988 
Master Plan or 2011 Re-Examination Report, which was predominantly concerned about protection of 
the character of the Borough’s downtown, retail corridors, and residential neighborhoods. 

3.	 Borough of Little Ferry: The Redevelopment Area is over 2 miles from the Little Ferry border, but 
fronts upon River Street, which becomes Bergen Turnpike in Little Ferry and intersects with Route 46. 
The direct connection through Little Ferry may result in increased traffic through the Borough, which 
relates to objectives expressed in the Borough’s 2013 and 2017 Re-Examination Reports concerning 
traffic volume and safety on Route 46.

4.	 Borough of Maywood: The Redevelopment Area is approximately 1.2 miles from the Hackensack-
Maywood border via Passaic Street and 1.65 miles from the Maywood downtown on Pleasant 
Avenue. As Passaic Street is not identified as a corridor of concern in the Maywood Borough 2020 Re-
examination report, this Redevelopment Plan has no impact on the Borough’s Master Plan. 

5.	 Borough of Paramus: Given the Redevelopment Area’s distance and indirect road connections to 
Paramus, this Redevelopment Plan has no impact or relation to Paramus’ 2015 Master Plan Re-
examination Report.

6.	 Borough of River Edge: The 2020 Master Plan Reexamination Report states that the Borough 
should review the zoning of the southerly portion of the Borough which borders Hackensack and to 
coordinate with Bergen County on minimizing congestion and improve the efficiency of roadways 
within this area. The Redevelopment Plan will not increase development density near the Hackensack-
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River Edge border and should not significantly impact traffic issues in River Edge. 

7.	 Township of South Hackensack: The Redevelopment Plan will not impact the Township, as the site 
is more than 2 miles from the border with the Township and is not likely to generate excess traffic 
through the Township. 

8.	 Borough of Teterboro: Due to the distance of the Redevelopment Area from the border with 
Teterboro, this Redevelopment Plan is not expected to impact the Borough. The extent of impact 
that might be felt is in the form of traffic on NJ-17 and US-46, which are not areas of concern in the 
Borough’s 2016 Re-Examination Report.  

9.	 Township of Teaneck: The Redevelopment Area is in close proximity to the Anderson Street / Cedar 
Lane bridge between Hackensack and Teaneck. The 2017 Master Plan Reexamination Report does not 
propose any substantial policy concerns or recommendations relating to Cedar Lane. Therefore, This 
project will not affect the Township’s Master Plan. 

10.	 Borough of Lodi: Due to the distance of the Redevelopment Area from the border with Lodi, this 
Redevelopment Plan is not expected to impact the Borough or the issues identified in its 2010 Master 
Plan Re-Examination Report.

11.	 Village of Ridgefield Park: Due to the distance of the Redevelopment Area from the border with 
Ridgefield Park, this Redevelopment Plan is not expected to impact the Borough or relate to the issues 
identified in its 2009 Master Plan Re-Examination Report or the 2010 Land Use Element of the Master 
Plan.


