








































































































































































































































































































LoT DESCRIPTION SITE #1 

The lot described as block 2 lot 1 is located on South River Street. The 1.74 acre tract 
is located within a flood prone area. It is believed this area is not eligible or suitable 
for low and moderate income housing. 

LoT DESCRIPfION SITE # 2 

The lot described as block 2A lot 2B is located on South River Street. The 1.45 acre 
tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPTION SITE #3 

The lot described as block 30 lot 52 is located near Maiden Lane. The 1.07 acre tract is 
located within a flood prone area. It is believed this area is not eligible or suitable 
for low and moderate income housing. 

LoT DESCRIPTION SITE #4 

The lot described as block 30A lot 8.01 is located near South River Street. The 1.00 
acre tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPTION SITE #5 

The lot described as block 30A lot 16 is located near South River Street. The 5.10 acre 
tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPTION SITE #6 

The lot described as block 114C lot IA is located east of the Route 80-17 corridor and 
only gains access through the Borough of Lodi. Since the 1.00 acre site can only gain 
access through another community, it is not believed to be a suitable or appropriate 
site for low and moderate income housing. 

LoT DESCRIPTION SITE #7 

The tract of land described as block 248 lots 8 through 18, and are located along 
Summit Avenue and Cambridge Terrace. Since these are 11 contiguous lots have 
received final subdivision approval, and are in common ownership, the area is 
believed to be exempt from COAH' s regulations. 
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LOT DESCRIPfION SITE #8 

The lot described as block 300 lot 2 is located on South River Street. The 1.55 acre 
tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPI'ION SITE #9 

The lot described as block 402A lots 34 & 38 are located in and near South River 
Street. The 0.88 acre tract is located half within a flood prone area. It is believed this 
area is not eligible or suitable for low and moderate income housing since the 
section of the tract lying outside the floodprone area is less than the minimum lot 
size of 0.83 acres. 

Lor DESCRIPTION SITE #10 

The lot described as block 500 lot 101 is located along University Plaza adjacent to the 
Commerce Bank. The 2.29 acre tract is located within a flood prone area. It is 
believed this area is not eligible or suitable for low and moderate income housing . 

Lor DESCRIPTION SITE #11 

The lot described as block S00B lot 2 is located along University Plaza. The 1.34 acre 
tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPI'ION SITE #12 

The lot described as block 504A lot 14D is located on Commerce Way. The 1.23 acre 
tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 

LoT DESCRIPTION SITE #13 

The lot described as block 504A lot 14N is located near Commerce Way. The 2.63 
acre tract is located within a flood prone area. It is believed this area is not eligible or 
suitable for low and moderate income housing. 
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r DISTINCTION BETWEEN FLOOD PRONE AND FLOOD· HAZARD AREAS 

The enclosed map indicates that eleven (11) of the thirteen (13) sites considered as 
vacant sites are potentially developable under COAH's minimum lot area 
regulations. However, these sites are classified within flood prone areas. COAH 
regulations prohibit development within floodprone areas. N.J.D.E.P. described 
flood prone areas as follows: 

''The 89th Congress, in House Document 465, recommended the preparation 
of flood-prone area maps to assist in minimizing flood losses by quickly 
identifying the areas of potential flood hazards. More detailed flood 
information may be required for other purposes such as structural designs, 
economic studies, or formulation of land-use regulations. Such detailed 
information may be obtained from the U.S. Geological Survey, other Federal 
agencies, or state, local, and private agencies." 

''The flood-prone areas have been delineated through the use of readily 
available information on past floods rather than from detailed surveys and 
inspections. In general, the delineated areas are for natural conditions and do 
not take into consideration the possible effects of existing or proposed flood 
control structures except where those effects c·ould be evaluated. Flood areas 
have been identified for: (1) urban areas where the upstream drainage basin 
exceeds 25 square miles, (2) rural areas in humid regions where the upstream 
drainage basin exceeds 100 square miles, (3) rural areas where in semiarid 
regions where the upstream drainage basin exceeds 250 square miles, and (4) 
smaller drainage basins, depending on topography and potential use of the 
flood plains." 

''There is on the average about 1 chance in 100 that the designated areas will 
be inundated in any year. This information is important to public agencies 
and private citizens concerned with land developments." 

N.J.A.C. 7:13-1.l(e) defines a "flood hazard area design flood" as "the flood used in 
State Adopted Flood Studies. It is the flood resulting from the 100-year flood 
discharge increased by 25 percent." 

In other words, the flood prone area is a more conservative estimation than the 
flood hazard area design flood. 
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FAIR SHARE HOUSING PLAN 

NJAC 5:93-4.2 states municipalities that request an adjustment due to a lack of 
available land are required to meet subsection (b ). The Council may determine other 
specific sites that might create an opportunity to create affordable housing. Such 
sites include, but are not limited to (relatively low density developments): 

1. Golf courses, not owned by its members 
2. Farms in SDRP planning areas 1, 2 or 3 
3. (Golf) Driving Ranges 
4. Nurseries 
5. Non-Conforming Uses. 

It should be noted there are no golf courses, farms, golf driving ranges or nurseries 
in Hackensack. As in most communities, there are some non-conforming uses in 
the City. However, Hackensack does not maintain a listing of these non­
conforming uses. 

The Housing Authority of the City of Hackensack owns and operates six housing 
developments for persons of low and moderate income. As indicated in the 
Housing Element report, there have been a total of 504 housing units constructed 
during the period from 1952 to 1984. The first development constructed was Oratam 
Court in 1952 and the most recent is Dizenzo Court in 1984. Under COAH's 
regulations, the 60 units constructed in 1984 are eligible for credit. 

The Housing Authority maintains an active program of modernization wherein 
HUD grant monies are utilized to update various structural elements in the 
facilities such as roof replacement, boilers etc. 

The Bergen County Department of Community Development has maintained an 
active program of housing rehabilitation in Hackensack as well as in other 
communities throughout the County. A total of 177 housing units have been 
rehabilitated from 1980 through and including June of 1999. 

Of that number, 100 housing units may be eligible for credit from the Council on 
Affordable Housing. The Council maintains a policy of providing credit for a 
rehabilitated unit when a minimum of $10,000, $8,000 of which has to be allocated 
toward capital costs and the balance d_edicated to soft or administrative costs. 
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The City of Hackensack seeks credit for 60 units of public housing, a 20 unit credit for 
provision of senior citizen housing, and 100 units of rehabilitation housing under 
the auspices of the HIP Program of the Bergen County Community Agency. 

Finally, the City of Hackensack seeks a vacant land adjustment. A significant 
portion of this document has addressed the fact that there are 13 sites in Hackensack 
that contain more than the minimum of 0.83 acres. These thirteen (13) parcels in 
the aggregate total 60.1988 acres of land. Eleven (11) of these sites are situated 
within flood prone areas. and are not eligible sites for low and moderate income 
housing. The two remaining sites are ineligible for other reasons as discussed 
earlier in this document. 

The Fair Share Housing Plan therefore recommends that the City of Hackensack 
seek substantive certification from COAH. It should be noted that COAH will be 
amending its rules and regulations. It would therefore be in the City's best interest 
to file under the present regulations. 

Kasler Associates P .A.•29 Pangborn Place• Hackensack, New Jersey 07601 • (201)487-1424 • Page 152 



INFRASTRUCTURE AND DoCUMENT ATION 

Existin g and Proposed Water and Sewer Facilities 

The location and capacities of existing and proposed water lines and facilities will be 
provided under separate cover by the City Engineer. 

The entire City is served by sewers and public water facilities. 

Sewer Service and Water Quali ty Management Plans 

Copies of necessary applications for sewer service and water quality management 
plans submitted pursuant to Sections 201 and 208 of the Federal Clean Water Act, 33 
U.C.S. 1251 et. seq. will be provided under separate cover by the City Engineer. 

Ado p ted Master Plan 

The most recently adopted master plan of the City of Hackensack is scheduled to be 
completed in early spring of the year 2000. A copy of this document will be 
provided under separate cover. 

Wetland Invento ry Maps 

Copies of the wetlands map prepared by the New Jersey Department of 
Environmental Protection is incorporated in the Environmental Features portion of 
the Master Plan. 

Topographic Maps 

Copies of the appropriate U.S.G.S. Topographic quadrangles maps are available. 
This information as is necessary will be included herein. 
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APPENDIX 

The study entitled "Downtown Market Analysis and Strategy" prepared by 
Economics Research Associates provides an in depth analysis and recommendations 
concerning market conditions impacting upon a movie theater in Hackensack. The 
following appears on pages 41, 42 and 43 of that report and is replicated here for its 
potential affects on the downtown plan. 

Summa ry of Analysis 

ERA estimates the Hackensack market as a favorable location for a new 
cineplex. The capture rates reflect the characteristics of demand and the new 
cinema's competitive position and location in the market, with comparative 
advantage stemming from being a new, state of the art theater with modern 
amenities. A Hackensack movie theater can be expected to have a significant 
impact on the local movie market. ERA sources indicate that very successful 
11megaplexes" (large cineplexes of 12 or more screens) can average annual 
admissions of more than 50,000 per screen. 

The Population Based Demand Analysis produced several different figures 
depending on market size. The five-mile Market showed there was sufficient 
demand for 3,273,744 visits, or approximately 65 screens. 

Based upon ERA's market analysis, there is sufficient existing market demand 
for a proposed cinema complex in the downtown area of Hackensack. Market 
analysis suggests that the region could support up to 31 additional screens. 
However, given land constraints and the potential for additional competition 
entering the market, ERA recommends a cinema develop(ment) be in the 
range of 12-16 screens. A development of this size range would make it the 
largest cinema complex currently in the market, and would thus give it a 
competitive advantage over other developments. The assessment of 
Hackensack's strength in the movie market is based on several factors. 

• The movie industry is changing. New theaters incorporate 
amenities such as stadium seating, state of the art sound, and 
enhanced concessions that make older theaters largely obsolete. 

• The proposed theater would be state-of-the-art incorporating all 
of these elements along with covered parking, placing it within 
the new generation of movie theaters. 

• Currently only one cinema within the 5-mile market area offers 
stadium seating. ERA has reason to believe that one or more 
theaters will be developed within a radius of ten miles over the 
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next five years. However, based upon market analysis, there is 
sufficient demand for one or more theaters in the market. 

• The downtown is surrounded by a well-educated, relatively 
affluent, well-populated area within a major metropolitan area­
all strong predictors of high demand. 

• Considering the competitive advantage of the proposed theater, 
it should capture roughly 61,000 movie visits per screen 
annually, above the current industry standard of 50,000 visits. 
Total movie theater visits would approximate in the range of 
732,000 to 976,000 annually for a 12-16 screen complex. 

Market Stud y Conclusions 

ERA believes that a theatre in downtown Hackensack will be successful, due 
to the 11 newness" of the project, its attractive power as a destination cinema, 
an advantage in offering first-run movies to a larger audience, better sound 
technology, and superior seating arrangements. 

As discussed previously, the movie exhibition industry is in the midst of a 
major redevelopment phase that will replace the great majority of the 
existing screens in the U.S. Recent development history for this type of 
theater complex supports widespread market acceptance and desire for this 
new generation of theaters. The development of a cinema complex in 
Hackensack presents Hackensack with the opportunity to play a role in this 
wave of development and benefit in the long-run. 

Location Anal ysis 

A potential drawback for the potential of the development of a movie cinema 
complex is the fact that cinemas tend to require a significant amount of land, 
both for development and for parking. Depending on the structure of the 
parking and the ability to share parking with other developments... a 
suburban movie cineina development would require approximately one acre 
( of parking) per screen ... However, the urban multiplexes have developed 
solutions that maximize the land. For example, some share parking with 
weekday developments, like offices. Others have built decked parking, which 
can be built reasonable(y) affordably if the number of stories is limited. As a 
result, a site that can serve multiple activities would be preferable. 
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The Land Use Plan Element is supportive of the ERA analysis and conclusions 
concerning the demand for a multiplex movie theatre and recommended site 
specific standards. 

The two block site located between Moore and River Streets and bounded by Mercer 
and Bridge Streets occupies an area of approximately 5.5 acres. The site, as presently 
configured could accommodate two decked parking facilities or multi-level garages 
"that could serve muJtiple activities." and would serve as a positive influence for 
the Main Street area, the office development area and could provide much needed 
short term parking for this portion of the downtown area. 

However, the potential public/ private redevelopment of this area will be dependent 
upon cooperation with Bergen County, since they occupy a significant portion of 
this site. Moreover, if this concept is acceptable, it wou]d be prudent for the City to 
obtain additional technical assistance relating to movie theatre requirements, 
implementation etc. 
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