


















































City of Hackensack Master Plan Reexamination Report FINAL REPORT 7/08/09 

VI. SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR DEVELOPMENT 
REGULATIONS 

This section provides a list of recommended amendments to the current master plan. In 
response to the new planning issues identified in this report, additional recommendations to the 
current master plan are also provided . 

Recommended Amendments to the Current Master Plan 

1. Land Use Element: The City's Land Use Element should be reviewed and revised to 
reflect the policies embodied in these recommendations. One specific recommended 
change to the Master Plan Land Use Plan is to designate a portion of the current 8-3 
District along South River Street, between South River Street and the Hackensack River, 
as Low-Moderate Density Residential to permit townhouses at a maximum density of 14 
units per acre. The subject area includes the following property: Block 30.02, Lots 7, 
8.01, 8.02, 10, 16 and Block 39.08, Lot 1, also known as 200 to 324 South River Street. 
The subject property is depicted in the map below. 

l_ R _, 

" r, Area of South River Street recommended for townhouse use. 

2. Housing Plan Element: The City's Housing Plan and Fair Share Plan should be revised to 
address the latest COAH rules. Upon completion of this effort, the City should evaluate 
its continued participation with COAH. Until a formal decision to leave COAH's 
jurisdiction is made, the affordable housing activity within the City should be monitored 
by preparing the yearly Monitoring Report required by COAH. Also, projects that have 
been recently approved should be included in the Housing Plan. 

3. Open Space and Recreation Plan Element: The Master Plan should include an Open 
Space and Recreation Element. Parks, recreation and open space are important in 
Hackensack as the City has a relatively large inventory of recreation land and demand 
for its use is expected to increase as the City's population grows . Therefore, an Open 
Space and Recreational Plan is recommended to analyze the City's existing recreational 
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facilities, evaluate recreational needs of the community and recommend a plan to meet 
these needs. 

4. A Sustainability Plan Element should be prepared. This type of plan element was 
encouraged by a recent amendment to the Municipal Land Use Law and should focus on 
reducing energy use and promoting sustainability in the public and private sectors. This 
type of plan will have far-reaching implications for municipal cost savings and will help 
the City to reduce its overall carbon footprint. Marketplace trends are also indicating 
that real estate consumers are going green as a preference. Hackensack has a unique 
opportunity to establish a prominent green image, bundled with convenient 
transportation and public amenities. 

5. Conservation Plan Element: A Conservation Plan Element of the Master Plan should be 
prepared to address the issues of water quality, water supply, and natural resources 
protection, in general. The Plan should include specifics of how the City is impacted by 
the new NJDEP regulations related to surface water quality and floodplain management. 

6. The City should pursue designation of all qualifying areas as Areas in Need of 
Rehabilitation (See Section VII below). 

7. A Circulation Plan Element should be developed. The principal objective should be to 
provide as much intermodal connectivity as possible to make optimal use of all modes 
of transportation, which will help reduce roadway congestion and demand for limited 
parking resources in the City's downtown area. This should also include careful 
evaluation of circulation and land use connections, especially concerning the near-term 
operation of the new Passaic-Bergen commuter rail line that will terminate adjacent to 
the current municipal complex. This holds significant potential for redevelopment as 
redevelopers prefer to invest their energies in locations with rail access. Although it will 
initially provide service between Hawthorne and Hackensack, this rail line will eventually 
have a link to Manhattan. 

Two NY-bound commuter train stop areas in Hackensack - one at Essex Street and the 
other at Anderson Street - should also be evaluated for transit village designation as 
such approach can stimulate redevelopment and infuse grant funding opportunities to 
the these two areas. Transit village designation indicates the City's and State's 
commitment to encouraging appropriate redevelopment and growth to the affected 
areas, utilizing smart growth principles, such as locating new housing and employment 
in compact areas within a walkable distance from the existing train stops. 

8. A Community Facilities Element should be prepared. The City is currently exploring 
relocation of its municipal offices to the South Newman Street area. A consultant has 
been engaged to evaluate flooding issues and options in the area. The City's Building 
Department was recently relocated to 89 Anderson Street due to the need for more 
work and storage space. The access road to this new facility should be upgraded to 
provide appropriate access for staff and visitors. A City-wide plan for meeting municipal 
facility needs and the most advantageous utilization of municipal property will be very 
useful, particularly if done in connection with a sustainability plan element. Reduction 
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of municipal energy use is directly linked to travel distances between municipal facilities 
and frequent destinations. 

Recommended Amendments to the Current Development Regulations 

1. Inconsistencies between the Zoning Ordinance and the Master Plan should be resolved. 
This includes clarification of where townhouses and multi-family developments are 
permitted. This has been largely accomplished through 2007 amendments to the B-1 
and B-2 Districts. However, consideration of these types of uses in the City's B-3 District 
along River Street is warranted in light of two recent approvals of townhouse 
developments in this area, combined with a basic need to upgrade this area of the City. 

2. Retail uses should be prohibited along the east side of State Street to further strengthen 
the Main Street corridor. 

3. Zoning amendments to modify parking and signage requirements should be developed 
to supplement the revitalization efforts in the City's Main Street area. Mixed use 
development amendments have been adopted. With the input of the Upper Main 
Alliance, the City should evaluate the performance of these provisions and revise them 
as needed. 

4. The City should explore the concept of a housing overlay zone in the area of the City 
north of Route 4, in order to provide a closer connection between residents and nearby 
employment centers and encourage redevelopment of underutilized properties. 

5. The sign regulations should be revised to eliminate inconsistencies and omissions. For 
example, there are no regulations governing large shopping centers like the Shops at 
Riverside. Numerous difficulties in interpretation have been encountered with the 2005 
ordinance regarding sign controls and these should be addressed through a 
comprehensive revision of the sign section of the Ordinance. 

6. The Zoning Ordinance should be amended to include a new Main Street Overlay District 
to encourage revitalization of Main Street properties and greater opportunities for 
mixed commercial and residential use. 

7. Height limits for horizontally attached housing should be revised to permit up to three 
stories, provided the building height does not exceed 35 feet. 
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VII. STATUTORY PROVISIONS REGARDING THE LOCAL REDEVELOPMENT AND HOUSING 
LAW 

Areas in Need of Redevelopment 
A reexamination report is required to consider whether any areas of the municipality are 

suitable for incorporation as redevelopment areas under the Local Redevelopment and Housing 
Law (LRHL). Since the adoption of the 2001 Master Plan, several extensive areas have been 
identified as potential Areas in Need of Redevelopment. In 2005, the City designated certain 
lots along South River Street as an area in need of redevelopment but a redevelopment plan has 
not been adopted for this area. On February 13, 2008, the City's Planning Board adopted a 
resolution to recommend that the City Council designate certain properties in one such area at 
the lower end of Main Street as an Area in Need of Redevelopment. On March 4, 2008, the 
Mayor and Council adopted a resolution to designate the subject properties as an Area in Need 
of Redevelopment. This area, called the South Main Street Redevelopment Area, is comprised 
of eleven (11) individual tax lots in the aggregate, some of which share common ownership, all 
located within two adjacent blocks between Main Street and Church and Moore Street and 
between East Atlantic Street and Washington Place. A process to select a redeveloper is now 
underway. 

In the period since the inception of the City's redevelopment initiative, the redevelopment 
case law has evolved to establish a new standard for consideration of properties as blighted. In 
the 2007 Gallenthin Realty v. Borough of Paulsboro case, the Court determined that reliance on 
the mere absence of desirable economic productivity pursuant to criteria (e) of the LRHL would 
not be acceptable evidence that a property was blighted (i.e. appropriate for condemnation as 
blighted and taking by eminent domain). This effectively raised the bar for communities seeking 
to make better use of poorly performing areas through the LRHL Area in Need of 
Redevelopment process. The new standard, while not clearly defined by the Court, requires a 
more in-depth analysis of the actual conditions of the property and findings that must include 
more criteria are met than simple underutilization (criteria e). The Court indicated that to be 
considered blighted, a property must be demonstrably deteriorated and likely to cause 
additional property around it to follow suit. 

The climate for government-driven redevelopment, in general, has shifted to one of public 
wariness of the use of eminent domain in the wake of perceived and actual abuses of this 
important redevelopment tool. This fact, combined with the current litigious and costly nature 
of the redevelopment area designation process has caused the City of Hackensack to suspend its 
earlier initiative to investigate multiple areas of the City as potential Areas in Need of 
Redevelopment. 

Discussion of the City's recent redevelopment activity is provided above, in Section IIIA. 

Areas in Need of Rehabilitation 
Despite the above circumstances, much of the City still clearly needs to be revitalized. A 

viable alternative to the use of eminent domain is available to the City for stimulating private 
redevelopment in the form of Areas in Need of Rehabilitation. This simpler approach to wide­
scale rehabilitation and redevelopment does not involve eminent domain but it provides a 
means for making substantial progress at minimal cost. 

The LRHL provides the following criteria for designating an area or an entire community as 
an Area in Need of Rehabilitation: 
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An area may be designated in need of rehabilitation by the Mayor and Council if 
it is determined that the area exhibits one of the following conditions: 

• A significant portion of structures in the area are deteriorated or substandard; 
there is a continuing pattern of vacancy, abandonment, or underutilization of 
properties in the area; and a "persistent arrearage" of property-tax payments; 
• More than half the housing stock in the delineated area is at least 50 years 
old, or a majority of the water and sewer infrastructure in the delineated area is 
at least 50 years old and is in need of repair or substantial maintenance. 

In addition, the Mayor and Council must determine that a program of 
rehabilitation, as defined in the LRHL, may be expected to prevent further 
deterioration and promote the overall development of the community. 

While the City's housing stock as of the 2000 US Census indicated that 45% was built before 
1960, it is probable that more discreet, yet fairly extensive areas of the City would qualify under 
the age of housing criteria. The age of water and sewer infrastructure may also qualify 
designation of the entire city as an Area in Need of Rehabilitation. 

The City's options for redevelopment in an Area in Need of Rehabilitation are basically the 
same as for an Area in Need of Redevelopment, except that eminent domain cannot be used 
unless a formal designation of one or more properties as an Area in Need of Redevelopment is 
made by the Mayor and Council. Thus, proceeding with the rehabilitation route does not 
preclude pursuing special properties for designation as an Area in Need of Redevelopment if 
needed later on. In addition, the rehabilitation designation requires a simple resolution (no 
public hearing or special notice required) by the Mayor and Council, thus avoiding the time and 
expense of a redevelopment designation study. 

The available options for an area designated as an Area in Need of Rehabilitation include the 
following: 

1. Planning for redevelopment is a collaborative process with property owners, rather 
than an adversarial one, resulting in a shorter path to actual re-investment in the 
designated areas. 

2. Property owners can be afforded a tax abatement over five years to allow their 
capital to be directed to property upgrades and expansions, which ultimately 
enhance the tax base due to the positive effects on the subject property and those 
around it. 

3. The City may prepare a redevelopment plan for any area designated for 
rehabilitation, select a redeveloper, provide special redevelopment zoning 
standards and design criteria and phase the development over a predetermined 
schedule. 

4. Off-site improvements can be accomplished without the need for meeting the 
"rational nexus" criteria. 

5. Each project can be guided by a redeveloper's agreement or simply the 
requirements of the redevelopment plan. 
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The Area in Need of Rehabilitation approach has been effectively used in a number of New 
Jersey municipalities and holds great promise for the City of Hackensack. Therefore, this report 
strongly recommends the pursuit of this approach in all areas of the City that meet the criteria. 
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VIII. MASTER PLANS IN NEIGHBORING COMMUNITIES 

Borough of Bogota 
The 2003 Master Plan for Bogota recommends rezoning of properties located in the 

Planned Development zone. This zone directly abuts the City's southeast boundary. The 
planned development zone has existed since the last master plan was adopted and no 
planned development has occurred on these parcels for the past ten years. Currently, these 
properties contain a driving range and have been there for a long time. The Borough's 
master plan therefore recommends that this area be zoned to 1-2 zone, which permits light­
industrial use, warehouses, and offices, indoor and outdoor recreational use. 

Borough of Hasbrouck Heights 
The 2003 Master Plan Reexamination Report recommends that the Borough should 

consider redeveloping portions of lands along Route 17, which directly connects Hasbrouck 
Heights to Hackensack City. However, these projects, if and when they are built, will not 
significantly impact Hackensack. 

Borough of Little Ferry 
The Borough's 2004 Master Plan Reexamination Report recommends significant 

redevelopment along the waterfront. The plan recommends developing the area around 
Bergen Turnpike and Valley Road intersection that currently contains an underutilized 
shopping center to be redeveloped to include hotel, high-end large retail anchors, 
restaurants and a mix of offices. The plan recommends redevelopment along the 
waterfront that would include low-rise (1-3 story) mixed-use development with an array of 
recreational amenities and pedestrian walkways along the riverfront. These recommended 
projects are consistent with the development currently occurring along River Street in 
Hackensack. 

Borough of Maywood 
The Borough of Maywood 2003 Master Plan recommends that redevelopment study 

should be undertaken for areas along the southwesterly side of the Borough that have 
access from Route 17. This, however, will not impact Hackensack. 

Borough of Paramus 
The 2005 Master Plan Reexamination Report recommends that the Borough should 

evaluate for any areas in need of redevelopment within the Borough. The Plan also suggests 
rezoning certain residential properties that directly abut the Maywood Borough boundary . 
However, this will not impact Hackensack. 

Borough of River Edge 
The Borough does not have any significant plans that would affect Hackensack. 
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Borough of South Hackensack 
The Borough prepared a land use element of the Master Plan in 2001; however, no 

changes are proposed at this time. 

Borough of Teterboro 
The 2006 Master Plan Reexamination Report recommends that the Borough should 

evaluate potential properties within the existing industrial area that are in need of 
redevelopment. 

Township of Teaneck 
The Township recently adopted its Master Plan, April 2, 2007. The plan recommends 

that some properties located centrally within the Township be rezoned. However, the 
proposed zone changes will not impact the City of Hackensack. 

Village of Ridgefield Park 
Portions of the industrial area that abut the Hackensack boundary to the east are being 

redeveloped. As a part of the riverside park system plan, a new bike path is proposed along 
the river. These improvements are consistent with the waterfront redevelopment projects 
that Hackensack and Bergen County are proposing. 
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IX. TABLE OF MASTER PLAN OBJECTIVES 

Table 1 below provides a listing of objectives and general goals from the 2001 Hackensack 
Master Plan. The right-hand column provides the new language for each objective with new 
language identified in italicized bold text. This master plan reexamination report hereby adopts 
the modified objectives and the unchanged objectives and goals. 
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TABLE 1. CURRENT AND MODIFIED HACKENSACK MASTER PLAN GOALS AND OBJECTIVES 

No. Type 2001 Objectives & Goals Modified Objectives & Goals (Italicized Text) 

Maintain and enhance the quality of established 

I Objective 
Maintain and enhance the quality of established neighborhoods in Hackensack and promote 
neighborhoods in Hackensack; compatibility of new development with existing or 

specifically defined character; 

Assist in the rehabilitation of areas in need of 
Encourage public and private redevelopment to assist in 

improvement and upgrading including utilization of State 
the rehabilitation of areas in need of improvement and 

2 Objective 
and Federal assistance programs, where applicable, as 

upgrading including utilization of State and Federal 

well as private efforts; 
Assistance programs, where applicable, as well as 
p ublic/private partnerships ; 

Provide housing opportunities and a variety of housing 

Provide housing opportunities and a variety of housing 
for various income levels of the population, including 

for various income levels of the population, including low 
low and moderate income housing, middle income 

3 Objective 
and moderate income housing, middle income housing 

housing and senior citizen housing; encourage multi-

and senior citizen housing; 
family and mixed-use development and redevelopment 
within the central business district and along the 
Hackensack River; 

Improve the quantity, quality and availability of parks and 
Improve the quantity, quality and availability of parks 
and open space including active and passive recreational 

open space including active and passive recreational 
facilities, neighborhood parks and environmentally 

4 Objective 
facilities, neighborhood parks and environmentally 

sensitive areas. Encourage open space within major 
sensitive areas and promote the establishment of a 

new developments and redevelopment. Promote the 
publicly accessible linear greenway (riverside) park along 

establishment of a publicly accessible linear greenway 
the Hackensack River; 

(riverside) park along the Hackensack River; 

Revise to "Protect the environment through the 
Preserve the environment including the preservation of ipreservation of wetlands and wetland corridors, 
wetland areas, stream and wetland corridors; the quality ipreservation and upgrading surface water quality of all 

5 Objective and purity of rivers and streams, protection of major rivers and streams, and protection of significant treed 
ridgelines and the significant treed areas and areas areas and areas designated as natural areas. Also 
designated as natural areas; p romote new construction that embraces sustainable or 

green building practices. " 
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TABLE 1. CURRENT AND MODIFIED HACKENSACK MASTER PLAN GOALS AND OBJECTIVES 

No. Type 2001 Objectives & Goals Modified Obiectives & Goals (Italicized Text) 

Promote historic conservation, preservation and adaptive 
Encourage adaptive re-use of historic and character-

6 Objective 
re-use where appropriate; 

defining structures, where appropriate; encourage 
context-sensitive design of replacement structures. 

Promote adequate community services for all portions of 

7 Objective 
Promote adequate community services for all portions of Hackensack with an emphasis on improving the quality 
Hackensack and adequacy of education, stormwater drainage, 

sewer, transportation, parking and recreation facilities; 

Improve and upgrade traffic circulation and safety 
Improve and upgrade traffic circulation and safety 
throughout the City, including the provision of additional 

8 Objective throughout the City, including the provision of additional 
passenger rail service and improved intermodal 

passenger rail service. 
transportation facilities; 

Promote and expand economic opportunities in 
Promote and expand economic opportunities in Hackensack in order to maintain job opportunities and 

9 Objective Hackensack in order to maintain job opportunities and the the economic well-being ofHackensack's citizens; 
economic well-being ofHackensack's citizens; encourage the non-institutional expansion of the health 

services sector within Hackensack; 

Promote and upgrade the downtown area of Hackensack, 

10 Objective 
Promote and upgrade the downtown area of Hackensack, including the four spheres of influence with an emphasis 
including the four spheres of influence on assuring a vibrant, mixed-use and appealing 

downtown; 

Promote upgrading surface water quality of all rivers and 
II Objective streams entering Hackensack and preserve water quality Merged with Objective 5 

within the City 

Incorporate the general purposes of the Municipal Land 
12 Objective Use Law as part ofHackensack's Master Plan including No change. 

the following 
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TABLE 1. CURRENT AND MODIFIED HACKENSACK MASTER PLAN GOALS AND OBJECTIVES 

No. Type 2001 Objectives & Goals Modified Ob.iectives & Goals (Italicized Text) 

To encourage municipal action to guide the appropriate 

13 
Gen. Goal per use or development of all lands in this State, in a manner 

No change. 
MLUL which will promote the public health, safety, morals and 

general welfare; 

14 
Gen. Goal per To secure safety from fire, flood, panic and other natural 

No change. MLUL and manmade disasters; 

15 
Gen. Goal per 

To provide adequate light, air and open space; No change. MLUL 
To ensure that the development of individual 

16 
Gen. Goal per municipalities does not conflict with the development and 

No change. MLUL general welfare of neighboring municipalities, the county 
and the State as a whole; 

To promote the establishment of appropriate population 

17 
Gen. Goal per densities and concentrations that will contribute to the 

No change. 
MLUL well-being of persons, neighborhoods, communities and 

regions and preservation of the environment; 

Gen. Goal per 
To encourage the appropriate and efficient expenditure of 

18 public funds by the coordination of public development No change. MLUL 
with land use policies; 

To provide sufficient space in appropriate locations for a 
variety of agricultural, residential, recreational, 

19 
Gen. Goal per commercial and industrial uses and open space, both 

No change. 
MLUL public and private, according to their respective 

environmental requirements in order to meet the needs of 
all New Jersey citizens; 

To encourage the location and design of transportation 

20 
Gen. Goal per routes which will promote the free flow of traffic while 

No change. MLUL discouraging location of such facilities and routes which 
result in congestion or blight; 
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TABLE 1. CURRENT AND MODIFIED HACKENSACK MASTER PLAN GOALS AND OBJECTIVES 

No. Type 2001 Objectives & Goals Modified Objectives & Goals (Italicized Text) 

Gen. Goal per 
To promote a desirable visual environment through 

21 creative development techniques and good civic design No change. MLUL 
and arrangements; 

To promote the conservation of historic sites and districts, 

Gen. Goal per 
open space, energy resources and valuable natural 

22 MLUL resources in the State and to prevent urban sprawl and No change. 
degradation of the environment through improper use of 
land; 

To encourage planned unit developments which 

Gen. Goal per 
incorporate the best features of design and relates the 

23 type, design and layout of residential, commercial, No change. MLUL 
industrial and recreational development to the particular 
site; 

24 
Gen. Goal per To encourage senior citizen community housing 

No change. MLUL construction; 

To encourage coordination of the various public and 

25 
Gen. Goal per private procedures and activities shaping land 

No change. MLUL development with a view oflessening the cost of such 
development and to the more efficient use ofland; 

26 
Gen. Goal per To promote utilization of renewable energy resources; 

No change. MLUL and 

To promote the maximum practicable recovery and 

Gen. Goal per 
recycling of recyclable materials from municipal solid 

27 MLUL waste through the use of planning practices designed to No change. 
incorporate the State Recycling Plan goals and to 
complement municipal recycling programs. 
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