DOWNTOWN LAND USE PLAN





The Downtown Land Use Plan element is divided into Four component sections or spheres of influence. These four segments are identified as follows:





1.	Government/Office Sphere of Influence


2.	Balancing, Educational and Cultural Sphere of Influence


3.	Traditional Retail Sphere of Influence and


4.	Retail/Housing Sphere of Influence





Excluding public streets, the area for the four segments of influence totals 382.6 acres or 14.9 percent of the total area of the City. As noted in Table 46, lie largest area represents the Banking, Educational, Cultural Sphere of Influence and the smallest area is the Retail/Housing Sphere of Influence.





Table 46


Size of Spheres of Influence


Main Street Corridor1999





Spheres of Influence			Area in Acres


Governmental Office 				108.5


Banking, Educational, Cultural		115.1


Traditional Retail				  89.0


Retail Housing					  66.7


Total						382.6





Land Use Plan-Government/Office Sphere of Influence





The Government Sphere of Influence recognizes Atlantic Street. an east-west thoroughfare, as a major break point between office and general commercial uses along Main Street. The area to the south of Atlantic Street, extending to the Court�house and the construction of the County Administrative building is overwhelmingly developed with office and support facilities





The land use plan suggests the area be considered for rezoning to a new office district reflective of the current character of the area and consistent with the FRA recommendation ‘Not counting the free standing Sean, that the remaining retail (space) should occupy about half the current space.





As noted in the land use plan, substantial areas of the downtown area are recommended for non-retail use consistent with the ERA recommendations. Furthermore, areas are also suggested as potential public/private redevelopment.





The Bergen Record and the County Courthouse Administrative Complex are proposed to continue in their present capacity.





In recognition of their existence, the Costco and Pep Boys sites are proposed for a general commercial zone. South of the Costco site, the plan suggests a continuation of the present industrial use on an interim basis,. for the next five to ten years, in order to implement some of the other downtown master plan recommendations.





There are currently four City public parking lots serving the area. Three of these are located on the west side of Main Street with a combined total of. 351 parking spaces.. A small lot, with 26 parking spaces is located cast of Main Street in the vicinity of office development.





The Government/office Sphere Plan recognizes the need for additional parking to serve both the limited retail and office components of this sphere. The Plan also incorporates the potential for a movie complex, or hotel complex to serve the downtown area.





Accordingly, the Government/office Sphere of Influence Plan suggests that investigation be given to the two block area bounded by River and Old River Streets on the east, Bridge Street on the south, Moore Street on the west and Mercer Street on the north. This 5.5 acre area is designated as a possible public/private redevelopment area and could serve as a site for a multi-screen movie complex a hotel complex, and/or as a site for multi-story public parking garages for the retail/office/government, movie theater, train station uses in the area.





The Plan also identifies both existing and proposed pedestrian walkways that are designed to link interior parking areas with development activity along Main Street.





Some of the public parking lots should be provided with the requisite number of handicapped persons parking spaces. Furthermore, a plan should be established to provide for a greater number of short term parking spaces for the shopping public.





Land Use Plan-Banking, Educational and Cultural Sphere of Influence





The Main Street corridor termed the Banking Educational and Cultural Sphere, extends from the New York Susquehanna and Western Railroad right-of-way to Passaic Street. Typical of an older downtown area, this five block area consists of a number of office buildings, major banking facilities, restaurants and a variety of retail uses interspersed with one another. The street also contains the Bergen County Community College facility, which opened in the Pall of 1999. Main Street also is served by the Johnson Public Library.





Moore Street, situated to the east of Main Street, contains a number of office and banking facility uses as well as a private multi-story garage.





River Street, a major thoroughfare in Hackensack, is primarily occupied by automotive related uses extending the full width of this sector. Due to the nature of the automotive sales, land uses tend to be underutilized in terms of automotive storage of new and used vehicles. Other functions such as automobile related services, such as tires, collision work, gas stations and the like do not relate well to the compact pedestrian related type uses in the downtown area. This area also contains a greater lot depth extending to the Hackensack River, and could provide an area of greater retail and residential use, a condition that is presently lacking along Main Street.





State Street situated west of Main Street, is primarily developed with office uses and parking facilities, supplementing some of the uses along Main Street. The plan calls for the continued use of this Street for office and related uses. The east side of Union Street contains a variety of uses including some residential, office and institutional functions. The majority of this area is proposed for residential uses to correspond with development and zoning situated on the west side of the street.





Public parking in the area, excluding parking at City Hall and the Library consists of two lots-one located west and the other east of Main Street. Lot D contains 131 parking spaces. The Plan suggests that access from Camden Street might be provided in the future. The City has purchased a large vacant lot north of Topps Cleaners on the west side of State Street to be utilized for additional parking space.





Parking in Lot C located between the Salem Street Extension and the Midtown. Bridge Approach serves Foschini Park, the two commercial-recreation uses in the area and some of the nearby development, but is not particularly convenient for development along Main Street and Moore Street.





Additional parking, particularly garage parking should be considered for this area.





The Plan for the area suggested that investigation be given to several sites as possible public/private redevelopment areas. These include the entire easterly side of River Street extending from the railroad to the extension of Passaic Street. This area could serve as a major redevelopment program due to its relative size, access to River Street, a major thoroughfare in Hackensack, and its proximity to the present Main Street and the potential train station for the Susquehanna Railroad. Nearby uses could include apartment uses overlooking the river and/ or one or more parking garages. Commercial redevelopment for this area also has potential.





The central portion of Main Street includes two potential public/private redevelopment sites. One site is located on the east side of State Street including two private parking lots and an office building situated between Berry and Camden Streets. The other area also represents a private parking lot immediately north of the railroad on the east side of State Street.





The former Fox Theater located on the south side Berry Street could serve as a private redevelopment site, as a mid-rise office building atop a parking garage or as a potential public parking area.





Similar to the Government/Office Sphere of Influence, this plan suggests pedestrian walkways designed to link interior parking areas with development activity along Main Street. These public parking facilities should be provided with the requisite number of handicapped parking spaces. Furthermore, a plan should be established to provide for a greater number of short term parking spaces for the shopping public.





Land Use Plan-Traditional Retail Sphere of Influence





This sphere of influence centers upon the Sears Roebuck building complex located north of Anderson Street between Main and River Streets. No changes are proposed in this development component. Similarly, no changes are recommended for the Johnson Memorial Park located to the east of River Street, north of Anderson Street.





The east side of Main Street, south of Anderson Street extended to Passaic Street has developed with general commercial uses extending to Passaic Street. No change is recommended far this area.





The west side of Main Street contains several clusters of office, service and banking uses. The plan proposes to create a new office zone for these areas of concentrated office use including an area extending (From Euclid Avenue to Clinton Place and from Ward and State Streets to Passaic Street.)





The area clustered around the Anderson Street Park currently contains a number of churches and apartment houses. No change is recommended for this village-green area. However due to the age of some of these buildings, code enforcement and rehabilitation are activities that should be pursued in order to retain the character of the neighborhood.





Commercial development along Anderson and Linden Street is recommended for neighborhood commercial uses. This recommendation was also proposed in the 1990 master plan. A proposed municipal parking lot located on the north side of Anderson Street is proposed to provide general parking facilities for the area due to the character of the surrounding area, Euclid Avenue, Clinton Place, Maple Avenue and development in the Park Avenue - Passaic Street area are proposed for medium density residential use.





The east side of River Street, extending between Anderson and Passaic Streets is currently developed with a number of automobile related uses. This portion of River Street extending to the Hackensack River has a limited lot depth, narrowing down to less than 100 feet. The land use plan recommends that this area be considered as a public/private potential redevelopment area, particularly for mid to high--rise apartment uses.





There is only one City parking lot serving the area. Parking in the neighborhood commercial area and for some of the older apartment buildings is needed.





Potential zoning changes include the designation of Anderson and Linden Streets [or neighborhood commercial uses, zoning for certain areas along Passaic Street, potential apartment use along the east side of River Street and office zoning for the west side of Main Street.





Land Use Plan- Retail/Housing Sphere of Influence





The Plan recommends that the Target site and the general area be designated as a retail/housing sphere of influence. The recently constructed Target property will have a major economic impact upon Hackensack.





Given the dominance of office uses in the area, nearby residential development. extensive traffic volumes along Hackensack Avenue and the extensive length of the Main Street corridor, the Plan recommends that consideration be given to developing this site for general commercial development. This concept suggests that these types of uses would be compatible with the established existing neighborhood.





The east side of Hackensack Avenue roughly between Temple Avenue and University Plaza Drive and the former Lincoln Mercury site will likely be redeveloped for commercial use. This three block area is in generally poor condition. This area is a likely candidate For potential redevelopment due to its proximity to the University Plaza office complex and other development in the area.





The remainder of the Retail/Housing Sphere of Influence remains similar to present conditions. The University Plaza/Fairleigh Dickinson College complex would remain in its present status. Commercial uses fronting the east side of Hackensack Avenue would also continue.





The existing garden apartment complex along the east side of Main Street will be established and a neighborhood commercial zone would be established for the existing stores located south of the present Target site.





The west side of Main Street would be reestablished as an office development extending along Main Street. Ross and Euclid Avenues would continue to be developed and zoned for residential purposes.





No public parking facilities are contemplated for this area.





