LAND USE PLAN ELEMENT





The Hackensack Planning Board adopted a master plan in the Summer of 1982 and again in 1999. The 1990 Master Plan, prepared by the firm of Kasler Barovick and Associates, updated the earlier master plan. The Master Plan for the year 2U01 reaches the following conclusions.





The master plan for the City of Hackensack is a statement of the objectives, policies and specific recommendations for the Hackensack Planning Board, which has been prepared in accordance with the provisions and requirements of the New Jersey Municipal Land Use Law.





It is the intent of the Hackensack Master Plan to guide and direct the future use of land in the City in a manner which will best protect the public health and safety and promote the general welfare. It provides specific recommendations to guide future private and public development, public facilities and services and the development and design of appropriate transportation facilities.





Hackensack is a multi-dimensional community. The City serves as the County seat of Bergen County and contains one of the leading medical centers in the State, the 1-lackensack University Medical Center. The City ranks among the leading retail centers in the Northern New Jersey area and ranks fifteenth highest in the State of New Jersey. Moreover, Hackensack serves as a major employment base in the region. in 1997 there were 35,431 jobs in the City, the second highest in Bergen County.





One of the major changes from earlier master plans is the use of a lot-line base map which was prepared utilizing Geographic Information Systems (GIS). This technology affords a greater degree of accuracy and enhanced level of clarity. GIS also allows for a greater recognition of unique patterns that exist within various portions of the City.





The following sections of the Master Plan wilt provide an analysis of each of the land use categories and recommendations proposed in the Master Plan for the new millennium.





The 1990 and use plan, in recognition of the need for greater detail and differentiation, proposed eight residential categories based upon land use densities, housing affordability and environmental characteristics. These categories are continued in the current master plan and are further described in the following portions of the Master Plan.





Low-Density (Single-Family) Residential Use





Single-family residential use is proposed for three general areas of 1-lackensack. The overall density of development is approximately S dwellings units per acre. These three areas are noted as follows:





The northwestern portion of Hackensack generally extending west of Main Street, Grand Avenue and Clarendon Place and north of Passaic Street, except for the three block are of Hamilton Place, Anderson Street and Lookout Avenue;





The west central portion of the City generally located south of Passaic Street along both sides of Summit Avenue westward to the Maywood Borough line except for garden apartment development along the Esplanade and Tracy Place and the southwestern portion of the community generally located south of Essex Street and west of Polifly Road to Route 80, to the Lodi border.





The Master Plan recommends that consideration be given to larger lot sizes (or law density areas where appropriate).





Low-Moderate Density (One and Two-Family, Townhouse) Residential Use





The 1990 Plan recommended townhouse types of uses also be permitted with low-moderate density residential uses. The three areas recommended for low-moderate density residential use are identified as follows:





The central portion of Hackensack located south of Passaic Street and north of the New York Susquehanna and Western railroad, extending from High Street to Third Street and De Wolf Place.





The southeastern portion of the City extending from Campbell Avenue on the north and east to South State Street, along Washington Avenue and north of Route 80.





A small area north of Moonachie Road west of Hudson Street and south of Vreeland Avenue.





These recommendations remain the same as proposed in the 1990 Master Plan.





Moderate Density Residential Use (Two Story Apartment Use)





A total of seven areas are recommended for moderate density residential use. This is equivalent to areas which permit two story apartment buildings as well as townhouse .and one and two-family residences.





Those areas include:





•	The Esplanade area south of Passaic Street and north of Club Way;


•	The Cambridge Terrace-Arcadia Road, Berkshire and Tracy Place areas;


•	The east side of Polifly Road;


•	The Vreeiand Avenue area;


•	The south side of Kansas Street east of South State Street;


•	The Hudson Street-Moonachie Avenue general area south of Route 80;


•	The area south of Van Wetering Place.





Moderate Density Residential Use (Three Story Apartment Use)





The areas designated for moderate density use would permit one and two-family residences, townhouses and three-story apartment uses. The land use plan map designates the area as moderate density-3





Moderate Density-3 areas include the following:





•	Grand Avenue extending from Euclid Avenue to Main Street and


•	The Hamilton Place area including Hamilton Place from Vanderbeck Place to Prospect Avenue, the south side of Anderson Street from Vanderbeck Place to Prospect Avenue,. the north side of Anderson Street from Clarendon Place to Prospect Avenue, both sides of Lookout Avenue from Clarendon Place to Prospect Avenue and the east side of Vanderbeck Place.





The 1990 Master Plan recommended these moderate density residential areas.





Medium Density Residential Areas (Areas of Four and Five Story Apartment Use)





There are a total of eight areas recommended for medium density residential use in the Land Use Plan Element. Areas recommended (or medium density housing are noted as follows:





•	The north side of Anderson Street from Linden Street to Clarendon Place;


•	The Anderson Street-Anderson Park Green immediate neighborhood;


•	The Clinton Place to Clarendon Place corridor;


•	The Passaic Street corridor from First Street westward to Summit Avenue;


•	The west side of Linden Street opposite the neighborhood commercial


development on Linden Street;


•	The area south of Passaic Street along both sides of Union and Park Streets;


•	The South Summit Avenue-Pleasantview Avenue area; and


•	The East Pleasantview Avenue area, west of Polifly Road.





Areas for high density residential housing are confined to the Prospect Avenue corridor extending from Passaic Street to Thomspon Street. The area also includes Overlook Avenue to Comet Way and the south side of the Beech Street extending to Second Street.





Hackensack Housing Authority





The Housing Authority of the City of Hackensack maintains 504 units of low and moderate income housing units. These include 144 housing units at Oratam Court, 50 units each at Ostrowski and Barsalona Courts, 100 units each at Berkie Gardens and Widnall Towers and 60 Units at Dizenzo Court.





Due to lack of Federal monies to assist in the development of additional housing, no new housing, under the auspices of the Housing Authority is anticipated in the near future.





These six Housing Authority sites are incorporated in the Housing Element section of the Master Plan.





Affordable Housing





The 1990 master plan proposed to rezone certain lands along the Hackensack River from industrial and commercial use to a category of Affordable Housing extending southward from the Public Service properly to East Moonachie Road.





No affordable housing was constructed as a result of these recommendations. The year 2001 Master Plan has recommended that Hackensack seek a vacant land adjustment under the rules and provisions of the Council on Affordable Housing (See 1-lackensack Fair Share Housing Plan Element portion of the master plan.)





Planned Residential Development





The 1990 Master Plan designated a 7.5 acre site opposite Berry Street on the east side of River Street as a planned residential development. In the ensuing eleven years, he subject property has not changed its use nor have any PRD provisions been forthcoming. The planned residential development classification has been deleted.





COMMERCIAL LAND USE





The Land Use Plan Element establishes eight categories of commercial utilization based upon the functional nature of these uses. These are noted as follows;





Central Business District





The Hackensack Central Business District (CBD) has been divided into four segments or spheres of influence. These include the Government/Office Sector, the Banking, Educational and Cultural Sphere, the Traditional Retail sector and the Housing/Retail Sphere. The master plan, recognizing the significant role played by these spheres, has undertaken a detailed plan for these four quadrants which are presented in the following section of the master plan.





Regional Shopping Center





The Riverside Square Mall, located at the intersection of Hackensack Avenue and Route 4 westbound is one of the dominant shopping centers in northern New Jersey. As noted in the section relating to economic overview, Hackensack stands as the community with the 15th highest volume of retail sales in the State, in no small measure due to the impact of the 32 acre Riverside Square Mall. The mall has recently received a cosmetic facelift’ as the interior of the mall has been greatly upgraded.





Due to the significant role the Riverside Mall plays in the region, the master plan for Hackensack proposes to place this facility in a new commercial category entitled regional shopping center. The present zoning ordinance places the mall in a general commercial category.





Community Shopping Center





Three areas are proposed for classification as community shopping centers. The area bounded by Route 17 southbound, South Summit Avenue and lands abutting properties on the north side of Pleasantview Avenue are designated in a new classification-community shopping center.





The area contains a number of stores and facilities which serve community-wide shopping needs of the City. This includes the Pathmark and the 88000 square foot Summit Plaza Shopping Center including the Grand Union supermarket.





The concentration of two supermarkets and expansive parking facilities has established this community-wide shopping center. Previously, the area was zoned for commercial manufacturing purposes.





The Bradlees shopping area which was expanded during the 1990’s to include Bradlees, Pathmark and Staples. on the easterly side of Hackensack Avenue is also classified as a community shopping center.





The third community shopping center is located on South River Street, south of Interstate 80.


The facility was competed several years ago and is known as the Riverfront Plaza and is anchored by the Shoprite supermarket.





Neighborhood Commercial Uses





There are a number of areas in Hackensack that function as neighborhood commercial areas. Local shops and services are provided that are frequented primarily by residents of the immediate neighborhood as opposed to the traveling public or highway-oriented type of uses. Typically, these uses include grocery stores, drug stores, candy shops, barber shops or beauty parlors and perhaps a tailor or baker. In total five neighborhood commercial areas are identified in the Plan as follows:





•	The upper Main Street area in the vicinity of Spring Valley Avenue	


•	The Anderson-Linden Street Area


•	The Passaic Street-Esplanade Area


•	The First Street-Central Avenue Area


•	The Essex Street-Summit Avenue Area. This area has been recommended for


 	redevelopment.





These areas are generally zoned B-I in the present zoning ordinance.





Office Development





There has been a significant amount of office development that has occurred in Hackensack during the last two decades. A total of nine general areas have been identified which are designated for office development purposes. These include the following





•	The west side of Hackensack Avenue north of Route 4 including the three


 	Continental Plaza Office building complex


•	The Fairleigh Dickinson office building complex and the general area extending


from Kotie Place on the north, Temple Avenue and an area south of University


Plaza Drive.


•	The Hekemian Office complex at Clinton Place and Main Street.


•	The area of the central business district extending from East Camden Street to


 	Bridge Street between Moore and River Streets.


•	The area west of the central business district along the west side of State Street


 	extending from the Middle School to Essex Street.


•	The Hudson Street-lower Essex Street corridor.


•	The east and west sides of Main Street between University Plaza Drive and


Passaic Street.


•	The north side of Kansas Street to South Stale Street.


•	The east side of Hudson Street from Henry Street to the Little Ferry Border.





Many of these areas are further discussed in the Downtown Plan portion of the Master Plan.





Planned Commercial Development





The 1990 Master Plan recommended two areas be developed as planned commercial developments. These included the east side of River Street extending along the Court Street Bridge south beyond East Kansas Street and the Packard-Bamberger property.





Since neither area has truly developed as a planned commercial development, the land use plan deletes this category. The former site is now occupied by Pep Boys and Costco and the latter site has recently been constructed with a Target store.





Centralized Commercial Uses





Generalized commercial uses are functional uses that provide general commercial services including highway related functions, and sales and services of a generalized commercial nature.





A total of nine areas are identified in the Hackensack land use plan element as follows:





•	Commercial uses along Route 4,


•	The west side of Hackensack Avenue extending from Temple Avenue to Devote


Place.


•	The Main Street-Hackensack Avenue corridor extending from Temple Avenue to 


Anderson Street including the Sears building complex.


•	The southside of Essex Street extending from the Lodi border to the neighborhood


 	commercial uses in the area.


•	The west side of Polifly Road from Essex Street generally to the Hasbrouck


 	Heights border.


•	The Hudson Street area between Kansas Street and Interstate Route 80.


•	The Passaic Street corridor from Union to First Streets.


•	Both sides of South River Street extending from the Little Ferry)’ border generally


 	to Court Street.


•	The upper Main Street area.





Redevelopment Areas





The land use plan element suggests that three areas be considered as redevelopment areas in the future.





The first area extends between River and Moore Streets south of the Susquehanna Railroad to Bergen Street. The site is the present location of a County office building, the bus transfer station, the Guy-Ross chevrolet automobile dealership and several private parking lots.





Due to the proximity of this two block area to Main Street, its relationship to the possible extension of passenger service on the Susquehanna rail line, the area could prove to be an appropriate area for a movie complex or a major office building and a major parking structure to not only serve the area, but passengers utilizing the light rail transit system and the occupants of the site.





A second area that is likely an eligible area for redevelopment lies along the east side of River Street, north of the Susquehanna Railroad extending to Anderson Street and to the Hackensack River. This area, predominantly developed with automobile sales establishments and related sales and services, could serve as a significant area for mid-rise to high-rise apartment uses. The relative proximity to. the River and a proposed riverwalk greenway system the proximity to retail sales and services could work in a symbiotic manner. The area could also provide for additional retail and service uses to augment downtown uses along Main Street.





In addition, the City of Hackensack is considering another redevelopment area along Essex Street in the vicinity of the train station along Essex Street. This general area contains the following approximate boundaries:





A southern boundary that runs along State Street between Sussex and Kansas Streets, then moving west on Kansas Street until Hobart Street, then turns south to Lodi Street, then west onto Lodi Street to the Railroad, then north along the Railroad to Essex Street, and continuing eastward along Sussex Street to the border at State Street.





The master plan designates this potential redevelopment area as a mixed use area.


