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INTRODUCTION

The Municipal Land Use Law (MLUL), at NJ.S.A. 40:55D-89, includes the following
statement relative to the petiodic examination of a mumnicipal Master Plan, as amended in

May 2011:

The governing body shall, at least every ten years, provide for a general reexamination
of its muaster plan and development regulations by the planning board which shall
prepate and adopt by tesolution a Report on the findings of such teexamination, a
copy of which Report and resolution shall be sent to the county planning board and
the munidpal cletk of each adjoining mounicipality. The first such reexamination shall
have been completed by Avgnst 1, 1982, The next reexamdpation shail be completed
by August 1, 1988. Thereafter, a reexamination shall be comp]f:ted at least once every
10 years from the previous reexamination.

Betgenficld last adopted a comprebensive Master Plan on Aungust 15, 2005, Previously the
Borough had adopted a Master Plan Reexamination Report on August 1, 1994, a Housing
Plan Element dated Janoary 1992 and adopted on July 12, 1993, a Master Plan
Reexamination Repott on July 25, 1988, a Master Plan Reexamination Report on July 12,
1982, and a report entitled Addendn fo Corgprebensive Master Plan Proposale-1966, adopted in

TJune 1966,

STATUTORY REQUIREMENTS

The Municipal Land Use Law (MLUL) sets forth the following five questons to be
addressed in prepating the Reexamination Report:

- G 40:55D-89a

C. 40:5512-8%h

C. 40:55D)-89¢

C. 40:55D-8%d

Tke major problems and objectives relating to land development in
the municipality at the time of the adoption of the last reexamination
Report.

The extent to which such problems and objectives have been reduced
or have increased subsequent to such date,

-The extent to which there have heen significant changes in the

assumptions, policies and objectives forming the basis for the master
plan or development regulations as last revised, with particular regard
to the density and disttibution of population and land uses, housing
conditions, circulation, conservation of natural resources, enetgy
conservation, collection, disposition and recycling of designated
recyclable materials, and changes in State, county and municipal
policies and objectives.

The spéciﬁc changes fot the master plan or development regulations,

i any, including underlying objectives, policies and standards, or
whether a new plan of regulations should be proposed.
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C. 40:55D-8%¢ The recommendations of the planning board concerning the
incotporation of redevelopment plans adopted pursuant to the
“Local Redevelopment and Flousing Law”, P.L. 1992, c. 79 (C.
40A:12A-1 et seq) into the land use plan element of the municipal
master plan, and recommended changes, if any, in the local
development regulations necessaty to cffectuate the redeveloptent
plans of the mumnicipality.

Section I ’ )
[40:55D-89a] The major problems and objectives relating to fand development in the
musnicipality at the time of the adoption of the last reexamination Repott.

The Bergenfield Planning Boatd adopted. a comprehensive Master Plan in August 2005
comptised of a set of Goals and Objectives and a “Statement” regatding the Borough’s
Master Plan with regard to those of sutrounding municipalities, the Bergen County Master
Plan and the State Developmeot and Redevelopment Plan, and five Plan Elements
(Fousing, Land Use, Circulation, and Utdlities). The 2005 Master Plan Goals and Objectives

wete as follows:

Goals
1. Preserve existing residential neighborhoeds 2ad offer a varety of housing types.

2. Maintain and upgrade community facilies through modern, efficient and
strategically located facilities.

3. Recognize and develop the potential of the Borough as a regional center for this area
of Bergen County.

4. Continue efforts to enhance the downtown business district by encouraging business
development in concert with streetscape and facade improvement programs alang
Washington Avenue.

5. Discoutage deviations from cstablished land use patterns that would permit
incompatible and/or conflicting land nses from development adjacent to one
another; and wherte approprate arend zoning to prohibit incongruous Jand uses.

6. Provide zoning standards that are consistent with established and anticipated land
use patterns in oxder to reduce the number of non-conforming land uses and lots
andd vatiance requests and to encourage residents and taxpayers to make

- improvements to their dwellings.
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Objectives

Housing

1. Continue to provide the Borough’s “fair share” of low and moderate-income housing in
the future.

2. Maintain the diversity of housing, but encoutage infill and stabilization of current
residential areas.

Land Use '

1. Support the upgrading of substandard propertics through the Borough through code
enforcement efforts, zoning ordinance amendiments, and othet initiatives.

2. Encourage residential development in locations and at densities that are compatible with
existing development. ‘

3. Continue efforts to enhance the downtown business disttict by encouraging business and
appropdate non-tesidential, mized-use devclopmcnt along Washington Avenue and
throughout the downtown business district.

4. Develop a program to identify the development potential of reiﬁaining underdeveloped
and/or vacant parcels and provide through the zoning otdinance for development and
redevelopment options at a scale consistent with the Borough’s pattetn of development.

5. Cleatly define commercial and light industrial areas of the Borough and provide effective
buffers and other measures fo minimize potential impacts on residential areas.

Circulation

1. Seek support from County, State and Federal officials for the reactivation of the West

Shore Railroad* for commuter service and the implementation of improvements along
the raflroad right-of-way and at grade crossings to improve citculation throughout the
Borough.

(* Now koown as the CSX River Line)

2.

3.

Channel through traffic to major streets and discourage it in residential neighborboods.

Provide for adequate parking and on-site loading facilities for future development and
redevelopment.,

Improve and expand pedestrian and biéyclc connectons.
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Community Facilities

1. Provide community facilities that address the changing demographic characteristics of
the Borough. '

2. Continue to offer an array of secreational and cultural programs and opportunities for all
segments of the Borough.

3. Coordinate construction of improvements with the Borough’s Capital Improvement
Program so that the community facilities are available when needed,

4, Utilize school facilifes in an efficient manner as both education and recreational
resources.

5. Preserve and enhaoce patk and recreation facilities in the Borough to meet the needs and
demands of residents.

6. To safeguard the hetitage of the Borough by the establishment of an histotic zone in
order to conserve and preserve resources that reflect the elements of its cultural, social,
economic, architectural, historde and archeological heritage.

7. To foster civic ptide in the beauty and.accomp]ishments of the past and appreciation of
the Borough’s historic resources for the education, pleasute and welfare of the
Borough’s citizens,

8. To further the public’s knowledge of the history and development of the Borough as
well as appreciation of the Borough's histode sites.

9. To encourage beautification and ptivate investment in the Borough.

Utilides

1. FEocourage the efficlent management and tegulation of stormwater through ‘the

. implementation of appropriate guidelines that will prevent future drainage problems and
provide for envitonmentally sound land use planning, and complete a stormwater
management plan for Metzlers Brook.

2. Rehabilitate and uvpgrade the sewer and water systems that setve the Borough in

accordance with Federal, State and local guidelines.

The foliowing wete identified as problems and/ot objectives in the 2005 Master Plan to be
addressed: '
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Land Use Plan

RESIDENTIAL ZONE DISTRICTS

R-40 Single Family Residential

m  Review conditional uses to ensute consistency with suounding single family
development

= Maxtmum building height should be changed stories from 35 feet or 2.5 storles to 30
feet or 2 stoties
m  FHstablsh maximum impetvious lot coverage

R-15 Single Family Residential
*  TImplement 40 percent impezvious lot coverage standard
@ Change permitted building height from 35 feet or 2.5 stoties to 30 feet or 2 stoties

R-6 & R-5 Single and Two-Family Residential
= Implement 35 percent impervious lot coverage standard for R-6 zone and 40 percent
for the R-5 zone.
®  Change permitted building height from 35 feet or 2.5 stotes to 30 feet or 2 stoties
®  Establish additional standards for houses of wortship to enhance buffer, signage and
parking '

R-M Multi-Family Residential
m  Consider townhouses and “other apartment-type buildings other than garden
apartments” to promote design flexibility
B Change permitted bullding height for multifamily buildings other than townhouses
to 40 feet and 3 stordes; townhouse buildings should be 30 feet and 2 stosies
= Parking requirements per RSIS

COMMERCIAL ZONE DISTRICTS

B-1 & B-2 Business ) :
=  TPermitted and conditional uses should be consistent with §186-64 Conditional Uses
»  Limit development to non-residential uses only

M-Industrial & Automotive -
= Permitted and conditional uses should be consistent with §186-64 Conditional Uses

m  Hstablish maximum impervious lot coverage standard of 70 percent.

ADDITIONAL RECOMMENDATIONS

The 2005 Master Plan’s Land Use Plan Element also identified a number of modifications to
the Borough’s site plan and subdivision regulations. These ate summatized as follows:
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() Drtveways

Limit width to 19 feet or 40 percent of property frontage with a cap of 25 feet in
width and maintain a sethack of at least two feet from propetty line.

2. No circular driveways on lots with less than 100 feet of frontage.

3. Limit of one cutb cut for lots with less than 100 feet of frontage. Circular dhveways
on Jots with frontage of 100 feet or more permitted to have two curb cuts.

4. Curb cuts limited to mazimum opening of 20 feet.

5. Drdveway pavement to consist of one of the following: concrete, asphalt, brick
pavers, crushed stone (ted ot blue stone chips) and/or turf pavers.

6. Permit from Building Department to be secured for “any resident wirking 1o siden, alier,
construct or repair” a driveway with appropriate details and survey.

7. Driveways “constructed, installed, or extended shall not interfere with and/ or alter any existing
Borough sidewalk.” *

(b Gurages
1. All new one family dwellings required to provide at minimum a one car garage.
2. Al new two family dwellings requited to provide at minimum a two cat garage.
3. Convession of any new or existing garages into a living space is [to be]strictly
prohibited.

{c) Parking
1. Parking on “non-driveway”® ateas on tesidential lots should be prohibited.

2. Residental patking standards should be updated to reflect RSIS (Residential Site
Improvement Standards). “The residentinl parking requirenent should be stringensly enforced
by the Planning Board and Board of Adjusiment so that the number of on-site parking spaces in
the Borough is maimized, and the reliance on on-strest parking is minimized”*

3. Parking standards for auditotium and assembly halls should be based on gross floor
atea tather than number of seats.

4. Patking standards for retail “ir bigh for a densely settled municipality and shonld be reduced

from 6 per 1,000 square feet of gross Jeasable area to 5 per 1,000 square feet of gross floor area.™

5. Industtial padking standard is “alo high and should be reduced from T space per 300 square

feet of gross leasable area 1o 1 per 500 1o 1,000 square feet of gross floor area”™

6. With respect to restautants, “consider removing the condition that requirer restanrants to adbere

to the parking standard” in the conditional use section of the ordinance because any

deviation requires a ‘d’ variance.

t Borongh of Betgenfield - August 2005 Master Plan, Land Use Plan Element, page 31.
2 Thid. Page 31 .

3 Tbid. Page 31.

4 Thid. Page 31.

5 Thid. Pages 31-32. /
$Tbid. Page 32.

7 Thid, Page 32.
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(d) Sight Tdangles
1. Amend §186-45 to permit only “open” fences and embankment obstructions within
required sight triangle.

(2) Shade Trees
1. Borough’s Shade Tree Committee recommends increased penalties for ttee removal
from public rght-of-way and also recommends “standards for shade trees and other
landseaping in relation to the site plan and subdivision design siandards shonld be enbanced to
provide for improved aesthetios and environmental benefits.””

(f) Procedural Matters
1. Amend §186-10 to change appeal of a Zoning Boatd of Adjustment decision from
the jurisdiction of the Borough Council to the coutts.

2. Update Zoning Orxdinance to be consistent with MLUL amendments such as
“development approval timelines and submission procedures.””

Circulation Plan Element

1. “The signaling at the intersection [New Bridge Road / Windsor Road / Woodbine Road] Aas a
Slow change speed which in turn slows quening for left turns. The Cowz_zji bar recommended iide-by-side
turn langs in order to create a less congested intersection.”™

2. Vetetans Plaza: “...change the parking on the east side from the posi office driveway north from
paralls] parking iv 60 degree angle parking”"

3. Remove at-grade rail crossings at four existing locations to avoid traffic gridlock. “Ir is
Strongly recommended that these crossings be reconstructed to fqpamz‘e the rail line from the readwayr o
that the o may function independently from one another”™

4. Parking Deck: Redevelop Portland Avenue patking lot to parking deck. The Circulation
Element cites the Borough’s 1994 Master Plan’ Reexamination Report which provided a
sitnilar recommendation.

Community Facilities Plan Element
1. Establish a Historic Preservation Commission to catty out vadous functions inclading
updating list of histotic rescurces in the Borough.

8 Thid. Page 32.

# Ibid. Page 32

* Borough of Bergenfield - August 2005 Master Plan, Circulation Plan Element, page 37.
# Thid. Page 37.

2 Thid. Page 37.

10
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2. Adopt a Historic Preservation Ordinance to include the detailed list of design standards
provided in Section 7.5 of the 2005 Master Plan and to consider inclusion of some 15
properties identified as candidates for historic preservation designation.

3. Update recycling ordinance to be consistent with MLUL and to teflect additional
tecyclable materials collected by the Borough.

Section IT .
[40:55D-89b] The extent to which such ptoblems and objectives have been teduced
or have increased subsequent to such date.

The following issues raised in the 2005 Master Plan have been addressed:

Land Use Plan Element
R-40
@ Building height changed to 28 feet/2 stories

R-15 )
" Building height changed to 28 feet/2 stoties
8 Total impetvious coverage standard of 40 perceat adopted

R-6 Residential
& Building height changed to 28 feet/2 stodes

®  Total impervious coverage standard of 35 percent adopted for one and two famil
dW&ihﬂgS i .

R-5 Residential
«  Building beight changed to 28 feet/2 stoties
v Total impervious coverage standard of 40 percent adopted for one and two-farmily
dwellings .
R-M Multifamily
v Townhouses ate permitted principal use
e Building height for townhouse: 28 feet/2 stordes

M-Industrial and Automotive District
Total impervions coverage of 70 percent adopted

Al the recommendstions regarding driveways, garages, and parking reference to RSIS and

restricHons on parking on lawn area have been implemented by Borough Ordinance No. 05-
2365 adopted in December 2005 and now reflected in §186-49, subsections N through Y.

11
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Parking standards §186-49A:
= for industrial/manufacture/wholesale business — changed
®  for retail and business ~ changed

Sight triangles §186—45, subsection M implemented tecommendation {Botough Ordinance
No. 05-2365 adopted in December 2005). '

Appeal process tegarding Zoning Board of Adjustment decisions changed as recotnmended
putsuant to Borough Ordinance No. 05-2365, adopted in December 2005.

The following recommendations in the 2005 Master Plan have not been addressed to
date:

R-40
= No impetvious lot coverage established

R-M Multifamily
= Townhouses are permitted principal use however no total impervious coverage
standard was established
* Building height for other multifamily dwellings remains unchanged at 30 feet/2
stories

M-industrial and Automotive District
= Conditional uses — consistency with §186-64 remains to be evaluated

Parking standards §186-49A:
®  for residential — not changed; still has 2 spaces per unit for single and two family,
multifamily and townhouse which is inconsistent with subsection N which references
RSIS.
» for auditorum and assembly halls — not changed

Circulation Plan Element

Community Facilities Plan Element
Historic Commission and Historic Preservation Ordinance
* The Borough has not established a Historic Commission and a IHistotic
Preservation Ordinance as of this Reexamination Report.

Utilities Plan Element :
® Betgenfield, under the supervision of the Borough Engineer, Is engaged in an
ongoing effort to repait and upgrade the storm sewer lines throughout the
municipality.

12
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Section JIT

[40:55D-89¢] The extent ta which there have been mgmﬁcant changes in the
assumptions, policies and objectives forming the basis for the master plan or
development regulations as last revised, with particular regatd to the density and
distribution of population and land uses, housing conditions, circulation,
conservation of natural resources, energy consetvation, collection, disposition and
recycling of designated recyclable matetials, and changes in State, county and
manicipal policies and objectives.

1. 2005 Master Plan Goals & Objectives

The Goals and Objectives established in the 2005 Master Plan remain valid to gnide the
Borough’s land use policies although the reference to a2 “regional center” in Goal No. 3,
[Recaognize and develop the potential of the Borough as a regional senter for this area of Bergen Connty”]
may need to be teevaluated if/when the N.J. State Planning Commission adopts the draft
State Strategic Plan in order to ensure compatibility with the Borough’s own growth policies.
In addition, Land Use Objective No. 3 [Continse efforis to enbanee the downtown business district by
enconraging business and appropriate non-residential, mised-sse development along Washington Avenne and
‘thronghous the downiown business distriet. ] may need to be modified if residential use is permitted
within the mixed-use category for the business district consistent with the change in policy
described in item 2, below.

2. Sustainable T.and Use Policies

The Borough Council adopted Resolution No. 12-0431 on December 19, 2012 entitled
Resolution Supporting Susiainable Land Use Pledge as patt of its ongoing efforts for certification in
the New Jersey Sustainability Program. The 2005 Master Plan goals and objectives and the
Borough’s Land Development Ordinance should be evaluated to ensute consistency with
the following policies set forth in the aforementioned Resolution:

Transpottation Choices - We pledge to create transportation choices with 2
"Complete Streets" approach by consideting all modes of transportation,
including  walking, biking, transit and automobiles when planning
transportation projects and reviewing development applications. We will
reevaluate outr patking with the goal of limiting the atnount of requited
patking spaces, ptomoting shated parking and’ othet innovative parking
alternatives, and encouraging stuctured parking alternatives whete
approptiate.

Natural Resoutces Protection - We pledge to take action to protect the
natural resources of the State for environment, recreational and agricultural

3 Borough of Bergenfield Aognst 2005 Master Plan, Master Plan Goals and Objectives, page 9.

H Tbid. Page 10.
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value, avoiding or mitigating negative impacts to these resoutces. Further, we
pledge to complete a Natural Resoutces Inventory when feasible to identify
and assess the extent of our natural resources and to link natural resource
management and protection to cattying capacity analysis, land use and open
space planning.

Mix of Land Uses - We pledge to use our zoning power to allow for a mix of
tesidential, retail, commercial, recreational and other land use types in areas
that make the most sense for our municipality and the tegion, patticulatity in
downtown and town center areas.

Housing Options - We pledge, throngh the use of zoning and revenue
generating powers, to foster a diverse mix of housing types and locations,
including single and toulti-family, for sale and rental options, to meet the
needs of all people at a range of income levels.

Green Design - We pledge to incorporate the principles of gteen design and
tenewable enerpy generation into municipal buildings to the extent feasible
and when updating our site plan and subdivision requirements for residential
and commexcial buildings.

Municipal Facilities - We pledge, to the extent feasible, to take into
consideration factors such as workability, bike access, greater access to public
transit, proximity to other land use types, and open space when locating new
or relocated municipal facilities.

3. Sgparation of residential and nonresidential land uses

Maintaining B-1 and B-2 exclusively for non-residential putposes was an expressly stated as a
policy in the 2005 Mastet Plan, however; as noted above, Resolution No. 12-0431

established a number of policy gnidelines including the following;

Mix of Land Uses - We pledge to use our zoning power to allow for a mix of
residential, retail, commercial, tecreational and other land use types in areas
that make the most sense for out mumapahty and the region, particularity in
dowatown and town centet atreas. i

In light of this change in policy by the Botough the strict separation of residential and
nonresidential land uses must be reevaluated. Providing for residential units above
commercial/retail uses within the B-1 and B-2 zones, particularly in the northerly
comimetcial corridor can actually serve to strength the business distdct. “This approach is
consistent with the policies in.the State Development and Redevelopment Plan for Towa

Centers and for Planning Area 1 designations, both of which apply to Bezgenfield.

14
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To facilitate this effort Bergenfield has secured 2 grant from the New Jersey Highlands
Council to study the feasibility of creating a “teceiving zone” which would accommodate
new or increased residential density and greater nontesidential developmens potential. This
study will focus on the commezcial cortidor along Notth Washington Avenue from Clinton
Avenue to the municipal boundary with Dumont. Among the benefits associated with this
approach will be the ability to charge impact fees for related infrastructure improvements up
to §15,000 per unit or equivalent increase in nontesidential development should the Borough
wish to implement any such recommendations that may emerge from the study.

4. Affordable Housing

In 2013 the Planning Board adopted an amendment to the Borough’s 2005 Land Use and
Housing Plan elements to impletnent a new zone district to address affordable housing® as
patt of a Settlement Agreement to “builders ' o
remedy” litigation initiated by Landmark
Equities, LLC. The site that is the subject of
the Settlement Agreement is located in the B2
-Business and Professionzl Zone District, at
the westerly terminus of West Johnson
Avenue encompassing Lot 14 in Block 84
and lots 1 and 6 in Block 87 and the vacation
of the paper portion of West Johnson
Avenue extending to the tailtoad ttacts
(aerial, right). The new distdct is known as
the RM-1 zone.

The 2013 Land Use Plan Amendment also
recormmended the Borough investigate other
locations where 2 new conditional use
category or overlay 2one might be established
to petmit similar type of development with
set-asides for low and moderate income
housing to address Bergenfield’s affordable
housing obligation and to secute substantive
certification from the Council on Affordable
Housing (COAH). Iin Aprdl 2014, COAH released revised Third Round rules as ditected by
the New Jersey Supreme Court; however, the agency later deadlocked on the vote to adopt
the new rules and numbets at their October 20, 2014 meeting which led to another Conrt
decision on March 20, 2015 [In re Adoption of NJAC. 5:96 & 5:97 by N.J. Council on
Affordable Flonsing] placing the jurisdiction for municipal “Mount Laurel” compliance with the
Supedor Court, which is the Bergen Vicinage for Bergenfield. As of this Reexamination
Repott, Bergenfield’s affordable third round housing obligation has yet to be determined. It

5 Borough of Bergenfield Planning Board, Resolution of Memorialization Adopting an Amendment to the
_ Borough of Bergenfield Master Plan, Angust 19, 2013
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is the Borough’s intent to preparte a third round Housing Element and Fait Shate and seek
approval for same in accordance with the procedutes currently in effect.

5. Manicipal Tand Use Law

The MLUL has been amended to provide standards for solat facilities and small wind energy
systems as follows: '
= Wind, solar and photovoltaic systems are to be treated as a “renewable energy facility’
and have been accorded pesmitted use stams in any industrial zone distdct on a
parcel consisting of at least 20 acres. [40:55D-66.11] Wind, solar and photovoltaic
systems ate also to be tteated as petmitted uses on any landfill or “closed resource
extraction operation”. [40:55D-66.16}

= Local ordinances cannot include solar panels when calculating impervious coverage
Liraits. [40:551D-38.1]

" Whete an application for a wind, solar or photovoltaic system requires a use vatiance
putting the matter upder the Boatd of Adjustment’s jutisdiction, the “positive
ctitetia/special reasons” test is satisfied by the inclusion of such facilities within the
definition for an inherently beneficial use in the MLUL. [40:55D-4]

The Borough’s zoning regulations should be updated to be consistent with other
amendments to the MUUL, as follows:

§186-22 Iiling of Agpplications should reflect the change in the MLUL effective as of
May 5, 2011 now set forth in N.J.S.A. 40:551D-10.5 known as the “time of decision tule”,
wherein it states, in part: “...thase development regnlations which are in effect on the date of
submission of an application for devélopment shall govern the review of that application..”. A review
of the Ordinance checklist requitements, fee schedule and related administrative
requitements is recommended in this regard.

§186-24 Perodic examination should be revised to reflect the change in the MLUIL
effective May 4, 2011 changing the six year cycle required for the master plan and
development regulations teview to a ten year petiod. Of course, more frequent reviews
are certainly permitted and should be conducted when necessaty.
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Section IV
[40:55D-89d] The specific changes for the master plan ot development regulations, if
any, including underlying objectives, policies and standards, or whethet a new plan

or regulations should be proposed.

1. Rewone limited area west of North Washington Avenue from Business to Residential

A significant number of properties located between Central Avenue (north), North
Washington Avenue (east), Church Street (south), and North Railroad Aveaue (west) are
residential in character,' the majority of which are single family dwellings but also including a
sevetal condominium, row homes, and apattment buildings yet the area is zoned B2,
Business and Professional. A similar version of this recommendation dates back to the
Borough’s Master Plan Reexamination Repott of August 1988 and was repeated in the
August 1994 Master Plan Reexamination Report.

The following propetties should be evaluated and considered for rezoning to a residential
classification:

5 Home Place (West side): Block 84, lots 2, 4 (formerly Lot 1), 7, 8, and 10

®  Home Place (Bast side): Block 85, lots 10, 11, 12, 13, 14, and 15

" West fohnson/Annex Place: Block 87, lots 2,3,4, and 5

Lots 1 and 6 will be rezoned to RM-1 per the 2013 Amendment to the Land Use Plan
Flement.

= Irving Place (Fast side): block 86,1ots 1,2,3,4, 5,6, 7, and 8

= Annex Place/De Mott Avenue: Block 88, lots 1,2, 3,4, 5,2and 6

10-20 Annex Place Block 85, Lot 1
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38 Home Place / Biock 84, Lo
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2. Change limited area along South Washington Avenue from Residential to Business

The existing commercial character of the properties situate between Miller Street and West
Englewood Avenue on the west side of South Washington Aveme should be recognized by
changing the cuttent zoning of RM/Garden Apartment to B2 (Business and Professional).
The three propetties in question: lots 1, 4 and 5 in Block 258 are developed commercial
propetties and the rezoning teptesents an appropdate and logical extension of the existing
B2 zone along the westerly side of South Washington Avenue to a new nostherly terminus at
Miller Street. A use variance approving a fast food restaurant on lots  and 4 was granted by
the Borough’s Zoning Board of Adjustment in 2013 to redevelop the site reinforcing the
rationale to place the propesties in question in the commercial zone district.

326 South Washingto Avenue

314 Sonth Washgton Avenue Block 258, Lot 5
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3. Restaurants and Luncheonettes

Restaurants and luncheonettes are listed as Conditional Uses in the B-1 and B-2 zone
distticts in accordance with §186-69 disiticts in Schedule A: Zone Uses and Limitattons;
however §186-69 refers only to restaurants with a dﬂve—thlough facility and i imposes only a
mintmum unintertupted public street frontage requirement of 200 feet. Thus it appears that
the 2005 recommendation to temove parking from the conditional use standatds was
accomplished (Ord. No. 05-2365 is referenced). Schedule A, however does not appear to
have heen updated in accordance with this change. It is therefore recotmended that
Schedule ‘A’ be revised to include luncheonettes and restaurants with no drve-through
facility under the Permitted Principal Uses column,

4. OffStreet Patking

Several locations may be appropdate to evaluate for off-street patking opportunities, The
first is Lot 21 in Tax Block 162 located at the comer of Palisade Avenue and Legion Drive.
The property is owned by the Borough of Bergenfield, compsises approximate 14,850 squate
feet (0.34 acre}, and is used for surface patking. The second location consists of two
sepatate properties on opposite sides of Bedford Avenue, located at the intersection of
Bedford Avenue and Portland Avenue, one block west of South Washington Avenue. Lot 2
in Tax Block 129 compudses approximately 10,000 square feet (0.23 acre) is situate at the
southeast cotner of the intersection. Lot 2 in Tax Block 126 occupies the northeast cotner |
of the intersection and consists of approximately 13,750 square feet (0.31 acee). Both lots
ate owned by the Borough and provide sutrface parking. Either site might be suitable for a
parking deck or the Borough might consider vacating a portion of Bedford Avenue in order
to assemble both parcels into one development site of approximately one-half acre. The
third possibility is Lot 1 in Tax Block 13 owned by the Borough and located immediately
north of the Municipal Building, bordered by Daggett Street (to the notth}, Addon Road (to
the west), and Aschenbrand Avenue (to the south). This parcel consists of appiozﬂmately
35,000 squate feet (0.80 acre). Itis presently used for surface patking,

A patking study may be in order 1o determine the level of demand, the character of potential
patrons e.g. commuters, shoppers and visitors to North Main Street commercial corridor,
etc. and to evalnate the relative metits of each location. In each of the above scenatios
consideration should be given to incorporating retail space at street level or above the
parking levels and to appropriate design elements to incorporate within the existing fabric of
the neighborhood. The Highlands TDER Feasibility Study, discussed elsewhere in this
Reexamination Report, will provide an excellent opportunity for thc Borough o investigate
this issue in greater detail.

20



Borough of Bergenfield
Periodic Reexamination Report of the
Master Plan and
Development Regulations
Qctober 26, 2015
Revised draft February 2017

5. Clarify land wnse repulations regarding multiple uses within ptincipal building in
nonresidential zone distticts

Chapter 186 does not prohibit multiple uses within a ptncipal building and indeed the
commercial cottidor 2long North and South Washington Avenue is extensively developed
with mixed-use bufidings. Specific language should be incotporated into the Land
Development Ozdinance to permit occupancy of more than one principal use within one
principal building, subject to all requisite code and site plan review requirements, to provide
clarity on this issue. This will provide vitality to the Borough’s noaresidential zone districts,
particularly the repurposing of large industrial buildings in the M-Light Industdal and
Automotive zone district.

6. Consider modifying the Bl and B2 zones to permit residential upits above ground floot
commetcial /retail uses

The 2005 Master Plan recommended that the B1 and B2 Business Districts be limited to
. .. non-reridential Jand uee only fo preserve the non-residential tax: base and opportunitier for the provision
of Ioeal services”® In fact, there are a number of locatious in the two commetcial zones where
second and even third story residential apartments are alteady in place. Approptiate levels of
density would have to be established. One option would be to permit residential units above
retail or commercial ground floor space as a conditional use to ensute good design, adequate
off-street parking and the like. The intent here is not to replace commercial and tetail space
along Notth and South Washington Avenue with residential buildings but to incorporate
Living space above the pround floor. In so doing, it will previde opportunities to revitalize
the commercial cottidor and options for the Botough to provide for its affordable housing
obligation. This approach is entirely consistent with the exptessed policy of the governing
body of Bergenfield in its Resolution Supporting Sustamable Land Use Pledge [adopted
December 18, 2012] which states, in part:

We, the Borough of Bergenfield, resolve to take the following steps with
regard to cour municipal land use decisions with the intent of making the
Borough of Bergenfield a truly sustainable community. It is our intent to
inchude these principles in the next master plan revisions and reexamination
report and to update our land use zoning, natural resource protection, and
other ordinances accoxdingly.

Miz of Land Uses - We pledge to use out zoniag power to allow for a mix of
tesidential, retail, commercial, recreational and other land use types in areas
that make the most sense for our municipality and the region, partticulatity in
downtown and town center areas.

It is recommended that any change to the B1 and B2 zoning in this repard await the results
of the forthcoming TDR. feasibility study.

6 Borough of Bergenfield - 2005 Master Plan, August 2005, Land Use Plan Flement, page 30
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7. Study possible merger of B1 apd B2 zones ot establishment of new CBD zone

As a companion approach with the recommendation to permit residential units within the
BT and B2 zone districts, is to consider combining the B1 and B2 zones with attention to
modifying the wide range of principal uses currently permitted and possibly imposing
additional controls such as a Floor Area Ratio (FAR) standard and creating a sub-district
wherein mixed-vse development, including residential, would be permitted. A logical area
for such a sub-district — or new Ceniral Business District (CBD) — is the area along Notth
Washington Avenue north of Clinton Avenue but this is by no means the only potential

configuration.

8. Update definitions in Chapter 186

Section 186-3 of the Land Developroent Odinance should be updated to include definidons
for luncheonettes which ate Conditional uses in the Bl and B2 zones snd are identified
sepatately in the Ordinance from the various types of permitted restaurants. Definitions for
the vatlety of automotive and other motor vehicle-related uses as indicated in the chartt
below should be provided.

B-1 B-2 B-2 M (Light Industrial &
Permitted Permitted Conditional Use Automotive)
Principal Use Principal Use Permicted Principal Use
Automobile supplies and | Automobile Auntomobile, truck, | Motor vehicle sales and
accessoties supphies and trailer and setvice
accessories ' recteational vehicles
sales and setvice
leasing
New cat sales and | Automobile service
| service and repairs
4 Auntomobile body
| repairs,
| transmission sales
| and service

9. Ewaluate off-street parking requirements for eating establishments

Off-street parking requirernents as set forth in §186-49 call for one space for every two seats
for restaurants and several other uses (theaters, auditorium, assembly hall or similar uses).
This imposes a significant challenge in bringing new testaurants into the B1 and B2 zones
along Washington Avenue (North and South) whete land is scatce to provide for off-street
parking. An analysis of actual parking requirements for restaurants and other eating and
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drinking establishments is recommended and should include a complete inventory of the
number of on-street parking spaces and any Borough regulations pertaining to same within a
reasonable distance to the commercial corridor. Such a study could dovetail with an analysis
to determine the feasibility and viability of 2 patking deck 25 discussed in this Reexamination
Report and should certainly include close coordination with the Borough’s Special
Improvement District and the findings of the March 2011 matket analysis repott, cited in
Item No. 4, above.

10. Establish consistency for status of schools

Public and private schools are Jisted as principal uses in the Bl zone disttict, although the
category includes the following parenthetical note: “see conditional uses” but thete is no
mention of schools, either public or private, in the conditional use section for the Bl zone.
The B2 zone does list ptivate schools in the conditional use section with no mention of
public schools in either the principal or conditional use section. Adding to the confusion,
the B2 principal uses include by reference all principal uses permitted in the B! zone thus
placing ptivate schools in both the principal and conditional use categoties in the B2 zone
which is cleatly untenable. And, further, both public and private schools are conditional uses
in the R-40 zone with a reference to §186-74, the same reference attached to ptivate schools
in the conditional use section of the B2 zone. The Ordinance section in question, §186-74,
addtesses only ptivate schools.

This Reexamination Repott recommends the Planning Boatd, in consultation with the
Board’s legal counsel, determine if thete is a legal basis and supporting planning rationale to
distingnish between public and private schools and then to proceed to clafify the apparent
contradictory standards cotrently in place.

11. Sudy southern gateway along South Washington Avenve

Examine the Bl and B2 zoning in place at the southern entty point in Besgenfield
particalarly in the vicinity of New Brdge Road and the Foster Village Shopping Center as a
possible location for new parking structure and mixed-use (ovetlay) zoning with potential for
a2 residential component to reinforce recent tevitalization effotts. Particular attenton to
streetscape design will help enhance gateway appeal as entry point to the Borough.

12. Stmdy new firehouse location

The 2005 Master Plan provided the following description of fite and first aid facilities:

There are four firehouses in the Borough in order to setve residents,
businesses and visitors. The main fire depattment, along with the ambulance
building is located in the municipal building on North Washington Avenue.
- The remaining three firehouses are located throughout the Botrough, as 238
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West Clinton Avenue, Home Place, and West Church Street. The Borough’s
fire departments are staffed by both volunteers and paid employees.

The fire department has 4 pumper trucks. Pumpet trucks have the ability to
pump water. Thete ate two ladder trucks, one rescue truck, and one utility
track.  There are three chief cars and two fite prevention vehicles. As
reported by the fire department, one ladder truck is reaching its full life
expectancy and will need to be replaced in the neat future.

As noted in the Master Plan Reexamination Report in 1994, the need fot a
larger facility reimains. The Fire Depattment bas created an active committee
to tesearch potential locations in the Botough.”

It may apptoptiate to evaluate existing fire house locations with an aim to creating a new
facility located on the east side of the active tailroad tracks to reduce potential conflicts when
crossing the tracks on emergency calls. Mote information will be requited with regard to the
specific needs for a new firehouse to determine minimum land area, optimal street access,
etc. therefore an inventory of vacant and underutilized Borough owned land should be
among the first steps in this analysis.

13. Dotential modification to front vard setback in certain Residential zones

The required front yard setback in the R-5 and R-6 residential zones is 25 feet.
Consideration should be given to establishing a separate setback for open front porches,
porticos, front steps and landings to reduce the need for front yard vadance relief to provide
such amenities. This Reexamination Report does not recommend a specific standard
although, as an example a setback of 15 feet may be appropriate to accommodate these types
of improvements. The objective is to encoutage front porches and related imptovements
cited above in the one and two-family neighborhoods.

17 Borough of Bergenfield - August 2005 Master Plan, Community Facilities Plan Hlement, page 41.
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Section V

[40:55D-8%¢] The recommendations of the planning board concerning the
incorporation of redevelopment plans adopted pussnant to the “Local
Redevelopment and Housing Law”, P.L. 1992, ¢. 79 (C. 40A:12A-1 et seq.) into the
land use plan element of the municipal master plan, and recommended changes, if
any, in the local development tegulations necessary to effectuate the redevelopment
plans of the municipality.

One atea that may be approprate for initial study under the criteria for “atea in need of
redevelopment” is the M-Light Industtial and Automotive Zone district bordered by the
railtoad line (to the west), Miller Street (to the north), Hill Place and Watren Strect (to the
cast) and Bridge Road to the south with regard to the following statutory conditions as set
forth in the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et seq.):

(2} The genenlity of buildings are substandard, unsafe, unsagitary, dilapidated,
ot obsolescent, or possess any of such charactetistics, or ate so lacking in
light, ait, or space as to be conducive to unwholesome living or working
conditions.

(b) The discontinuance of use of buildings previcusly used for commercial,
manufactuting, or industdal purposes; the abandonment of such buildings;
ot the same being allowed to fall into so great a state of disrepair zs to be
untenantable.

(d) Areas with buildings or imptrovements which, by reason of dilapidation,
obsolescence, overcrowding, faulty arrangement or design, lack of
ventilation, light and sanitaty facilities, excessive land coverage, deleterdous
land use or obsolete layout, or any combination of these or other factors,
are dettimental to the safety, health, morals, or welfare of the community.

(€) A growing lack or total lack of proper utilization of areas caused by the
condition of title, diverse ownership of the real property thetrein or other
conditions, tesulting in a stagnant or not fully productive condition of Iand
potentially useful and valuable for contdbuting to and serving the public
bealth, safety and welfare.
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