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HOBOKEN ZONING BOARD OF ADJUSTMENT 

PUBLIC NOTICE VIRTUAL MEETING 

In accordance with N.J.S.A 10:4-12, the “Open Public Meetings Act,” you are hereby 
notified of a Virtual Meeting of the Hoboken Zoning Board of Adjustment on July 28, 
2020 at 6:00 PM. 

ADVISORIES 

This meeting will be conducted by electronic means in accordance with the “Senator Byron M. 
Baer Open Public Meetings Act” of 2020, which explicitly permits a public body to conduct a 
meeting electronically during a state of emergency. Governor Murphy issued Executive Orders 
103 and 107 declaring a “Public Health Emergency and State of Emergency” and directing 
residents to quarantine and practice social distancing. 

 

Any questions can be directed to the City Board Secretary main line during business hours 
at 201-420-2000 x 3004 or via email at pcarcone@hobokennj.gov. 

 

No new matter involving an applicant will be started after 11PM. At 10PM the Board Chair 
will decide and advise applicants whether they will be heard. If an applicant cannot be 
heard because of the lateness of the hour, the matter will be carried over to the next 
regularly scheduled meeting or a special scheduled meeting with preservation of notice. 

 

The Board Chair may change the order in which the agenda items are called. 

 

VIRTUAL MEETING ACCESS AND PARTICIPATION INSTRUCTIONS 

The Hoboken Planning Board is utilizing the Zoom service to conduct regular meetings in 

compliance with the New Jersey Open Public Meetings Act. 

 

If you wish to participate during the public comment portion of an agenda item, then you must: 

 Join the meeting using Zoom: <https://zoom.us/j/94879675975> 

 When the Public Comment portion of a case you wish to speak on is opened to the public, 

you as an attendee must then click the “raise hand” button in order to indicate to the Board 



Chair or Secretary that you wish to speak. 

 After clicking “raise hand” listen for your name, phone number or other ID, given to you 

during login. Permissions to speak will be then granted to you and you must be sworn in 

before you can give comments. 

 The Board will determine how long each commenter will speak, and when your time 

expires your microphone will be muted. 

 You cannot participate in public comment unless you are attending the virtual meeting through 
Zoom. 

 

You may also call in to access the meeting. All public users calling in must use +1 929 205 

6099 or +1 312 626 6799 and Meeting ID: 948 7967 5975  

 

 

All microphones of public users will be muted, except as set forth above during the public 

comment portion of each agenda item. 

 

You can test out the functionality of Zoom, including speaker/microphone on your computer 
or other internet connected device at <https://zoom.us.test/>. 

 

Any questions can be directed to the Hoboken Planning Board main line during business hours 
at 201-420-2000 x 3004 or via email at pcarcone@hobokennj.gov. Staff will not be available by 
phone or in the office during the virtual meeting. You can find more information available  
http://hobokennj.iqm2.com/Citizens/Board/1014-Zoning-Board-of-Adjustment . 

 

ACCESS DIGITAL PLANS AND APPLICATION MATERIALS 

To access and download digital plans, agendas have hyperlinks to where you can find digital 
plans, reports and other materials for all applications to be presented. Within the agenda, click 
on a link for the case you wish to review at: 
<http://hobokennj.iqm2.com/Citizens/Detail_Meeting.aspx?ID=2045> 

A. Meeting Called to Order 

B. Open Public Meeting Statement 

C. Flag Salute 

D. Roll Call 

E. Ordinance Review: 

1. B-285 Western Edge Amendment  

F. Resolution: 



1. Memorialize Review B-285 

G. Next Meeting Date August 4, 2020 

The above is a tentative agenda and as such is subject to change. 
Formal Action May Be Taken 
Last Revised 7/27/20 

H. Adjournment 

 CC:Mayor Bhalla,Councilpersons, Board Commissioners, Director Brown, Ann Holtzman, 
Scott Carlson, Chris Nash, George Williams, Phyllis Lewis 



 

JAMES J. FARINA 

MUNICIPAL CITY CLERK 
 

 

  Date: July 10, 2020  
 

To: City of Hoboken Planning Board 

 

From: James J. Farina 

Hoboken City Clerk 

 
Re: July 8, 2020 Resolution of the City of Hoboken Referring the Proposed “CD4.* 

RESOLUTION OF THE CITY OF HOBOKEN REFERRING AN AMENDMENT OF 

THE REDEVELOPMENT PLAN FOR THE WESTERN EDGE REDEVELOPMENT 

AREA TO THE CITY OF HOBOKEN PLANNING BOARD FOR REVIEW AND 

REPORT PURSUANT TO THE LOCAL REDEVELOPMENT AND HOUSING LAW, 

N.J.S.A. 40A:12A-7” with a first reading ordinance introcuded on July 8, 2020 ccm  

“ORDINANCE AMENDING THE REDEVELOPMENT PLAN FOR THE WESTERN 

EDGE REDEVELOPMENT AREA” (B-285) 
 

Chairman et al, 
 

As you are aware, there was a resolution passed by the Governing Body at the July 8, 2020 city 

council meeting in regards to resolution “CD4.* RESOLUTION OF THE CITY OF HOBOKEN 

REFERRING AN AMENDMENT OF THE REDEVELOPMENT PLAN FOR THE WESTERN 

EDGE REDEVELOPMENT AREA TO THE CITY OF HOBOKEN PLANNING BOARD FOR 

REVIEW AND REPORT PURSUANT TO THE LOCAL REDEVELOPMENT AND HOUSING 

LAW, N.J.S.A. 40A:12A-7” also an ordinance for first reading introduced on July 8, 2020 ccm  

“ORDINANCE AMENDING THE REDEVELOPMENT PLAN FOR THE WESTERN EDGE 

REDEVELOPMENT AREA” (B-285) 

 

The 2nd reading will be heard once the application is certified by the Planning Board  secretary.  

Pursuant to pursuant to the Redevelopment Law, including but not limited to N.J.S.A. 40A:12A-7, 

on behalf of the Office of the City Clerk, this resolution and ordinance is hereby being referred to 

you and the Planning Board for its review as required by statute. The Governing Body will wait for 

the Planning Board for it’s review and recommendations.  

Please do not hesitate to contact me if you have any questions with the foregoing. 

 

 

 

 

Very truly yours, 
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James J. Farina 

Hoboken Municipal Clerk 

 

Cc: Mayor Ravi S. Bhalla 

George Wheatle Williams, Planning Board 

Planner Scott Carlson, Esq. – Special Counsel 

Brian Aloia, Esq. Corporation Counsel 

Christopher Brown, Director of Community Development 

Kim Craft, City Engineer 
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SPONSORED BY: Ruben Ramos 

SECONDED BY:   

 

CITY OF HOBOKEN 

RESOLUTION NO.:  

 

RESOLUTION OF THE CITY OF HOBOKEN REFERRING AN 

AMENDMENT OF THE REDEVELOPMENT PLAN FOR THE 

WESTERN EDGE REDEVELOPMENT AREA TO THE CITY OF 

HOBOKEN PLANNING BOARD FOR REVIEW AND REPORT 

PURSUANT TO THE LOCAL REDEVELOPMENT AND HOUSING 

LAW, N.J.S.A. 40A:12A-7 

 

WHEREAS, by Ordinance of the City Council of the City of Hoboken (the “City”), the 

Redevelopment Plan for the Western Edge Redevelopment Area (the “Redevelopment Plan” 

and “Redevelopment Area”, respectively) was adopted on August 5, 2015, which sets forth the 

plan for the Western Edge Redevelopment Area, which area was determined to be an area in 

need of redevelopment pursuant to the Local Redevelopment and Housing Law 

(“Redevelopment Law”) N.J.S.A. 40A:12A-1, et seq.; and, 

 

 WHEREAS, the Redevelopment Plan has been amended from time to time; and, 

 

WHEREAS, on July 8, 2020, the City Council has considered on first reading an 

ordinance entitled “ORDINANCE AMENDING THE REDEVELOPMENT PLAN FOR THE 

WESTERN EDGE REDEVELOPMENT AREA” (the “Ordinance”), proposing certain 

amendments to the Western Edge Redevelopment Plan, a copy of which is annexed hereto; and, 

 

 WHEREAS, pursuant to the Redevelopment Law, N.J.S.A. 40A:12A-7, the City Council 

shall refer all proposed redevelopment plans, or revisions or amendments thereto, to the Planning 

Board prior to final adoption of same for review and recommendations. 

 

 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Hoboken 

as follows: 

 

1. A copy of the proposed ordinance entitled “ORDINANCE AMENDING THE 

REDEVELOPMENT PLAN FOR THE WESTERN EDGE REDEVELOPMENT 

AREA” be transmitted to the Planning Board of the City of Hoboken for its review and 

recommendations pursuant to N.J.S.A. 40A:12A-7. 

 

2. City Staff and consultants are hereby authorized and directed to take all actions to 

implement this Resolution as are necessary or appropriate to accomplish its goals and 

intent.   

 

3. This Resolution shall be effective immediately.  

 

Meeting Date: July 8, 2020 
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APPROVED:  APPROVED AS TO FORM: 

 

 

 

  

JASON FREEMAN 

DIRECTOR OF OPERATIONS 

 BRIAN ALOIA, ESQ. 

CORPORATION COUNSEL 

 

 

 
  Vote Record - CC - Resolution  

 Adopted  
 Denied 
 Carried 

 

    Yes/Aye No/Nay Abstain/Alternate Absent 
Phil Cohen Voter     
Mike DeFusco Voter     
James Doyle Voter     
Vanessa Falco Voter     
Tiffanie Fisher Voter     
Emily Jabbour Voter     
Ruben Ramos Mover     
Michael Russo Voter     
Jennifer Giattino Voter     
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SPONSORED BY:  

SECONDED BY:   

 

CITY OF HOBOKEN 

ORDINANCE NO.:  

 

ORDINANCE AMENDING THE REDEVELOPMENT PLAN FOR THE 

WESTERN EDGE REDEVELOPMENT AREA 

 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq., 

as amended and supplemented (the "Redevelopment Law"), authorizes municipalities to 

participate in the redevelopment and improvement of areas in need of redevelopment; and,  

WHEREAS, by Ordinance of the City Council of the City of Hoboken (the “City”), the 

Redevelopment Plan for the Western Edge Redevelopment Plan Area (the “Redevelopment 

Plan”) was adopted on August 5, 2015, which sets forth the plan for the Western Edge 

Redevelopment Area; and,  

WHEREAS, the Redevelopment Plan has been amended from time to time; and,  

WHEREAS, with respect to affordable housing, the City wishes to further amend the 

Redevelopment Plan to reflect that all projects within the Western Edge Redevelopment Area 

shall comply with ordinances of the City of Hoboken and other applicable law, including that all 

residential development shall comply with the 10% mandatory affordable housing set-aside 

requirements in Chapter 65A of the City of Hoboken Code, “Affordable Housing”; and,  

WHEREAS, upon passage of this Ordinance, the provisions hereof shall amend and 

supersede the Redevelopment Plan; and,  

WHEREAS, pursuant to N.J.S.A. 40A:12A-7, the Redevelopment Plan Amendment has 

been referred to the Planning Board for its review and recommendation; and,  

WHEREAS, the City Council has reviewed and considered the recommendations of the 

Planning Board regarding the proposed amendments to the Redevelopment Plan; and,  

WHEREAS, the Redevelopment Plan Amendment meets the statutory requirements of, 

and can be adopted consistent with, the applicable provisions of the Redevelopment Law. 

NOW, THEREFORE, BE IT ORDAINED, by the City Council of the City of 

Hoboken as follows: 

Section 1.  The Redevelopment Plan is hereby amended as follows; additions shall be shown 

in underline, deletions in strikethrough.  Only those sections shown shall be amended, all other 

sections shall remain unchanged. 

 

a. Under “Density & Dwelling Unit Size,” p. 31, the Redevelopment Plan is amended to 

read as follows: 

 

Density & Dwelling Unit Size: 

1. Minimum residential unit size: 400 net sq. ft. 

E.1.c

Packet Pg. 8

A
tt

ac
h

m
en

t:
 B

-2
85

 O
rd

in
an

ce
  (

B
-2

85
 W

es
te

rn
 E

d
g

e 
1S

s 
R

ea
d

in
g

 7
.8

.2
02

0)



 

2. Minimum Average unit size: 1,000 net sq. ft.; if bonus height or FAR are negotiated with 

a Redevelopment Agreement consistent with para. 5 below, minimum average unit size for the 

entire project can be lowered, but no less than 850 net sq. ft. 

3. Minimum 3-bedroom Units: 10% 

4. Minimum Average unit size – 3-bedroom units: 1,500 1,300 net sq. ft. 

5. Minimum Affordable per Ordinance: 10% of all units in Subarea, except that. 

 

Where additional bonus height and FAR for the purposes of providing public recreation space, 

including a community pool, are negotiated within a Redevelopment Agreement, as described 

previously under “Bonus Building Stories/Height and Bonus FAR for Public Recreation and 

Public Pool Community Benefit,” the minimum redeveloper may arrange for the 10% affordable 

housing requirement shall only apply to the number component of base residential units, and 

shall not applythe bonus residential units to be constructed off-site so long as the affordable units 

are constructed consistent with the requirements of Chapter 65A of the City of Hoboken Code, 

“Affordable Housing,” including the phasing schedule in Chapter 65A-4 as well as in N.J.A.C. 

5:93-5.6(d), and in a manner consistent with applicable law, including the Uniform Housing 

Affordability Controls (“UHAC”), N.J.A.C. 5:80-26.1, et seq., and the New Jersey Fair Housing 

Act (“FHA”), N.J.S.A. 52:27D-301, et seq. 

 

b. Paragraph 8.2, “Affordable Housing Requirements,” beginning on p. 39, is amended to 

read as follows: 

Affordable Housing Requirements 

The development of residential market-rate units as part of a proposed redevelopment 

project in the Western Edge Redevelopment Area shall meet the affordable housing 

requirements of the applicable ordinances of the City of Hoboken, unless otherwise 

specified by the terms of this Redevelopment Plan. Affordable units may be constructed 

either on- or off-site within the City of Hoboken, where such off-site location is mutually 

agreeable between the City and the redeveloper. Affordable units equal to not less than 

10% of the total proposed residential units, including Live-Work units, shall be provided. 

in accordance with para. 5 under “Density & Dwelling Unit Size.” comply with the 10% 

affordable housing requirements of Chapter 65A of the City of Hoboken, “Affordable 

Housing.” 

 

Affordable units equal to not less than 10% of the total proposed residential units, 

including Live-Work units, shall be affordable to very low-, low-, and moderate-income 

households and shall be provided in a manner consistent with applicable law, including 

UHAC, N.J.A.C. 5:80-26.1, et seq., and the FHA, N.J.S.A. 52:27D-301, et seq. 

As described in para. 5 above under “Density and Dwelling Size,” the redeveloper may arrange 

for the 10% affordable component of any bonus units pursuant to para. 5 to be constructed off-

site so long as the affordable units are constructed consistent with the requirements of Chapter 

65A of the City of Hoboken Code, “Affordable Housing,” including the phasing schedule in 

Chapter 65A-4 as well as in N.J.A.C. 5:93-5.6(d), and in a manner consistent with applicable 

law, including UHAC, N.J.A.C. 5:80-26.1, et seq., and the FHA, N.J.S.A. 52:27D-301, et seq. 

Section 2. The Western Edge Redevelopment Plan, first adopted by the City Council 

on August 5, 2015 and as amended to date, including the amendments in Section 1 above, meets 

the criteria, guidelines and conditions set forth at N.J.S.A. 40A:12A-7 and is otherwise in 

conformance with the provisions of the Local Redevelopment and Housing Law, N.J.S.A. 

40A:12A-1, et seq.  
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Section 3. The Western Edge Redevelopment Plan, first adopted by the City Council 

on August 5, 2015 and as amended to date, including the amendments in Section 1 above, is 

consistent with the City of Hoboken’s Master Plan or is designed to effectuate the Master Plan. 

 

Section 4. The Western Edge Redevelopment Plan, first adopted by the City Council 

on August 5, 2015 and as amended to date, including the amendments in Section 1 above, shall 

continue to supersede existing zoning, and the Official Zoning Map is hereby amended to reflect 

the superseding zone set forth in the Redevelopment Plan.  

 

Section 5.  The Amended Redevelopment Plan shall amend and supersede the 

Redevelopment Plan adopted by the City Council on August 5, 2015 and applicable provisions 

of the Zoning Ordinance of the City of Hoboken. In all situations where zoning issues are not 

specifically addressed by the Amended Redevelopment Plan, the Zoning Ordinances of the City 

of Hoboken shall remain in full force and effect. 

 

Section 6.  Pursuant to N.J.S.A. 40A:12A-7(c), the City Zoning Map is hereby 

amended consistent with Section 1 above, so as to indicate that the Amended Redevelopment 

Plan applies to the Western Edge Redevelopment Area depicted in the attached Redevelopment 

Plan, and which is further designated as Block 92, Lots 1.01 and 1.02, Block 106, Lot 1, and 

Block 112, Lot 1 on the Tax Map of the City of Hoboken. 

 

Section 7.  If any provision of this Ordinance shall be held invalid by any court of 

competent jurisdiction, the same shall not affect the other provisions of this Ordinance, except so 

far as the provision so declared invalid shall be separable from the remainder of any portion 

thereof. 

 

Section 8.  All ordinances or parts of ordinances inconsistent with this Ordinance are 

hereby repealed. 

 

Section 9.  This Ordinance shall take effect immediately upon adoption and 

publication according to law. 

 

Meeting Date: July 8, 2020 

 

Date of Introduction:  

 

 [Ordinance Amending Redevelopment Plan for the Western Edge Redevelopment Area] 

 

Meeting Date: July 8, 2020 

 

 

Approved as to Legal Form:   Vetoed by the Mayor for the 

following reasons: 

   

   

   

   

Brian Aloia, Esq. Corporation Counsel   

   

E.1.c
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Adopted by the Hoboken City Council 

  

 

-or- 

By a Vote of            Yeas to              Nays 

On the       day of             , 2020 

  Approved by the Mayor 

On the         day of          , 2020 

   

   

James Farina, City Clerk  Ravinder S. Bhalla, Mayor 

   

 

 

 
  Vote Record - CC - Ordinance  

 1st Reading 
 2nd Reading 
 Tabled 
 Adopted 
 Failed 

 

    Yes/Aye No/Nay Abstain/Alternate Absent 

Phil Cohen      

Mike DeFusco      

James Doyle      

Vanessa Falco      

Tiffanie Fisher      

Emily Jabbour      

Ruben Ramos      

Michael Russo      

Jennifer Giattino      
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105 Grove Street, Suite 1 
    Montclair, NJ 07042 
www.Nishuanegroup.com 
       973.954.2677 

 

July 21, 2020 
 
 
Ms. Patricia Carcone 
Planning Board Secretary 
Hoboken Planning Board 
94 Washington Street, Second Floor 
Hoboken, NJ 07030-4585 
 
Re: B-285 Master Plan Consistency Review: An Ordinance Amending the 
Redevelopment Plan for the Western Edge Redevelopment Area  
 
Dear Ms. Carcone, 
 
The above referenced matter was referred to our office for review and comment in 
advance of the Hoboken Planning Board’s Virtual July 28, 2020 Public Hearing.  
Our review included the following: 
 

• Ordinance Amendment B-285, which was also introduced by the Hoboken 
Governing Body on July 8, 2020; 

• City Council Resolution referring B-285 to the Hoboken Planning Board 
for Review & Recommendations, dated July 8, 2020 

• Correspondence from the City Clerk referring this matter to the Planning 
Board dated July 10, 2020; 

• Hoboken’s 2018 Re-Examination Report & Land Use Element; 
• City of Hoboken Zoning Ordinance;  
• Western Edge Redevelopment Plan. 
• Transcripts of the Board’s April 7 & 14 Virtual Hearings. 
• B-94, B-171, B-188 & B-255 Master Plan Consistency Reviews. 
• Amended Western Edge Redevelopment Plan. 

Issue 
 

Is the proposed Ordinance Amending the Redevelopment Plan for the Western 
Edge Redevelopment Area consistent with the Hoboken Master Plan pursuant 
to 40:55D-26(a) of the Municipal Land Use Law {MLUL} and relevant section(s) 
of the Local Housing and Redevelopment Law {LHRL}? 

E.1.d
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105 Grove Street, Suite 1 
    Montclair, NJ 07042 
www.Nishuanegroup.com 
       973.954.2677 

 

Short Answers 
 
Yes. The Master Plan offers consistent support for affordable housing in the City 
of Hoboken throughout the 2018 Land Use Element and Re-Examination Report. B-
285 is consistent with the general affordable housing policy and intent of the 
Master Plan.  Further, B-285 addresses the concerns expressed by the Planning 
Board during their B-255 Master Plan Consistency Review: i.e., that any dwelling 
units created by the Height & F.A.R. Bonus comply with the 10% affordable 
housing set-aside.  
 

Amendment Summary 
 
As per the fourth WHEREAS paragraph of the proposed Ordinance, the City 
wishes to amend the Western Edge Redevelopment Plan to require all residential 
development to comply with the 10% mandatory affordable housing set-aside 
requirements of Chapter 65A of the City of Hoboken Code, “Affordable Housing”. 
 
Additionally, the proposed amendment to the Redevelopment Plan includes the 
following: 

1. If a Height or Floor Area Ratio {F.A.R.} Bonus is negotiated in a Redeveloper 
Agreement, then B-285 allows for the reduction of dwelling unit size from 
the Minimum Average Unit Size of 1,000 NSF to 850 NSF (but not less). 

2. The Minimum Average Dwelling Unit Size for Three-bedroom units is 
reduced from 1,500 to 1,300 NSF. 

3. Where a Height and FAR Bonus for the purpose of providing public 
recreation space are negotiated within a Redeveloper Agreement, the 
Redeveloper may arrange for the mandatory 10% affordable dwelling units 
to be constructed off-site. 

4. Affordable Housing Requirement Section: Affordable units equal to not less 
than 10% of the total proposed residential units, including Live-Work units, 
shall be affordable to very low-, low-, and moderate-income households 
and shall be provided in a manner consistent with applicable law, including 
UHAC, N.J.A.C. 5:80-26.1 et seq. and FHA, N.J.S.A. 52:27D-301 et seq. 
Redeveloper may arrange for 10% affordable component of any bonus units 
be constructed off-site… 
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105 Grove Street, Suite 1 
    Montclair, NJ 07042 
www.Nishuanegroup.com 
       973.954.2677 

 

Context for Review by the Hoboken Planning Board 
 
The provisions of the redevelopment plan must be either substantially consistent 
with the municipal master plan or designed to effectuate the purposes of the 
master plan. N.J.S. 40A:12A-7d.  
 
Further, in accordance with N.J.S. 40:55D-62a, a zoning ordinance may only be 
adopted after the planning board has adopted the land use and housing plan 
elements of a master plan. This is required because the ordinance must be 
consistent with that plan. In order to meet the requirement of consistency, any 
proposed zoning ordinance or amendment thereto must be referred by the 
governing body to the planning board. The statute requires that every zoning 
ordinance must "either be substantially consistent with the land use plan element and the 
housing plan element of the master plan or designed to effectuate such plan element."  
 
N.J.S. 40:55D-26a, offers the following: 
 

a. Prior to the adoption of a development regulation, revision, or 
amendment thereto, the planning board shall make and transmit to the 
governing body, within 35 days after referral, a report including 
identification of any provisions in the proposed development 
regulation, revision or amendment which are inconsistent with the 
master plan and recommendations concerning these inconsistencies and 
any other matters as the board deems appropriate. {Underlining added 
for emphasis} 

b. The governing body, when considering the adoption of a development 
regulation, revision or amendment thereto, shall review the report of the 
planning board and may disapprove or change any recommendation by 
a vote of a majority of its full authorized membership and shall record 
in its minutes the reasons for not following such recommendation.  

c. Failure of the planning board to transmit its report within the 35-day 
period provided herein shall relieve the governing body from the 
requirements of this subsection in regard to the proposed development 
regulation, revision or amendment thereto referred to the planning 
board. Nothing in this section shall be construed as diminishing the 
application of the provisions of section 23 of P.L. 1975, c. 291 (C. 40:55D-
32) to any official map or an amendment or revision thereto or of 
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subsection a. of section 49 of P.L. 1975, c. 291 (C. 40:55D-62) to any 
zoning ordinance or any amendment or revision thereto. 

Analysis of Consistency Between the Proposed Ordinance Amendment & the 
Hoboken Master Plan(s) 
 
Neither the Land Use Element nor Re-Examination Report offer significant guidance 
for the Western Edge Redevelopment Plan. As noted above, there is a general 
recognition that the implementation of the Western Edge Redevelopment Plan had 
stalled and now needs to resume. Another theme of the Master Plan is the need 
for increased recreational opportunities. The following section of this Consistency 
Review Memo provides limited but relevant excerpts from the 2018 Re-
Examination Report & Land Use Element: 
 
City of Hoboken 2018 Re-Examination Report & Land Use Element  
 

• The Land Use Element acknowledges that the purpose of the Western Edge 
Redevelopment Plan is to create a mixed-use neighborhood that is 
economically viable with residential, commercial, retail, and hotel uses, 
while providing for open space, flood mitigation, park space for the 
“green circuit” path, and adaptive reuse of industrial buildings and 
features, where appropriate. 	

• The allowance of bonus development in exchange for public benefits in 
some zoning districts is also included in the Land Use Element.  

• The Re-Examination Report acknowledges that the implementation of the 
Western Edge Redevelopment Plan (and other planning efforts) was put on 
hold during the Great Recession but is now under City review and 
anticipated to be completed over the next 10 to 20 years. {p.11 of the LU} 

• While the Land Use Element does not provide specific recommendations 
for Maximum Height Standards in the Western Edge Redevelopment Area, it 
does offer general guidelines for taller buildings: e.g. Height Stepbacks to 
provide more daylight and fresh air to the street level and reduce a sense 
of enclosure at the street level. {p.138} 

• The Land Use Element does recommend that the City give consideration to 
the use of incentive zoning in certain zone districts to accomplish specific 
policy objectives.  This would allow a base allowance for height, density, 
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floor area, etc., as well as a bonus allowance if the public amenity can be 
provided and meet the approval of the reviewing boards. {p. 133} 	

 
“…the City must be able to accommodate the increased demand on parks and 
recreation; infrastructure; schools and daycare; affordable housing; and critically, 
an effective multi-modal transportation system.” 
 

• The Land Use Element recommends, in part, the following actions relevant 
to affordable housing:	

o The City should advance and support programs that create a 
diversity of housing options so that residents are not priced out of 
Hoboken.	

o Create a new affordable housing overlay zone {AH-O} to cover all 
HHA properties and other housing complexes that have rent-
controlled units.	

o Establish an Affordable Housing Trust Fund. The City could ensure 
that all development is paying their fair share of affordable housing 
by instituting a stronger inclusionary requirement, and by adopting 
residential and non-residential Development Fee Ordinances.	

o Adopt a new Housing Element.	
• Shared Prosperity. Includes an Objective to preserve the diversity and 

vitality of the City by balancing market and growth trends with those of the 
current community:	

o Objective 2.B: Provide affordable housing options for family and 
non-family households, and for lower-income communities. {p. 80}	

• Provide a diversity of housing options to support low-income and 
workforce communities in Hoboken. Since the 2010 Re-Examination, 
housing affordability has become a significant issue as real estate values 
have been rising in the City and the region. The City should advance and 
support programs that create a diversity of housing options so that 
residents are not priced out of Hoboken. Some of the recommendations 
below include strategies to expand and improve the City’s inventory of 
affordable housing: {p.84}	

• The City should increase the supply of much-needed affordable housing by 
establishing an Affordable Housing Trust Fund and adopting regulations 
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requiring all residential and non-residential projects to pay affordable 
housing development fees.	

The City could ensure all development is paying for their fair share 
of affordable housing by instituting a stronger inclusionary 
requirement, and by adopting residential and non-residential 
Development Fee Ordinances. 

• Affordable Housing Overlay District {AH-O}: The recommended overlay 
would include a 20% set-aside for affordable units in properties 
reconstructed at heights up to 10 stories. {p.128} 

o Under the Proposed Affordable Housing District Section of the Land Use 
Element: In addition, if a property owner chooses to develop at the 
greater heights and densities allowed by the AH-O, they would be 
required to adhere to design guidelines that promote clustered buildings 
that are knit in with the surrounding community, re-establishment of the 
street grid, and provision of a mix of uses (residential, commercial/retail, 
and community space. {p.128} 

• Incentive Zoning.  Incentive zoning provides a bonus, usually in the form 
of additional height, lot coverage, density, or floor area, in exchange for 
the provision of public amenity, such as a publicly accessible 
plaza…visual or performing arts spaces, community space, transportation 
improvements, or affordable housing. The City could give consideration 
to the use of incentive zoning in certain zone districts to accomplish 
specific policy objectives. {p.133} 

• Consistency between the Land Use Element and Zoning Code:   The Land 
Use Element acknowledges that when adopting zoning amendments, the 
intent and purpose behind the land use recommendations is the more 
important aspect to consider.		Proposed	zoning	ordinances	that	deviate	
from	numbers/figures,	lists	of	permitted	uses,	etc.	should	not	be	
considered	‘inconsistent	‘with	the	MP;	so	long	as	they	are	consistent	with	
the	policy	‘intent’. {p.88} 

 
 
 
 
 
 

E.1.d

Packet Pg. 17

A
tt

ac
h

m
en

t:
 B

-2
85

  M
as

te
r 

P
la

n
 C

o
n

si
st

en
cy

 R
ev

ie
w

 f
o

r 
an

 A
m

en
d

m
en

t 
to

 t
h

e 
W

es
te

rn
 E

d
g

e 
 R

ed
ev

el
o

p
m

en
t 

P
la

n
.A

ff
o

rd
ab

le
 H

o
u

si
n

g
  (

B
-2

85



 

7 | P a g e  
 

105 Grove Street, Suite 1 
    Montclair, NJ 07042 
www.Nishuanegroup.com 
       973.954.2677 

 

 
 
Conclusion 
 
In April of this year the Planning Board reviewed the B-255 amendment to the 
Western Edge Redevelopment Plan. On April 14th, the Board determined that B-255 
was consistent with the 2018 Land Use Element and Re-Examination Report but 
noted the following:  
The Board notes, however, its desire to achieve the greatest affordable housing supply 
possible via the Redeveloper Agreement negotiations…The ordinance {sic B-255} does 
not prohibit affordable housing in the bonus units, rather it does not require them. Thus, 
the Board’s preference is for the inclusion of affordable units to the greatest extent 
possible, so as to comport with the Master Plan’s broader intent and purpose regarding 
affordable housing. 
Based upon our analysis of the proposed Ordinance Amendment B-285 and the 
2018 Plan Re-Examination Report & Land Use Element, we submit that the 
following: 

• B-285 addresses the above expressed concerns of the Planning Board. 
• B-285 is consistent with the 2018 Re-Examination Report & Land Use Element. 
• We did not identify any inconsistencies between B-285 and the Land Use 

Element or Re-Examination Report were identified. 
• The proposed Amendment will effectuate the sections of the Land Use 

Element referred to above by creating an opportunity for a public recreation 
facility. 

In our opinion, the Board may recommend adoption of the proposed B-285 
Amendment based upon the above analysis.  
 
 
Respectfully submitted, 

 
George Wheatle Williams, PP/AICP 
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