
CHECKING ACCOUNT DEPARTMENT P.O. VENDOR DESCRIPTION $
ESCROW CD DIRECTOR'S OFFICE 15‐02394 MCMANIMON,SCOTLAND, & BAUMANN CLOCK TOWERS PILOT LEGAL 2,520.00$      

CD MLUL PB ESCROW ACCTS 15‐02082 THE GALVIN LAW FIRM DEVELOPERS ESCROW 1,085.00$      
15‐02287 REMINGTON & VERNICK ENGINEERS DEVELOPERS ESCROW 3,783.75$      

CD MLUL ZBA ESCROW ACCTS 15‐02057 THE GALVIN LAW FIRM DEVELOPERS ESCROW 8,811.42$      
15‐02178 EFB ASSOCIATES, LLC DEVELOPERS ESCROW 9,728.75$      
15‐02179 EFB ASSOCIATES, LLC DEVELOPERS ESCROW 16,248.75$   

ICAPITAL ADM BUSINESS ADMINISTRATION 15‐01120 JEFFREY H. KAPLOWITZ COH VS PONTE EQUITIES 4,725.00$      
15‐01105 REGGIO CONSTRUCTION, INC 2014 ROAD RESURFACING PACKAGE "A" 118,120.24$ 

IOPERATING ADM ABC BOARD 15‐00065 STAR LEDGER 2015 ABC BOARD LEGAL ADS 103.85$         
15‐00068 JERSEY JOURNAL 2015 ABC BOARD LEGAL ADS 79.78$           

ADM BUSINESS ADMINISTRATION 14‐03065 T & M ASSOCIATES POLICE RADIO SYSTEM STUDY 2,683.49$      
15‐00778 NW FINANCIAL GROUP, LLC. WATER UTILITY CONSULTANT 877.50$         

ADM CITY COUNCIL 15‐02126 ASL PRODUCTIONS LLC LIVE STREAM & DVD MEETINGS 1,200.00$      
15‐02132 ASL PRODUCTIONS LLC LIVE STREAM & DVD MEETINGS 2,400.00$      
15‐02140 ASL PRODUCTIONS LLC LIVE STREAM & DVD MEETINGS 1,800.00$      
15‐02142 ASL PRODUCTIONS LLC LIVE STREAM & DVD MEETINGS 1,200.00$      

ADM FINANCE SUPERVISORS OFF 15‐02001 INSTITUTE FOR PROFESSIONAL UNDERSTANDING MUNICIPAL FINANC 99.00$           
15‐02223 PRIME POINT LLC PAYROLL PROCESSING CHARGES 4,997.00$      
15‐02229 INSTITUTE FOR PROFESSIONAL PREVENTION OF FRAUD SEMINAR 99.00$           

ADM MAYOR'S OFFICE 15‐02144 METROPOLITAN COFFEE SERVICE OFFICE SUPPLIES 119.90$         
ADM MUNICIPAL COURT 15‐01967 GANN LAW BOOKS SUBSCRIPTION RENEWAL 248.50$         

15‐02115 THOMPSON REUTERS WEST SUBSCRIPTION RENEWAL 314.10$         
15‐02116 SUPREME SECURITY SYSTEMS INC PERIODIC SERVICES 361.14$         
15‐02151 KELLY AUSTIN, JMC SVCS RENDERED AS ACTING JUDGE 300.00$         
15‐02152 THOMPSON REUTERS WEST SUBSCRIPTION RENEWAL 569.70$         

ADM PURCHASING 15‐00617 IRON MOUNTAIN, INC. STORAGE FEES‐PURCHASING & HPU 243.50$         
15‐00966 IRON MOUNTAIN, INC. STORAGE FEES‐PURCHASING & HPU 243.50$         
15‐01939 M.G.L. FORMS‐SYSTEMS LLC LASER PURCHASE ORDERS 1,190.00$      
15‐01988 JERSEY MAIL SYSTEMS PAPER LABEL ROLLS FOR MACHINE 139.95$         

ADM SPECIAL COUNSEL 14‐03584 LEXIS NEXIS MATTHEW BENDER CONTRACT RENEWAL 66.00$           
15‐00247 STEVEN HUMMELL CY2015 MUNICIPAL PROSECUTOR 325.00$         
15‐00250 SUSAN FERRARO, ESQ. 2015 MUNICIPAL PROSECUTOR 3,250.00$      
15‐00253 BENJAMIN CHOI, ESQ. CHIEF MUNICIPAL PROSECUTOR 3,250.00$      
15‐01169 MARAZITI, FALCON, LLP SP COUNSEL‐LIT. REDEVELOPMENT 47,231.89$   
15‐02153 MARAZITI, FALCON, LLP SP COUNSEL OUTS. LITIGATION 123,814.10$ 

ADM TAX ASSESSOR 15‐02133 ACCUSCAN SCANNING MASTER DEEDS 387.21$         
ADM TAX COLLECTOR 15‐02235 HUDSON COUNTY REGISTER RECORDING/FILING FEES 44.00$           
ADM ZONING OFFICER 14‐04325 OFFICE DEPOT CHAIRS 4,834.48$      
ADM/CORPORATION COUNSEL 15‐01972 GOVCONNECTION, INC. DRAGON SOFTWARE FOR CORP COUNS 146.96$         

15‐02310 HOBOKEN MESSENGER SERVICE MESSENGER SERVICE ‐ JUNE 2015 367.75$         
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IOPERATING ADM/ELECTIONS 15‐02097 FULL SERVICE MAILERS INC. PRIMARY ELECTION JUNE 2, 2015 4,865.04$      
15‐02098 ROBERT FRASCA PRIMARY ELECTION JUNE 2, 2015 240.00$         
15‐02105 PATRICK VESCUSO PRIMARY ELECTION JUNE 2, 2015 100.00$         
15‐02107 FIORES HOUSE OF QUALITY PRIMARY ELECTION 6‐2‐15 251.75$         
15‐02309 HUDSON COUNTY CLERK PRIMARY JUNE 2, 2015 2,548.13$      

ADM/LEGAL ADS 15‐01740 JERSEY JOURNAL MARCH & APRIL 2015 LEGAL ADS 1,878.98$      
CD DIRECTOR'S OFFICE 15‐02141 EXCEL ENVIRONMENTAL RESOURCES REMEDIAL REPORTS FOR TOMCO 2,000.00$      
CD HISTORIC PRESERVATION COMM 14‐03748 OFFICE DEPOT OFFICE DESK FOR HPC 4,222.68$      

15‐02108 NATIONAL ALLIANCE OF MEMBERSHIP RENEWAL INVOICE 100.00$         
CD MLUL PLANNING BOARD 15‐02123 PHYLLIS T. LEWIS PROFESSIONAL SERVICES 1,348.00$      

15‐02301 THE GALVIN LAW FIRM PROFESSIONAL SERVICES 4,931.00$      
CD MLUL ZONING BD OF ADJ 15‐02095 PHYLLIS T. LEWIS PROFESSIONAL SERVICES 84.00$           

15‐02299 THE GALVIN LAW FIRM PROFESSIONAL SERVICES 3,930.00$      
15‐02300 THE GALVIN LAW FIRM PROFESSIONAL SERVICES 541.37$         

ES DIRECTOR'S OFFICE 15‐01736 MARIO'S CLASSIC PIZZA REFRESHMENTS 87.00$           
ES PUBLIC PROPERTY 15‐01961 METROPOLITAN MOP & MAP RENTAL MAT RENTAL ‐ CITY HALL 85.65$           

15‐02401 LOWE'S #1937 SUPPLIES FOR ENVIR. SVS. 566.95$         
ES SOLID WASTE 15‐01532 T.M. FITZGERALD & ASSOCIATES RECYCLING CONTAINERS 864.82$         

15‐02251 ONE CALL CONCEPTS, INC. MARK OUTS 173.60$         
15‐02306 LOMBARDY DOOR SALES REPAIRS TO ROLLING STEEL DOOR 180.00$         

FLEET MANAGEMENT 15‐01828 FASTENAL SUPPLIES FROM DEC. 567.57$         
HS BD OF HEALTH 15‐02022 THOMPSON REUTERS WEST NJ STAT 2015 385.20$         
HS PARKS 15‐02351 ZUIDEMA ROYAL THRONE PORTABLE PORTABLE TOILET RENTAL 125.00$         
HS RENT LEVELING/STABILIZATION 15‐02232 FRA TECHNOLOGIES MAINTENANCE CONTRACT 800.00$         

15‐02236 FLORIO & KENNY LLP PROFESSIONAL SERVICES RENDERED 1,125.00$      
HS VITAL STATISTICS 15‐01078 SHORE BUSINESS SOLUTIONS MONTHLY MAINTENANCE AGREEMENT 45.00$           
PS FIRE 15‐01758 PINE ENVIRONMENTAL CALIBRATION OF MONITORS 1,000.80$      

15‐02004 FIRE FIGHTERS EQUIPMENT CO. SCOTT AIR PAK REPAIRS 1,561.70$      
15‐02203 HOBOKEN LOCK & SUPPLY MARINE 1 LOCK REPAIRS 190.00$         
15‐02206 PINNACLE WIRELESS USA INC VAS DOWN 3,875.00$      
15‐02257 SHORE SOFTWARE ONLINE BACKUP 99.69$           
15‐02258 LIMA & SONS MARINE, LLC REAPIRS TO MARINE 1 1,180.16$      
15‐02259 PINNACLE WIRELESS USA INC TECHNICIAN LABOR 75.00$           
15‐02260 AIR PURIFIERS, INC. DOWNTOWN EXHAUST REPAIRS 135.00$         

PS POLICE 15‐01710 GOLD TYPE BUSINESS MACHINE ADDITIONAL STORAGE 18,221.21$   
15‐01943 WEST GROUP ‐ THOMSON REUTERS APRIL 2015 BILL 137.66$         
15‐01946 P.O. ADAM COLON TUITION REIMBURSEMENT 1,500.00$      
15‐02128 SIRCHIE FINGERPRINT LABORATORY BIO HAZARD LABELS 85.35$           
15‐02129 STATIONERS INC OFFICIAL POLICE NOTEBOOKS 681.40$         
15‐02130 S. MANZO UNIFORM CO INC BADGES & TIE BARS 552.00$         
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IOPERATING PS POLICE 15‐02134 WEST GROUP ‐ THOMSON REUTERS MAY 2015 BILL 137.66$         
15‐02136 INSTITUTE FOR FORENSIC PSYCHOLOGICAL EVALUATION 1,500.00$      
15‐02174 GOLD TYPE BUSINESS MACHINES PRIOR YEAR BILLS‐GOLD TYPE 14,839.48$   
15‐02226 P.O. JOSUE VELEZ TUITION REIMBURSEMENT 1,500.00$      
15‐02227 P.O. JOSUE VELEZ TUITION REIMBURSEMENT 1,500.00$      
15‐02266 GOLD TYPE BUSINESS MACHINES MNT REFLECTION 496.00$         
15‐02316 TYCO INTEGRATED SECURITY QUARTERLY BILL 07/01‐09/30/15 331.43$         
15‐02361 TERMINAL PRINTING COMPANY FILE FOLDERS & ENVELOPES 1,150.00$      
15‐02362 SGT. MELISSA GIGANTE TUITION REIMBURSEMENT 819.20$         
15‐02363 INSTITUTE FOR FORENSIC PSYCHOLOGICAL EVALUATION 400.00$         
15‐02364 INSTITUTE FOR FORENSIC PSYCHOLOGICAL RE‐EVALUATION 975.00$         
15‐02444 VERIZON WIRELESS SERVICES LLC LAPTOP WIRELESS SVC PD 6/15 760.31$         

UNCLASSIFIED ELECTRICITY 15‐02442 PSE&G COMPANY ELECTRICITY ‐ 1600 WILLOW AVE 1,026.87$      
UNCLASSIFIED TELEPHONE 15‐02443 COOPERATIVE COMMUNICATIONS,INC LD/TOLL SERVICE 7/15 861.19$         

15‐02446 VERIZON WIRELESS CELL SERVICES 5/27‐6/26/15 8,580.96$      
UNCLASSIFIED/STATIONERY 15‐00009 OFFICE DEPOT OFFICE SUPPLIES 154.10$         

IPARK CAPITAL ADM PARKING UTILITY 15‐00936 JERSEY ELEVATOR COMPANY EMERGENCY ELEVATOR REPAIR 16,602.47$   
IPARK UTILITY ADM PARKING UTILITY 15‐00062 BEARING SERVICE COMPANY OF PA EQUIPMENT ‐ 916 GARDEN STREET 647.60$         

15‐00329 BUY WISE AUTO PARTS HPU VEHICLE PARTS ‐ BLANKET 525.33$         
15‐00863 MAGIC TOUCH CONSTRUCTION CO., GARAGE PLUMBING SERVICES 1,442.59$      
15‐00936 JERSEY ELEVATOR COMPANY EMERGENCY ELEVATOR REPAIR 2,491.13$      
15‐01035 NOOK INDUSTRIES INC 916 GARDEN ST. GARAGE EQUIP. 7,288.92$      
15‐01040 FASTENAL MISC. SUPPLIES/GARAGES 1,173.34$      
15‐01783 GENERAL SALES ADMINISTRATION LIGHT BAR ‐ SIGNAL & TRAFFIC 510.00$         
15‐01790 GENERAL SALES ADMINISTRATION CUSHMAN EQUIPMENT/HPU 510.00$         
15‐02059 HADDAD PLUMBING & HEATING, INC GARAGE B PLUMBING 180.00$         
15‐02065 RIVER WEST PLUMBING SUPPLY CO. HPU PLUMBING PARTS 325.00$         
15‐02066 J & J ROOFING ROOF REPAIRS‐916 GARDEN STREET 1,895.00$      
15‐02077 GOVCONNECTION, INC. IT EQUIPMENT‐GARAGES 164.34$         
15‐02184 COOPER PEST SOLUTIONS, INC. GARAGE PEST CONTROL 135.00$         
15‐02185 FCA LIGHTING CAMERA & ACCESSORIES PARTS 764.40$         
15‐02186 ADVANCED DOOR SALES, INC. GARAGE G DOOR REPAIRS 188.75$         
15‐02189 NEW JERSEY TOWING CO VEHICLE IMPOUND 180.00$         
15‐02190 TULPEHOCKEN SPRING WATER CO. WATER COOLER SUPPLIES 48.00$           
15‐02234 PROPARK AMERICA NEW YORK GARAGE MONTHLY MANAGEMENT 42,674.40$   
15‐02238 ENTERPRISE CONSULTANTS LLC PHONE MAINTENANCE ‐ MAY 2015 112.50$         
15‐02262 PROPARK AMERICA NEW YORK MAY REIMBURSABLE EXPENSES 19,490.60$   
15‐02268 B & M CONTRACTING CONCRETE WORK‐GARAGE B 2,450.00$      
15‐02269 FASTENAL SIGNAL & TRAFFIC SUPPLIES 784.79$         
15‐02324 JERSEY ELEVATOR COMPANY MIDTOWN ELEVATOR MAINTENANCE 250.00$         
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IPARK UTILITY ADM PARKING UTILITY 15‐02326 HOBOKEN LOCK & SUPPLY MIDTOWN GARAGE LOCKS 32.00$           
15‐02345 FASTENAL SIGNAL & TRAFFIC MISC. SUPPLY 202.71$         
15‐02356 TULPEHOCKEN SPRING WATER CO. WATER COOLER SUPPLIES 54.00$           
15‐02445 VERIZON WIRELESS HPU TABLET SERVICE 5/27‐6/26 341.88$         

ADM PURCHASING 15‐00617 IRON MOUNTAIN, INC. STORAGE FEES‐PURCHASING & HPU 469.49$         
15‐00966 IRON MOUNTAIN, INC. STORAGE FEES‐PURCHASING & HPU 306.21$         

ITRUST ADM MUNICIPAL COURT/POAA TRUST 15‐01350 HOBOKEN MUNICIPAL COURT RETURN OF FUNDS 67.90$           
HS CULTURAL AFFAIRS 15‐01581 NORTH JERSEY MEDIA GROUP ADVERTISEMENT ‐ SPRING FEST 1,350.00$      

15‐01717 STAR LEDGER AD‐SPRING FESTIVAL 2,401.78$      
15‐02282 STAN'S SPORT CENTER SINATRA IDOL TROPHIES 144.00$         
15‐02447 MILE SQUARE THEATRE FUNDING SUPPORT MILE SQ. THEAT 15,000.00$   

ITRUST REC FEES HS RECREATION 15‐01872 CATHERINE STRATTON REIMBURSEMENT 25.00$           
15‐02010 RIDDELL ALL AMERICAN HELMET DECALS 607.43$         

Grand Total 586,220.68$ 
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       Introduced By:__________________ 
 
       Seconded By:___________________ 
 

 
CITY OF HOBOKEN 

RESOLUTION NO: _____ 
 
RESOLUTION ADDRESSING THE RECOMMENDATIONS OF THE HOBOKEN PLANNING BOARD IN 
REGARDS TO THE “REDEVELOPMENT PLAN FOR THE WESTERN EDGE REDEVELOPMENT AREA” 
 
 WHEREAS, the City Council adopted a Resolution on June 3, 2015, referring the 
proposed “Redevelopment Plan for the Western Edge Redevelopment Area”, dated May 29, 
2015 (“Plan”) to the Hoboken Planning Board (“Board”) in accordance with the provisions of the 
Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-7(e) for the purpose of obtaining the 
report of the Board as to whether the Plan is substantially consistent with the municipal Master 
Plan or is designed to effectuate the Master Plan, and any recommendations regarding any 
other matters the Board deemed appropriate; and 
 
 WHEREAS, at a public meeting on July 7, 2015, the Hoboken Planning Board  considered 
(i) the report of the Board’s Conflict Planner, Jessica L. Giorgianni, P.P., A.I.C.P., of H2M 
Associates, concluding that the Plan is consistent with and designed to effectuate the Hoboken 
Master Plan of 2004, as updated by the Reexamination Report of 2010, (ii) comments from the 
general public and (iii) comments from the members of the Board, and thereafter adopted a 
Resolution entitled: “Resolution Memorializing Review and Recommendations to City Council 
Regarding an Ordinance Adopting the Western Edge Redevelopment Plan” (“Planning Board 
Resolution”) attached hereto as Schedule A; and  
 
 WHEREAS, in addition to determining that the Plan is consistent with the Master Plan, 
the Board also included in the Planning Board Resolution twelve (12) non-binding 
recommendations (“Recommendations”) to be considered by the City Council, several of which, 
if accepted, would legally require revisions to the Plan, but the remaining Recommendations 
relate to the implementation of the Plan or other matters outside the function of the Plan, and 
would not require that the Plan be revised; and  
 
 WHEREAS, on July 15, 2015 the City Council held a Special Meeting at which it received 
extensive public comment and thereafter the members of the City Council engaged in an 
extensive discussion of the Recommendations; and 
 

WHEREAS, the City Council wishes to acknowledge the deliberations of the Board and to 
set forth on the record the City Council’s conclusions regarding all of the Recommendations of 
the Board;  
 
 NOW, THEREFORE, it is hereby resolved by the City Council as follows: 



 
1. A change shall be made in the Plan regarding Recommendation 1, “City Council should 

require developers to apportion a minimum of one percent (1%) of the cost of each 
redevelopment project for the installation and creation of Public Art.” The amended 
language, as attached to this Resolution as Attachment A, will be incorporated into the 
Plan to include this goal in the negotiations of a Redevelopment Agreement(s). 

 
 
 

2. No change shall be made in the Plan regarding Recommendation 2, “City Council should 
foster a Restaurant Row within the Western Edge Redevelopment Zone by exempting it 
from the five-hundred-foot rule articulated in City Code §68-7.” Because the Alcoholic 
Beverage Control (ABC) Regulations are separate and apart from the redevelopment 
planning process, this will not be addressed in the Plan. The City Council will consider 
reviewing the ABC Regulations.  

 
 

 
3. A change shall be made in the Plan regarding Recommendation 3, “City Council should 

excise the language in Section 8.1, subsection titled Building Stories/Height on page 28 
of the Plan, and replace it with the language in Exhibit “B” attached hereto.” This 
amended language, as attached to this Resolution as Attachment B, will be incorporated 
into the Plan to clarify that the regulations are regarding height not stories. These 
changes are also reflected in revised Figures 13 and 14 as part of Attachment B.   

 
 

 
4. A change shall be made in the Plan regarding Recommendation 4, “City Council should 

create minimum and maximum square footage for retail spaces in order to foster a 
diversity in the kinds of retail servicing the area and consider mapping which kinds of 
retail and commercial uses would work best in particular areas.” This amended 
language, as attached to this Resolution as Attachment C, will be incorporated into the 
Plan to include in the negotiations of a Redevelopment Agreement(s). 
 

 
 

5. No change shall be made in the Plan regarding Recommendation 5, “To the extent 
permitted by law, City Council should encourage locating child care facilities on the 
upper levels of buildings rather than having them predominately on ground floods in 
order to encourage more active street life that that usually offered by such facilities.” 
This will be further investigated as to the legality, and if permitted by law, the City may 
consider this recommendation in the negotiation of a Redevelopment Agreement(s).  

 
 



 
 

6. A change shall be made in the Plan regarding Recommendation 6, “City Council should 
add language permitting leniency in complying with upper floor stepback guidelines 
along the proposed green space and the street grid guidelines so as not to discourage 
any adaptive reuses that might conflict with these guidelines.” This amended language, 
as attached to this Resolution as Attachment D, will be incorporated into the Plan to 
clarify flexibility in green space provisions for buildings that are adaptively reused in 
place. 

 
 

 
7. A change shall be made in the Plan regarding Recommendation 7, “City Council should 

incorporate the new complete street standards and design standards in the Plan.” This 
amended language, as attached to this Resolution as Attachment E, will be incorporated 
into the Plan to require compliance with any complete street standards adopted by the 
City of Hoboken. 

 
 

 
8. A change shall be made in the Plan regarding Recommendation 8, “City Council should 

add to the Plan the City’s new wayfinding signage guidelines and add provisions 
encouraging signage that fits with and recalls Hoboken’s industrial heritage and consider 
permitting larger signage given the size and scale of the kinds of buildings that will be 
developed in the Western Edge Redevelopment Zone.” This amended language, as 
attached to this Resolution as Attachment F, will be incorporated into the Plan to 
require compliance with any wayfinding standards adopted by the City of Hoboken and 
to permit flexibility in signage. 

 
 

 
9. A change shall be made to the Plan regarding Recommendation 9, “City Council should 

add urban agriculture/rooftop gardens as a permitted use in the Western Edge 
Redevelopment Zone.” This amended language, as attached to this Resolution as 
Attachment G, will add Urban Agriculture/Rooftop Gardens as a permitted use. 

 
 

 
10. A change shall be made to the Plan regarding Recommendation 10, “City Council should 

change Map 1 to include delineation and boundaries of the subareas, including labeling 
block and lot numbers.” The amended map is part of this Resolution as Attachment H. 
 
 
 



11. A change shall be made to the Plan regarding Recommendation 11, “City Council should 
make non-residential parking standards the same as retail parking standards.” This 
amended language, as attached to this Resolution as Attachment I, will clarify those 
parking requirements. 
 
 
 

12. A change shall be made to the Plan regarding Recommendation 12, “City Council should 
change the last sentence under the Circulation Plan & Transportation Demand 
Management subsection under Section 8.1 on page 36 to…remove the word ‘residential’ 
from the existing language.” This amended language, as attached to this Resolution as 
Attachment J incorporates that change. 

 
 
 

13. A certified copy of this Resolution shall be forwarded to the Hoboken Planning Board.  
 
14. This Resolution shall take effect immediately. 

 
 
 
Meeting date: July 15, 2015 
 
APPROVED:      APPROVED AS TO FORM: 
 
______________________________   ___________________________ 
Quentin Wiest      Mellissa L. Longo, Esq. 
Business Administrator         Corporation Counsel 
 
Councilperson Yea Nay Abstain/Present Absent 
Theresa Castellano     
Peter Cunningham     
James Doyle      
Jen Giattino     
Elizabeth Mason     
David Mello     
Tim Occhipinti     
Michael Russo     
Ravi Bhalla, Council 
President 

    

 
  



ATTACHMENT A 
 
On page 41 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.6 Guidelines for the Subarea” in subsection “2. Requirements” the text shall 
be revised as follows, with deletions noted in strikethrough format and additions noted 
in underline format: 
 

8.6 Guidelines for the Subarea  
Comprehensive site design and appropriate selection of materials for site 
rehabilitation and new improvements are important in reinforcing the industrial 
character of the Redevelopment Area. The Redevelopment Plan envisions 
improved streetscapes along municipal frontages; new circulation patterns to 
allow for safe and welcoming pedestrian access, and clear delineation of 
pedestrian and vehicular circulation; and flexible use of new open space, parks 
and plazas which support varied coexisting uses. Design strategies should 
address the practical working requirements of varied uses.  
 
1. Guiding Principles  

a. Provision of visually pleasing, inviting, and safe pedestrian circulation.  
b. Provision of clear delineation between vehicular/ loading access and 

pedestrian access.  
c. Provision of expanded flexible, varied outdoor open space, and 

landscaped green space at grade levels and at roof and balcony levels.  
d. Site improvements shall incorporate and support bicycle use and public 

transit.  
2. Requirements  

a. When adaptively reusing buildings, original historic features of 
interpretive value shall be preserved, replaced-in-kind, and be retained or 
relocated to the extent possible for continued use or creative 
interpretation.  

b. Materials and finishes should be consistent with historic context when 
adaptively reusing buildings.  

c. Provide well lit, secure pedestrian access along interior site pathways and 
pathways to interior frontage.  

d. New street furnishings, lighting, awnings and signage, etc., shall be 
compatible with the historic character of any adaptively reused buildings 
in design, materials, color and scale. Loading docks, alleys, remnants of 
rails, and other historical features should be preserved in place or 
expressed in rehabilitated conditions.  

e. Provide creative use of materials to provide pedestrian scale in the 
texture and form of hardscape and softscape, in pavement, trees and 
plantings, amenities, (i.e. transit shelters, site lighting, benches, bicycle 
racks, furnishings, planters, bollards, waste receptacles, etc.,) along all 
municipal street frontages to protect and enhance safe and pleasant 



pedestrian movement and in the interior site as appropriate. Street trees 
shall not obscure entryways.  

f. Maintain and improve original building entries when adaptively reusing 
buildings and clearly define primary points of access and use. Clearly 
delineate loading areas and truck access. All pathways shall incorporate 
measures for pedestrian and vehicular safety and shall comply with State 
and Federally mandated ADA requirements.  

g. Open space shall be provided with park like features for shade and 
passive enjoyment, support for new non-residential activity, play space 
and flexible gathering and event use.  

h. A minimum installation and creation of Public Art shall be implemented 
into each redevelopment project, as determined in a Redevelopment 
Agreement. The goal is to have one percent (1%) of the cost of each 
redevelopment project apportioned to such installation and creation of 
Public Art. 

  



ATTACHMENT B 
 
On page 28 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” the subsection “Building 
Stories/Height” shall be revised as follows, with deletions noted in strikethrough format and 
additions noted in underline format: 
 

Building Stories/Height:  
The base height for all mixed-use buildings with residential shall be five stories 
(typically of 10 feet each) over one story of 16 feet for parking/retail for a total 
of 66 feet. The base height for all non-residential mixed-use buildings with office 
or hotel shall be seven stories with six stories (typically of 11 feet each) over one 
story of 16 feet for parking/retail. Bonus FAR may be allowed, as deemed 
appropriate by the City, through the negotiation of a Redevelopment Agreement 
and evaluation of the project proforma, for the purpose of receiving 
improvements, contributions, or infrastructure from the redeveloper that 
provide a benefit to the larger neighborhood or the City in accordance with 
provisions of a Redevelopment Agreement. The bonus FAR may increase the 
allowable height up to a maximum of ten stories over one story of 16 ft. in height 
for parking and/or retail. Height averaging may also be employed, wherein total 
square footage within the allowable maximum base FAR and building height can 
be varied so that floor area from a building lower than the maximum height can 
be added to a building in the same Subarea that is higher than the maximum 
base height up to the maximum bonus height level shown in Figures 13 and 14. 
Building height shall be measured from the Base Flood Elevation as established 
in the Hoboken Flood Damage Prevention Ordinance. 
The maximum base height for all mixed-use buildings with residential shall be 
66’, approximately 5 stories residential (typically of 10 feet each) over one story 
of approximately 16 feet for parking/retail. The maximum base height for all 
non-residential mixed-use buildings, with uses such as commercial, office, 
educational, or hotel, shall be 82’, composed of approximately 6 stories non-
residential (typically of 11 feet each) over one story of approximately 16 feet for 
parking/retail. Bonus FAR may be allowed, as deemed appropriate by the City, 
through the negotiation of a Redevelopment Agreement and evaluation of the 
project pro forma, for the purpose of receiving improvements, contributions, or 
infrastructure from the redeveloper that provide a benefit to the larger 
neighborhood or the City in accordance with provisions of a Redevelopment 
Agreement. The bonus FAR may increase the allowable height up to a maximum 
of 106’ for mixed-use buildings with residential (approximately 9 to 10 stories 
over one story of parking/retail) and up to a maximum of 116’ for non-residential 
mixed-use buildings (approximately 9 to 10 stories over one story of 
parking/retail). Height averaging may also be employed, wherein a total square 
footage within the allowable maximum base FAR and building height can be 
varied so that floor area from a building lower than the maximum base height 



can be added to a building in the same Subarea that is higher than the maximum 
base height up to (but not exceeding) the maximum bonus height level shown in 
Figures 13 and 14 and noted in this subsection. Both the residential mixed-use 
buildings and the non-residential mixed-use buildings are required to have an 
initial story for parking and retail of approximately 16 feet. The building height 
shall be measured from the Design Flood Elevation, as established in the 
Hoboken Flood Damage Prevention Ordinance.  

 
Images for Figures 13 and 14 are to be revised as shown below to demonstrate the heights 
noted in the revised text. 
 

 
 
 

  



ATTACHMENT C 
 
On page 29 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” a subsection should be added 
entitled ”Retail Space Size” between the subsections “Building Bulk” and “Density & Dwelling 
Unit Size”, with deletions noted in strikethrough format and additions noted in underline 
format: 
 

Retail Space Size 
A minimum and maximum square footage for retail spaces shall be established in 
the negotiation of a Redevelopment Agreement(s) for each redevelopment 
project to foster diversity in the kinds of retail servicing the area. 
 

 
  



ATTACHMENT D 
 
On page 39 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.4 Design Standards for Rehabilitation & New Construction” the text shall be 
revised as follows, with deletions noted in strikethrough format and additions noted 
in underline format: 
 
 

8.4 Design Standards for Rehabilitation & New Construction  
Compatible Design: Redevelopment planning seeks to stabilize the unique 
industrial environment, as well as the economic environment. New permitted 
uses, including retail, recreation and office use, may be incorporated in adaptive 
reuse of existing structures. The coexistence of varied uses will add vitality and 
livability to the Western Edge. Required compatibility will allow new buildings to 
coexist in aesthetic and spatial harmony with existing structures without 
destroying character.  
 
Infrastructure The intention of this Redevelopment Plan is to retain existing 
industrial buildings and structures where they can be successfully integrated into 
mixed use development without impeding the primary objective of creating the 
linear park along the HBLR line, which is a critical part of the City’s resiliency 
strategy per the Green Infrastructure Strategic Plan and Rebuild by Design. 
Selective demolition of portions of existing industrial buildings to provide for the 
required setback from the linear park along the HBLR, or adjustments to the 
width of the linear park to maintain existing building balanced by increased 
width of the linear park to accommodate where there is new infill construction, 
shall be reviewed in conjunction with design proposals and be included in the 
negotiation of a Redevelopment Agreement(s). Infrastructure improvements, 
including landscaping, hardscaping and pedestrian amenities shall be integrated 
with the existing built fabric.   



ATTACHMENT E 
 
On page 37 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” subsection “Other Plans” the text 
shall be revised as follows, with deletions noted in strikethrough format and additions noted 
in underline format: 
 

Other Plans:  
The Redevelopment Plan should be coordinated with the adjacent 
redevelopment area plans to develop an overall strategy for the improvement 
and upgrading of these areas onsite and off-site infrastructure. Sustainable and 
progressive green techniques as discussed in the 2010 Reexamination Report 
should be utilized to guide and develop the improvements necessary to address 
both climate change and stormwater related issues. A comprehensive area and 
ultimately city-wide approach to stormwater mitigation efforts should be 
developed. This includes, but is not limited to the following improvements both 
in the streets and within the City ROW’s: stormwater tree trenches, planters, and 
bump-outs; pervious/porous asphalt and concrete; rain gardens, green roofs, 
cisterns and rain barrels. Additional harvesting and the creative reuse of waters 
(gray, storm, waste), should be employed to the greatest extent possible. On-site 
and off-site improvements required shall comply with any Complete Streets 
Guidelines adopted by the City of Hoboken. 

 
  



ATTACHMENT F 
 
On page 42 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.7 Signage” the text shall be revised as follows, with deletions noted 
in strikethrough format and additions noted in underline format: 
 

8.7 Signage  
Existing historic signs can contribute to the character of the redevelopment 
project and may be maintained and preserved, as deemed appropriate in the 
Redevelopment Agreement. New signage should respond to context in 
compliance with municipal regulations. Deviations from the signage may be 
permitted to address the size and scale of buildings and to address project-wide 
signage that may be developed in accordance with this Redevelopment Plan, as 
negotiated as a signage plan in a Redevelopment Agreement(s).  
 

1. Guiding Principals  
a. Preserve historic signage when appropriate  
b. Respect historic context; utilize historically appropriate materials 

when adaptively reusing buildings.  
c. Reinforce pedestrian scale  
d. Avoid sign clutter  

2. Requirements  
a. New signage shall comply with municipal standards but shall be 

fabricated in materials and styles consistent with and compatible to 
the historic industrial character of the adaptively reused buildings.  

b. No new signage shall obscure historic features.  
c. New directional signage and public signage shall comply with the City 

of Hoboken adopted Wayfinding Signage Guidelines. 
 
  



ATTACHMENT G 
 
On page 27 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” subsection “Permitted Uses” the 
text shall be revised as follows, with deletions noted in strikethrough format and additions 
noted in underline format: 
 

8.1 Land Use & Development Requirements  
The specific land use and development requirements, including design standards 
that are applicable to the entire Redevelopment Area, are outlined in the 
following sections.  
Permitted Uses:  

1. Industrial Arts Space/Urban Manufacturing: a place of work for small 
scale machinists, woodworkers, craftsmen, or similar businesses engaged 
in working with raw materials to create finished products for sale, such as 
furniture, cabinetry, glass, musical instruments, models, theater sets, 
food products, or a similar creative or modern manufacturing use 
including persons engaged in the application, teaching or performance of 
such endeavor, such space shall not include residential occupancy but 
may include a very limited area for accessory office space (i.e. accessory 
exclusively to the on-site activity not to an off-site activity) as well as 
limited toilet and washroom installation.  

2. Multifamily Residential as part of a Mixed-use Building  
3. Indoor Recreation:  

a. “Recreation, Commercial” – Recreation facilities operated as a 
business and open to the general public for a fee; and  

b. “Recreation, Public” – Recreation facilities open to the general 
public with or without a fee.  

4. Artist Studio: a place of work for an artist, artisan, craftsperson, dancer, 
designer, musician, photographer, videographer or a similar creative or 
light manufacturing use including persons engaged in the application, 
teaching or performance of such endeavor; such space shall not include 
residential occupancy but may include a very limited area for accessory 
office space (i.e. accessory exclusively to the on-site activity not to an off-
site activity) as well as limited toilet and washroom installation.  

5. Live-Work Unit: a single dwelling unit that includes dedicated work space 
for the artist, artisan, craftsperson, dancer, musician, photographer, 
videographer, that resides therein. Uses proposed for Live-Work 
workspaces shall meet the requirements of Section 196-32(B) of the City 
of Hoboken Code.  

6. Specialty Services: provision of services related to an area of special 
expertise, such as electronics, communications, security, audio-video 
recording studios, entertainment, cinema, or similar fields involving 
technology or applied sciences, in accordance with performance 



standards for noise, dust and emissions.  
7. Technology & Research: businesses oriented to research and 

development of technology, such as electronic, mechanical, medical, 
sustainable (green) or climate change and adaptation practices and 
products.  

8. Studios for design professionals such as architects, landscape architects, 
interior designers, graphic artists, musicians, dancers, sculptors, model 
makers, photographers or videographers.  

9. Restaurants/Bars.  
10. Retail Business & Services.  
11. Business & Professional Offices – except on ground floor.  
12. Hotels  
13. Educational Space: Inclusive of educational activities of a public or private 

primary or secondary school, charter school, or of a college or university.  
14. Urban Agriculture/Rooftop Gardens. 

 
 
 
  



ATTACHMENT H 
 
On page 2 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “1.0 Introduction” the “Map 1” shall be replace with the following map: 
 
 

  



ATTACHMENT I 
 
On page 29 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” subsection “Parking” the text 
shall be revised as follows, with deletions noted in strikethrough format and additions noted 
in underline format: 
 

Parking:  
1. Residential: 1.0 parking spaces per unit  

a. Residential parking spaces may be provided in automated or Valet 
Park garages, provided that parking garages shall be entered from 
side streets or service drives and visually screened from view from 
the public street or walkway.  

b. Self-park spaces provided to meet the residential parking 
requirement may be used to meet the retail parking requirement up 
to a maximum of 10% of the total residential parking requirement.  

2. Industrial Buildings Adaptive Reuse: 1 space per 1,500 sf  
a. All parking provided for industrial arts space in accordance with this 

Redevelopment Plan must be self-park spaces.  
3. RetailNon-Residential: It is a LEED-ND based goal of this Redevelopment Plan 

to provide a diversity of goods and services within walking distance of both 
neighborhood residents and employees so as to make the Western Edge 
Redevelopment Area and the adjacent neighborhoods function as a more 
complete, connected and compact neighborhood. It is therefore an objective 
that a large percentage of retail users will be residents and employees of the 
new redevelopment projects and the residents of the immediate 
neighborhood will walk to the new retail stores and services. Accordingly 
there will be no retail parking requirement for the first 10,000 square feet of 
retail in any individual Subarea.  

a. 1 parking space per 1,000 sf over 10,000 sf.  
b. All parking provided for retail space in accordance with this 

Redevelopment Plan must be self-park spaces. On-site surface 
parking shall not be located between a principal building and any 
street frontage. Parking garages shall be entered from side streets or 
service drives and visually screened from view from the public street 
or walkway  

c. It is also recommended as part of this Redevelopment Plan that 
metered parking on the Subarea frontages of Monroe Street, 
Madison Street and Jefferson Street be provided for retail users and 
that residential parking permits be restricted. Final determination of 
the use of street parking shall be outlined in the Redevelopment 
Agreement for each Subarea.  

  



ATTACHMENT J 
 
On page 36 of the Redevelopment Plan for the Western Edge Redevelopment Area dated May 
29, 2015 under “8.1 Land Use & Development Requirements” subsection “Circulation Plan & 
Transportation Demand Management” the text shall be revised as follows, with deletions noted 
in strikethrough format and additions noted in underline format: 
 

Circulation Plan & Transportation Demand Management:  
… 
Reduction in the residential parking requirements may be negotiated in the 
Redevelopment Agreement(s) based on the details of an approved TDM Plan 
that is incorporated therein. 
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MEMORANDUM 
 
DATE:  July 13, 2015 
 
TO: Hoboken City Council 
 
CC: Mayor Dawn Zimmer 
  Quentin Wiest, Business Administrator 
  Mellissa Longo Corporation Counsel 
  Joe Maraziti, Maraziti Falcon LLP, Special Redevelopment Counsel 
  David G. Roberts, Maser Consulting, Redevelopment Planner 
 
FROM: Brandy Forbes, Community Development Director 
 

RE: Western Edge Redevelopment Plan Proposed Changes Per Planning Board Resolution  
 
The Western Edge Redevelopment Plan dated May 29, 2015 that was introduced by Hoboken City 
Council on June 3, 2015 was reviewed by the Hoboken Planning Board on July 7, 2015. The Planning 
Board did conclude that the Western Edge Redevelopment Plan is consistent with and designed to 
effectuate the Hoboken Master Plan of 2004 and the Hoboken Master Plan Reexamination Report of 
2010. The Planning Board did adopt a resolution to that effect (attached) and also provided twelve 
recommendations to be considered by the City Council. 
 
The City Council will hold a Special Meeting on Wednesday, July 15, 2015 at 7 p.m. to discuss the 
Planning Board recommendations. On that agenda there are two potential action items (both attached)—
a resolution to address the Planning Board recommendations and an ordinance on first reading to 
introduce an amended plan. Although the decision on how to address the recommendations and whether 
or not to vote on those is entirely up to the City Council based on the discussion, we have suggested 
some language to address the Planning Board comments as attachments to the resolution to be 
considered at the July 15th meeting. Certainly, the City Council may choose to address the 
recommendations differently, so we left room to strike through the draft wording in the resolution and 
insert different language as the City Council deems appropriate.  



 
94 Washington Street ∙ Hoboken, NJ 07030-0485 

(201) 420-2233 fax (201) 420-2096 

 
We have drafted a revised Western Edge Redevelopment Plan dated July 15, 2015 that incorporates 
these changes. Since there are only a few pages that are impacted, attached, please find those pages that 
would differ from the Western Edge Redevelopment Plan dated May 29, 2015—changes in text can be 
found in red font. As the City Council considers each of the recommendations, depending on the agreed-
upon response, each of these changes can be inserted if approved or language kept the same if you so 
choose. This would allow you to introduce a revised Western Edge Redevelopment Plan dated July 15, 
2015 that is reflective of the City Council’s resolution addressing the recommendations of the Hoboken 
Planning Board. 
 
Please let me know if you have any questions regarding these documents via email at 
bforbes@hobokennj.gov. 
 
Thank you. 
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1.0 Introduction 
This Redevelopment Plan has been prepared for the Western 
Edge Redevelopment Area (“Redevelopment Area”) within the 
City of Hoboken, Hudson County, New Jersey. The Western Edge 
Redevelopment Plan Area includes four properties located in the 
western portion of the City, within an area bounded by the 
Hudson-Bergen Light Rail (HBLR) right-of-way and the Palisades 
to the west; Ninth Street and a residential area to the south; 
Monroe Street, Madison Street and Jefferson Street and 
neighboring non-residential and residential areas to the east; and 
the Fourteenth Street viaduct and an industrial area to the north.  
 
By resolution dated October 5, 2005, the City of Hoboken Council 
directed the City’s Planning Board to study the area in order to 
determine whether it was an “Area in Need of Redevelopment” in 
accordance with the criteria specified at N.J.S.A. 40A:12A-5. The 
City retained Phillips Preiss Shapiro Associates to conduct an 
Area in Need of Redevelopment investigation, which was 
completed in November 2006. A public hearing on the 
investigation was then held on November 20, 2006, January 11, 
2007 and March 6, 2007 by the Planning Board, which 
recommended by resolution dated April 3, 2007 that the study 
area qualified as an Area in Need of Redevelopment. Based on 
the findings of the report, the delineated Western Edge 
Redevelopment Area boundaries were adopted as Resolution No. 
07-977 of the City Council on July 18, 2007 (see Appendix). 
Paragraph 5 of the Resolution stated: “The City Council has 
considered the recommendation of the Planning Board that any 
related development plan ’should allow each property  therein to 
be developed by its respective owner(s)’ and will consider that at 
the time it considers and adopts a redevelopment plan for the 
Western Edge Area”.  

As stated in Section 9.3 herein: the City determines that each 
property be redeveloped in the Western Edge Redevelopment 
Area by its respective owner(s). Involuntary acquisition by 
eminent domain is not authorized by this Plan. 

 

MAP 1 
Western Edge Redevelopment Area  
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8.0 Redevelopment Plan 
This chapter of the Redevelopment Plan provides the process 
and land use requirements for the redevelopment of the 
Redevelopment Area. 

8.1 Land Use & Development Requirements 

The specific land use and development requirements, including 
design standards that are applicable to the entire Redevelopment 
Area, are outlined in the following sections. 
Permitted Uses: 
1. Industrial Arts Space/Urban Manufacturing: a place of work 

for small scale machinists, woodworkers, craftsmen, or 
similar businesses engaged in working with raw materials to 
create finished products for sale, such as furniture, cabinetry, 
glass, musical instruments, models, theater sets, food 
products, or a similar creative or modern manufacturing use 
including persons engaged in the application, teaching or 
performance of such endeavor, such space shall not include 
residential occupancy but may include a very limited area for 
accessory office space (i.e. accessory exclusively to the on-
site activity not to an off-site activity) as well as limited toilet 
and washroom installation. 

2. Multifamily Residential as part of a Mixed-use Building 
3. Indoor Recreation:  

a.  “Recreation, Commercial” – Recreation facilities 
operated as a business and open to the general 
public for a fee; and  

b. “Recreation, Public” – Recreation facilities open to 
the general public with or without a fee.  

4. Artist Studio: a place of work for an artist, artisan, 
craftsperson, dancer, designer, musician, photographer, 
videographer or a similar creative or light manufacturing use 
including persons engaged in the application, teaching or 
performance of such endeavor; such space shall not include 
residential occupancy but may include a very limited area for 
accessory office space (i.e. accessory exclusively to the on-

site activity not to an off-site activity) as well as limited toilet 
and washroom installation. 

5. Live-Work Unit: a single dwelling unit that includes 
dedicated work space for the artist, artisan, craftsperson, 
dancer, musician, photographer, videographer that resides 
therein. Uses proposed for Live-Work workspaces shall meet 
the requirements of Section 196-32(B) of the City of 
Hoboken Code.  

6. Specialty Services: provision of services related to an area of 
special expertise, such as electronics, communications, 
security, audio-video recording studios, entertainment, 
cinema, or similar fields involving technology or applied 
sciences, in accordance with performance standards for 
noise, dust and emissions. 

7. Technology & Research: businesses oriented to research and 
development of technology, such as electronic, mechanical, 
medical, sustainable (green) or climate change and 
adaptation practices and products.  

8. Studios for design professionals such as architects, landscape 
architects, interior designers, graphic artists, musicians, 
dancers, sculptors, model makers, photographers or 
videographers.  

9. Restaurants/Bars. 
10. Retail Business & Services.  
11. Business & Professional Offices – except on ground floor. 
12. Hotels 
13. Educational Space: Inclusive of educational activities of a 

public or private primary or secondary school, charter 
school, or of a college or university. 

14. Urban Agriculture/Rooftop Gardens. 
Mix of Uses Guidelines: 
1. Lower Monroe Subarea 

a. Mixed-use residential/retail 
2. Upper Monroe Subarea 

a. South of 10th Street: Mixed-use non-
residential/retail buildings are encouraged. 
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b. North of 10th Street: Mixed use residential/retail 
buildings are encouraged. 

3. Madison Street Subarea 
a. South of 13th Street: Mixed-use residential/retail 

buildings are encouraged. 
b. North of 13th Street: Mixed-use non-

residential/retail buildings are encouraged. 
4. Jefferson Street Subarea: Mixed-use non-residential/retail 

and residential/retail buildings 
5. Childcare & other community facilities as contained within a 

mixed-use building. 

Building and Yard Requirements 
1. Minimum Outdoor Amenities (on-grade):   

a. Jefferson Street Subarea 5,000 sf. 
b. Other Subareas 40,000 sf. per Subarea 

2. Maximum Building Coverage at Street Level:  
a. Jefferson Street Subarea 75%  
b. Other Subareas 65% per Subarea 

Base Floor Area Minima and Maxima (excluding parking): 
1. Maximum Residential FAR:  
 Lower Monroe Subarea    2.76 
 Upper Monroe Subarea    2.10 
 Madison Street Subarea    2.30 
 Jefferson Street Subarea  2.59 
2. Minimum Nonresidential:   

Lower Monroe Subarea   0.25 
Upper Monroe Subarea    0.50 

 Madison Street Subarea    0.70 
Jefferson Street Subarea (with 140K sf hotel) 2.37 
(without 140,000 sf hotel) 0.61 

Total Base Floor Area Ratio 
 Lower Monroe Subarea    3.01 
 Upper Monroe Subarea    2.60 

 Madison Street Subarea    3.00 
 Jefferson Street Subarea (w. Hotel)  4.96 
 Jefferson Street Subarea (w/o Hotel)  3.20 
 Setbacks: 

1. Front, side, rear:  none required 
2. Min Stepbacks 10 ft. back above 66 ft.; Additional 10 ft. above 

96 ft.  
3. Build-to Line:  5 ft from street lot line 
4. From HBLR ROW 150 ft. at southern end of Subarea 

(See Figure 12)  50 ft. at north end of Subarea 

Building Stories/Height: 
The maximum base height for all mixed-use buildings with 
residential shall be 66’, approximately 5 stories residential 
(typically of 10 feet each) over one story of approximately 16 
feet for parking/retail. The maximum base height for all non-
residential mixed-use buildings, with uses such as commercial, 
office, educational, or hotel, shall be 82’, composed of 
approximately 6 stories non-residential (typically of 11 feet 
each) over one story of approximately 16 feet for parking/retail. 
Bonus FAR may be allowed, as deemed appropriate by the City, 
through the negotiation of a Redevelopment Agreement and 
evaluation of the project pro forma, for the purpose of receiving 
improvements, contributions, or infrastructure from the 
redeveloper that provide a benefit to the larger neighborhood or 
the City in accordance with provisions of a Redevelopment 
Agreement. The bonus FAR may increase the allowable height up 
to a maximum of 106’ for mixed-use buildings with residential 
(approximately 9 to 10 stories over one story of parking/retail) 
and up to a maximum of 116’ for non-residential mixed-use 
buildings (approximately 9 to 10 stories over one story of 
parking/retail). Height averaging may also be employed, wherein 
a total square footage within the allowable maximum base FAR 
and building height can be varied so that floor area from a 
building lower than the maximum base height can be added to a 
building in the same Subarea that is higher than the maximum 
base height up to (but not exceeding) the maximum bonus height 
level shown in Figures 13 and 14 and noted in this subsection. 
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Both the residential mixed-use buildings and the non-residential 
mixed-use buildings are required to have an initial story for 
parking and retail of approximately 16 feet. The building height 
shall be measured from the Design Flood Elevation, as 
established in the Hoboken Flood Damage Prevention Ordinance. 

Building Bulk: 
The street grid that is cut by the HBLR and Palisades that define 
the Western Edge of Hoboken form typical blocks of 200 feet in 
width by 400 feet in length. The diagrams in Figures 12, 13 and 
14 illustrate the building “form” intended in this Redevelopment 
Plan, which generally restricts the maximum floor plate to 200 
feet in width along the north-south streets and requires 
separation between buildings of at least 25 feet in width, aligned 
with the east-west street grid, for extensions of the streetscape 
to provide access for pedestrians to the linear greenway/park in 
the rear, with specific layout to be determined in a 
Redevelopment Agreement. These breaks between buildings are 
intended as a key element of the pedestrian circulation system 
and the connectivity of the Redevelopment Plan, as well as view 
corridors to the Palisades. 

Density & Dwelling Unit Size: 
1. Minimum residential unit size:  400 sq. ft. 
2. Minimum Average unit size:  1,000 sq. ft. 
3. Minimum 3-bedroom Units 10% 
4. Minimum Average unit size – 3-bedroom units: 1,500 sq. ft. 
5. Minimum Affordable per Ordinance: 10% of all units in Subarea 

Retail Space Size: 
A minimum and maximum square footage for retail spaces shall 
be established in the negotiation of a Redevelopment 
Agreement(s) for each redevelopment project to foster diversity 
in the kinds of retail servicing the area. 

Parking:  
1. Residential:  1.0 parking spaces per unit 

a. Residential parking spaces may be provided in automated 
or Valet Park garages, provided that parking garages shall 
be entered from side streets or service drives and visually 
screened from view from the public street or walkway. 

b. Self-park spaces provided to meet the residential parking 
requirement may be used to meet the retail parking 
requirement up to a maximum of 10% of the total 
residential parking requirement. 

2. Industrial  Buildings Adaptive Reuse:  1 space per 1,500 sf 
a. All parking provided for industrial arts space in 

accordance with this Redevelopment Plan must be self-
park spaces. 

2. Retail Nonresidential: It is a LEED-ND based goal of this  
Redevelopment Plan to provide a diversity of goods and 
services within walking distance of both neighborhood 
residents and employees so as to make the Western Edge 
Redevelopment Area and the adjacent neighborhoods function 
as a more complete, connected and compact neighborhood. It 
is therefore an objective that a large percentage of retail users 
will be  residents and employees of the new redevelopment 
projects and the residents of the immediate neighborhood will 
walk to the new retail stores and services.  Accordingly there 
will be no retail parking requirement for the first 10,000 
square feet of retail in any individual Subarea.    

a. 1 parking space per 1,000 sf over 10,000 sf.  
b. All parking provided for retail space in accordance with 

this Redevelopment Plan must be self-park spaces. On-site 
surface parking shall not be located between a principal 
building and any street frontage. Parking garages shall be 
entered from side streets or service drives and visually 
screened from view from the public street or walkway 

c. It is also recommended as part of this Redevelopment Plan 
that metered parking on the Subarea frontages of Monroe 
Street, Madison Street and Jefferson Street be provided for 
retail users and that residential parking permits be 
restricted. Final determination of the use of street parking 
shall be outlined in the Redevelopment Agreement for 
each Subarea.  
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Figure 13: This diagram illustrates the orientation of buildings on the blocks along the HBLR (Subareas except Jefferson Subarea) where buildings will be 
built to the streetline of Monroe or Madison Street, stepped back after the sixth level and ninth level, but allowed to cantilever stepped floorplates over the 
linear greenway/park for the bonus levels, if allowed in a Redevelopment Agreement. The existing unimproved ROW of Monroe Street would be included in 
the setback from the HBLR and incorporated into the linear park/greenway. The diagram above is representative of a mixed-use building with residential 
over retail using 10 foot story heights over a 16 foot parking/retail level. Mixed-use non-residential over retail would be up to one foot higher per floor over 
the parking/retail level (see Figure 14). 
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Figure 14: Comparable diagram as for Figure 13 only for mixed use buildings with non-residential floors over ground floor retail and parking. 
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   LEED ND Sidebar #2 

Regional priority credit lookup 
Filter 
LEED ND: Plan 
v2009  
USA, 07030 
 
Rainwater management  
GIBc8 | Up to 4 points  
 
Mixed-income diverse communities  
NPDc4 | Up to 7 points  
 
Street network  
NPDc6 | Up to 2 points  
 
Transportation demand management  
NPDc8 | Up to 2 points  
 
Brownfields redevelopment  
SLLc2 | Up to 2 points  
 
Housing and jobs proximity  
SLLc5 | Up to 3 points  

Reduction in the residential parking requirements may be 
authorized in the Redevelopment Agreement based on the details 
of an approved TDM Plan that is incorporated therein.  

 
Sustainable Building Practices and Green Infrastructure:  
This Redevelopment Plan has been based on the LEED for 
Neighborhood Development Rating System, which has three 
prongs: (1) Smart Location & Linkage (SLL); (2) Neighborhood 
Pattern & Design (NPD); and (3) Green Infrastructure & Building 
(GIB).  The SLL prerequisites and credits were developed by the 
Environmental Defense Council, the NPD prerequisites and 
credits were developed by the Congress for the New Urbanism 
(CNU) and the GIB prerequisites and credits were developed by 
the United States Green Building Council (USGBC).  

LEED ND moves beyond the objective of deeming a building 
“green” because it has been “certified” and evaluates the larger 
neighborhood of which it is a part. While this Redevelopment 
Plan does not stipulate that a LEED ND certification be obtained, 
it does require that all new buildings be designed to the LEED-
NC (LEED for New Construction and Major Renovation) Silver 
standard, that one or more of the new infill buildings in each 
Subarea be certified under one of the LEED rating systems,  and 
that the redeveloper be required to utilize a comprehensive 
approach to sustainable practices for the redevelopment of the 
buildings, open space and site with the appropriate 
consideration of this area as well as the surrounding area and a 
systems approach to improvements.  

The LEED ND 2009 Sustainable Neighborhood Development 
Checklist (Appendix) was used to evaluate the provisions of this 
Redevelopment Plan as if it were earning points toward LEED ND 
certification (Stage 2 – Certified Plan). The Regional Priority 
Credits were inputted on the USGBC website for the Hoboken zip 

http://www.usgbc.org/node/1731630?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731630?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731597?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731677?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731690?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731511?return=/rpc/LEED-ND:Plan/v2009/US/07030
http://www.usgbc.org/node/1731564?return=/rpc/LEED-ND:Plan/v2009/US/07030
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code and the result is shown in the LEED ND Sidebar #2. The 
LEED ND Checklist was compiled based on assumptions between 
points that could be earned or are required in this 
Redevelopment Plan versus points that might be earned as part 
of the development of a site plan. The Checklist estimates that 
this Redevelopment Plan would comfortably be certified and 
could reach the edge of LEED ND Gold to Platinum level of 
sustainability.  

The City of Hoboken, due to its location and design, already 
satisfies many of the traditional LEED ND checklist items.  In 
terms of advancing sustainable practices in the city, it is 
anticipated and expected that the project will go beyond the 
“Yes” items on the checklist and incorporate most of the “Maybe” 
standards. The Redevelopment Plan should be viewed through 
the lens of a system where all of the component parts are 
interdependent and contribute to the health and success of the 
whole. The attainment of points on the LEED-ND Checklist under 
the “Maybe” category may be considered by the City in approving 
bonus FAR under this Redevelopment Plan. 

An emphasis should be placed on the major building and site 
systems (HVAC, Sanitary/Stormwater, energy 
production/consumption, lighting) and commissioning the 
building(s) to ensure that they function in the capacity as 
designed. The on-site infrastructure shall utilize and give 
consideration to: advanced gray and wastewater systems, living 
and, green walls and roofs, rainwater harvesting cisterns and 
rain barrels for irrigation and graywater use; daylighting water 
/stormwater, constructed wetlands, permeable and porous 
paving, etc.  

Other Plans:  
The Redevelopment Plan should be coordinated with the 
adjacent redevelopment area plans to develop an overall strategy 

for the improvement and upgrading of these areas onsite and off-
site infrastructure. Sustainable and progressive green techniques 
as discussed in the 2010 Reexamination Report should be 
utilized to guide and develop the improvements necessary to 
address both climate change and stormwater related issues. A 
comprehensive area and ultimately city-wide approach to 
stormwater mitigation efforts should be developed. This 
includes, but is not limited to the following improvements both 
in the streets and within the City ROW’s: stormwater tree 
trenches, planters, and bump-outs; pervious/porous asphalt and 
concrete; rain gardens, green roofs, cisterns and rain barrels. 
Additional harvesting and the creative reuse of waters (gray, 
storm, waste), should be employed to the greatest extent 
possible. On-site and off-site improvements required shall 
comply with any Complete Streets Guidelines adopted by the City 
of Hoboken. 

8.2 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. Affordable units equal to not less than 10% of the total 
proposed residential units, including Live-Work units, shall be 
provided. 

N.J.S.A. 40A:12A-7(a)(6) and N.J.S.A. 40A:12A-7(a)(7) require 
that a redevelopment plan include (i) as of the date of the 
adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all affordable housing units that 
are to be removed as a result of implementation of the 
redevelopment plan; and (ii) a plan for the provision, through 
new construction or substantial rehabilitation of one 
comparable, affordable replacement housing unit for each 
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Figure 18: Primary points of entry to all uses shall be clearly identified, 
and material treatment and detailing shall be appropriate and 
differentiated for each use. Scale shall address pedestrians. 

8.4  Design Standards for Rehabilitation & New 
Construction 

Compatible Design: Redevelopment planning seeks to stabilize the 
unique industrial environment, as well as the economic environment. 
New permitted uses, including retail, recreation and office use, may be 
incorporated in adaptive reuse of existing structures. The coexistence 
of varied uses will add vitality and livability to the Western Edge. 
Required compatibility will allow new buildings to coexist in aesthetic 
and spatial harmony with existing structures without destroying 
character. 
 
Infrastructure The intention of this Redevelopment Plan is to retain 
existing industrial buildings and structures where they can be 
successfully integrated into mixed use development without impeding 
the primary objective of creating the linear park along the HBLR line, 
which is a critical part of the City’s resiliency strategy per the Green 
Infrastructure Strategic Plan and Rebuild by Design.  Selective 
demolition of portions of existing industrial buildings to provide for the 
required setback from the linear park along the HBLR, or adjustments 
to the width of the linear park to maintain existing building balanced by 
increased width of the linear park to accommodate where there is new 
infill construction, shall be reviewed in conjunction with design 
proposals and be included in the negotiation of a Redevelopment 
Agreement(s). Infrastructure improvements, including landscaping, 
hardscaping and pedestrian amenities shall be integrated with the 
existing built fabric. 
 

8.5 Guidelines for Buildings, Structures and Related       
Elements 

The existing industrial buildings within the Western Edge offer 
opportunities, through rehabilitation, adaptive reuse and sensitive 
redevelopment, to support a sense of place and history, enrich civic 
pride and develop collective memory. Strategies are simple: 
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Figure 20: Public plazas and interior spaces shall be designed for active pedestrian and 
public use in a way that will invite the neighborhood to engage the site, as shown in the 
middle and lower images above. 

1. Guiding Principles  

a. Provision of visually pleasing, inviting, and safe pedestrian 
circulation.  

b. Provision of clear delineation between vehicular/ loading 
access and pedestrian access. 

c. Provision of expanded flexible, varied outdoor open space, and 
landscaped green space at grade levels and at roof and balcony 
levels. 

d. Site improvements shall incorporate and support bicycle use 
and public transit.  

2. Requirements 

a. When adaptively reusing buildings, original historic features of 
interpretive value shall be preserved, replaced-in-kind, and be 
retained or relocated to the extent possible for continued use 
or creative interpretation.  

b. Materials and finishes should be consistent with historic 
context when adaptively reusing buildings. 

c. Provide well lit, secure pedestrian access along interior site 
pathways and pathways to interior frontage. 

d. New street furnishings, lighting, awnings and signage, etc., 
shall be compatible with the historic character of any 
adaptively reused buildings in design, materials, color and 
scale. Loading docks, alleys, remnants of rails, and other 
historical features should be preserved in place or expressed in 
rehabilitated conditions. 

e. Provide creative use of materials to provide pedestrian scale in 
the texture and form of hardscape and softscape, in pavement, 
trees and plantings, amenities, (i.e. transit shelters, site 
lighting, benches, bicycle racks, furnishings, planters, bollards, 
waste receptacles, etc.,) along all municipal street frontages to 
protect and enhance safe and pleasant pedestrian movement 
and in the interior site as appropriate. Street trees shall not 
obscure entryways.  

f. Maintain and improve original building entries when 
adaptively reusing buildings and clearly define primary points 
of access and use. Clearly delineate loading areas and truck 
access. All pathways shall incorporate measures for pedestrian 
and vehicular safety and shall comply with State and Federally 
mandated ADA requirements.  

g. Open space shall be provided with park like features for shade 
and passive enjoyment, support for new non-residential 
activity, play space and flexible gathering and event use. 

h. A minimum installation and creation of Public Art shall be 
implemented into each redevelopment project, as determined 
in a Redevelopment Agreement. The goal is to have one 
percent (1%) of the cost of each redevelopment project 
apportioned to such installation and creation of Public Art. 
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8.7 Signage 

Existing historic signs can contribute to the character of the 
redevelopment project and may be maintained and preserved, as 
deemed appropriate in the Redevelopment Agreement. New signage 
should respond to context in compliance with municipal regulations. 
Deviations from the signage may be permitted to address the size and 
scale of buildings and to address project-wide signage that may be 
developed in accordance with this Redevelopment Plan, as negotiated 
as a signage plan in a Redevelopment Agreement(s). 

1. Guiding Principals  

a. Preserve historic signage when appropriate 

b. Respect historic context; utilize historically appropriate 
materials when adaptively reusing buildings. 

c. Reinforce pedestrian scale 

d. Avoid sign clutter 

2. Requirements  

a. New signage shall comply with municipal standards but shall 
be fabricated in materials and styles consistent with and 
compatible to the historic industrial character of the 
adaptively reused buildings.  

b. No new signage shall obscure historic features. 

c. New directional signage and public signage shall comply with 
the City of Hoboken adopted Wayfinding Signage Guidelines. 
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