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Description of the Plan

Section 1

The Bayfront | Redevelopment Plan sets in motion the
transformation of a key section of Jersey City's west side. When
completed the project will boast new housing, retail, office
space, parkland and many other amenities.

Bayfront 1 presents a unique opportunity for Jersey City. It
transforms old industrial, commercial, and municipal sites into
a new pedestrian friendly urban neighborhood that will be a
model of environmentally conscious design.

The Plan emphasizes one of Jersey City’s most underused natural
assets, the Hackensack River, with new and expanded parks,
recreation space and a waterfront park walkway. It adopts basic
components of urban Smart Growth with a circulator bus, a light
rail stop, green buffers and paths for pedestrians and cyclists.
New offices and residences will be built with the environment
in mind, and will incorporate sustainable design standards that
address renewable energy, the use of renewable materials, a
sustainable stormwater management plan, and green roofs and
terraces. The Plan incorporates two parks extending from Route
440 to the Hackensack River as well as the continuation of the
Riverwalkin Society Hill. The Plan shall provide affordable housing
as detailed below in Section 8 Legal Provisions, Subsection e
(Other Provisions).

Bayfront | will join west side development projects that have
been completed, are under construction, or are expected
to be completed including recent construction at Droyers
Point, residences adjacent to the west side transit stop and
the expansion of the New Jersey City University (NJCU) urban
campus located directly across Route 440 from Bayfront I.

The Bayfront | Redevelopment Plan will regulate development
within the Bayfront | Redevelopment Area, which is adjacent to
the Hackensack River, as it meets and becomes part of Newark
Bay. (See Exhibit 1 — Regional Context Map)

The Redevelopment Area has developed over time with a mixture
of industrial, commercial and governmental uses that have since
gone through transition and decline. Approximately 38% of
the area is vacant land. Another 42% is tax-exempt property
owned by various municipal agencies. The property still houses
the remnants of an incinerator, an obsolete sewage treatment
facility and a public works garage and office building that are
over 40 years old. The remaining 20% of the Area contains
mostly industrial uses along Kellogg Street at the southern edge

of the Redevelopment Area. These industrial and commercial
uses are old and now represent a deleterious land use given the
ongoing redevelopment activity in adjoining areas. Although
the Redevelopment Area is almost 100 acres, there are no streets
or public rights-of-way within it. As a result, the public has no
access to the water's edge along the Hackensack River.

The Jersey City Master Plan dated May 2000 designated the
Redevelopment Area for Waterfront Planned Development.
The purpose of the Waterfront Planned Development District
is to promote water-oriented commercial, residential and
recreational uses. The intent of the District is to accommodate
new uses, while also promoting the creative reuse of large tracts
of land and providing public access to an enhanced waterfront.
The City of Jersey City later adopted a new Land Development
Ordinance in April of 2001. The Land Development Ordinance
is in conformance with the Master Plan and also placed
the Redevelopment Area within the Waterfront Planned
Development District.

Industrial development is no longer appropriate for the
Redevelopment Area. Furthermore, the large expanses of vacant
land and antiquated municipal facilities are an underutilization
of the Hackensack River waterfront, a valuable resource. As the
Jersey City Master Plan has recommended, the Area is better
suited for development as a modern integrated mixed-use
community that provides access to an enhanced waterfront to
the benefit of the entire Jersey City community.

The Bayfront | Redevelopment Area is part of a larger vision called
the Jersey City Bayside Development Plan. The Bayside Plan was
a collective effort by a successful partnership among state and
city officials, academic institutions and the public. The Bayside
Plan was completed in 2003 and set the stage for redevelop-
ment of the west side of Jersey City.

The Bayside Plan comprised 2.1 square miles or 1,344 acres. The
Bayfront | Redevelopment Plan is approximately 100 acres of
these 1,344 acres, and is fully consistent with the direction and
vision of this broader Plan.

The Bayside Plan was generated through an extensive public
participation process sponsored by NJCU, the City of Jersey City,
the Board of Education of the City of Jersey City and New Jer-
sey Transit, with support from faculty at NJCU, New Jersey Insti-
tute of Technology (NJIT), and Rutgers University. Hundreds of

Introduction

citizens, residents, business owners, faculty, staff, real estate and
transit professionals, as well as the Mayor of Jersey City at the
time and the City’s planning and redevelopment staff, partici-
pated in the creation of the Bayside Plan. There were also inter-
views with stakeholders and a series of public meetings using a
Visual Preference Survey and Demographic, Market and Policy
Questionnaires. Participants identified their ideas for develop-
ment using a charrette process called the Vision Translation
Workshop. All data and input were synthesized by professionals,
tested through multiple feedback sessions, transformed into a
PowerPoint presentation and report, and presented at a well-at-
tended public meeting.

The Bayfront | Redevelopment Area utilizes the information pro-
duced by the Bayside Plan visioning process and applies plan-
ning and urban design principles to realize the vision. The result
was recommended street and block layouts, location of linear
parks, location of a waterfront walkway, extension of the Hud-
son-Bergen Light rail line, land use and intensity, location of bus
and pedestrian networks, community facilities and visual and
spatial character, scale and form.

The introduction, purpose of the plan, overview of the plan,
axonometric descriptions, and illustration descriptions provide
background information and a general synopsis but are not
regulatory.
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Description of the Plan Section 1

Hackensack River

BAYFRONT 1 REDEVELOPMENT AREA

Droyers Point & Society Hill

NJCU

Exhibit 1
REGIONAL CONTEXT MAP

The Bayfront | Redevelopment Area is bounded by the
Hackensack River to the West, Route 440 to the East, Kellogg
Street to the South and the edge of the railroad right-of-way to
the North. The Redevelopment Area is also in close proximity to

the New Jersey City University (NJCU) Redevelopment Area and
the Route 440 South Study Area.
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Description of the Plan Section 1

BLOCK 1290.1

Vo REDEVELOPMENT AREA

1E

Exhibit 2
BLOCK AND LOT MAP

The Bayfront | Redevelopment Area can generally be described
as consisting of all lands and water lying within the area bound
by Kellogg Street and the southernmost lot lines of lot 9.H on
the south, the Hackensack River to the west, the northernmost
lot lines of lots 1.E, 2.E, and portions of 2.D to the north and
New Jersey State Highway Route 440 to the east. The Bayfront
| Redevelopment Area is comprised of approximately 100 acres.
The Study Area consists of the following tax blocks and lots: Block
1290.1 (aka Block 1290.A) Lots 1.E, 2E, 2.A, 2.D,9H, 9.L, 10.E, 10.H,
TTH, TTW, 11, 14D, 14H,14.J,17,18,19, 16A.99, and 20.

The boundary of the Study Area is depicted on the adjacent map
and any land area within the boundary thatis not listed in the tax
lot enumeration in the first paragraph of this section is intended
to be included within the Study Area. Due to potential errors in
tax lot enumeration, the map takes precedence to determine
which properties are in the Area that is the subject of this Plan.
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Section 1
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Exhibit 3
CONSTRAINTS MAP

This Map shows the multiple constraints on the Study Area.
Included are:
The four underground barrier walls surrounding SA7.
These walls encompass an area of approximately 34
acres.
The Flood Zone AE created primarily by high tidal
overflow.
The major sewer lines and force mains, the JCMUA pump
station, and the grit chamber.
The JCMUA 96" Combined Sewer Overflow (CSO) pipe.
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Description of the Plan Section 1
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Exhibit 4
FAA FLIGHT PLAN MAP

This map illustrates the Newark International Airport FAR Part 77
airspace surface, the primary flight path to the eastern approach
to the airport. The highlighted area indicates the least used
approach for landings and take-offs for the airport. The Area is
located north of the limits. As such, structures in the Area will not
penetrate the Part 77 airspace. Nevertheless, a general airspace
review is required: structures within the Area would have to
exceed 300'to be at issue. Any structure over 150 feet in height
would benefit from obstruction lighting.
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Statutory Basis of the Plan

The Municipal Council of the City of Jersey City, by way of
Resolution 06-319, adopted on April 26, 2006, authorized the
Jersey City Planning Board to:

1.

Conduct a preliminary investigation of the
physical and economic conditions of an area
known as the Bayfront | Study Area, (hereinafter
the Study Area) to determine whether or not
this Study Area meets the statutory criteria
necessary to be declared an “Area in Need of
Redevelopment”as outlined in NJSA 40A:12A-5
and NJSA 40A:12A-6; and

Propose a Redevelopment Plan for this
Study Area if it is found to be in Need of
Redevelopment.

13 FEBRUARY 2008



BavyrronT |

RepeEveELoPMENT PLAN
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Purpose of the Plan

The purpose of this Plan is to set forth the terms and conditions
under which the Bayfront | Redevelopment Area may be
redeveloped by a designated Redeveloper(s). The Plan describes,
among other regulations, the basic cityscape requirements
and recommendations. The Mobility Regulating Plan includes
the design of the streets and circulation network; the Land
Use Regulating Plan includes the layout of mandatory and
recommended uses, including retail, residential, and office;
the Building Regulating Plan includes the general massing,
build-to-lines, and height limitation of buildings and illustrates
the suggested building style, character, and streetscapes. The
Architectural Standards describe the character of the buildings.
The Landscape Plan includes the landscape and streetscape
requirements and open space programming and design.

The physical components of the Plan are both written and
illustrated using a form-based code. This type of code is the most
appropriate to assure the highest visual and spatial quality of city
design. It assures that the Redevelopment Entity can expect a
redevelopment of superior quality that will complement the
existing character of the City and have a long term positive
fiscal and aesthetic impact on residents and businesses in the
area and Jersey City. It further assures a high level of market
flexibility to assure that the Redeveloper(s) can build and market
a superior product that is financially feasible, while maintaining
architectural design flexibility within an urban context.

The Bayfront | Redevelopment Plan can fulfill the role of
capitalizing on these under utilized brownfield sites while
promoting green urban design that provides the pedestrian
friendly environment necessary for high quality mixed-use
residential/commercial buildings and parking while bringing a
new street life to this area. When developed, the Plan will add
market-rate housing and affordable housing, expand the range
of retail, office, and live-work, and provide a catalyst for future
redevelopment in adjacent areas.

13 FEBRUARY 2008
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Section 1

The proposed Bayfront | redevelopment is mixed-use in nature.
There are three main components of the Plan: residential, retail,
and commercial. Because the Plan will be market driven, the fo-
cus is on maximum flexibility without compromising the identity
of the Plan. Therefore the Plan has a capacity range for all types
of development. However, it is important to note that the street
network, parks/open space, and development block configura-
tion plans will not change except as provided in the Mobility
Section and Legal Provision Section in this plan. What is dynamic
about the Plan is the flexibility in density and the options of uses
at various locations. The capacity of the Plan is dynamic with a
development program given in terms of minimums and maxi-
mums.

Residential:

Min. 4,200 units* Max. 8,100 units*
Office:

Min. 700,000 s.f*Max. 1,000,000 s.f*

Retail:

Min. 250,000 s.f*Max 600,000 s.f *

Parking:

Min. 7,000 spaces Max. 12,000 spaces*

*These numbers are estimates for the expected range of devel-
opment

Residential units are recommended to be a mix of flats, 2-story
duplexes, and live-work units ranging from studios, 1, 2, and 3
bedrooms of various ownerships and tenures including, condo-
miniums, co-ops, and rental units. The result is the creation of
flexibility that will respond to future market demand.

The commercial office component of the project is integrated
into the concept of sustainability in that jobs will be provided
within the project boundary to promote a jobs-to-housing bal-
ance, if desired. The end type commercial user will include, but
not be limited to, general offices (e.g., law firms, accountants,
architects, artist studios, and other small businesses), financial
groups, and service businesses and professionals such as doc-
tors and health practitioners. Unless the market can support
large space tenants, most, if not all, of the commercial space will
be for smaller end users.

The Plan suggests commercial retail end uses will include, but
not be limited to, coffee shops, restaurants, bars, clothing stores,
bookstores, newsstands, boutique retail, banks, grocery stores,
and other common uses exhibited in downtowns. The project

will discourage typical “big box" retailers from the project; how-
ever it will encourage anchor stores incorporated into the major
pedestrian streets at key major intersections.

The Plan also contains several recreational uses. The project will
contain two linear parks running the depth of the site from Route
440 on the east to the Hackensack River on the west. Along the
Hackensack River a proposed Riverfront Park for would provide
views and recreational access to the river. In addition, the river-
front walkway will be continued from the Droyers Point project
along the Hackensack Riverfront to the adjacent property to the
north.

The development will also include a pedestrian street beginning
at the proposed light rail stop at the north of the site and con-
tinuing down to Droyers Point at the south. The Pedestrian Way
will be the retail focus of the Plan using the model of the tradi-
tional European market street.

Transit and personal mobility is a major focus of the Plan. This
will be a highly walkable neighborhood that is served by the
envisioned Hudson Bergen Light Rail, with a proposed station
at the northern plaza. Extending the Hudson Bergen Light Rail
to the site is a significant opportunity, providing a station for an
easy commute to the business centers of Jersey City and New
York City. In fact, the residential, commercial and retail densities
contemplated in this plan are contingent on achieving the light
rail extension noted above. Furthermore, another key enabler to
the densities in this plan, as well as to support general growth
contemplated on the Jersey City west side area is a significant
upgrade of the local roads and Route 440 infrastructure.

The site will also have a secondary transit system by way of a
circulator bus that may ultimately connect Droyers Point, NJCU,
and multiple locations throughout the site to the Light Rail stop.
Finally, a bicycle network along the streets is included as a part
of this plan.

Although the Area has several design constraints, the site
affords an opportunity for innovative thinking and design.
Mitigating existing brownfields affords the opportunity not only
to remediate the sites but to create one or more completely
sustainable “green” urban neighborhoods on the growing west
side of Jersey City.

The focus of the Bayfront | Redevelopment Plan is to regulate the

Overview of the Plan

environment surrounding the pedestrian with an understanding
of the human scale and respect for varied building, street, and
open space design, as well as architecture. The Plan employs
these concepts to create a network of pedestrian friendly streets.
By orienting the retail buildings with minimal, ifany, setbacks from
the sidewalk edge and requiring a semi-public edge with wide
sidewalks along the residential edges, the proper relationship of
the building edge to the sidewalk will be created. The pedestrian
realm will be enhanced with crosswalks and tree-lined sidewalks.
The envisioned transit plaza will be within walking distance of all
residents. Depending upon the development scheme, parking
is planned to be embedded within the blocks, enhancing
walking experience. Local retail will be strategically located for
convenience.

The Plan intends to create well proportioned and human scaled
buildings and streetscapes through the use of build-to-lines,
step-backs, building heights, identifiable building modules,
bay spacing, cornice treatment, architectural land marking of
corners, aesthetic street proportions, and a dynamic palette of
materials and complementary urban landscaping.

This Plan focuses on transforming old industrial, commercial,
and municipal sites into a new mixed-use urban neighborhood
that will be a model of environmentally conscious design.
The Plan focuses on building a community appropriate to the
location while adopting the principles of Smart Growth, Transit-
Orientation, Green Design and Buildings, LEED® Certification,
walkability, and sustainability.

13 FEBRUARY 2008
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Section 1

Redevelopment Goals
By adoption of this Bayfront | Redevelopment Plan, the City of
Jersey City seeks to accomplish the following goals:

A.

Eliminate underutilization of the designated Area
and its blighting influences.

Maximize the advantages provided by the Hudson-
Bergen Light Rail and other mass transportation
resources thereby becoming a transit-oriented
development.

Allow for more efficient use of land and to expand
the City's tax base by encouraging high quality
mixed-use development.

Create a new sustainable community utilizing
modern green technology and adopting LEED
principles  for neighborhoods and buildings
throughout the Area.

Expand the level of residential and commercial
activity in the Area, thereby increasing the potential
for economic activity and job creation.

Maximize the participation of private investment.
Create a well planned and designed development
area which will provide opportunities for mixed-
use, retail, multi-family residential, entertainment,
recreation,permanentemployment,andcommercial
facilities within an area that is currently underutilized
but has the potential for sound development that
will improve quality-of-life and the visual and spatial

character of Jersey City.
Provide a system of sidewalks, crosswalks
streetscapes, landscapes and building  wall

treatments at the ground level that encourage a
safe, engaging, and pedestrian-friendly experience
that will enhance walkability while increasing the
amount of accessible green space in Jersey City.
Provide for the creation of places and pedestrian
realms which promote pedestrian activities, social
interaction, and citizen security.

Implement developments where the physical,
spatial, and visual characteristics are established
and reinforced through the consistent use of streets,
architectural design, and urban components. Such
components should relate the design elements
of individual structures or development to other
planned or existing structures or development in a
seamless manner, resulting in a coherent overall city

fabric and streetscape.

K. Provide market-value housing and commercial and
retail development through new construction of
mixed-use buildings.

L. Encourage more people to take up permanent
residence within Jersey City while minimizing
negative effects on the surrounding environment
through both the construction of green buildings
and reduction of resident dependence on the
automobile for daily travel.

M. Design buildings for modern, sustainable, mixed-
uses.

N. Create mixed-use buildings, parks, plazas,
streetscapes, and pedestrian realms that will act as a
focus area for the west side of Jersey City.

O. Provide for additional urban green spaces through
linear parks, plantings, tree-lined streets, and other
open space amenities.

P Utilize and improve the existing water edge as an
amenity in the Plan.

Q. Create opportunities for shared parking to reduce
overall parking needs.

R. Maximize energy savings through the use of
green building methods, compact design, and
walkability.

S. Promote a city with activity day and night, every day
of the week.

T. Provide a clearly articulated and rationally designed
open space system consisting of green parks and
activity-driven plazas.

The goals set forth are intended to be broad, general policy
statements. While it is possible that specific aspects of the Plan
may result in some variation or deviations from these goals, it
is intended that the overall result of the implementation of this
Plan will be consistent with the goals as set forth above.

Goals and Objectives of the Plan

Redevelopment Objectives

The Bayfront | Redevelopment Plan addresses the need for
redevelopment in the Bayfront | Redevelopment Area through
the following objectives focused on the goal of transforming
the Redevelopment Area into a vital part of the Jersey City
community, full of activity both day and night:

1.

Replace vacant, contaminated industrial uses in the
southern portion of the Area and city owned land to
the north with newly redeveloped sustainable mixed-
use residential and commercial projects, offices, and
a variety of other uses that will be new to the City.
This redevelopment will create a fully sustainable,
environmentally friendly community on the west side
of Jersey City. This will address criteria (a) and (d) of the
Local Redevelopment and Housing Law (LRHL).
Assemble City owned properties with privately
owned lots in the Redevelopment Area into larger
redevelopment parcels to enable the construction of a
densely populated mixed-use urban neighborhood that
will benefit from Jersey City’s extensive transportation
network, concentration of employment, and growing
culturaland entertainment venues. Such redevelopment
activities will address the conditions found under criteria
(e) of the LRHL.

Contain parking within structured parking decks or
underground parking integrated into mixed-use and
residential uses. Structured parking will not consume
large tracts of land zoned for intensive development
while creating a more pedestrian-friendly, walkable
area.

Implementation of the Redevelopment Plan will address
conditions found under criteria (e) of the LRHL.

13 FEBRUARY 2008
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Section 1

Definitions contained herein shall prevail within the
Redevelopment Area. For definitions not contained herein, the
definitions contained in the City of Jersey City Zoning Ordinance
shall prevail.

The following definitions are provided as examples. Additional
definitions may be added. Terms that are already defined within
the Municipal Land Use Law, the Jersey City Redevelopment
Agency, or the Jersey City Land Development Ordinance need
not be redefined here.

Area — Shall mean the Bayfront | Redevelopment Area.

Bay — The distance between structural elements of a building
that is reflected on the facade of a building. A division of a facade
of a building into distinctive vertical compositions. Typically bays
are based on the structure of a building, but can also be created
through design treatment of the facade.

Block — The aggregate of one or more private lots in total or
segmented, passages, real lanes or alleys, circumscribed by
thoroughfares.

Block Area — The block area is measure from the edge of the
sidewalk or lot line.

Block Face - The aggregate of all the building facades on one side
of a block. The Block face provides the context for establishing
architectural harmony

Brownfield — any former or current commercial or industrial site
that is currently vacant or underutilized and on which there
has been, or there is suspected to have been, a discharge of a
contaminant (NJSA: 58: 10B-23.d)

Build-to-line — A build-to line is a line to which the primary
facades of a building must be located. The build-to-line allows
flexibility to the articulation of the facade allowing the facade to
deviate in limited increments from this line.

Buildable Area — The total area of the block minus the area of the
public right-of-way (sidewalk). The buildable area includes the
semi-public edge, as porticos, stoops, and fences may extend
into this area.

Building Frontage — Building elevation that fronts on a public

street where public access to the building(s) is available.

Building Height — The vertical extent of a building measured in
stories,notincludingaraised basementorahabitableattic. Height
limits do not apply to masts, belfries, clock towers, chimney flues,
water tanks, elevator bulkheads and similar structures. Building
heights shall be measured from the average finished grade of
the fronting thoroughfares.

Capacity — The maximum and minimum projected residential
units, retail, and office square footage.

Cartway —The paved area of a street between the curbs, including
travel lanes and parking areas but not including shoulders, curbs,
sidewalks, or swales.

City — The City of Jersey City, New Jersey.

Cityscape - The urban equivalent of “landscape, referring to the
configuration of built forms and interstitial space.

Context — The particular combination of elements that create
specific habitat. Context includes building use, density, height
and setback, and other elements of the intended habitat,
including those of the private lot and building as well as those of
the public streetscape.

Corridor (Urban) - A linear geographic area incorporating
buildings typically on both sides of the street including the
pedestrian realm all in proper proportions to create a sense of
street space.

Curb - The edge of the vehicular pavement detailed as a raised
masonry step. The Curb usually incorporates the street drainage
inlets.

Deed Notice - shall mean any Deed Notice (formerly known as
Declaration of Environmental Restrictions) given by Redeveloper
in favor of NJDEP in connection with the environmental
remediation of any portion of the Bayfront | Redevelopment
Area and recorded in the Office of the Hudson County Register.

Design Speed —The velocity at which a thoroughfare tends to be
driven without the constraints of signage or enforcement. There
are four ranges of speed: Very Low (below 20 MPH); Low: (20-25
MPH); Moderate: (25-35 MPH); High (above 35 MPH). Lane width

is determined by desired design speed.

Developable Area — The allowable building footprint of the
ground floor of the building. It is within this designated area on
the specific parcel that the building can be located.

Development —The division of a parcel of land into two or more
parcels, the construction, reconstruction, conversion, structural
alteration, relocation, or enlargement of any building or other
structure, or of any excavation or landfill, and any use or change
in the use of any building or other structure, or land or extension
of use of land, for which permission may be required pursuant
to the "Municipal Land Use Law, PL. 1975, c.291 (C40:55D-1 et
seq.).

Duplex — A unit within a multifamily building that has two or
more floors stacked one above the other, accessed with a private
internal stairway.

Elevation (drawing) — The exterior walls of a building. An
elevation drawing includes material, rendered window and door
openings, height and facade details. See Facade.

Encroachment — An area beyond the build-to-line that certain
building elements can protrude. The encroachment distance is
typically expressed in feet.

Facade — any vertical, exterior face or wall of a building.
Flat — A unit on one level in a multifamily building.

Floor Area — The sum of the gross area of all floors of a building
or buildings, measured from the exterior face of exterior walls or
from the centerlines of common walls separating two buildings,
but excluding mechanical rooms and areas, parking areas, and
vertical access and movement areas such as elevators, escalators
and stairways.

Green Roof — a roof of a building that is partially or completely
covered with plants that can be used to retain stormwater, as
well as for recreation (both passive and active). See Section 5 for
further detail and specifications.

Identifiable Building Widths — A subdivision of a linear facade to
look like a series of adjoined buildings.

Definitions

Interim Uses - A temporary use before the final Redevelopment
Plan implementation.

LEED-NC  (Leadership in  Energy Efficient Design-New
Construction) — Green building standards developed by the U.S.
Green Building Council (USGBC)

Live-Work — A dwelling unit that contains a commercial
component. The commercial component can be located
anywhere within the unit but is typically located on the ground
floor connected internally with a stair to a residential unit.

Mandatory Standards — Phrases or sentences that contain the
following words: require, must, and shall.

Manufacturing Operations — Any business that engages in the
making of goods or wares by manual labor or by machinery.

Mixed-Use Building — A building with a variety of complementary
and integrated uses, such as, but not limited to, residential, office,
retail, public, or entertainment, in a compact urban form.

Non-Mandatory Provisions — Provisions expressed by the words,
including but not limited to, may, should, recommended,
encouraged, proposed, typical, allowed, approximately, or the
like.

Open Space — Any sidewalk, park, public plaza, water feature,
courtyard, or similar area that is open and unobstructed from its
lowest level to the sky.

Parking Space — An area not to exceed nine (9) feet in width
by eighteen (18) feet in depth (except handicapped spaces),
either within a parking structure or a surface lot, for the parking
of motor vehicles, exclusive of driveways, access drives, fire lanes
and public rights-of-way. Parking spaces and lots must meet
ADA requirements.

Parkway, Residential — The area between the curb and the
sidewalk into which street trees are planted and which typically
has a planted ground cover.

Parkway, Mixed-Use/Commercial — The area between the curb
and building into which street trees, decorative lighting, and
street furniture are located. The sidewalk extends from the curb
to the building. Typically, trees are planted in the first four (4) to
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six (6) feet.

Pedestrian Shed, Primary — An area defined as a five minute walk
or approximately ¥4 mile from a center or transit station.

Pedestrian Shed, Secondary — A distance defined as a 10 minute
walk or approximately %2 mile from a center or transit station.

Plan — Shall mean the Bayfront | Redevelopment Area Plan.

Planting Strip — The area between the curb and the edge of the
sidewalk that allows for vegetation to grow (soil can not be com-
pacted in this area).

Portico — A smaller porch often leading to the entrance of a
building with a roof supported by columns; extends no more
than 2 feet from the building facade.

Property Line — Edge of the right-of-way and/or edge of a lot on
a block.

Public Realm - Shall mean the areas that are both used and seen
by a person walking.

Redeveloper — Any person, firm, corporation or public body
that shall enter into or propose to enter into a contract with a
municipalityorotherredevelopmententityfortheredevelopment
or rehabilitation of an area in need of redevelopment, or an area
in need of rehabilitation, or any part thereof, under the provisions
of the LRHL, or for any construction or other work forming part
of a redevelopment or a rehabilitation project.

Redevelopment Area — Shall mean the Area detailed in the
description of the Redevelopment Area in Exhibits 1 and 2.

Redevelopment Entity — Shall mean the Jersey City
Redevelopment Agency (JCRA) or designated entity.

Redevelopment Plan — The Bayfront | Redevelopment Plan.

Right-of-Way (ROW) - The area on, below, or above a public
roadway, highway, street, cartway, bicycle lane, and sidewalk
in which a governmental unit has an interest, including other
rights-of-way dedicated for travel purposes and utility easements
of governmental units.

Semi-Public Edge — The yard area in front of a residential unit
defined by a low fence and/or gate through which a person
must pass in order to gain access to the front primary entrance.
Semi-public edges are also typically located in front of smaller
offices.

Setback — The required horizontal distance, measured in number
of feet, that the build-to-line is stepped inward beyond the
property line. Setbacks are used in order to create the proper
space and scale for the pedestrian realm.

Sidewalk — The paved layer of the public frontage dedicated
exclusively to pedestrian activity.

Stepback — The horizontal distance, at a given building story
above the first floor, that the building facade is stepped inward
beyond the vertical plane of the first floor facade. Stepbacks
are used in order to allow buildings to have appropriate height
while reducing the bulk and obstruction of natural light in the
pedestrian realm.

Story — The height of the space between floors of a building
measured from the floor on one level to the floor on the above
or below level. Story heights vary from 8 to 20 feet.

Street — A throughway that has emphasis on both vehicular and
pedestrian movements.

Streetscape - The streetscape is comprised of thoroughfares (
travel lanes for vehicles, and bicycles, parking lanes for cars and
sidewalks or paths for pedestrians) as well as the visible private
frontages(buildingfacadesand elevations, porches, stoops, yards,
fences awnings etc.) and the amenities for the public frontages (
street trees and plantings, benches, streetlights, etc.).

Streetwall — The elevations of buildings that when seen from the
street or sidewalks seem to enclose the space.

Terrace — A space extending out from the ground floor of a build-
ing to the edge of the sidewalk over the semi-public edge that
can be used for a continuous walkway or exterior retail.

Tower — A building above 12 stories in a square or more
rectangular shape with a central core for vertical circulation.

Definitions

Traditional Neighborhood Development (TND) - A community
type consisting of one or more pedestrian sheds plus a mixed-
use center

Transit Oriented Development (TOD) - A Regional Center
Development with more intensive office, retail, service and
residential uses within one primary and one secondary pedestrian
shed that focuses on a transit or train station.

Utility - Water, sewage, telecommunication, gas or electric service
from a private or public utility company or service provider.

Urban Village - A TND type within an urbanized area consisting
of one or more pedestrian sheds plus a mixed-use center, or
pedestrian street and plaza.

Zone (or District) - A specifically delineated area or district in a
municipality within which uniform regulations and requirements
govern the use, placement, spacing, and size of land and
buildings. These terms may be used interchangeably.
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Exhibit 5
MINIMUM DEVELOPMENT AXONOMETRIC

Two axonometric site plans (see Exhibits 5 and 6) illustrate the
building massing with the various floors expressed with a horizontal
line. They illustrate an interconnected network of streets, efficient
development blocks, varied open space and parks, and a Pedestrian
Way connecting the transit plaza to Droyers Point. The “low" and
"high” axonometric plans illustrate the variation of the maximum
and minimum development programs, translated into building
heights.

The Site Axonometrics are a valuable tool to visualize the location
of buildings, the streetscape, and the pedestrian realm and open
space at the various intensities of development. Actual building
forms may vary in their design, but the key elements of the Site
Axonometrics, such as building locations, new street network,
enhanced pedestrian realms, land devoted to open spaces and
plazas, and the careful massing of structures to provide both
architectural interest and appropriate levels of light and air should
substantially conform to these site plans. Deviations are expected
and allowed provided that the primary features of the Plan remain,
including the grid of streets and the linear parks and plazas.

It is the desire of the Plan that flat roofs and terraces be ‘green’, i.e.
covered with vegetation and accessible, thereby enhancing the
ecological appeal, decreasing impervious surface and therefore
stormwater runoff, lowering heat and energy costs, and reducing
urban heat island effect. In addition, a nominal 20% of the site will
be used for vegetated open space utilizing native and adaptive
vegetation to create a harmonious natural environment.

The Bayfront | Redevelopment Plan can fulfill the role of capitalizing
on underutilized brownfields while promoting green urban design
that provides the pedestrian friendly environment necessary for high
quality mixed-use residential/commercial buildings and parking
while bringing a new street life to this area. When developed, the
Plan will add market-rate housing and affordable housing, expand
the range of retail, office, and live-work, and provide a catalyst for
future redevelopment in adjacent areas.

Depending on market conditions, the Plan can accommodate
a range of densities and square footage of uses. The intention of
the Plan is to create a balanced, mixed and multiple use urban
neighborhoods where people can live, work, shop, and recreate.

The following is an estimated range of uses expressed in minimums
and maximums:

Retail
The plan ranges from a minimum of 250,000% square feet to a
maximum of 600,000% square feet.

13 FEBRUARY 2008
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Exhibit 6
HIGH DENSITY AXONOMETRIC

Office

The plan proposes dedicated office buildings along with mixed-use
buildings and live-work space. Office space ranges from 700,000*
square feet to 1,000,000* square feet. Larger offices greater than
15,000 square feet are permitted and encouraged along Route
440 frontage and in the signature Transit Plaza building. Along the
Pedestrian Way second through fourth floor offices of the same
type are allowed up to 5,000 square feet.

Housing

The plan proposes a minimum of 4,200* to a maximum of 8,100%
units, calculated with an average unit size of 1,200 square feet,
including interior circulation. This provides a range of housing
square footage from a low of approximately 5,000,000 square feet
to a high of 10,000,000 square feet.

Parking

The Plan proposes on-street parking, partial below ground parking,
above ground embedded parking structures, and stand alone
parking structures. The plan proposes a minimum of approximately
6,000* spaces for the lower density plan with a maximum of
approximately 10,500% with embedded parking for the higher
density plan. On-street parking remains similar for both plans with
approximately 600 spaces.

Special Use Buildings

There are several special use buildings proposed in the Plan. The
Plan sets aside approximately five (5) acres of land for the Municipal
Utilities Authority (MUA). The MUA site will contain several buildings
to house facilities necessary for the operation of the MUA, but may
also provide space for a police substation, a fire station, and a public
library. The second special use is proposed to hold a K-3 elementary
school, possibly housed within a mixed-use commercial and
residential building.

*These numbers are estimates for the expected range of
development.

The minimum development plan represents most of the buildings
at four-over-one (four-stories of wood construction over one
concrete bay level) with parking located under the building. The
taller buildings surround the transit plaza.

The maximum development plan buildings range from eight to
twelve stories with embedded parking. The taller buildings are lo-
cated along the riverfront with a signature mixed-use building at
the transit plaza.
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Exhibit 7
DEVELOPMENT PLAN

This map illustrates the proposed thoroughfare network,
developable land, and public spaces. The thoroughfare and
block layout were designed for several reasons including to
create a variety of block sizes. In addition, the street layout and
block sizes are set by specific location constraints including the
location of underground remediation barrier walls, existing large
sewer lines, (see Constraints Map, Exhibit 3) and the minimum
block size necessary for efficient parking and building layout.
Finally, the blocks accommodate walkability of the site. Most
blocks are small, allowing a building of approximately 200 feet
by 270 feet. Other blocks that could accommodate more parking
may exceed those dimensions.

The street names are temporary and were assigned for reference
in the Redevelopment Plan, eg. Second Avenue, A Street,
Riverside Drive, etc. Actual street names will be chosen by the
City and the Redeveloper after construction.

There are two large liner parks connecting from Route 440 to
the River. Central Park is the largest and most informal, while
The Promenade and The Green are more formal. The Riverwalk
and the green edge along Frontage Street add a variety of open
spaces throughout the plan.

All blocks within the Bayfront Redevelopment Area are
considered developable. Exhibit 7 illustrates the location of each
developable block. Curb lines, shown for each proposed block in
Exhibit 8, are only approximations and subject to change based
on final engineering. Subdivision of the Redevelopment Area
into separate lots and blocks is anticipated.

“Frontage Street” is required in order to provide access to
the blocks fronting Route 440, without increasing turning
movement on Route 440. The median between Route 440 and
Frontage Street may vary from the proposed width due to the
final alignment of Route 440.
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Exhibit 8
BLOCK IDENTIFICATION PLAN

TheRedevelopment Areahasbeendividedinto 23 blocks creating
a grid of streets. Block numbers are for Redevelopment Plan
reference only. Park spaces are indicated with a P and a number.
The curb lines shown in Exhibit 8 are only approximations and
subject to change. Subdivision of the Redevelopment Area into
separate lots and blocks is anticipated.
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Exhibit 9
SUPERIMPOSED PLAN
The Thoroughfare Network Plan is superimposed over the

existing block and lot map here. Many of the thoroughfares are
placed parallel to existing property lines.
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Exhibit 10
ILLUSTRATIVE SITE PLAN

An lllustrative Site Plan, Exhibit 10, and the accompanying
illustrative renderings, Exhibits 11,12, 13, 14,and 15, are valuable
tools to visualize the location of buildings, the streetscape, the
pedestrian realm, and open space. Actual building form may
vary as to its particulars. However, key elements of the lllustrative
Site Plan, such as the building locations, new street network,
enhanced pedestrian realms, the land devoted to open spaces
and plazas, and the careful massing of structures to provide
both architectural interest and appropriate levels of light and air
should substantially conform to this plan. Minor deviations are
expected and permitted.

This rendered site plan inserted within the aerial photos of the
West Side illustrates the proposed Redevelopment Plan within
its existing context. This plan is designed to seamlessly blend
into the existing and proposed street network on the West Side.
The main intersection with Route 440 to the South and North of
the site aligns with the proposed improvements to Route 440.
The central boulevard entrance to the site will align with the
main boulevard on the new NJCU Campus.

There are several key elements to highlight within the Illustrative
plan. First are two large linear parks that extend from Route 440
terminating at a riverwalk” along the Hackensack River. Second
is the transit line extension and recommended station location.
Third is the Hackensack Riverwalk and Riverfront Park. The final
element is the Pedestrian Way that acts as a retail spine for the
Area.

The Illustrative Plan was used for the generation of the illustrative
renderings of the five key areas within the Redevelopment
Area.

’ : These rendered views of the Plan are not technical drawings. It is
" / anillustration of the long-termintentions for the Redevelopment
Area.
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Exhibit 11
CENTRAL PARK RENDERING

The Bayfront Redevelopment Plan incorporates two linear parks
extending from Route 440 to the Hackensack River and the
waterfront riverwalk. A“Central Park”is proposed in the center of
the site adjacent to the Stegman Boulevard extension (located
on the right) and continues towards the Hackensack River.

The park will include several recreation spaces for congregating,
sitting, walking, running and cycling, and will also include a
children’s play area and a dog park. This rendered view is looking
toward the Hackensack River,emphasizing a grassy play area and
a meandering multi-use path.

This view in Central Park reveals some of the massing and
architectural character of the site. In particular, this view
highlights green roofs and large windows. In the background
are the potential wind generators that would enhance the
image of this site as a“green”neighborhood. The viability of wind
generators will be evaluated during the design phase. Central
Park also serves as a gateway to the site from Route 440.
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Exhibit 12
HACKENSACK RIVERWALK RENDERING

This view looking north along the Hackensack River waterfront
shows the continuation of the Riverwalk from Droyers Point.
The Riverwalk is a multi-use path allowing for cyclists and
pedestrians to use the path together and enjoy the river edge.
“Riverside Drive"is to the right with the buildings overlooking
the Riverside Park. The Riverwalk is separated by a green space
that accommodates the change in grade and commands views
of the river as the development approaches the river.
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There are two main features proposed on the Riverwalk. First there
may be the four proposed large electricity-generating windmills
inthe Hackensack River, terminating the avenues and linear parks.
Second is an NJTransit Light Rail line with a potential bridge that
extends the Hudson-Bergen line across the Hackensack into
Newark and Kearny. Both features are conceptual, but important
for adding to the creation of sustainable and energy-efficient
aspects of the redevelopment.

By setting back the buildings and providing Riverside Drive,
the river edge becomes an inviting public space incorporating
places for people to sit and limited retail at the base of the
buildings. The four proposed wind generators shown terminate
the avenues and linear parks. Transparent metal railings provide
the maximum exposure to the water.
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Exhibit 13
RESIDENTIAL STREET RENDERING

Thisview is of the typical residential street with the bus circulator/
bike lane. The bus circulator/bike lane operates on “B” Street and
“C" Street connecting Droyers Point to the proposed Light Rail
transit stop. The view exhibits variation in building fenestration
and architecture with the first floor of residential units raised
above the grade of the sidewalks. The streetscape features well
landscaped semi-publics edges with stoops and stairs that serve
ground level duplexes and flats. The character of the street is
enhanced with street trees and textured brick buffers between
street edge and cartway. Building mass along the majority of
residential frontages should typically range from four to six
stories with the possibility of taller buildings on the corners of
major intersections and along the avenues.

The residential street typologies vary in on-street parking
configuration: some having on-street parallel parking while
others (this view) are one way streets with a striped shared bus/
bicycle lane. Non-motorized (bicycle) traffic is encouraged and
planned on the streets.
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Exhibit 14
PEDESTRIAN WAY RENDERING

Unique to the Bayfront | Redevelopment Area is the “Pedestrian
Way!" This rendering is from within the Pedestrian Way looking
north through “Central Park” towards the transit plaza.

The PedestrianWay extends from Droyers Pointinthe South to the
proposed NJ Transit Light Rail station in the North. The Pedestrian
Way is the major retail focus for the Bayfront | Redevelopment
area. This street type is modeled after the very successful open
air shopping streets in Europe. This view captures the vibrancy
of the Area with restaurants, cafes, outdoor seating, continuous
retail frontage, and pedestrian traffic. A combination of arcades
and awnings should make this a positive pedestrian walkway
experience in all seasons. This area should serve as a backbone
for the project connecting the linear parks and either end of the
site with a continuous walking experience.

To make this pedestrian street successful, the majority of the
retail should be concentrated along its edges with cafes and
merchants spilling outintothe space. Most pedestrian interaction
will happen along this “street”.
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Exhibit 15
TRANSIT PLAZA RENDERING

This view looks down on the transit plaza and along the proposed
Pedestrian Way, as if you were looking down onto the plaza from
the signature mixed-use building along the transit stop. The
transit plaza is the major public plaza with the NJ Transit Light
Rail stop. The hardscaped transit plaza features shall include
kiosks for information, a water feature, many tables for outdoor
seating and dining. The plaza may be edged with retail, offices
and housing. The tallest signature building is above the transit
stop, and the focal building of this Redevelopment Area.

In addition to showing the transit plaza, this rendering provides
an example of the massing for the rest of the Redevelopment
Area. The massing is based on a middle range scheme of units
and development typologies and is subject to variation.

13 FEBRUARY 2008




BavyrronT |

13 FEBRUARY 2008

RepeEveELoPMENT PLAN

sscrons LAND USE REGULATING PLAN

LAND Use REGULATIONS
ExHiBIT 16 LAND Use PLAN

FRONTAGE REGULATIONS

ExHiBIT 17 FRONTAGE PLAN

ExHiBiT 18 MuLTi FAmMILY FRONTAGE

ExHiBIT 19 MixeD-USE OR APARTMENT FRONTAGE
ExHiBIT 20 ReETAIL FRONTAGE

ExHiBiT 21 OFFice/Live-WORK FRONTAGE
ExHiBIT 22 SUPERIMPOSED LAND USE PLAN

27



BayFrRoONT | REDEVELOPMENT PLAN
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Section 3

In the event of any conflict or inconsistency between the
provisions of this Plan and the provisions of the City of Jersey
City Zoning Ordinance, this Plan governs.

For the purposes of thorough communication, redundancies
may exist in the text. If there are any conflicts between these
Land Use Regulations and information contained elsewhere in
this section, these Land Use Regulations will take precedence.

The Land Use Plan sets forth both the specific and general
recommendations for the redevelopment of the Bayfront |

Redevelopment Area. (See Exhibit 16)

Specific application of the land use and development

requirements of this Plan, as they affect existing uses, will be as D.

follows:

A. Existing uses that are nonconforming with the current
zoning provisions shall remain nonconforming unless
they are expressly permitted in this Redevelopment
Plan.

B. Existing principal or accessory uses of properties,
permitted by the use provisions of the Land Use
Regulations in effect for the Area immediately prior
to the effective date of this Plan, but which are not
listed as permitted uses in this Plan, shall become prior
nonconforming uses at the time this Plan is effective.

Permitted Uses
The following uses shall be permitted within the Bayfront |

Redevelopment Area as shown on Exhibit 16. E.

A. Residential — Multifamily: Includes premises available for
long-term human habitation by means of ownership

or rental, but excluding periods of less than a month’s F

duration; excludes all boarding houses and rooming
houses. There are four main types of multi-family
housing: single story flats off a single loaded corridor,
single story flats off a double loaded corridor, one and
two story units located on the ground floor with private
ground floor access, and two story units located on the
upper floors with internal stairways connecting the

floors. G.

B. Office:Generaland Professional offices, including, by way
of example, but not limited to, general offices including
doctors, dentists, lawyers, accountants, architects, and
financial institutions and government 