
 

     
 
MEMO TO:  City of Bayonne Planning Board   
 
FROM:   Malvika Apte, PP/AICP       
               Consulting City Planner 
 
DATE:  January 21, 2022 
   
RE:    John and Maryan, LLC 
          Minor Subdivision and Bulk Variances 
  Planning Report # 2 
  Block 33, Lot 20 
  126-128 West 54th Street 
  Bayonne, New Jersey 
    Our File: PBYP0033.01 
    Application # P-19-038 
   
As per your request, our office has reviewed the above referenced application. The following 
documents were reviewed for this application: 
 

 Application Form, Development Application Checklist and Statement; 
 One (1) sheet of survey prepared by Behar Surveying Associates, PC dated March 2019. 
 Nine (9) sheets titled “(New Lot 20.01; Block 33) 126 W 54th St. / (New Lot 20.02; Block 33) 

128 W 54th St. / Bayonne, New Jersey Proposed New (2) Two-Family Dwellings”, prepared by 
RA Design & Consultants LLP, dated September 18, 2019 and last revised October 14, 2021. 

 
We offer the following comments for the Board’s consideration: 
 
1. Summary of Application: 
 

The application is for an interior 50-foot by 100-foot (5,000 square feet) property that is located at 
126-128 West 54th Street, on a block between John F. Kennedy Boulevard to the west and Avenue 
B to the east. The property is owned by John and Maryan, LLC and is identified as Block 33 Lot 
20 in the City tax records. It is located in the R2 Detached/Attached Residential Zone.  
 
The applicant is proposing to remove all structures and subdivide the lot creating two (2) new lots 
and each of the proposed lot is to be developed with a two-family dwellings on each lot and its 
associated parking. The first dwelling shall be first floor and second floor and comprise of three 
bedrooms and a recreation room on the first floor. The second dwelling shall be on the third floor 
and contain three bedrooms. Each of the lot shall contain four (4) parking spaces two (2) in the 
garage and two (2) on the driveway. The second floor dwelling shall have access to the garage. 
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There is a discrepancy, the plot plan shows only one (1) car per garage however the floor 
plans show two (2). This should be confirmed.  

 
There is a discrepancy between the “Lot Coverage” plan on sheet V-101 and all other site plans 
in the revised sheets. The Lot Coverage plan indicates a 117.2 square foot grass area on each 
property in the space between the two buildings, a section of 185 square feet of grass area to the 
other side of each of the dwellings, and a 61.7 square foot grass section at the new front property 
boundary between the two lots; however, other plans in the revised sheets do not consistently 
identify these additional grass areas. This should be clarified during the hearing and the 
sheets revised to correctly indicate the new grass area on all the plans.  
 
The Applicant was before the Board on September 14, 2021 hearing and agreed to carry the 
application in order to revise the plans based on Board’s input.  The applicant has revised the 
plans to remove the full bath on the first floor and propose as half bath. Additionally the adjacent 
room is noted as a recreation room and walk in closet is noted as storage room. Green space has 
been added on each lot, in order to reduce impervious coverage on site.  

 
2. Zoning and Bulk Variances: 
 

(a) Use: The use was determined to be permitted. Applicant should however clarify the number 
of bedrooms for Unit# 1. Although the first floor is now identified as recreation room with 
storage, applicant should clarify what design features set it apart as recreation room. It is 
recommended that the wall dividing the room from the lobby be removed in order to deter 
usage of the room as a bedroom.  
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(b) Bulk regulations:  The following table provides the requirements for detached double-family 
residence in the R2 Zone and compares the existing development and proposed 
developments. 

 
 

Bulk and Yard Standard  

  
R2 Detached Double-
Family (Interior Lot) Existing 

Proposed Lot 
20.01 

Proposed Lot 
20.02 

Minimum Lot Area (sq. 
ft.) 

3,000 5,000 2,500 (V) 2,500 (V) 

Minimum Lot Frontage 
(ft.) 

30 50 25 (V) 25 (V) 

Minimum Lot Width (ft.) 30 50 25 (V) 25 (V) 

Minimum Lot Depth (ft.) 100 100 100 100 

Minimum Front Yard 
Setback (ft.) 

20 9.1 (E) 20 20 

Minimum Rear Yard 
Setback (ft.) 

20 39.3 20 20 

Minimum Side Yard 
Setback 
One / Both (ft.) 

 
3 / 6 

0.9 (E) / 21.2 3.1 / 6.2 3.1 / 6.2 

Maximum lot coverage * 70% 77%  69% 69% 

Maximum Height (ft./ sty) 35 / 2.5 +-35 / 2.5 34.58 / 3 (V) 34.58 / 3 (V) 

Floor Area Ratio None N/A N/A N/A 

  
(V) Variance   * lot coverage calculation has recently been amended in 2020   
(e) Pre-existing non-conformity 

 
i) The proposed development will create two lots with half the width and half the area 

of the original parcel. The variances for lot area, lot width and lot frontage is still 
required.  
 

ii) Per the previous plan, the proposed lot coverage for each lot was 84%. Per the 
latest Zoning Amendment, the permitted lot coverage in R-2 zone is 70%. Board 
during its September hearing had expressed concern over lot coverage. The 
applicant has revised the plan and added green area along the side yard and along 
the driveway in each lot. This has reduced the Lot coverage to 69 % for each lot, in 
keeping with the permitted requirement of the zone. This is satisfactory. 
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3.  Review: 
 

(a) Useable Open Space: As both buildings are double-family dwellings, they do not meet the 
definition of multifamily dwellings to which Section 35-5.26k applies. As such, the 
requirements of that section do not apply to this development. This comment remains. 

 
(b) Parking:  Per Section 35-17.6, the proposed layout of each building with two dwellings (one 

with three bedrooms and one with four bedrooms) requires 3.25 (1.5 for three bedrooms and 
imputing 1.75 for four bedrooms) off-street parking spaces. Per Section 35-17.6.a.4, any 
fraction requires a parking space. As such, a total of four parking spaces are required per 
building. The previous plans indicated a total of three (3) parking spaces. The revised plans 
before the Board indicate that each building will have the required four spaces (two in the 
garage and two outside). This complies and parking variances are no longer required. 
The distribution and usage of these spaces should be discussed. 

 
(c) Fencing: The site plan indicates that new fences are to be provided at the boundary between 

the two new lots and at the other side borders of the lots. It does not appear that fencing is 
proposed at the rear boundaries of either property. This should be confirmed and explained 
during testimony. Additionally, a detail of “Six Foot High PVC Fence” is provided on sheet 
B-202 of the plans. Applicant shall confirm that this detail represents the proposed fencing. 
If the fencing represented by the detail is confirmed to be installed only on sides and rear of 
the proposed properties, this will comply with Section 35-4.14.a. This comment remains.  

 
(d) Security: Applicant shall provide testimony indicating if separate keys/locks will be provided 

for the two units in each building. This comment remains.  
 

(e) Refuse:  We note a 12.8 square foot refuse area accessible by an exterior door on both 
buildings. The Applicant should provide testimony regarding the garbage and trash recycling 
operations of the buildings, including how residents will access this area, if trash and 
recycling will be separated, how many collections cans will be provided, and who is 
responsible for placing the trash/recycling at curbside on pick-up days. This comment 
remains. 

 
(f) Façade:  Applicant should discuss the architectural features of the front-facing facades of 

the buildings and how these will fit into and enhance the neighborhood. This comment 
remains. 
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If you should have any questions with regard to the above matter, please do not hesitate to call. 
 
 
cc: Land Use Administrator 
 Board Attorney 
 City Engineer 
 Zoning Officer 
 City Planner  


