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City of Bayonne,
Hudson County, NJ

►REDEVELOPMENT

PLAN
►Former Exxon and
Bayonne Industries/IMTT
►Block 465 Lot 9
►Block 466 Lots 1, 2, 3,
and 4
Block 478, Lots 1 & 1.01
►P/O Block 506 Lot 2

Introduction

►

On September 15, 2021, the Municipal
Council (the “Council) of the City of
Bayonne directed the Bayonne Planning
Board to undertake Preliminary
Investigation to determine whether certain
lands identified as

►

Block 465 Lot 9 Between Hook Road and
Ave J

►

Block 466 Lots 1, 2, 3, and 4 E 22nd Street

►

Block 478, Lot 1 & 1.01 22nd St and Avenue
J

►

(the “Study Area”) may be designated as
a non-condemnation area in need of
redevelopment pursuant to the Local
Redevelopment and Housing Law N.J.S.A.
40A:12A-1 et seq (the “LRHL”).
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Redevelopment Plan
►

The resolution also authorized and directed the Planning Board to prepare
a redevelopment plan for the above-referenced lots, and Block 506, Lot 2
that adjoins and bisects the Former Exxon and Bayonne Industry Parcels
(see Figures 1 and 2), consisting of approximately 10 acres. However, this
redevelopment plan only includes the portion of Block 506 Lot 2 which
directly abuts the Bayonne Industries/IMTT Parcels and the Exxon Parcels
above and consists of approximately 0.8 acres(the “Conrail Parcel”), not
the entire 10 acres. The Conrail parcel is designated as an Area in Need of
Rehabilitation pursuant to the city-wide designation that has been
adopted by resolution of the Council.

Description of
Study Area

►

All the parcels within the study area are
part of the industrialized Constable
Hook section of Bayonne.

►

The area is characterized by tank farms,
marine terminals, and industrial uses
related to its location along the Kill Van
Kull.
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BAYONNE
INDUSTRIES /IMTT
PARCELS

CONRAIL
PARCEL

Total area of the Redevelopment
Area

IMTT 40 acres
Conrail 10 acres Rail Spur .08 Acrs
Exxon 90 acres

is approximately 128.4 acres.
10 ACRES Conrail.
89 ACRES EXXON

FORMER
EXXON
PARCELS

FIGURE 1 : AERIAL ILLUSTRATION OF REDEVELOPMENT AREA

Map of Study Area
I-H Zone

Figure 1 ~ Study Area Map
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►

FIGURE 2 :TAX MAP ILLUSTRATION
►

OF REDEVELOPMENT AREA

Exxon

Block 478 Lot 1
Exxon Site

Block 478 Lot 1

Block 466 Lot1
portions of
Bayonne
Industries

Zoning I-H
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Required Redevelopment Plan Components
Goals and Objectives
Outline for the planning, development,
redevelopment, or rehabilitation of the
project area
A. The plan relationship to definite local
objectives.
B. Proposed land uses and building
requirements in the project area.
C. Temporary and permanent relocation
residents .
D. An identification of any property to be
acquired

E. Any significant relationship of the redevelopment
plan :
(a) the master plan
contiguous municipalities;
(b) county
Plan

(c) State Development/Redevelopment

F. municipal development regulations in the
“Municipal Land Use Law” (MLUL).
G. Substantially consistent with the municipal master
plan
H. The redevelopment plan may include provisions
of affordable housing in accordance with the “Fair
Share Housing Act” P.L. 1985, c.222 (C.52:27D-301 et
al.) and the housing element of the municipal
master plan.
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Goals and Objectives
►

►

To provide for the coordinated and orderly development of vacant and underutilized parcels
in a manner consistent with the City Master Plan, Hudson County Strategic Revitalization
Plan, and State Development and Redevelopment Plan.
To promote the revitalization of a vacant and underutilized sites with viable land uses that
provide for a variety of commercial and industrial enterprises.

►

To create economic development opportunities that will generate private sector investment,
produce new jobs, and increase tax ratable without substantial burden upon the City
services.

►

To promote redevelopment that is appropriate for the Redevelopment Area’s unique
location, the surrounding land uses, and proximity to the local and regional transportation
network.

►

To ensure compliance with all applicable state and local regulations.

►

To promote the goals of healthy and livable communities.

►

To support the City’s workforce population.

►

To provide market niche industrial uses including clean industry, distribution, and
transportation-oriented uses.

►

To clean up brown fields and remediate environmentally compromised sites

►

To preserve the City’s working waterfront for waterdependent uses.

►

To comply with regional planning standards and the
New Jersey Department of Environmental Protection’s
regulations for Waterfront Development.

►

To construct the infrastructure systems needed to
support redevelopment within and outside of the
Redevelopment Area that includes traffic
improvements, sanitary and storm water systems, water
supply, natural gas, electric, telephone, cable, and
other communication systems.

►

To relieve demand upon the City’s combined sewer
outfall (CSO) system.

►

To preserve valid legally existing freight rail access and
rights of Conrail and other rail users to conduct rail
operations within and outside of the Redevelopment
Area.

►

To Integrate consideration of climate change and sea
level rise into the planning and design of the project,
including but not limited to design of potential risks to
critical electrical and mechanical systems, finished
floors, and parking areas.

To promote the goals of healthy and livable
communities.

GOALS AND
OBJECTIVES

To support the City’s workforce population.
To provide market niche industrial uses including
clean industry, distribution, and transportationoriented uses.
To clean up brown fields and remediate
environmentally compromised sites

2017 Master
Plan references

The City of Bayonne last adopted a
comprehensive Master Plan in 2000. The
most recent Reexamination Report of
that Master Plan was completed in July
2017. This Redevelopment Plan is
consistent with the Master Plan (see
Section 5 for further discussion).
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Overlay - Underlying Zoning

►

►

This Plan supersedes the underlying use, bulk,
development and design standards of the City’s
Planning and Development Regulations
(“Planning Regulations,” found in Chapter 33 of
the City Code) and Zoning Regulations (“Zoning
Regulations,” found in Chapter 35 of the City
Code) as they relate to the Redevelopment
Area, to the extent so provided. However, only a
City-designated Redeveloper (“Redeveloper”)
shall be entitled to the superseding regulations
herein, otherwise and elsewhere the Bayonne
zoning and land development regulations shall
remain in full force and effect on any lands that
are not controlled by a City-designated
Redeveloper The word “Redeveloper” as used
above and elsewhere in this Redevelopment Plan
shall be as defined herein and equally apply to
the word “redeveloper”.
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►

Underlying Zoning

►

All regulation of any development of use
not addressed by this Redevelopment Plan
shall be governed by the underlying use,
bulk, development and design standards
of the City’s Planning and Development
Regulations (“Planning Regulations,” found
in Chapter 33 of the City Code) and Zoning
Regulations (“Zoning Regulations,” found in
Chapter 35 of the City Code) as they relate
to the Redevelopment Area, to the extent
so provided.

►
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Land Use
Regulations
Overlay

•

Use Regulations

•

Permitted Principal Uses.

►

Permitted Principal Uses

►

Warehouse Distribution Facility – as defined herein (including parcel hubs and
ecommerce fulfillment centers)

►

Wholesale establishments – as defined herein

►

Light Industry – as defined herein

►

Flex space – as defined herein

►

Truck terminals – as defined herein

►

Research laboratories – as defined herein

►

Elevated, on grade, or subsurface utilities, including pipe racks and utility
bridges

►

Water dependent use – as defined herein

►

Seaport support services and operations including water dependent
maritime uses that incorporate shipping, light industrial activity,

Agricultural growing operations, including indoor growing operations such as vertical farms, goffice/administration, and services to the maritime and offshore wind industries

►
►

Boat ramps, ship chandler, barges, piers, platforms, fixed or floating docks, and mooring devices

►

Streets, public and/or private, including extensions, modifications and/or vacation of existing streets

►

Access ways for uses onsite or offsite

►

reenhouses, hydroponic and aquaponic systems; and outdoor growing operations including
growing beds and rooftop growing operations.

►

Green infrastructure uses i.e., wind, solar, alternative fuels, battery storage

►

Public uses, public parks and recreation facilities, including public accessways

►

Wireless telecommunication towers, facilities, and antennas

►

All existing uses shall be considered a permitted principal use and all related existing structures shall
be permitted to remain and/or be relocated onsite.

►

Manufacturing (light, medium, or heavy) – as defined herein, subject to the performance standards
of the City of Bayonne ordinance § 35-5.27.

►

Motor vehicle storage –including but not limited to inventory storage for offsite auto dealerships
(not for sale on premises and no customers allowed on premises) and storage facilities for
impounded or towed vehicles.

►

Interim uses – any use on a short-term basis, such as a surface parking lot, subject to Planning Board
approval, in its discretion, before commencing and then every year after the first two years of such
use in order to continue the use. Applications to the Planning Board for Interim/Temporary Uses shall
include a certification by the City Planner and/or City Engineer that such uses will not have an
adverse effect upon existing or contemplated development during the time limit of the
interim/temporary period.

►

Any combination of the above uses.

►
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Use
►

Rail crossing(s) for circulation and/or utilities, in accordance with regulatory
requirements and subject to applicable regulatory approval(s).

►

Rail spurs, in accordance with regulatory requirements and subject to applicable
regulatory approval(s).

►

Equipment sales, services, and rentals, including heavy equipment

►

Trailer and truck parking

►

Container storage (limited to a maximum stacking height of 5 containers)

►

Data centers – as defined herein

Use Standards - Permitted Accessory Uses

►

Guard house(s)

►

Outdoor Supportive housing/assistive living
► Community center
► Self storage
► Warehouse
► Flex Space for commercial and light industrial uses, including office space and

administration, logistics support, value-added distribution and assembly.

► Office including laboratory uses
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Accessory Uses
►

Business offices and administrative support space

►

Signage

►

Off-street parking and loading, including truck trailer parking, which
shall be permitted as surface parking, structured parking, and/or
parking inside a permitted use. Porous pavement and concrete
pavement shall also be permitted for both auto and trailer.

►

Solar Arrays

►

Electric vehicle charging stations and “make-ready” infrastructure

►

Fences and walls

►

Landscaping

►

Lighting

►

Utilities, above grade, on grade, and/or below grade, and utility
buildings, including but not limited to generators, booster pumps, fire
suppression, supply, pump stations, hotbox, water tower, transformers,
and the like.

►

Mezzanine space

►

Food service or cafeteria for the use of persons employed on
premises

►

Fitness centers or gyms for the use of persons employed on premises.

►

Retail sales incidental to a principal use and not to occupy more than
5% of the gross floor area of a building, will call pickup

►

Truck maintenance, repair, and wash facilities

►

Show rooms

►

Weigh scale

►

Silos

►

Liquid bulk storage (tanks and barrels)
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Accessory Uses
•
•
•
•
•
•
•
•

Food service for employees
Fitness centers gyms
Residential amenities
Off street parking
Signage
Rooftop solar arrays

•
•
•
•
•

Fences
Landscaping
Lighting
Utilities 'Refuse enclosures
Any other incidental use to a permitted use

►

Fuel tanks, including hydrogen (such as to power
forklifts), liquid nitrogen (such as for cold storage of
pharmaceuticals), propane and fleet refueling
stations

►

Refuse enclosures and trash compactors

►

Bike racks

►

Any other use that is customarily incidental and
subordinate to a permitted use.

Outdoor plaza
Outdoor seating
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Prohibited uses
►

Slaughtering of animals

►

Vitrification

►

Plasma Gasification

►

Pyrolysis, Cement Kilns

►

Medical Waste Autoclaving & Shredding,

►

Animal Rendering,

►

Thermal Depolymerization,

►

Sludge Processing and Incineration,

►

Sewage Disposal,

►

Tire Derived Fuel Plants,

►

Biomass Incineration

►

Hazardous or Medical Waste Processing (autoclaving, crushing, preparing, or treating),

►

Warehousing of toxic gases

►

Storage and processing of trash as a principal use (does not apply to refuse that is accessory to a permitted principal use)

►

Any lawful use existing at the time of the adoption of this redevelopment plan shall be considered a permitted use and shall not be treated as a
nonconforming or prohibited use

►

Cleaning products associated with any permitted use shall not be considered a prohibited or hazardous use

►

Any development that would substantially impact any party’s valid legally existing rights of rail access over and through the Redevelopment Area.

24

New Development ONLY

►

TABLE 1 : BULK REGULATIONS

►

Minimum Lot Area

►

2 Acres

►

Maximum Building Height*

►

180 feet

►

Maximum Building Coverage**
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Maximum Coverage
►

80 percent

►

Maximum Lot Coverage **

►

90 percent

►

Minimum Setback from Conrail
ROW, Avenue J, East 22nd Street
and New Hook Road

►

10 feet

►

** Coverage's shall be computed
based upon the net tract area,
excluding riparian lands.
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Building setbacks and buffers
•

►

Setbacks
Minimum Building Setbacks, except as
identified above

• Buffers
►

Minimum Frontage Buffer Width

►

10 feet from East 22nd Street, Avenue J and
New Hook Road

►

0 feet

►

Accessory Structure Setback

►

Minimum Building Separation

►

No requirement (for example, hotbox shall
be permitted to be at zero (0) foot setback
from property line per utility regulations)

►

30 feet

►

** Coverage's shall be computed based
upon the net tract area, excluding riparian
lands.

►

Bulk Liquid Storage Setback

►

New development shall be setback from
existing storage tanks in accordance NFPA
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Parking Regulations
Minimum Number of Off-Street Parking Spaces.

►

Note – on street parking shall not be permitted.

►

1 space per 1,500 square feet (including office)

►

Table 2 : Parking Space Regulations

►

Manufacturing

►

Warehousing

►

1 space per 1,000 square feet (including office) or

►

1 space per 3,000 square feet (including office)

►

1 space per employee (per shift), whichever is less

Wholesale Establishment

►

►

Research Laboratories
3 spaces per 1,000 square feet

►

1 space per 3,000 square feet (including office)

►
►

Flex Space

►

Light Industry

►

Calculate each use per above

►

Other Uses not Listed Above

►

1 per employee
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Electric Vehicles and Bike Parking
►

Electric Vehicles

►

Bicycle Parking

►

All development shall provide EV
parking spaces in pursuant to the
Model Statewide Electric Vehicle
Ordinance, published by the DCA on
September 1, 2021, or equivalent
successor legislation adopted by the
City of Bayonne, including parking
credits therein.

►

All development shall include
provisions for bicycle storage such as
outdoor bike rack(s) and/or indoor
bicycle storage lockers to
accommodate a minimum of one
bicycle for every 50 car parking
spaces
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Public improvements

►

Public improvements as may be required
by the Planning Board as a condition of
approval shall be completed prior to the
issuance of a final certification of
completion for a project or phase of a
project, as applicable, except that the City
Engineer may temporarily waive the
requirement for installation of the top coat
of asphalt for any parking area or roadway
if it would be impacted by future phases of
construction.

►

Development of any tract shall include offsite municipal public improvements
reasonably necessary to mitigate traffic
impacts caused by the development.

►

Development of any tract
that requires access from
East 22nd Street or Avenue J
shall provide reasonable
municipal off-site
improvements as necessary
to accommodate
pedestrian and bicycle
access to the tract.
Pedestrian and/or bicycle
access along Hook Road is
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Site Access and Conrail Grade Crossings

►

Site Access

►

►

The maximum number of vehicular access points
at each access opportunity shall be as follows:

►

East 22nd

►

The maximum number of vehicular access points
at each access opportunity shall be as follows:

►

East 22nd Street: 5 curb cuts

►

Avenue J:

►

New Hook Road: 1 curb cut (or extension of
existing street)

►

Adjacent lots:

2 curb cuts

Unlimited

►

Conrail Parcel: The minimum number of atgrade vehicular crossings of Conrail necessary to
establish interconnectivity or access between the
Former Exxon and Bayonne Industries/IMTT
Parcels. Unlimited inter-rail crossings necessary to
maintain or supplement rail service. All crossings
subject to Conrail approval.
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Easements and Traffic Impact
►

►

Nothing herein shall preclude the use of existing
on-tract or off-tract access easements that serve
land or lands within the Redevelopment Area
and use of such . Use of off-tract easements by a
particular development shall not constitute an
extension of the tract limits.

►

Any application submitted for development of
any tract shall include a detailed Traffic Impact
Analysis and/or Study that addresses traffic
impacts associated with the proposed
development and uses upon the existing and
proposed on-site and off-site municipal roadway
network. Such impacts shall include impacts
upon the physical roadway (e.g., deterioration),
intersection performance, circulation patterns,
and parking. To the extents that impacts are
determined to require off-site municipal
improvements the redeveloper shall be obligated
to pay their pro-rata fair share portion of the costs
of implementation. The Traffic Impact Study shall
also consider pedestrian and bicycle
transportation modes and shall address the safety
concerns associated with each. Any proposed
traffic signals shall be fitted with signal
preemption.
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Design Standards
►

The design of all buildings and landscaping within
the Redevelopment Area shall be considerate of
the site’s location.

►

All building facades shall be designed to be
attractive from each vantage point and be
consistent in their quality and finish on all
elevations. Illustrations of the level of quality and
finish on all elevations. Illustrations of the level of
quality expected for buildings in Figure 3.

►

All buildings shall be designed such that main
entrance’s face streets, access roads and/or
parking areas.

►

Entrances shall be designed to be attractive and
functional.

►

A three-dimensional rendering and a colored
elevation rendering shall be submitted during site
plan application. This should provide a rendered
depiction of the proposed building along with the
proposed color palette.

Refuse / Recycling/Loading

►

All refuse and recycling storage shall be
handled and disposed by private
entities. Development shall not rely upon
municipal services for waste handling or
disposal.

►

All refuse and recycling storage shall be
fully enclosed and screened within the
building or, if outside, within a minimum
6’ high enclosure and/or contained in a
trailer court and/or loading. The above
shall be interpreted to include
compactors.

►
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All loading shall be within the confines of
the tract. Cross-docking (receiving and
shipping on separate sides) shall be
permitted. Drive-in ramps and drive-in
loading doors shall be permitted
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Open Space and Recreation
►

►

In the context of non-residential development, Recreational Open Space
includes outdoor open space accessible to employees of the approved
use(s). Qualified recreational open space includes outdoor areas (lawns,
sitting and/or eating areas, recreational courts, gazebos, etc.). The
development of any tract shall provide Recreational Open Space in an
amount equal to at least 5% of the tract area (excluding riparian lands).
Up to three-quarters (3/4) of the Recreational Open Space obligation shall
be permitted to be satisfied by an in-lieu payment to the City as specified
in a Redevelopment Agreement and shall be satisfied as a condition of
site plan approval.
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Buffers

►

The site frontage for development of
the portion of any tract fronting East
22nd Street of Avenue J shall consist of
a minimum 10-foot-wide landscaped
buffer, except at access points.

►

►

Utilities, utility structures, signs, walls,
and fences shall also be permitted in
the buffer. The design of the buffer
shall include street trees and
evergreens sufficient to create an
attractive frontage and provide a
measure of aesthetic and noise
buffering.
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Solar Power Generation

►

All development shall comply with
New Jersey legislation A3352 requiring
rooftop solar generation for distribution
warehouses. This law stipulates that all
new warehouses of 100,000 square
feet or larger be “solar-ready” or
secure up to 40 percent of roof space
for solar arrays. New warehouses built
on or after July 1, 2022 shall be
required to be solar-ready

►

. For purposes of this regulation, this
requirement shall apply to any
proposed building on the Site that is of
100,000 square feet or larger. Solar
generation is encouraged on all
buildings, regardless of size.
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Utilities: Storm water management
•

A storm water management plan and engineer’s report shall be prepared approved by
the City Engineer.

•

Comply with NJDEP rules and regulations.

•

A separate system and shall discharge where possible, to existing separate storm sewer
system within the public right of way or via new dedicated outfalls to the Kill van Kull.

•

Shall be fitted with backflow preventers to prevent entry of tidal waters.

•

The proposed development shall not be permitted to discharge storm water to the City’s
combined sewer system either by gravity flow or force main.

•

The site is within the service area of an existing combined sewer system that is aged and
lacking capacity to adequately store and convey storm water, thus, the redeveloped
site shall provide a separated storm and sanitary sewer systems.

•

Detention facilities for the site must not be open, aboveground or on grade facilities.
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Utilities
•

All water quality improvements constructed as part of the
redevelopment shall be constructed within private property and shall
be operated and maintained in accordance with NJDEP and
manufacturers requirements.

•

Redeveloper shall submit a water quality device operation and
maintenance plan as part of the site plan application for review and
approval. The Planning Board shall have the right to require that the
redeveloper enter into a Storm water system and Operation and
Maintenance Agreement with the City that requires the redeveloper
to operate and maintain the storm water system in perpetuity and
grants the City rights of access for inspection and right of remedy in
the event that the Owner does not perform. The agreement shall be
recorded with the Hudson County Register.

•

•

•

Water and sanitary sewer utility extensions as approved by the City
and NJDEP shall be provided. Due to proximity to the nearest existing
sanitary sewer system and the existing surrounding topography, a
pump station and force main system may be required.
The designated Redeveloper shall operate and maintain any newly
installed sanitary, storm water and water utilities including
connections. Water and sanitary sewer utility extensions as approved
by the City and NJDEP shall be provided. Due to proximity to the
nearest existing sanitary sewer system and the existing surrounding
topography, a pump station and force main system may be required.
The designated Redeveloper shall operate and maintain any newly
installed sanitary, storm water and water utilities including
connections.

•

All mechanical equipment serving the green roof system, if
provided, shall be tied into the storm water management. See
Section 12.
•

Water and sanitary sewer utility extensions as approved by
the City, PVSC, Hudson County and NJDEP shall be provided.

•

The designated Redeveloper shall operate and maintain any
newly installed sanitary, storm water and water utilities
including connections.
All mechanical equipment serving the buildings shall be
placed on the roof of the building. This equipment shall be
screened in a manner consistent with the architecture of the
building and shall utilize the same material used in
construction of the building such that screening appears to
be integral part of the building.

•

•

All mechanical equipment, generators, HVAC equipment,
and similar equipment shall be acoustically buffered such
that any noise generated shall be within the applicable
standards as defined by the State of New Jersey.

•

No mechanical equipment shall be placed on the ground
floor outside of the building on any area that abuts a public
right of way. This shall not apply to utilities, including but not
limited to electric transformers

Green Infrastructure Sustainability Green
Roofs

►

All buildings shall demonstrate that project
would meet the requirements to achieve LEED
(Leadership in Energy Efficient Design)
certification or equivalent (GRESB, BREEAM).
Actual LEED or other certification is not
required. Green infrastructure and sustainable
measures, such as roof-mounted solar panels,
green roofs, rain gardens, ENERGY STAR
lighting fixtures, etc. are encouraged.

39

►

The vegetated portion of qualified green roofs
may be credited as pervious coverage when
a green roof is installed on a building.

►

The design, construction, operation and
maintenance agreement for the green roof
must meet the requirements specified in the
Philadelphia Water Department’s Storm water
Regulations (4.3 Green Roofs | Philadelphia
Water Storm water Plan Review
(pwdplanreview.org), as may be amended
from time to time or superseded by the City of
Bayonne’s own storm water ordinance
regarding Green Roofs.
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Fences Walls Perimeter Security
►

►

Security fences shall be permitted, which shall
consist of black vinyl clad chain link not to
exceed 8 feet high. Gates at access points
shall be permitted. No fence shall contain
barbed wire. There shall be no height
limitation on retaining walls. There shall be no
setback requirement for fences and walls,
provided that fences and walls shall not
impede safe sight distance or diminish the
effectiveness of rail service. No relief shall be
required for security fencing and other
security measures necessary to comply with
federal security requirements or any other
outside agency or regulations having
jurisdiction over site security.

►

►

Fencing, walls, lighting, signage, and any
other accessory building or structure that is
designed to comply with any directive or
performance standard of the Department of
Homeland Security, the United States Coast
Guard (including 33CFR 105.255 and 33CFR
105.260), or any other State or Federal agency
with jurisdiction to regulate safety or security,
shall be permitted without limitation as to
height, size, quantity, intensity, or location.
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Site Lighting
►

All free-standing site lighting fixtures
shall be no higher than 40-feet above
grade with a maximum illumination of
1.0 foot-candles at all property lines,
except as otherwise indicated above
for security. Light fixtures shall utilize
metal halide, LED, or other white light
source. Flood lights shall be permitted.
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Signs

►

►

Ground signs. A maximum of one (1)
ground sign shall be permitted at
each street. Ground signs shall have
a maximum area of 200 square feet.
The maximum height of a ground sign
shall be 10 feet above the proposed
ground surface. One or more tenant
nameplates are permitted on a
ground sign.
Building signs. A maximum of one (1)
building sign per tenant shall be
permitted on each façade, which in
aggregate shall not exceed twenty
percent (20%) of the façade area, or

►

Directional signs. Directional signs shall
be permitted to facilitate way finding,
not to exceed ten (10) square feet in
area, nor ten (10) feet in height.

►

Illumination. All signs may be internally
illuminated, externally illuminated, or
halo-lit.
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►

►

Utilities

Applicants for development shall submit a storm water
management plan and engineer’s report or review and
approval by the City Engineer. Such plan shall comply with
NJDEP storm water management rules and regulations in
effect at the time of application, including any relief and/or
exemptions thereto.
The entirety of the proposed storm water system shall, to the
maximum extent practicable, be designed as a separate
system, and shall discharge to the Kill van Kull. The system shall
include the collection and treatment of any storm water that
presently reaches the Redevelopment Area via sheet flow.

►

All outfalls associated with the discharge system shall be fitted
with backflow preventers to prevent entry of tidal waters.

►

If water quality improvements are required by NJDEP and/or
the Planning Board, they shall be constructed, operated and
maintained in accordance with NJDEP and manufacturers’
requirements. The Redeveloper shall submit a water quality
device operation and maintenance plan as part of a site plan
application for review and approval. The Planning Board shall
have the right to require that the Redeveloper enter into a
Storm water System Operation and Maintenance Agreement
with the City that requires the Redeveloper to operation and
maintain the storm water system in perpetuity and grants the
City rights of access for inspection and remedy in the event
that the Redeveloper does not perform. The agreement shall
be recorded in the Hudson County Register and run with the
land.

►

The Redeveloper shall operate and maintain any approved and installed onsite

►

sanitary, storm water and water utilities including in-street connections.

►

Offsite utility improvements shall be dedicated to the respective utility
provider.

►

All mechanical equipment serving the buildings shall be screened from public
view and be placed within or outside the building. All mechanical equipment
shall be screened from public view unless such screening is in conflict with the
requirements of the utility or agency having jurisdiction over such structure
(such as an electric transformer or cable box). Mechanical equipment that is
placed on the roof of the building shall be screened in a manner consistent
with the architecture of the building and shall utilize the same material used in
construction of the building such that screening appears to be integral part
of the building.

►

All mechanical equipment, generators, HVAC equipment, and similar
equipment shall be acoustically buffered such that any noise generated shall
be within the applicable standards as defined by the State of New Jersey.

►

Mechanical equipment on ground shall be exempt from bulk requirements.

►

Evidence of water and sanitary sewer utility service and/or extensions
as approved by the City and NJDEP shall be provided for review and
approval by the City Engineer.
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Water dependent Uses
►

The Redevelopment Area’s industrial waterfront and its
deepwater commercial access are a valuable and scarce
resource. They represent an opportunity to continue the City’s
working waterfront tradition and promote State policies that
discourage loss of the dwindling number of sites that can
support the region’s maritime commerce needs. Considering
these circumstances, the following development controls shall
be applicable to the Redevelopment Area’s waterfront:

►

The Waterfront Portion of the Redevelopment Area shall be
developed with a Water Dependent Use or left undeveloped
for a future Water Dependent Use.

►

“Water Dependent Use” means development that cannot
physically function without direct access to the body of water
along which it is proposed. Uses, or portions of uses, that can
function on sites not adjacent to the water are not considered
water dependent regardless of the economic advantages that
may be gained from a waterfront location. Bulk stevedoring,
marine contractor yards, and offshore wind support facilities
are examples of water dependent uses. The test for water
dependency shall assess both the need of the proposed use for
access to the water and the capacity of the proposed water
body to satisfy the requirements and absorb the impacts of the
proposed use. A proposed use will not be considered water
dependent if either the use can function away from the water
or if the water body proposed is unsuitable for the use. For
example, in a maritime operation, a dock or quay and
associated unloading area would be water dependent, but an
associated warehouse would not be water dependent. Water
dependent uses exclude, for example: warehouses, storm
water management infrastructure, manufacturing facilities
(except for those which receive and quickly process raw
materials by ship), long-term parking or storage, etc.
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Public Access to the Waterfront

WalkwWalkway In lieuay

►

Considering the industrial nature of the
Redevelopment Area’s waterfront,
public access to the waterfront shall not
be required, nor shall a public-oriented
on-site waterfront walkway or other
public improvement be required. In lieu
of providing on-site public access to the
Waterfront, the Applicant for any tract
that adjoins the waterfront and/or is
subject to the regulatory authority of the
New Jersey Department of
Environmental Protection’s Coastal Rules
(NJAC 7:7) shall make a payment to the
City for construction of an in-lieu
waterfront access project within the City
of Bayonne that will be selected at the
City’s sole discretion.

►

►

The value of the in-lieu payment shall be
based on the cost of physically
constructing perpendicular and
horizontal access to the waterfront that
meets the NJDEP Coastal Rules (NJAC
7:7) and their Hudson River Waterfront
Walkway Design Guidelines, including
both perpendicular and waterfront
access as specified in the Coastal Rules.
The amount and terms of the in-lieu
payment shall be specified in a
Redevelopment Agreement and shall
be satisfied as a condition of site plan
approval.
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Other plan elements
• Affordable housing (RDA)
• Non residential fee 2.5 % of project
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Plan Administration

The City shall require the following administrative
provisions:
1. The City shall designate one or more redevelopers for
the implementation of this Plan and enter into a
redevelopment agreement, financial agreement or other
agreements as necessary to effectuate this Plan.
2. This Redevelopment Plan shall supersede Bayonne
Zoning Ordinance Chapter 35 and all prior
redevelopment plans pertaining to this site. .
3. This Plan may be amended from time-to-time upon
compliance with the requirements of law A fee of $1,000
plus Redeveloper shall pay these costs. If there is no
Redeveloper, the appropriate agency shall be
responsible for any and all such costs.
4.All development within the Redevelopment Area shall
be consistent with the provisions of this Plan including but
not limited to permitted uses and bulk requirements.
5.This Plan shall be implemented consistent with the
requirements of the LRHL for the effectuation of
redevelopment plans.

7. A Technical Review Committee
8. A site plan
9. Planning Board may Grant relief
10. The designated Redeveloper enters a
Redevelopment Agreement . The designated
Redeveloper shall cover the cost of professional
services incurred by the City for administration, review
of projects, preparation of this Plan and
implementation of paid through escrow accounts
11. Amended from time to time upon authorization of
the City Council and review of the Planning
12. Phasing. Any aspect of this Redevelopment may
be constructed in one or more sections in
accordance with a phasing plan approved by the
City.
13. This Redevelopment Plan shall supersede the
Bayonne Land Development Ordinance Chapter 33
and the Bayonne Zoning Ordinance Chapter 35 and
all prior redevelopment plans

Consistent with:
City of Bayonne Master Plan
►

The promotion of industrial growth and development, particularly in the
Constable Hook section of the City, has been a recurring core goal of Bayonne’s
land planning policies, including the 2000 Master Plan and the more recent 2017
Master Plan Reexamination Report. The city recognizes Constable Hook as a
premier industrial location in the region. The city also encourages
redevelopment as a means by which to remediate contaminated sites and
brown fields. This Redevelopment Plan is substantially consistent with the
municipal master plan and designed to effectuate the following master plan
objectives (underlines added for emphasis):

►

Relationship to
Other Plans

►

•
Goal 2: Encourage the development of a diversified economic base
that generates employment growth, provides increase tax ratable, increases
income levels and promotes the re-use of Brownfield sites.

►

•
Land Use Objective 4: Plan for and promote the redevelopment of
underutilized or vacant commercial and industrial properties; including the
MOTBY, the Texaco Site and portions of Broadway.

►

•
Economic Objective 2:Focus economic activity in the City's major
economic centers; including Broadway, MOTBY, the Lefante Highway/Route 169
corridor and Constable Hook industrial area. Recognize the unique character of
each area and promote development that will strengthen and reinforce market
niches.

►

•
Economic Objective 8: Continue industrial retention and recruitment
efforts with an emphasis on Constable Hook and Port Jersey as premier industrial
locations in the region. At the time of the adoption of the Master Plan, there
were a total of eighty-two (82) sites with on-site sources of contamination on the
Known Contaminated Sites List (KCSL). Brownfield Redevelopment was identified
as a major issue with regard to conservation.

►

•
Conservation Objective 2: Encourage the remediation of
contaminated sites and Brownfield redevelopment to enhance the local
environment and return vacant sites to productive use.

►
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Relationship to
Other Plans

Contiguous Municipalities Bayonne is a
peninsula surrounded by Upper New York
Bay to the east, Newark Bay to the west
and the Kill van Kull to the south. The only
municipality that is contiguous to Bayonne
is the City of Jersey City to the north. This
Redevelopment Plan and the Jersey City
Master Plan both encourage remediation
of contaminated Brownfield sites,
supporting the existing and prospective
industrial base, adaptive reuse of obsolete
buildings for industrial purposes, and
redevelopment as a planning tool to
effectuate positive change. Therefore, this
redevelopment plan has a significant
positive relationship with the master plans
of the contiguous municipalities
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Relationship to
Other Plans

►

The Master Plan identified 17 million square feet of potentially
developable industrial space, which included vacant, industrially zoned
land along the waterfront and obsolete underutilized buildings in the
county’s older industrial areas. Furthermore, 545 Brownfield sites were also
identified, which contain contaminated soil or groundwater at levels
greater than the applicable cleanup criteria for soil and/or groundwater
standards. Specifically, elevated levels of chromate were identified in 142
Hudson County properties, with particular prevalence in the former
industrial yards located near the waterfront in Jersey City, Bayonne,
Kearny, and Weehawken.

►

The following specific objectives relative to industrial areas are addressed
in the Hudson County Strategic Revitalization Plan and Hudson County
Master Plan Reexamination Report:

►

•
Improve the develop ability of industrial areas through measures
such as infrastructure and access improvements.

►

•
Encourage and assist in the retention and expansion of existing
industries in the County.

►

•
Encourage the location of industrial sites near railroad and port
facilities which utilize the movement of freight by rail and barge.

►

•
Work with industry to ensure environmental conditions are
improved particularly as the location of industry relates to neighborhoods
downstream.

►

Based on all the above, this Redevelopment Plan has a positive
relationship with the master plan of the county in which the municipality
is located.
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►

The State Development and Redevelopment Plan (SDRP)
provides a strategic framework for smart growth in the
State of New Jersey, with an emphasis on redirecting
growth and development to the state’s urban core
where infrastructure and transportation amenities are
already in place, and as a deterrent to sprawl in the
interest of protecting the state’s environmental resources.
The SDRP also promotes Brownfield remediation and
revitalization of cities. . The Redevelopment Area is
located in Metropolitan Planning Area I (“PA-1”), which is
the highest targeted growth zone in the State Plan. This
Redevelopment Plan effectuates smart growth by
providing incentives for the redevelopment and
revitalization of underutilized land and supports the City’s
economic revitalization program. This Redevelopment
Plan contains design guidelines that promote the
development of a visually appealing and spatially
functional industrial development that will thoughtfully
enhance the City’s industrial base This Redevelopment
Plan contains intensity controls and other land use
regulations to ensure the revitalization is successful, while
concurrently accommodating a significant amount of
industrial growth within the Hudson County Urban
Complex.

►

Based on all the above, this Redevelopment Plan has a
significant positive relationship to the State Development
and Redevelopment Plan adopted pursuant to the State
Planning Act, N.J.S.A. 52:18A-196 et seq.”

Relationship to
Other Plans

51

► Exxon/Standard Oil and IMTT

Conclusion and
other
recommendati
ons

have been at the heart of
Bayonne’s history responsible for
its development and growth as
an employment generator and
the PENINSULA of INDUSTRY.
► With the adoption of this
redevelopment plan these 140
acres can be repurposed to be
an economic engine to support
Bayonne sustainable growth by
providing tax ratables and
employment for its citizens
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