
BERGEN POINT SUBSTATION 
REDEVELOPMENT PLAN 

 
S U B - A R E A  P L A N  O F  T H E  8 T H  S T R E E T  S T A T I O N  

R E H A B I L I T A T I O N  A R E A  P L A N  
 

 
 

March 3, 2023 

City of Bayonne, Hudson County, New Jersey 

Prepared by: 

Clarke Caton Hintz  |   1 0 0  b a r r a c k   s t r e e t   |   T r e n t o n ,  N J   |   0 8 6 0 8    
 
And the Division of Planning and Zoning, Department of Administration 

 
 
 

  



Block 306, Lots 1-4 Bergen Point Substation Redevelopment Plan 
City of Bayonne, Hudson County, NJ 

Page ii  

8th Street Rehabilitation Plan Amendment 

 

Bergen Point PSE&G Substation 
City of Bayonne, Hudson County, New Jersey 
 
 

 

 

 

Adopted pursuant to N.J.S.A. 40A:12A-7, The New Jersey Local Redevelopment and 
Housing Law, by the Bayonne Municipal Council adopted on ___________, 2023 through 
Ordinance O.19.22. 

 

The Area in Need of Rehabilitation was established by the Bayonne Municipal Council 
by Resolution No. 98-02-02-040 adopted on February 4, 1998. 

 
Prepared for the City of Bayonne by 
 
 
 
Brian M. Slaugh, PP, AICP     
NJ Professional Planner License No. 3743  
     
and 
 
 
       
Suzanne T. Mack, PP, AICP, CTP, FITE, AHP     
City Planner 
NJ Professional Planner License No. 4421 
  
 
 
A signed and sealed original is on file in the Office of the Land Use Administrator 
 

  



Block 306, Lots 1-4 Bergen Point Substation Redevelopment Plan 
City of Bayonne, Hudson County, NJ 

Page iii  

Table of Contents 
 
Subject Page 
 
Introduction ......................................................................................................................... 1 
Redevelopment Plan Process .............................................................................................. 2 
Map 1. Bergen Point Substation Redevelopment Area Location Map ............................... 3 
Map 2. Existing Conditions in Redevelopment Area ......................................................... 4 
Environmental Characteristics ............................................................................................ 6 
Contents of the Redevelopment Plan .................................................................................. 7 
Redevelopment Plan Goals and Objectives ........................................................................ 7 
Redevelopment Plan Land Use ........................................................................................... 8 
Development Regulations ................................................................................................... 8 
Applicability of the Redevelopment Plan to the Development Ordinances of Bayonne .... 8 
Permitted Principal Uses ..................................................................................................... 8 
Permitted Accessory Uses and Structures........................................................................... 8 
Area, Yard, and Coverage Limitations ............................................................................... 9 
Additional Requirements and Standards ............................................................................. 9 
Lighting Standards ............................................................................................................ 10 
Property Acquisition ......................................................................................................... 10 
Relocation ......................................................................................................................... 10 
Affordable Housing .......................................................................................................... 11 
Public Improvements ........................................................................................................ 11 
Relationship Of Redevelopment Plan Objectives To Other Plans.................................... 11 
Bayonne City Master Plan ................................................................................................ 11 
Plans of Other Jurisdictions .............................................................................................. 12 
City of Jersey City, City of Newark, City of Elizabeth and Staten Island Borough (NY) 12 
Hudson County ................................................................................................................. 12 
State Development and Redevelopment Plan ................................................................... 13 
Development Plan Review and Approval Procedures ...................................................... 14 
Pre-application Conference and Concept Plan ................................................................. 14 
Escrow Fee ........................................................................................................................ 14 
Application for Development ........................................................................................... 14 
Redevelopment Agency Certification ............................................................................... 15 
Planning Board Review .................................................................................................... 15 
Effect of Approval ............................................................................................................ 15 
Appendix A: Resolution Authorizing and Directing the Planning Board to Re-Open and 

Consider an Amendment to the 8th Street Station Rehabilitation Area ......................... 16 
 

  

file://CCH-FS1/data/documents/5000's/Bayonne%20Planning/5610.05%208th%20St%20Redev%20Plan/Bergen%20Pt%20Substation%20Redev%20Plan%20Public%20Hearing.docx#_Toc128731518


 

Bergen Point PSE&G Substation 

8th Street Rehabilitation Plan Amendment 

City of Bayonne 

Hudson County, New Jersey 

 
 
INTRODUCTION 

The 8th Street Station Rehabilitation Area Plan1 was adopted by the Planning Board on 
March 9, 2015 and then revised a month later on April 24, 2015.  This redevelopment 
plan affects a significant amount of land area surrounding the 8th Street Station of the 
Hudson-Bergen Light Rail Station, the southern terminus of the commuter rail system 
that parallels the river on its western shore.   
 
The redevelopment plan was implemented following Bayonne’s declaration of a City-
wide Area in Need of Rehabilitation designation in 19982 to reverse or prevent 
blighting influences in the community from a lack of investment by landowners, 
economic disincentives created by site conditions, contamination from previous 
industrial operations and other factors that are an impediment to economic growth.  
Since then, several sub-areas have been more specifically studied and redevelopment 
plans adopted to address conditions unique to particular sites.  Such is the case with 
this document, which is specific to the PSE&G Bergen Point 69kV Class H Substation 
and its expansion.   
 
PSE&G is a public utility that supplies electricity and natural gas to residents, 
commercial and industrial customers in Bayonne and is regulated by the NJ Board of 
Public Utilities.  Bayonne is in PSE&G’s franchise area granted by the state to supply 
these utilities.  The Bergen Point Substation is a critical piece of electrical 
infrastructure that takes direct high voltage at 69 kilovolts generated and steps down 
the voltage for distribution for use by customers for a large portion of the City.  This 
substation and another one at the north end of Bayonne supply the electricity for the 
entirety of the municipality.  PSE&G is planning the reconstruction of the substation 
at Orient Street for the following reasons: 
 

• The substation was first constructed in 1926 and has outlived its useful life.  New 
equipment is more efficient and more reliable, and can be monitored remotely from 
central station much more easily, allowing for better service to customers at a lower 
cost. 

 
1 - Technically, a Redevelopment Plan under the Local Redevelopment and Housing Law.  
2 - Resolution No. 98-02-04-040, February 4, 1998. 
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• The demand for electricity is expected to grow in order to replace fossil fuel use and 
curb atmospheric heating and greenhouse gas emissions.  In addition, the City’s own 
transformation with more residential development in turns creates much more 
demand for electricity even though the population has yet to return to its peak of last 
century.  This will include a sharp upturn in the ownership and leasing of electric 
automobiles in the foreseeable future.  Further, as the industrial legacy gives way to 
the knowledge age, the digital revolution will mean the need for additional power and 
more reliable electricity service. 

• Lastly, Superstorm Sandy emphatically pointed out the necessity of making critical 
infrastructure more resilient and able to withstand stronger weather events.  This 
project will entail raising the operational floor of the building high enough to stay out 
of projected flood levels and the harden the building and wind, water and more 
specifically storm surge.   

REDEVELOPMENT PLAN PROCESS 

This document is the second step in the redevelopment planning process and follows 
from the preliminary investigation conducted by the Planning Board that led to the 
declaration of an area in need of rehabilitation in 1998 and the subsequent broad scale 
plan for redevelopment in 2015.  It sets forth the land development regulations and 
process for the more specific redevelopment project as an amendment to the 8th Street 
Station Rehabilitation Area Plan which supplants those goals and objections, land uses 
and development regulations for the PSE&G site. 

The Municipal Council’s formally authorized the Planning Board to draft a 
Redevelopment Plan for their consideration and possible adoption in Resolution No. 
____, resulting in this document. 

Redevelopment Area 
 
The redevelopment area is depicted on the following page.  It consists of the 
following owners, addresses, blocks, lots and acreages: 

 Table 1. Tax Parcels in the Study Area. 

Owner Address Block Lot(s) Acreage 

PSE&G Company 17-29 Evergreen St. 306 1 0.722 

Dawn Hamra 210 Orient St. 306 2 0.057 
Michael and Dawn 
Hamra 

221 Orient St. 306 3 0.057 

Mike’s Full Service 
Auto Repair, LLC 

223 Orient St. 306 4 0.057 

In total the Bergen Point substation area equals .894 acres.   
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The site map below is from an existing conditions plan prepared by PSE&G.  The 
properties in Table 1 not owned by the utility will be acquired by them in order to 
construct the new facility.  The additional land is necessary not only because additional 
equipment needs to be accommodated as well as be raised higher, but because electric 
power must continue to be supplied while the new facility is built, the power 
distribution is changed over, and the old building demolished.   

Map 2. Existing Conditions in Redevelopment Area. 
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The Redevelopment Area is comprised of four different lots under three separate 
ownerships, though some are related.  The 8th Street Station Redevelopment Plan did 
not supersede the zoning regulations in this portion of the larger redevelopment but 
retained the R-2 zoning, which is primarily a single family detached zoning district.  
However, on the block containing this specific redevelopment plan, only one residence 
exists, on Lot 3.  The remainder of the Bergen substation area is developed with 
industrial utility use and a commercial land use.  The following provides descriptions 
of the current land uses on the block and surrounding land uses.  
 
PSE&G Property.  The largest 
parcel contains the PSE&G 
substation building, its 
electrical catenary system and 
associated utility yard.  It is a 
two-story tall brick and stone or 
cast stone masonry building 
surrounded by a chain link 
fence topped with barbed wire, 
which is a typical requirement 
of the National Electrical Code 
to deter any fence climbing due 
to the potential electrocution 
hazard from substations.  The 
building was built to the property line on Evergreen Street. 
 
Dawn Hamra Property – Block 
306, Lot 2 is a vacant property 
in between the residence and 
the PSE&G substation.  Lot 2, 
located to the southwest of Lot 
3, has a 4-foot tall fence 
extending from the front façade 
of the dwelling on Lot 3 across 
the entire property frontage. Lot 
2 is developed with patio space 
along the southwest side of the 
dwelling. The remainder of the 
property appears to consist of 
gravel driveway and parking 
spaces for the dwelling. 
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Michael and Dawn Hamra Property.  Block 306, Lot 3 is the jointly owned single family 
detached residential building used as a rental property.  Lot 3 is developed with a 2.5 
story single-family dwelling at the front of the property, open yard space in the middle 
of the property, with garages situated at the rear of the property. The dwelling directly 
abuts the front and side property lines without any setback from the right-of-way and 
neighboring properties.  
 

Mike’s Full Service Auto 
Repair Property.  This 
commercial property is a 
1,450 sf. one-story garage 
with three commercial 
garage doors.  Two have 
direct access to Linnet 
Street and one opens to a 
concrete-paved forecourt 
that occupies the corner at 
Orient Street. 
 
 

Surrounding Land Use.  The Redevelopment is surrounded on all four sides by streets: 
Evergreen, Orient and Linnet Streets, and elevated to the north, State Route 440.  Rt. 
440 is approximately 17 feet above grade, including its shoulder side Jersey barrier to 
which is attached an estimated 6-foot tall sound barrier for a total height of about 23 
feet.  All of the surrounding uses are consistent with the R-2 zoning district with the 
exception of the Bayonne Patio Bar and Grille on Cottage St., which parallels Evergreen 
St.  There is recent residential construction directly across the street from the 
redevelopment area which displaced an older commercial site on Orient and relatively 
new construction between Rt. 440 and Oak Street. 
 
ENVIRONMENTAL CHARACTERISTICS 

The Redevelopment Area does not contain any known contaminated locations listed 
by the NJ Department of Environmental Protection.  The site does not contain 
freshwater wetlands, tidelands, or estuary and is not in a riparian buffer zone.  There 
are no watercourses on the site or vernal pools.  The property does not contain any 
sighted threatened or endangered species, nor does it have habitat conducive to such 
species.  Under present mapping, the flood hazard area is indicated at elevation 13, 
which laps at the very north edge of the tract.  However, the anticipated future flood 
hazard elevation in preliminary mapping from the Federal Emergency Management 
Agency (FEMA) is 17 or 18 feet, thus placing the existing grade in several feet of water 
at the 100-year flood level (a 1% chance of flooding to that level in any one year).   
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CONTENTS OF THE REDEVELOPMENT PLAN 

Redevelopment plans are required to be prepared in accordance with the following 
statutory3 components and include responses to the Local Redevelopment and 
Housing Law’s requirements (see N.J.S.A. 40A:12A-1 et seq.).  

1. Redevelopment goals and objectives; 

2. Proposed land uses and design concepts; 

3. Property acquisition;  

4. Relocation of persons and an estimate of the housing stock available to 
displaced persons;   

5. An inventory of housing units restricted to low and moderate income 
households; 

6. The replacement or rehabilitation of housing suitable for low and moderate 
income housing should restricted affordable housing be acquired in the 
redevelopment area; 

7. Redevelopment regulations and standards and their relationship to the City’s 
land development ordinances; and 

8. Significant relationships of the redevelopment plan to other plans. 

REDEVELOPMENT PLAN GOALS AND OBJECTIVES 

The Bergen Point Substation Redevelopment Plan goals and objectives include the 
following: 
 

1. Permit the construction of the new Bergen Point substation to ensure a 
continued supply of plentiful electrical power for the City. 

a. Sufficient electricity is critical for the continued redevelopment of former 
industrial sites into new employment centers and residential 
neighborhoods, with new commercial uses to service the population. 

b. Resilience of the electrical system is crucial for the wellbeing of the 
citizens of the City and beyond as more severe and frequent storms are 
expected by scientists.  Continuous electrical service aids all people, but 
particularly the elderly, the disabled, and the infirm, those hospitalized at 
any one time, and children.   

c. Electrical demand will increase as business enterprises, institutions, 
management associations, homeowners, car owners, and anyone with a 
fossil fuel mode of transportation, power, heating source, or equipment 

 
3  - N.J.S.A. 40A:12A-7 
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operation seek to switch to electric use, both for economic reasons and to 
avert catastrophic climate change.   

2. Enhance storm water management and water quality from the existing 
condition in the development block. 

3. Ensure that the replacement building remains as reasonably attractive and has 
as a low impact as possible yet still meets its functional requirements. 

a. The façade should be reminiscent of the strong industrial heritage of 
Bayonne. 

b. The building design should temper noise and light which could be 
disruptive to the residential neighborhood. 

REDEVELOPMENT PLAN LAND USE  

The land use for the redevelopment area shall be for an industrial utility use owned 
and operated by a public utility as defined by the NJ Board of Public Utilities. 

DEVELOPMENT REGULATIONS   

Applicability of the Redevelopment Plan to the Development Ordinances of Bayonne 
 
The use, bulk, design and performance standards of this document shall be utilized 
in the redevelopment area, except as modified below.  These regulations supersede 
the provisions of the City’s land development regulations, as permitted by N.J.S.A. 
40A:12A-7.a(2), as well as the 8th Street Station Rehabilitation Area Plan.  Where this 
Redevelopment Plan does not contain regulations and standards pertinent to the 
redevelopment area but that are contained within Chapters 33 and 35 of the city code, 
those provisions of the Land Use Ordinance shall apply to the redevelopment area.  
The zoning map of the municipality shall be amended upon the adoption of this plan 
to reflect the application of the alternative regulations and standards in accordance 
with N.J.S.A. 40A:12A-7.c.   
 

Permitted Principal Uses 

The following principal uses shall be permitted: 

1. Electrical power supply and distribution, and voltage regulation, but not to 
include power generation. 

2. Electrical power substation. 

Permitted Accessory Uses and Structures 

1. Electrical catenary systems. 

2. Lighting arrestor systems. 
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3. Parking lots for business vehicles, provided that any vehicles stored overnight 
shall be appropriately screened with opaque fencing, walls or other suitable 
material as permitted by the Planning Board. 

4. Perimeter fencing and walls to secure the facility from intrusion.  

5. Accessory uses and structures customarily incidental to a principal use.  

Area, Yard, and Coverage Limitations 

The following area, yard, and coverage requirements shall apply to this 
redevelopment plan: 

1. Minimum tract area:  The entirety of the redevelopment area 

2. Minimum tract frontage:  150 feet 

3. Minimum front yard setback:  Zero feet. 

4. Minimum side and rear yard setback: Zero feet. 

5. Maximum building height:  55 feet. 

6. Maximum building coverage:  50 percent 

7. Maximum building, bituminous asphalt and Portland cement concrete 
coverage:  85 percent 

8. Minimum landscaped area: 200 sf.   

ADDITIONAL REQUIREMENTS AND STANDARDS 

The following additional requirements in the Redevelopment Area shall apply: 

1. Each building shall exhibit a base, 
middle, and top in its design.  A 
vertical elevation of at least 36” 
shall generally constitute the base 
of the design.  The design of the 
base, as well as the quality and 
durability of its materials, should 
be emphasized as it is the most 
apparent to the pedestrian.  The 
building should evoke a period of 
industrial design when brick was 
the main building component and 
was used structurally to support 
the floors, walls and roof of the 
building.  This was accomplished 
with heavier pilasters that divided 
the façade in vertical segments 
and were infilled with fenestration or brick, sometimes with the brick used to 
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make designs.  While it is recognized that different structural elements will be 
used, the exterior should be recognizably brick with the shadow lines created by 
the historic use of the material.  Furthermore, the demands for security and 
storm resistance will necessitate that the windows in the example will be 
foregone in the design.  Additionally, cast stone was used as sills, lintels and 
cornices to create the upper architectural line or frieze at the top of the building 
typically utilizing ancient forms of entablature.   

2. The roof of the building should be flat or slightly pitched, or hidden behind a 
parapet. 

3. The location and masking of rooftop machinery shall be fully integrated into 
the design of the roof and building. Adequate parapets shall mask any negative 
impact from street level, as well as horizontally from adjacent buildings, or set 
within pockets in a pitched roof. 

Lighting Standards 

The following lighting standards shall be met: 

1. General.  All outdoor lighting should be coordinated as to style, material and 
color.  All exterior lighting shall be designed, located, installed and directed in 
such a manner to prevent objectionable light at and across property lines.   

2. Lighting poles and footers together shall not exceed eighteen (18) feet in height 
in parking areas.  Lighting fixtures on the building intended for daily use shall 
not be mounted higher than eighteen (18) feet above the exterior grade. 

3. Lamps shall emit a color temperature between 2800ºK and 4000ºK with a 
minimum color rendering index of seventy (70) or higher.    

PROPERTY ACQUISITION  

All acquisition of property needed for the redevelopment of the tract will be 
addressed by PSE&G.  Since the original declaration was for an area in need of 
rehabilitation, the City of Bayonne is barred by statute from acquiring any land by 
eminent domain.    

RELOCATION 

No property acquisition is anticipated by a governmental entity or utilizing 
governmental funds pursuant to this redevelopment plan.  Consequently, there will 
be no displacement of either residents or businesses that requires a Workable 
Relocation Assistance Program under N.J.A.C. 5:11-1 et seq.   
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AFFORDABLE HOUSING  

The redevelopment area does not contain any housing deed restricted to low and 
moderate income households and this plan does not contemplate the construction of 
any affordable housing.  Nonetheless, any redevelopment project that generates an 
affordable housing impact fee shall pay such fee to the fullest extent required under 
municipal ordinance and/or state law pursuant to N.J.S.A. 40:55D-8.1, et seq.  

PUBLIC IMPROVEMENTS  

Public improvements are anticipated to be required and installed at the full expense of 
the designated redeveloper as sections or phases of the redevelopment area are 
redeveloped.  Public improvements shall be consistent with the design policies and 
standards that are contained within this Plan.  The redeveloper is expected to install 
necessary public improvements on the property they control as well as abutting rights-
of-way to the degree necessary to effectuate the Plan.  Further, the redeveloper is 
expected to construct any off-tract improvements necessitated by their redevelopment.  
No recapture of off-site improvement expenses from future development should be 
anticipated by the redeveloper; however, to the degree that the Redevelopment 
Agreement provides for such sharing or reimbursement of costs, the agreement shall 
govern.  Lastly, nothing contained herein shall be construed to preclude the ability of 
the municipality or redeveloper from applying for and obtaining any governmental, 
grants, loans, or other financial support for public infrastructure improvements or 
other construction.  

RELATIONSHIP OF REDEVELOPMENT PLAN OBJECTIVES TO OTHER PLANS 

Bayonne City Master Plan 

The City Master Plan dates from 2000 and was extensively reviewed in 2017 in a 
Reexamination Report that made a series of recommendations.  In terms of 
redevelopment, its focus in the 8th Street Station area was on those portions north of 
Rt. 440 near and surrounding the actual light rail station, as opposed to the area where 
the subject site is location.  With regard to utility issues, the Reexamination Report 
focused on the combined sewer overflow issue (CSO) where the City’s infrastructure 
has a combined sanitary and storm sewer system, like many others in Hudson, Essex 
and Passaic Counties. 
 
Reviewing the overall goals of the 2000 Master Plan two goals are supported by the 
PSE&G substation redevelopment: 

 
 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. The increased level of electrical demand 
that the new substation will be able to handle supports Goal 2 since it provides 
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the baseline infrastructure needed to ensure that a diversified economic base 
is created, further economic growth then occurs and the City’s brownfield 
sites are placed back into productive use. 

 
 Goal 8: Preserve and upgrade the existing utility infrastructure including public 

water, stormwater management and wastewater treatment.  Continue 
rehabilitation programs while pursuing selected replacement and expansion projects 
to accommodate growth and redevelopment.  While this goal does not mention 
electrical infrastructure by name, it is as important as the other ones that are 
named.  Further, a reliable electrical system is fundamental to the operations 
of the infrastructure systems indicated above to operate pumps, purification 
treatments, wells, and settlement ponds.   

 
PLANS OF OTHER JURISDICTIONS  

City of Jersey City, City of Newark, City of Elizabeth and Staten Island Borough (NY) 

There are no significant relationships between the adjacent municipality’s 
redevelopment plans and goals, their master plan goals and objectives or land 
development ordinances and the redevelopment sites studied in this document.  
Bayonne is the southernmost point of the Bergen peninsula and is surrounded on 
three sides by water.  Consequently, there is no adjacent land boundary with Newark, 
Elizabeth or Staten Island and no land use conflicts.  While Jersey City does have a 
direct land connection, the size of the site is insufficient by itself to create any 
discernible difference in intermunicipal impacts such as vehicular traffic, train 
ridership, or water and sewage usage.  Air borne effects after redevelopment would be 
the same as the existing facility.   

Hudson County  

Hudson County most recently adopted a Comprehensive Economic Development 
Strategy (CEDS) that details key planning initiatives and strategic hurdles for the 
continued economic development of the County4.  The CEDS established a number of 
economic development goals that are consistent the City’s own goals and objectives for 
redevelopment.  The CEDS goals consistent with the City’s redevelopment vision 
include the following: 

 Retain and expand existing businesses, attract new business, and provide for 
the economic revitalization of the County’s commercial and industrial base. 

 

 
4 -  Hudson County's 2010 Regional Comprehensive Economic Development Strategy "CEDS" was 

adopted by the Hudson County "CEDS" Committee on January 20, 2010.  The Hudson County 
Planning Board subsequently approved the plan as an update to the Hudson County Master Plan 
on January 20, 2010 (memorialized on February 17, 2010).  The 2016 Reexamination Report of 
these policies left these economic goals intact. 
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 Foster the cleanup and reuse of contaminated sites as an integral part of both 
economic and community development, while maintaining and improving 
areas that provide centers for employment, education, entertainment facilities, 
services, shopping and other resources. 

 
 Identify, evaluate and implement alternate strategies and tools that promote 

economic development and economic growth. 
 
 Promote sustainable, smart growth developments. 

 
There are no inconsistent strategies with the City’s redevelopment policies that 
Hudson County has adopted. 

State Development and Redevelopment Plan 

The State Development and Redevelopment Plan was adopted by the State Planning 
Commission on March 1, 2001.  The plan is organized around eight policy goals for 
New Jersey’s communities. Of particular importance to Bayonne are the following 
three goals: 

Goal 1- Revitalize the State’s Cities and Towns 

Goal 3- Promote Beneficial Economic Growth, Development and Renewal 

Goal 8 - Ensure Sound Integrated Planning and Implementation Statewide 

This Redevelopment Plan directly supports these State Plan Policy Goals.  The plan 
seeks to revitalize vacant, contaminated and underutilized lands throughout the City 
to facilitate growth consistent with local, regional and state land use policies. 

In the State Plan, all of Bayonne is located within the urban core area of the 
Metropolitan Planning Area (Planning Area 1).  Planning Area 1 encompasses the 
following objectives that are related to redevelopment. 

Land Use: Promote redevelopment and development in Cores and 
neighborhoods of Centers and in Nodes that have been identified through 
cooperative regional planning efforts. Ensure efficient and beneficial utilization 
of scarce resources throughout the Planning Area to strengthen its existing 
diversified compact nature. 

Economic Development:  Promote economic development by encouraging 
strategic land assembly, site preparation and infill development.  

Redevelopment: Encourage redevelopment at intensities sufficient to support 
transit, a broad range of uses and efficient use of infrastructure. Promote design 
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that enhances public safety, encourages pedestrian activity and reduces 
dependency on the automobile.5 

Indirectly, but critically, the Redevelopment Plan will ensure that adequate electrical 
power exists so that appropriate transformation of former industrial sites, continued 
economic development and the redevelopment of land into new uses at appropriate 
intensities can occur while doing so in a sustainable way and with resilient 
infrastructure.    

DEVELOPMENT PLAN REVIEW AND APPROVAL PROCEDURES 

Applications for development within the redevelopment area shall be processed using 
the following procedures. 

Pre-application Conference and Concept Plan 

The redeveloper shall submit an informal plan to the Redevelopment Agency prior to 
the application for general development plan, site plan or subdivision approval before 
the Planning Board.  The redeveloper shall present concept drawings of the project 
illustrating its compliance with the Redevelopment Plan.  The Redevelopment Agency 
shall provide the redeveloper with written comments and if need be, alternative 
sketches, in response.  The concept plan shall be compared with the standards in this 
Redevelopment Plan as the basis for the review. The Redevelopment Agency may 
delegate the review of the concept plan to a sub-committee and/or consultants as 
needed. 

Escrow Fee 

Redevelopers seeking approval of a project in the Redevelopment Area shall establish 
an escrow account with the Redevelopment Agency from which any consultants 
necessary for the review of the redevelopment project shall be paid.  Such escrow 
account shall be in accordance with the procedures of N.J.S.A. 40:55D-53.2.  The 
Redevelopment Agency shall adopt a fee schedule by resolution and may amend it from 
time to time as circumstances warrant. 

Application for Development   

The application for development shall be submitted in such form, and accompanied by 
such maps, documents, and materials as are prescribed in the Bayonne’s land 
development ordinances and its development application checklist(s). 

 
5 - NJ State Development and Redevelopment Plan, 2001, p. 191-2. 
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Redevelopment Agency Certification 

The Redevelopment Entity shall certify the consistency of an application for 
development with the Redevelopment Plan prior to its submission by the redeveloper 
to the Bayonne Planning Board.  The Redevelopment Entity may delegate this 
certification to the Technical Review Committee.  Furthermore, no submission to the 
Planning Board shall be made unless the Municipal Council has executed the 
Redevelopment Agreement with the redeveloper. 

Planning Board Review 

1. Site plan review shall consist of a preliminary site plan application and a final 
site plan application.  Subdivisions shall consist of a preliminary major 
subdivision application and a final major subdivision application.  Subdivisions 
shall be filed with the county recording officer by plat.   

2. The Bayonne Planning Board may grant deviations from the strict application 
of the regulations contained within this Redevelopment Plan, except those 
standards and regulations specified in paragraph 3 below, in accordance with 
the provisions of N.J.S.A. 40:55D-60 and -70c. 

3. No deviations shall be granted that result in any of the following effects or 
conditions: 

a. To allow a use not specifically permitted within the redevelopment district. 

b. Exceeding the maximum building or structure height as measured in feet 
or stories. 

c. A deviation from the phasing plan for public improvements or other 
contractual obligations of the redeveloper to the Redevelopment Agency and 
municipality.   

Effect of Approval 

The effects of any Planning Board approval shall be consistent with the rights granted 
by the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may 
be modified by the Redeveloper’s Agreement. 
 

 

W:\5000's\Bayonne Planning\5610.05 8th St Redev Plan\Bergen Pt Substation Redev Plan Public Hearing.docx 
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APPENDIX A: RESOLUTION AUTHORIZING AND DIRECTING THE PLANNING BOARD TO RE-OPEN 

AND CONSIDER AN AMENDMENT TO THE 8TH STREET STATION REHABILITATION AREA 
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