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Zoning Data

Zoning Jurisdiction: Borough of Edgewater, NJ

Zoning District:
SWR, Southern Waterfront

Redevelopment

Zoning Ordinance Date: February 16, 2021

Current Use Permitted: Yes

Open Code Violations:

Zoning- No

Building- No

Fire- No

Property Data

Property Type: Multifamily

Year Built: 2021

Units: 77

Buildings: 1

Site Acreage: 0.89 Acres

Site Square Footage: 39,103 SF

Certificates of Occupancy: Yes; attached in the appendix

Executive Summary

At A Glance

Conformance Status: Legal Conforming

Legal Nonconforming

Characteristics:
None

Right to Rebuild:
The subject is a legal conforming use and structure and may be fully rebuilt as is in the

event of any level of destruction.

Insurance Recommendation: Law and ordinance insurance is not required per Fannie Mae guidelines.

Structural Reconstruction Stress

Analysis:

An analysis is not required as the subject can be rebuilt fully regardless of the level of

damage.

Conformance

Status
Required Subject

Building Requirements

Building Height (max.) Yes 6 stories/70' 6 stories/60'

Density - units (max.) Yes See Page 3 77

Lot Requirements

Lot Area (min.) Yes See Page 4 39,103 SF

Building Separation (min.) Yes 30' >30'

Building/impervious Coverage (max.) Yes See Page 4 See Page 4

Parking Requirements

Off-Street Parking (min.) Yes 62 62

45 River Road
Date: July 1, 2022
Job No:
Page: 1 of 30



Zoning District and Permitted Use

The Borough of Edgewater, NJ’s SWR Southern Waterfront Redevelopment district is intended to allow for a walkable

development involving a mixture of compatible residential, commercial, and related activities, according to the general

standard prescribed in § 5 of the Unilever Redevelopment Plan.

Legal Conforming: The use of Multifamily is a permitted use by right within the SWR Southern Waterfront

Redevelopment district. The bulk requirements of redevelopment plan are for the entire development plan and

not specific lots. As such, the only requirements that can be specifically applied to the subject are building height,

separation and parking.

Overlay District: No

Conditional Use: No

Special Use Permit: No

Variances: No

Adjacent Zoning

Adjacent Zoning

Direction Zoning District

North: SWR: Southern Waterfront Redevelopment

South:
Somerset Lane

SWR: Southern Waterfront Redevelopment

East: SWR: Southern Waterfront Redevelopment

West:
Pembroke Lane

SWR: Southern Waterfront Redevelopment

45 River Road
Date: July 1, 2022
Job No:
Page: 2 of 30



Building Requirements

Building Height: Per § 5 of the Unilever Redevelopment Plan, a Multifamily property in the SWR Southern Waterfront

Redevelopment district must not exceed a maximum height of 6 stories/70'.

Legal Conforming: The subject building is a six-story structure that is estimated to be 60' in height.

Density - units: Per § 5 of the Unilever Redevelopment Plan, the entire redevelopment tract must not exceed a density of 595

units.

Legal Conforming: Armada is not aware of how many units are in the redevelopment tract. The subject offers

77 units. Per the ZVL, the subject is permitted for 77 dwelling units.

45 River Road
Date: July 1, 2022
Job No:
Page: 3 of 30



Lot Requirements

Lot Area: Per § 5 of the Unilever Redevelopment Plan, the entire redevelopment tract must have a minimum lot area of 20

acres

Legal Conforming: The redevelopment area is approximately 23 acres. The subject has a lot area of 0.89 acres.

Property Line Setback: Per § 5 of the Unilever Redevelopment Plan, the entire redevelopment tract must be set back a

minimum of 25' from the River Road, 20' from the southern property line, and 10' from the northern property line.

Legal Conforming: The subject property does not border the perimeter of the redevelopment area, so the setback

requirements do not apply.

Building Separation: Per § 5 of the Unilever Redevelopment Plan, a Multifamily property in the SWR Southern Waterfront

Redevelopment district must provide a minimum separation of 30' between structures.

Legal Conforming: While an exact measurement is not available, based on visual review of Google Earth, the subject

is estimated to conform to the Building Separation requirement.

Building/impervious Coverage: Per § 5 of the Unilever Redevelopment Plan, the entire redevelopment tract must not exceed

a maximum Building/impervious Coverage of 45%/85%.

Legal Conforming: Armada is not able to calculate the coverage of the entire redevelopment tract. This requirement

is not specific to the subject property.

45 River Road
Date: July 1, 2022
Job No:
Page: 4 of 30



Parking Requirements

Off-Street Parking: Per § 5 of the Unilever Redevelopment Plan, the minimum off-street parking requirements

for Multifamily properties are based on the following:

• One-bedroom units - 0.8 spaces per dwelling unit

• Two-bedroom units - 1.3 spaces per dwelling unit

• Three-bedroom units - 1.9 spaces per dwelling unit

Legal Conforming: The subject is required to have a minimum of 62 parking spaces [(66 one-bedroom units X 0.8

spaces) + (1 two-bedroom unit X 1.3 spaces)]. The subject has 62 parking spaces.

45 River Road
Date: July 1, 2022
Job No:
Page: 5 of 30



Reconstruction

Legal nonconforming uses, buildings and/or structures: Per § 240-120 of the zoning code, a nonconforming use shall be

considered abandoned if it is terminated by the owner, if a nonconforming use involving a structure is discontinued for 12

consecutive months, or if a nonconforming use of land without structure(s) ceases for a period of six months. The subsequent

use of the abandoned building, structure and/or land shall be in conformity with this chapter.

Per § 240-122.A of the zoning code, any nonconforming building, structure or use which has been condemned or damaged

by fire, explosion, flood, windstorm or act of God shall be examined by the following three people: the Borough Engineer, the

owner or an architect or engineer selected by the owner, and a third person agreed to by the Borough Engineer and the owner.

If the value of repairing the condition is greater than 50% of the value of replacing the entire structure, it shall be considered

completely destroyed and may be rebuilt to the original specifications only upon approval of a use variance as provided by

state statutes.

Per § 240-122.B of the zoning code, where the value of repairing the condition is determined to be less than 50% of the value

of replacing the entire structure, the nonconforming structure or use may be rebuilt and used for the same purpose as before,

provided that it does not exceed the height, area and bulk of the original structure. The reconstruction shall commence within

12 consecutive months of the date the building was damaged or condemned with the reconstruction carried out without

interruption; otherwise the damaged structure shall not be rebuilt as a nonconforming use or building.

The subject is a legal conforming use and structure and may be fully rebuilt as is in the event of any level of

destruction.

45 River Road
Date: July 1, 2022
Job No:
Page: 6 of 30



Code Violations

Code Violations Source

Open Zoning Code Violations? No John Candelmo; Construction Official; see ZVL below

Open Building Code Violations? No John Candelmo; Construction Official; see ZVL below

Open Fire Code Violations? No John Candelmo; Construction Official; see ZVL below

45 River Road
Date: July 1, 2022
Job No:
Page: 7 of 30



Fannie Mae Requirements

Current Zoning or Land Use: The Lender must verify the current zoning or land use designation for the property and

determine whether the property conforms to the current zoning or land use designation.

The subject is currently zoned SWR Southern Waterfront Redevelopment and is a legal conforming use.

Certificates of Occupancy: All units in Non-Recently Completed Properties shall have had at some point in time a Certificate

of Occupancy issued by the applicable governmental authority. The Lender must use all reasonable efforts to obtain copies of

all Certificates of Occupancy. If the Lender cannot obtain copies of all Certificates of Occupancy or other sufficient evidence

that Certificates of Occupancy for all units in the Property have been issued because of the age of the Property or other

reasonable cause, the Lender must use its judgment whether to proceed with the transaction and evidence its reason for

proceeding in the Lender’s Transaction Approval Memo.

Certificates of Occupancy covering the subject are attached in the appendix.

Restoration: If the property is a legal non-conforming use, the Lender must assess whether the Mortgage can be supported

in the event of a casualty that results in the Borrower’s inability to rebuild the improvements on the Property to the density

level immediately prior to such casualty, taking into consideration the Borrower’s insurance coverages and the continued use,

marketability and economic viability of the Property in the event of full or partial destruction of the Property. The Lender must

take the following into account in its underwriting:

• the percentage of damage that could occur before the property would be forced to comply with current zoning

requirements,

• the property characteristics to which the percentage applies (e.g., market value, assessed value, replacement

cost or unit count),

• for multiple building properties, whether the test applies to a single building or the complex as a whole,

• the amount and type of insurance coverage maintained by the applicable Borrower.

The subject is a legal conforming use and structure and may be fully rebuilt as is in the event of any level of

destruction.

45 River Road
Date: July 1, 2022
Job No:
Page: 8 of 30



Law and Ordinance Coverage: For properties that have any type of non-conformance under current building, zoning, land use

laws, or ordinances, law and ordinance coverage shall be required if the subject may not be fully rebuilt “as-is”. Furthermore,

coverage must be obtained for any Property with a construction date 25 years or more before closing.

• Coverage A - Loss of Undamaged Portion of the Property, in an amount equal to (i) 100% of the full replacement

cost of the Property less the damage threshold of the local building ordinance, or (ii) 50% if the threshold of the

local building ordinance is not explicitly stated.

• Coverage B - Demolition/Debris Removal Cost: Minimum 10% of the full replacement cost of the Property.

• Coverage C - Increased Cost of Construction: Minimum 10% of the full replacement cost of the Property.

The subject is a legal conforming use and structure. Furthermore, the subject is under 25 years of age; therefore, law

and ordinance insurance is not required per Fannie Mae guidelines.

Fannie Mae Requirements (Continued)

45 River Road
Date: July 1, 2022
Job No:
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Fannie Mae Reliance Language

This report is for the use and benefit of, and may be relied upon by Greystone Servicing Company, LLC, Fannie Mae and

any successors and assigns (“Lender”); independent auditors, accountants, attorneys and other professionals acting on behalf

of Lender; governmental agencies having regulatory authority over Lender; designated persons pursuant to an order or

legal process of any court or governmental agency; prospective purchasers of the Mortgage; and with respect to any debt

(or portion thereof) and/or securities secured, directly or indirectly, by the Property which is the subject of this report,

the following parties and their respective successors and assigns: any placement agent or broker/dealer and any of their

respective affiliates, agents and advisors; any initial purchaser or subsequent holder of such debt and/or securities; any

Servicer or other agent acting on behalf of the holders of such debt and/or securities; any indenture trustee; any rating agency;

and any institutional provider from time to time of any liquidity facility or credit support for such financings. In addition,

this report, or a reference to this report, may be included or quoted in any offering circular, information circular, offering

memorandum, registration statement, private placement memorandum, prospectus or sales brochure (in either electronic or

hard copy format) in connection with a securitization or transaction involving such debt (or portion thereof) and/or securities.

45 River Road
Date: July 1, 2022
Job No:
Page: 10 of 30



Contact and Sources

Zoning General Contact:

Armada Analytics, Inc.

Attn: Zoning Department

104 South Main St., Suite 500

Greenville, SC 29601

(800) 480-3050

Written By: Reviewed By:

Chas Edmondson, Senior Zoning Analyst

CEdmondson@ArmadaAnalytics.com

678-743-1093

Ainsley Weatherford, Assistant Vice President

AWeatherford@ArmadaAnalytics.com

864-751-9070

Armada Analytics, Inc. has relied on information provided by the following sources:

Municipality:

Borough of Edgewater, NJ

John Candelmo; Construction Official

201.943.1700

Survey:

Schan Associates

ALTA/ACSM Survey dated 11/21/2020

Prepared by Andre Schan; NJ PLS#30749

Fannie Mae Requirements: AllRegs Online

45 River Road
Date: July 1, 2022
Job No:
Page: 11 of 30



Approval Documents



COUNCILPERSON YES 

HENWOOD L/ 
DORAN l//7 

MONTE y/ 

VIDAL / 
JORDAN 

BARTOLOMEO ,/ 
MAYOR 

No 

BOROUGH OF EDGEWATER 

RESOLUTION 

ABSTAIN ABSENT 

// 

✓/// 

DATE: February 18, 2014 
Ord. 1503 

RESOLUTION No. 2014 R-1 --------
INTRODUCED 

SECOND BY: 

WHEREAS AN ORDINANCE OF THE BOROUGH OF EDGEWATER, COUNTY OF BERGEN, 
NEW JERSEY AMENDING, SUPPLEMENTING AND REAFFIRMING THE DEVELOPMENT 
PROJECT REDEVELOPMENT PLAN FOR THE lpark PROPERTY Was introduced on February 
2014, and passes its first reading and will be considered for final passage and public hearing 
on April 21, 2014 at 7:00 pm at the Edgewater, Municipal Building, 55 River Road, Edgewater, 
New Jersey. 

I hereby certify that the above Resolution was adopted by the Mayor and Council on February 18, 
2014. 

BARBARA RAE, RMC, CMC 
Borough Clerk 



BOROUGH OF EDGEWATER 
ORDINANCE NO. 1503-2014 

AN ORDINANCE OF THE BOROUGH OF EDGEWATER, COUNTY OF BERGEN, 
STATE OF NEW JERSEY, AMENDING, SUPPLEMENTING AND REAFFIRMING 
THE DEVELOPMENT PROJECT REDEVELOPMENT PLAN FOR THE i PARK 
PROPERTY 

WHEREAS, pursuant to N.JS.A 40A:12A-l, et seq. (the ''Local Redevelopment and 
Housing Law" or "LRHL"), a municipal Governing Body may undertake the redevelopment of a 
portion of the municipality and designate a property or properties as being "in need of 
redevelopment" and otherwise exercise the powers set forth in the LRHL; and 

WHEREAS, in 2005, pursuant to NJS.A. 40A:12A-4b, the Planning Board conducted 
the appropriate studies, prepared the boundaries of an "area in need of redevelopment," held 
public hearings, and made recommendations that certain properties within the Borough 
consisting of approximately 23.1 acres of uplands areas fall within an area in need of 
redevelopment; and 

WHEREAS, the Governing Body accepted said recommendations; and 

WHEREAS, the Governing Body authorized the preparation of a Redevelopment Plan, 
and charged the Planning Board with undertaking the preparation of said Plan and assuring that 
same is consistent with the municipal Master Plan; and 

WHEREAS, the Planning Board recommended that the Governing Body adopt the 
Redevelopment Plan and any Ordinances necessary to implement said Plan; and 

WHEREAS, the Governing Body, by and through the adoption of Ordinance No.1349-
2006, adopted and implemented the Redevelopment Plan; and 

WHEREAS, pursuant to N.JS.A. 40A:12A-7e and-7t~ the Governing Body is authorized 
to request that the Planning Board prepare revisions or amendments to an existing 
Redevelopment and 

WHEREAS, the Planning Board engaged the services of Kathryn Gregory, P.P., 
(hereinafter "Planner") to assist the Borough in amending the Redevelopment Plan; and 



WHEREAS, pursuant to the requests of the Governing Body and the Planning Board, the 
Planner has reviewed the existing Redevelopment Plan and has proposed modifications to the 
Redevelopment Plan; and 

WHEREAS, after passage on first reading, this Ordinance shall be referred to the 
Planning Board for its recommendations concerning the Redevelopment Plan modifications, to 
be submitted within 45 days hereof: 

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Council of the Borough 
of Edgewater, that modifications to the Redevelopment Plan attached hereto and made a part 
hereof are hereby expressly adopted and approved for the Redevelopment Area. 

ATTEST: 

BARBARA RAE, RMC, CMC 
Borough Clerk 

INTRODUCED; 

ADOPTED: 

APPROVED: 

JAMES DELANEY, Mayor 
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1 Introduction 

Amended and Restated Unilever Redevelopment Plan 
August 2013 

This amended and restated redevelopment plan has been prepared for a property commonly 
known as the Unilever tract located in the Borough of Edgewater, Bergen County, New Jersey. 

It amends and supplements the redevelopment plan for this site that was originally adopted in 
2005. Pursuant to the provisions of the Local Redevelopment and Housing Law ("LRHL"), the 
Borough of Edgewater has designated the Unilever tract, an area of 48.68 acres including ap

proximately 23.1 acres of uplands and nearly 26 acres of riparian land, as an "area in need of 
redevelopment." The property, initially identified as Block 99 Lots 1, 3, 4 and 5 but, pursuant to 
subsequent subdivisions, is now identified as Block 99 Lots 1, 1.02, 1.03, 1.04, 1.05, 1.07, 1.08, 

1.09, 1.12, 1.14, 3, 4 and 5 on Borough tax maps, is located on the east side of River Road 
south of its intersection with Gorge Road. It is heretofore referred to as the "redevelopment ar

ea" and that designation remains unchanged. 

The Borough Council, following its adoption of a resolution designating the site a redevelopment 
area pursuant to the Planning Board's recommendation, directed the Planning Board to prepare 
a redevelopment plan, which was adopted in 2005. While the site has been partially redevel
oped in accordance with the original plan, a number of changes have occurred since the plan's 
adoption, including the well-recognized financial recession and changing market conditions, to 
warrant changes to the development regulations for the redevelopment area. This amended and 
restated plan is designed to affirmatively address the statutory requirements set forth in the 
LRHL, identifying the plan's relationship to local land use objectives, and enumerating the uses 

that may be permitted in the area consistent with market conditions, along with regulatory con
trols governing the proposed intensity and distribution of those uses. The plan incorporates the 
philosophy and policies of the State's smart growth initiatives, envisioning the creation of a 

mixed-use commercial and residential community that promotes a pedestrian-friendly environ
ment combining retail uses and residences in an attractive comprehensively integrated format. 



Amended and Restated Unilever Redevelopment Plan 
August 2013 

2 Statutory Criteria 
The LRHL identifies the required elements that must be incorporated into a redevelopment plan. 

The statute provides that the redevelopment plan is to include an outline for the planning, devel

opment, redevelopment or rehabilitation of the project area sufficient to indicate: 

A. The relationship to definite local objectives as to appropriate land uses, density of popu

lation, improved traffic and public transportation, public utilities, recreational and commu

nity facilities and other improvements; 

B. Proposed land uses and building requirements in the project area; 

C. Adequate provision for the temporary and permanent relocation, as necessary, of resi

dents in the project area, including an estimate of the extent to whore decent, safe and sani

tary dwelling units affordable to displaces residents will be available to them in the existing 

housing market; 

D. An identification of any property within the redevelopment area which is proposed to be ac

quired in accordance with the redevelopment plan; 

E. Any significant relationship of the redevelopment plan to the master plans of contiguous mu

nicipalities, County Master Plan, and State Development and Redevelopment Plan. 

2 
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3 Redevelopment Area Description 
The redevelopment area is comprised of parcels designated as Block 99, Lots 1, 1.02, 1.03, 1.04, 

1.05, 1.07, 1.08, 1.09, 1.12, 1.14, 3, 4 and 5. The redevelopment area occupies an area of approx

imately 49 acres, including approximately 23.1 acres of uplands and approximately 26 acres of ripari

an land. It has approximately 1,700 feet of frontage along River Road and an upland depth ranging 

from 350 feet at the southern end of the tract to approximately 600 feet at the northern end of the 

tract. The redevelopment area's total depth, including riparian lands, is approximately 2,000 

feet. The redevelopment area was formerly developed as a research facility that was occupied by 

Unilever Research, the former owner of the redevelopment area. All of the buildings that formerly oc

cupied the site have been removed with the exception of two buildings that have been or will be renovat

ed and reoccupied with new uses. 

3 
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4 Surrounding Development Pattern 
The redevelopment area is located in an area containing a variety of uses. Business, office, re

tail and residential uses are all located in the immediate and general vicinity of the site. For ex

ample, to the north of the redevelopment area along the easterly side of River Road is an office 

building at 115 River Road, followed by a vacant parcel that is designated as a Superfund site by 

the Environmental Protection Agency (EPA). At the intersection of River Road and Gorge Road is the 

City Place mixed-use residential-commercial complex. On the west side of River Road south of Gorge 

Road are several parcels developed with commercial uses. To the south of the redevelopment area 

is North Bergen Township. On the westerly side of River Road in North Bergen is a mix of commer

cial uses and residential uses. The easterly side of River Road in this area contains several resi

dential developments and some vacant parcels. 

4 
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5 Development Regulations 

A. INTRODUCTION 

This section of the redevelopment plan provides standards for the continued redevelopment of 

the redevelopment area. The plan is designed to enable the redevelopment area to accommo

date residential uses, including multi-family and townhouse dwelling units, and non-residential 

uses such as retail and service-oriented businesses, in a comprehensive integrated format con

sistent with the surrounding development patterns. The plan also provides for community amenities 

including a new municipal building, public access to the waterfront, open spaces, a pier and a poten

tial ferry landing to serve local residents. 

The redevelopment plan identifies development regulations designed to enhance the use of the site 

for the above noted activities, provide safe and efficient vehicular and pedestrian circulation, ade

quate parking and substantive landscape and aesthetic amenities. At the end of this report is an ap

pendix that includes a map for illustrative purposes only. This map includes a conceptual site 

layout providing prospective distribution of uses. The plan components are detailed below. These 

regulations serve as the redevelopment plan for the area, which shall continue to be referred to as 

the Southern Waterfront Redevelopment (SWR) Zone. 

B. PURPOSE 

The purpose and intent of the SWR Zone is to allow for a walkable development involving a mix

ture of compatible residential, commercial, and related activities and public spaces to be ac

commodated in a group of structures designed to enhance and promote the redevelopment of the 

southern waterfront of the Borough of Edgewater. The planning of this area is designed to encour

age an integrated, comprehensive design with respect to the location and relationship of build

ings, parking, landscaping, architectural elements, public open space areas, environmental fea

tures, roads, pedestrian walkways, access to the surrounding road network, utilities and munici

pal facilities; provide a design that incorporates a pedestrian-friendly arrangement of buildings and 

related features to facilitate a specified character comprised of a street grid arrangement, build

ings close to streets, sidewalks along streets and on-street parking; encourage public use along 

the water's edge through the development of a waterfront walkway and associated adjacent ar

eas wherein substantive outdoor seating areas, outdoor cafes and similar activities are oriented in order 

to take maximum advantage of the views of the river and New York skyline. 

C. LAND USES 

In the SWR Zone, no building or structures shall be erected nor shall any land or building be 

designed, used or intended to be used for any purpose other than the following. 
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1. Permitted Principal Uses 

a. Multi-family residential dwelling units, including mid-rise and townhouse buildings. 

b. Retail trade and service establishments, excluding automobile sales and gas station es
tablishments. 

c. Eating and drinking establishments, including outdoor dining, subject to §240-141 of the 
Land Use Ordinance of the Borough of Edgewater. 

d. Banks and financial institutions. 

e. Offices and professional uses. 

f. Hotels. Limited to 160 rooms. 

g. Child care centers, subject to §240-125 of the Land Use Ordinance of the Borough of 
Edgewater. 

h. Municipal buildings and facilities. A minimum of 1.5 acres in the west-central portion for 
of the SWR Zone shall be set aside for municipal use. 

i. Parks and playgrounds. 

j. Ferry landing. 

2. Permitted Conditional Uses 

Essential services, subject to §240-142 of the Land Use Ordinance of the Borough of Edge

water. 

3. Permitted Accessory Uses and Structures 

a. Off-street parking and loading facilities. 

b. Parking garages. 

c. Signs. 

d. Fences and walls. 

e. Outdoor passive recreation amenities. 

f. Other customary accessory uses and buildings that are clearly incidental to the principal 
uses and buildings permitted in this zone. 

D. SUPPLEMENTAL REGULATIONS CONCERNING SPECIFIC USES 

1. Multiple Buildings and Uses on a Lot 

Multiple buildings and uses shall be permitted on lots in the SWR Zone. 
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2. Affordable Housing 

Pursuant to the Borough's adopted Housing Element and Fair Share Plan, the developer shall 

provide affordable housing units on site. The number of units shall be based upon the maximum 

number of units required under the applicable regulations in effect as of the date of the issuance 

of the last final certificate of occupancy for market rate units, but shall not exceed 75 affordable 
housing units. All units set aside for low- and moderate-income households shall be in accord

ance with the provisions of this section and subject to the rules of the Council on Affordable 
Housing and the Borough of Edgewater Housing Element and Fair Share Plan. 

Non-residential development in the redevelopment area shall not be subject to the payment of 
development fees. 

3. Hudson River Waterfront Walkway 

a. The design of the waterfront walkway shall comply with all requirements set forth by §240-

106 of the Land Use Ordinance of the Borough of Edgewater. 

b. The waterfront walkway design, materials, plantings, lighting, streetscape furniture and any 
design element should be consistent and integrated with the overall concept for the zone to 
promote a comprehensive design. 

4. Ferry Landing 

a. A ferry slip service may be provided on-site. 

b. The ferry stop is permitted to operate seven days per week. 

c. No commuter parking to service the ferry landing shall be permitted. 

d. The dock used for access to the ferry platform should be designed in an aesthetically 
pleasing manner integrated with the overall design for the site. This should include pedes
trian-oriented amenities such as lighting bollards, benches, trash receptacles, and paving 
materials that may include a combination of scored, colored concrete and brick pavers. 

e. Decorative lighting bollards, benches and trash receptacles should be provided along both 
sides of the dock at a uniform spacing unless these are incorporated with mooring bits, cleats 
and/or other marina mooring bollards to create a unified design for the pier. 

f. Bollards and streetscape furniture design should be consistent with the overall design of the 

site and the waterfront walkway. 

g. Lifelines and other appropriate life safety equipment shall be installed on the pier and on the 
ferry docking platform. 

E. AREA AND BULK REGULATIONS 

1. Minimum Lot Area. 

a. Overall Tract Upland Area: 20 acres. 
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b. Individual Lots: there shall be no minimum area required for individual lots, provided 
however, all bulk requirements (including setbacks, coverage and the like) shall not be 

applicable to the specific lots to be created by such subdivisions. This regulation is de
signed solely to enable subdivision of the overall tract in conjunction with approval of a 

site plan identifying a comprehensive development plan for the entire tract. 

a. 

b. 

C. 

d. 

Minimum Street Frontage for Overall Tract: 1,000 feet on a major arterial road as defined 

in Borough Master Plan. 

Minimum Building Setbacks. 

25 feet from River Road right-of-way. 

20 feet from southerly property line. 

1 O feet from northerly property line. 

30 feet to another building unless attached/adjoining or pre-existing. 

Maximum Building Coverage: 45 percent. 

Maximum Impervious Coverage: 85 percent. 

Maximum Residential Units: 595. 

Maximum Commercial Floor Area: The gross floor area of all retail trade and service es
tablishments, eating and drinking establishments, and banks and financial institutions 
shall not exceed 85,000 square feet, except that one freestanding bank with a floor area 
not to exceed 3,500 square feet shall be permitted. The gross floor area of any individual 
store shall not exceed 25,000 square feet. 

8. Maximum Building Height. 

Mid-Rise Multi-Family Residential 6 stories/70 feet 

Town house Residential 3 stories/35 feet 

Hotel 6 stories/70 feet 

Commercial without Residential Units Above 2 stories/30 feet 

Municipal Buildings and Facilities 3 stories/40 feet 

Parking Garages 50 feet* 

* A garage adjoining a residential building may exceed 50 feet in height but shall not ex

ceed the height of the adjoining building 

Ancillary rooftop appurtenances including decorative features and parapet walls may ex

ceed the height limitations set forth herein, provided that in no event shall such appurte
nances exceed 12 feet in height, nor cover more than 20 percent of the area of the roof 

of such building. 
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F. 

1. 

SIGNAGE 

Monument Signs 
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A maximum of two monument signs, located at the principal entrance points to the site, shall be 

permitted to identify the overall development and shall comply with the following requirements: 

a. Maximum height: 20 feet inclusive of the base of the sign. 

b. Maximum area: 200 square feet. 

c. Minimum setback from any property line: three feet. 

d. Individual businesses may be listed on these signs. 

2. Building Signs 

a. Multi-tenant buildings. 

i. Maximum number of signs: one wall-mounted sign, except that individual tenants with 

more than one facade shall be permitted a second wall-mounted sign. 

ii. Maximum sign area: two square feet of signage for every linear foot of the front facade 

of the portion of the building occupied by the use being advertised. 

iii. Maximum sign height: two feet. 

b. Single-tenant buildings. 

i. Maximum number of signs: one wall-mounted sign for each facade facing a street or 

parking lot. 

ii. Maximum sign area: two square feet of signage for every linear foot of the fayade, but 

not to exceed 150 square feet. 

c. Wall signs that are placed parallel to the building wall shall be permitted to project forward no 

more than six inches from the building, and if located above an entrance door, shall not be at

tached to a wall at a height of less than eight feet above the sidewalk or ground. 

d. Canopies, perpendicular signage and awnings shall be permitted to overhang the pedestrian 

right-of-way, with a minimum vertical clearance of 8.5 feet, a maximum overall height of five 

feet, and a minimum setback of three feet from the curb line. Lettering on a canopy or awning 

shall be limited to the valance area and shall not exceed 75 percent of the linear width of the 

valance. The valance shall be no more than one foot in height, and lettering on the valance shall 

be limited to six inches in height. 

3, Window Signs 

In addition to any sign or signs permitted pursuant to this section, window display signs, as well as affixed 

window signs limited to indicate membership in a retail or professional organization or credit card or 

credit association, to show manufacturers or required licenses, or advertisements referable to sales 

within, shall be permitted to be attached to windows on the interior of the business use provided that the 

aggregate area employed for such purpose shall not exceed 30 percent of the total window area on 

which it is located. 
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4. Directional Signs 

Internal directional signs shall be permitted to direct visitors to various uses within the SWR Zone. Direc
tional signs shall not exceed four feet in height or 10 square feet in area. Due to the size and complexity of 

the overall development on the tract, logos or store names shall be permitted on directional signs. 

G. 

1. 

PARKING AND LOADING 

Off-street parking spaces shall be provided in accordance with the following table, and 

shall be provided with respect to the overall tract irrespective of lot configuration: 

Land Use Minimum Number of Spaces 

Residential 0.8 per studio or one-bedroom unit 
1.3 per two-bedroom unit 
1.9 per three-bedroom unit 

Retail Trade and Service Establishments 1 per 250 sq. ft. of gross floor area 

Banks and Financial Institutions 1 per 300 sq. ft. of gross floor area 

Eating and Drinking Establishments 1 per 3.5 seats 

Hotel 1 per 2 guest rooms, plus 10 spaces for staff 

Municipal Buildings and Facilities 1 per 200 sq. ft. of gross floor area* 

Public Access to Waterfront Walkway 1 per tract acre, with minimum of 20 parking 

spaces 

* Exclusive with complementary parking uses after hours to be determined by the Borough 

The above parking requirements are subject to modification based upon a shared park
ing analysis/utilization study submitted by the Redeveloper as part of any site plan appli
cation to the Planning Board. 

The residential parking requirements listed above represent alternative standards to 
those that would typically be required for mid-rise residential development and are per

mitted by the New Jersey Residential Site Improvement Standards at N.J.A.C. 5:21-

4.14( c), which allows such modifications based on local conditions. Among the factors 
warranting a reduction in required residential parking are the mixed-use nature of the 

development permitted by the redevelopment plan, availability of mass transit and the 
tendency of households in mixed-use, transit-served settings to require less parking. 

2. For other off-street parking requirements, refer to §240-166 of the Land Use Ordinance 
of the Borough of Edgewater. regulations pertaining to the location of parking spac-
es in §240-166B and landscaping in parking and loading areas in §240-166E shall not 

apply to the SWR Zone. Landscaping requirements for parking areas and other locations 
are included in Section K of this plan. 

3. Off-street loading. 
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7. 

I. 

1. 
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a. A minimum of one off-street loading space shall be provided for any retail or service es

tablishment with a gross floor area of 10,000 square feet or greater, and may be provid

ed for other uses. 

b. Shared loading spaces serving more than one building or use may be provided. 

c. The minimum dimensions of loading spaces shall be 12 feet in width and 35 feet in 

length, with a minimum vertical clearance of 12 feet. 

CIRCULATION 

The tract design shall incorporate a minimum of two principal spine roads around which the 

overall design is oriented. Buildings should be oriented to these spine roads in order to cre
ate a corridor with buildings close to these spine roads, and sidewalks along these roads. 

The primary vehicular connections from the SWR Zone to River Road should be at these 
spine roads. Additional roadway connections shall be permitted for emergency vehicle 

access as well as if required by Bergen County. 

On-street parking shall be permitted and encouraged within the SWR Zone. 

The minimum width of sidewalks shall be six feet. Wider sidewalks are encouraged 

along River Road and in front of commercial uses. 

To facilitate safe and efficient movement of pedestrians, appropriate traffic calming de

vices such as speed bumps, speed tables and bump-outs may be utilized to slow traffic. 

The width of curb radii shall be minimized to the extent practical. Wide, sweeping inter

sections shall be discouraged. 

Crosswalks shall be provided at all intersections. 

GENERAL DESIGN STANDARDS 

One east-west street in the northern section of the SWR Zone should be designed as a 

walkable, mixed-use street. Uses on the easternmost two blocks of this street should in

clude retail sales and service establishments, eating and drinking establishments, 

and/or banks and financial uses at street level. 

2. All buildings should relate harmoniously to the site's natural features and other on-site build

ings, as well as other structures in the vicinity that have a visual relationship and orientation to 

the proposed buildings. Such features should be incorporated into the design of building form 

and mass, and assist in the determination of building orientation in order to preserve visual ac
cess to natural or man-made community focal points. 

3. New buildings with a linear dimension of more than 250 feet should be broken into seg

ments having vertical orientation. A visual and/or physical break should be provided mini

mally every 100 feet linear feet. Offsets consisting of a break in the linear plane of the 

building of a minimum two and one-half feet should be provided. Related architectural el-
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ements which preclude a continuous uninterrupted fa9ade building length may also be uti

lized to achieve a break in the linear dimension of the building walls in place of an offset if 

determined by the approving authority to achieve the same purpose. 

4. New buildings are encouraged to incorporate such building elements as entrances, cor

ners, graphic panels, display windows, etc. as a means to provide a visually attractive 

environment. 

5. Cornices, awnings, canopies, flagpoles, signage and other ornamental features should be 

encouraged as a means to enhance the visual environment. Such features shall be per

mitted to project over pedestrian sidewalks, with a minimum vertical clearance of 8.5 

feet, to within three feet of a curb. 

7. 

8. 

9. 

J. 

1. 

2. 

6. The first level of parking decks shall either be clad in decorative stone consistent with 

the design of other buildings in the redevelopment area or have foundation plantings in

cluding trees and shrubs planted along the parking deck walls. 

The use of creative lighting schemes to highlight building fa9ades and related areas of a 

site shall be encouraged. The use of traditional style lanterns and similar fixtures also shall be 

encouraged. Exterior neon lights and lighting generating glare and unnecessary night-glow im

pacts shall be prohibited. Fixtures shall not exceed a height of 20 feet. 

Street furniture such as benches, tables, trash receptacles, etc., shall be encouraged 

throughout the development, provided the materials used are consistent with the overall 

concept of the building design. 

Benches should be provided at a ratio of one bench for every 200 feet of frontage on streets 

with ground level retail stores and along the waterfront walkway. At least one bicycle rack 

should also be provided on each block on all streets with retail uses. 

FACADE TREATMENTS 

A "human scale" of development should be achieved at grade and along street frontages 

through the use of such elements as windows, doors, columns, awnings and canopies. 

Multi-tenant buildings shall provide varied storefronts and such elements as noted above for all 

ground floor tenants. Upper floors shall be coordinated with ground floors through common ma

terials and colors. 

3. Design emphasis should be placed on primary building entrances. These entrances should be 

vertical in character, particularly when there is the need to provide contrast with a long 

linear building footprint, and details as piers, and +.-,-,,"'''"''"' be to 

reinforce verticality. 

4. Side and rear elevations should receive architectural treatments comparable to front facades when 

public access or public parking is provided next to the buildings. 

5. Rhythms which carry through a block such as store front patterns, window spacing, en

trances, canopies or awnings, etc., should be incorporated into facades. 
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6. Buildings with expansive blank walls are prohibited. Appropriate fac;ade treatments should 

be imposed to ensure that such buildings are integrated with the rest of the development 

7. The facade elevations of parking decks shall receive architectural treatment that comple

ments buildings attached to the deck. For example, window cut-outs, framing, and other ar

chitectural vernacular detailing should be used to reinforce the complementary appearance 

of the parking deck, integrating its design into the overall project. 

8. A variety of materials may be appropriate. Masonry, which works well at the base of a building, 

can vary in size, color and texture, and enables the provision of a decorative pattern or 

band. Above 12 feet in height, masonry can be substituted with other suitable materials. 

9. 

10. 

K. 
1. 

2. 

3. 

4. 

5. 

6. 

The use of fabric or metal canopies is encouraged, especially over storefronts, at entrances or 

over display windows. 

Where appropriate, integration of large scale graphics into the facade is encouraged. 

LANDSCAPING 

A hierarchy of landscape features should be established for the site. The main entrance 

road should include street trees on each side of the roadway, and such trees should be dif

ferent from the trees used in parking areas. Trees along primary streets should be in a 

formal arrangement, while informal planting may be provided along access roads. 

Landscaping shall be provided along the River Road street frontage and other property 

lines where practical. 

Street trees and other plant material shall be provided at the ends of parking bays and 

within parking rows longer than 25 parking spaces. Landscaped islands should be at 

least six feet in width. This section does not apply to parking spaces in parking garages. 

Trees should be a 2.5 to 3 inch caliper. 

Landscaped areas shall be provided in protected areas of parking lots, such as along 

walkways, in center islands or at the end of parking bays, and shall be distributed 

throughout the parking area to mitigate the view of the parked vehicles without interfer

ing with adequate sight distance for vehicles or pedestrians. The landscaping shall con

sist of hardy, low-maintenance varieties of trees and shrub plantings no higher than 

three feet subject to the approval of the Board engineer. 

All areas not improved with buildings, structures and other man-made improvements shall be 

landscaped with trees, shrubs, ground cover, street furniture, sculpture or other design ameni

ties. 
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6 Plan Consistency Review 

A. RELATIONSHIP TO LAND USE ORDINANCE 

This redevelopment plan supersedes the Land Use Ordinance set forth in Chapter 240 of the 

Borough Code, except that the specific provisions of the Land Use Ordinance which are refer
enced herein by section number, and only those provisions, shall apply in the redevelopment 

area. Final adoption of this plan by the Borough Council shall be considered an amendment of 
the Borough of Edgewater Zoning Map. 

8. RELATIONSHIP TO BOROUGH OF EDGEWATER MASTER PLAN 

The Borough of Edgewater adopted its most recent master plan in 1998 and reexamination re
ports in 2004 and 2010. The reexamination reports identify a number of land use planning issues that 

pertain to the redevelopment area. 

The redevelopment plan promotes a number of the land use goals and objectives on which the 

master plan is predicated, including the following: 

A. Objectives 

1. To encourage borough actions to guide the appropriate use or development of all 

lands in Edgewater, in a manner which will promote the public health, safety, morals, 
and general welfare. 

2. To secure safety from fire, flood, panic and other natural and man-made disas

ters. 

3. To provide adequate light, air and open space. 

4. To provide sufficient space in appropriate locations for a variety of uses and open 
space, both public and private, in a manner compatible with the character of the bor

ough and the environment 

5. To encourage the location and design of transportation routes which will promote the 
free flow of traffic while discouraging the location of such facilities and routes which 

would result in congestion blight, or unsafe conditions. 

6. To promote a desirable visual environment through creative development techniques 
and good civic design and arrangements. 

B. Goals 

4 



Amended and Restated Unilever Redevelopment Plan 
August 2013 

1. To maintain and enhance the existing areas of stability in the community; to encourage 

a proper distribution of land uses by designating areas which have their own uniform 

development characteristics. 

2. To ensure that any prospective development is responsive to the Borough's environ

mental features, and can be accommodated while preserving these physical char

acteristics. 

3. To preserve and enhance the amenities of the waterfront area by maintaining and en

couraging additional active and passive recreation features which promote access to 

the waterfront, and by establishing a design policy which will ensure visual linkag

es to the Hudson River and New York skyline. A continuous waterfront open space 

and walkway system should be encouraged along the entire waters' edge. Perpen

dicular pedestrian access from River Road to the walkway system should also be 

encouraged. The system should be designed in association with significant open 

space/park features which will serve as a unifying element which also provides 

visual and physical access to the waterfront. 

4. To acknowledge water/riparian areas as part of an overall parcel of land, while at the 

same time recognizing the need to limit the intensity of development that results on 

the upland area. 

The proposed redevelopment plan furthers these objectives by establishing regulations that result in a 

use that is complementary to the redevelopment area's waterfront location. The proposed mix of uses 

-- residential, commercial and public- will revitalize this area that once served as a cornerstone of 

Edgewater's industrial past. Now the parcel is part of the revitalized Edgewater, one of mixed uses 

and improved waterfront access. 

C. RELATIONSHIP TO MASTER PLANS OF ADJACENT MUNICIPALI
TIES 

The rehabilitation area is situated along the southern border of the Borough of Edgewater adja

cent to the Township of North Be·,;ien. The North Bergen Master Plan provides for the redevel

opment of properties along River Road in the vicinity of the Unilever Redevelopment Area with a 

mix of land uses. Therefore the redevelopment plan would not impact the North Bergen Master 

Plan. 

D. RELATIONSHIP TO THE BERGEN COUNTY MASTER PLAN 

The Bergen County Master Plan has not been comprehensively updated for over 40 years. 

Land use conditions in the County as a whole and Edgewater in particular have changed so 

much during that time that its goals and policies are very much outdated and thus have no rele

vance for current planning efforts. 
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E. RELATIONSHIP TO THE STATE DEVELOPMENT AND REDEVEL
OPMENT PLAN 

The New Jersey State Development and Redevelopment Plan (SDRP) was originally adopted in 
1992. A revised version of the plan was adopted by the State Planning Commission in 2001. 
While required by the State Planning Act to be revised and re-adopted every three years, the 
SDRP has only been re-adopted once during the 18 years since its original adoption. A new 
State Strategic Plan (SSP) has been proposed as the revision to the 2001 SDRP but has not 
been adopted as of this writing. 

This redevelopment plan is consistent with the goals and objectives of the SDRP. The plan is 
predicated upon a number of broad goals and objectives. These include the following: 

1. Revitalize the State's cities and towns; 

2. Conserve natural resources and systems; 

3. Promote beneficial growth, development and renewal for all residents of New Jersey; 

4. Preserve and enhance areas with historic, cultural, scenic, open space and recreational 
value; 

5. Ensure sound and integrated planning and implementation standards. 
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7 Redevelopment Procedures 

A. RELOCATION 

The implementation of the redevelopment plan will not require any relocation of residence or 

business. 

B. PROCEDURAL ACTIONS 

The redevelopment procedure is outlined below: 

1. 

2. 

3. 

C. 

1. 

Planning Board Investigation. The statute provides that no area of a municipality shall be 

determined a redevelopment area unless the governing body "shall, by resolution, authorize the 

planning board to undertake a preliminary investigation to determine whether the proposed ar

ea is a redevelopment area according to criteria set forth in the applicable laws of the State of 

New Jersey." The statute also states "such determination shall be made after public no

tice and public hearing." The Planning Board was previously authorized and previously 

investigated the Property and made such recommendation, 

Redevelopment Area Designation. Following the recommendation by the Planning Board, the 

Borough Council adopted a resolution designating the Property as a redevelopment area. 

Redevelopment Plan Preparation. As set forth above, the Governing Body previously 

adopted a redevelopment plan and this Amended and Restate Redevelopment Plan is 

intended to supersede the same. 

SUBMITTAL REQUIREMENTS 

An applicant for development in the SWR Zone must submit a site plan indicating the 

manner in which the entire tract is to be developed. Said plan shall include all the data 

required for site plan review, and clearly indicate the distribution of use and intensity of use 

of land within the tract. This zone-wide approach to development in the SWR Zone is 

mandated to ensure that the zone tract is developed within the framework of a compre

hensive, integrated design and not in a piecemeal fashion. 

The submittal contain, in addition to the site plan submittal provisions, a report de-

tailing the following: 

a. The total number of dwelling units by bedroom count, the square footage of non

residential floor area and the land area to be devoted to residential and each non

residential use. The density and intensity of use of the entire tract shall be noted. 
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e. A proposed timing schedule in the case where construction is contemplated over a 

period of years, including any terms or conditions which are intended to protect the in
terests of the public and of the residents who occupy any section of the develop

ment prior to the completion of the development in its entirety. 

3. A socioeconomic impact study shall be required pursuant to §249-108 of the Land Use 
Ordinance of the Borough of Edgewater. 

4. A traffic study shall be required pursuant to §249-109 of the Land Use Ordinance of the 
Borough of Edgewater. The study should address the goals and policy statements set 
forth in the Borough Master Plan, and shall address existing and projected vehicular 

peak-hour movements, turning movements, and the need for improvements to enhance 
traffic safety and convenience in the area. 

5. A viewshed study shall be required pursuant to §249-110 of the Land Use Ordinance of 
the Borough of Edgewater. 

D. VARIATION FROM REDEVELOPMENT PLAN 

The Edgewater Planning Board may grant deviations from the regulations contained within this 
Redevelopment Plan where, by reason of exceptional narrowness, shallowness or shape of a 
specific piece of property, or by reason of exceptional topographic conditions, pre-existing struc
tures or physical features uniquely affecting a specific piece of property, the strict application of 
any area, yard, bulk or design objective or regulation adopted pursuant to this Redevelopment 
Plan, would result in peculiar practical difficulties to, or exceptional and undue hardship upon, 
the developer of such property. The Edgewater Planning Board may also grant such relief in an 

application relating to a specific piece of property where the purposes of this Redevelopment 

Plan would be advanced by a deviation from the strict requirements of this Plan and the benefits 
of the deviation would outweigh any detriments. No relief may be granted under the terms of this 

section unless such deviation or relief can be granted without substantial detriment to the public 
good and without substantial impairment of the intent and purpose of the Redevelopment Plan. 

Notwithstanding the above, any changes to the uses permitted in the redevelopment area shall 
be permitted only by means of an amendment of the Redevelopment Plan by the Borough 
Council, and only upon a finding that such deviation be would be consistent with and the fur

therance of the goals and objectives of this Plan. 

8 



Amended and Restated Unilever Redevelopment Plan 
August 2013 

APPENDIX: Concept Plan 
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Non-Conforming Use & Structure
Rebuildability Clause



ARTICLE XII
Nonconforming Uses, Structures or Lots

§ 240-119. Continuation.

A lawful use of land, buildings or structures existing at the effective date of this chapter
may be continued on the lot or in the structure although it may not conform to this
chapter, and any such structure may be restored or repaired in the event of partial
destruction thereof; provided, however, that none shall be enlarged, extended, relocated,
converted to another use or altered except in conformity with this chapter, except as
permitted below. Land on which a nonconforming use or structure is located and any
nonconforming lot shall not be subdivided so as to be made more nonconforming.

§ 240-120. Abandonment.

A nonconforming use shall be considered abandoned if it is terminated by the owner, if a
nonconforming use involving a structure is discontinued for 12 consecutive months, or if
a nonconforming use of land without structure(s) ceases for a period of six months. The
subsequent use of the abandoned building, structure and/or land shall be in conformity
with this chapter.

§ 240-121. Maintenance.

Maintenance may be made to a nonconforming use, structure or lot, provided that the
maintenance work does not change the use, expand the building or the functional use of
the building, increase the area of a lot used for a nonconforming purpose or increase the
nonconformity in any manner.

§ 240-122. Restoration and repairs.

A. Any nonconforming building, structure or use which has been condemned or
damaged by fire, explosion, flood, windstorm or act of God shall be examined by
the following three people: the Borough Engineer, the owner or an architect or
engineer selected by the owner, and a third person agreed to by the Borough
Engineer and the owner. If the value of repairing the condition is greater than 50%
of the value of replacing the entire structure, it shall be considered completely
destroyed and may be rebuilt to the original specifications only upon approval of a
use variance as provided by state statutes.

B. Where the value of repairing the condition is determined to be less than 50% of the
value of replacing the entire structure, the nonconforming structure or use may be
rebuilt and used for the same purpose as before, provided that it does not exceed the
height, area and bulk of the original structure. The reconstruction shall commence
within 12 consecutive months of the date the building was damaged or condemned
with the reconstruction carried out without interruption; otherwise the damaged
structure shall not be rebuilt as a nonconforming use or building.

§ 240-119 § 240-122

:1

Chas
Highlight



Certificates of Occupancy






























































































































































	Title Page
	Executive Summary
	Zoning District and Permitted Use
	Adjacent Zoning
	Building Requirements
	Lot Requirements
	Parking Requirements
	Reconstruction
	Code Violations
	Fannie Mae Requirements
	Fannie Mae Reliance Language
	Contact and Sources
	Approval Documents
	Zoning Verification Letter
	Survey
	Property Identification
	Zoning Map
	Non-Conforming Use & Structure Rebuildability Clause
	Certificates of Occupancy

