


 Principal Points Statement
51 Concord Street
Block 6802, Lot 13
  Jersey City, NJ

A development application has been filed for the above noted property with the Jersey City Zoning Board of Adjustment for variance approval pursuant to NJSA 40:55d-70.c.  The purpose of this application is to construct a new three (3) story single family building and one (1) parking space with regard to the property located at 51 Concord Street, Jersey City, New Jersey, and which is also identified on the Jersey City tax maps as Block 6802, Lot 13 (“Property”). The Property is located within the R-1 One and Two Family Housing Zoning District (“R-1 Zone”).. The proposed development is a permitted use.  Single family buildings are a permitted principal use.  Off-street parking is a permitted accessory use. The Property is currently improved with a one-story garage. 

The Property is a pre-existing undersized lot. Lot 13 is 1,250 sf with a width of 25’ and a depth of 50’. A conforming lot in the R-1 Zone is 2,500 sf.   

As part of this application, the Applicant is seeking “c” variances:
1. Minimum rear and front yard set back (where front plus rear must be greater than 35’ and the total front plus rear yard set back proposed is 20’);
2. Garage Dimensions (9.6’ x 20.2’ proposed vs. 13’x44’ required);
3. Front Yard Landscaping (0% proposed vs. 30% required). 

Minimum rear and front yard setback: The exceptional shallowness and undersized nature of the lot affects the ability to develop on this Property. Currently the Property is a one story garage. The R-1 Zone requires that minimum lot sizes shall be 25 x 100 feet. The R-1 Zone provides that existing lots of record are considered conforming. Since this is an existing lot of record, the Property may be developed. However, the under-sized lot prevents the Applicant from conforming with some bulk requirements of the R-1 Zone. This undersized lot is a hardship. 

The Project conforms with the front yard setback requirements by matching the predominant front yard setback on the block, which in this case is a 0’ setback. The Project complies with the minimum rear yard setback of 20’, but is requesting a variance to permit the combination of the two setbacks to be less than 35’. A typical building in the R-1 Zone is 65’ deep, where this building is only proposed to be 30’ deep. The Applicant made reasonable efforts to conform with the setback requirements. However, the shallowness of the lot makes it nearly impossible to conform with the combined front and rear yard setback requirement. 

Granting the variance would advance the purposes of the R-1 Zone and the Jersey City Master Plan by putting a one-family residential building onto a lot which currently contains a non-conforming garage use, but is zoned for one and two-family residential uses. The granting of this variance would not substantially impair the purposes of the Redevelopment Plan or the Master Plan. 

Further, the variance may be granted because the benefits of granting it outweigh any substantial detriments. The proposed Project would advance the purposes of the Municipal Land Use Law (“MLUL”), the Redevelopment Plan, and the Jersey City Land Development Ordinance (“JC LDO”) by replacing a non-conforming use with a residential development in a residential neighborhood. There are no substantial detriments. Therefore, the variance may be granted. 

[bookmark: _GoBack]Front Yard Landscaping. The Applicant is matching the predominant front yard setback for the block, which is 0 feet. Therefore, it is impossible to provide 30% landscaping in the front yard. The rear yard, which is 20 feet deep, is fully landscaped. Therefore, the Applicant is complying with the law as best as possible, given the front yard setback requirements. Any detriment caused by the lack of front yard landscaping is mitigated by the landscaping in the rear yard. The benefits of complying with the front yard setback requirements outweigh any detriments caused by not providing any front yard landscaping. Since the variance is created by complying with the front yard setback requirements in the R-1 Zone, granting this variance would advance the purposes of the JC LDO and the Master Plan. Therefore, the variance may be granted. 

Garage Dimensions. The R-1 Zone does not require parking for a lot of this size. However, the Applicant has opted to provide one parking space to avoid adding another car to an already congested street-parking situation in this neighborhood. 

The purposes of the JC LDO would be advanced by granting this variance. For lots of this size, no parking is required. The Applicant is electing to provide one parking space. But, there are no standards for garage dimensions for a one car garage. The required dimensions are based on a two-car garage. The Applicant is providing a benefit to the residents and to the neighborhood by providing an off-street parking space. There are no substantial detriments. Therefore, the deviation may be granted because the garage dimensions standard cannot be applied to a single car garage, and because the benefits of granting the deviation outweigh any substantial detriments.  

The applicant reserves the right to supplement the foregoing reasons with expert testimony at the Planning Board hearing.
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