

PRINCIPAL POINTS
IT 101 LLC 34 RANDOLPH AVENUE
BLOCK 23703, LOT 11

An application has been filed by IT 101 LLC with the Zoning Board of Adjustment for Preliminary and Final Major Site Plan Approval with variances pursuant to N.J.S.A. 40:55D-70(d)(1) (use), d(6) height, (if necessary) and N.J.S.A. 40:55D-70(c) (curb cut) with regard to the property located at 34 Randolph Avenue, Jersey City, New Jersey, which is also identified on the Jersey City tax maps as Block 23703, Lot 11 (“Property”). The Property is located within the R-1, One and Two Family Housing Zoning District.

The purpose of the application is to construct a three (3) story and 34’ – 3” in height, multi-family building with five (5) residential units, two (2) on-site car parking spaces, and six (6) bicycle parking spaces. The Property is currently vacant and is 2,488 SF in size (“Project”).
 
As part of the application, the Applicant is requesting the following variances, exceptions and/or waivers from the Jersey City Land Development Ordinance: 

1. A use variance to permit a multi-family use in the R-1 Zone.
2. A variance to permit relief from the maximum permitted height in feet in the R-1 Zone, if necessary.
3. A variance to permit an eighteen foot (18’) wide curb cut where ten (10’) is permitted.
4. Any additional approvals, permits, variances, interpretations, waivers or exceptions reflected in the plans and materials filed (as same may be amended or revised from time to time without further notice) or determined to be necessary during the review and processing of this application.

	The current R-1 One and Two Family Housing Zoning District (“R-1 Zone”) permits the following uses: “1.  One family dwellings, 2. Dwellings with two dwelling units, 3. Houses of worship, 4. Parks and playgrounds, 5. Essential services, 6. Schools, 7. Governmental uses. 8. Conversions of first floor commercial to a single residential unit…, 9. Assisted living residences, 10. Nursing Homes, 11. Senior Housing, 12.  Public utilities….”  

As set forth in the Jersey City Development Ordinance (“JC LDO”) and repeated in the Jersey City Master Plan regarding the R-1 Zone, “The purpose of this district is to accommodate existing housing and encourage compatible in-fill development with one and two family homes that preserve the streetscape, utilize on street parking where the frontages are narrow and maintain the low-rise character of the area.”  
	
The Applicant is requesting a use variance to permit a multi-family building with five (5) residential units. The Project benefits the community by eliminating a vacant piece of land that is located on a corner (high profile location) within an established district.  Multi-family residences are located on the same block of Project, including adjacent to the subject property.  Adjacent to the subject property at 32 Randolph is a 3-story, 6 unit multi-family building. There are also many multi-family buildings in the surrounding area in the R-1 District.

The prevalence of these multi-family dwellings displays the character of the neighborhood being more than one (1) and two (2) family homes in the R-1 Zone. Therefore, the Project adheres to the Master Plan by providing appropriate infill development.  Furthermore, the proposed project meets the setback requirements for the zone. 
	
The proposed use meets the positive criteria in that it is promotes the public health, safety, morals, and general welfare (N.J.S.A. 40:55D-2.) due to the fact that it is appropriate infill development according to the State Plan.   In the case of Anfuso v. Seely, it was found that promotion of a state policy was equivalent to the promotion of the general welfare.   Jersey City is located in Planning Area 1, wherein the goal for PA1 is to:  provide for much of the state’s future redevelopment; revitalize cities and towns; promote growth in compact forms; stabilize older suburbs; redesign areas of sprawl; and protect the character of existing stable communities.  Therefore, these goals will be met by providing infill development in an area that has existing infrastructure.
The proposed project will also promote the establishment of appropriate densities and concentrations that will contribute to the well-being of persons, neighborhoods, communities and regions and preservation of the environment (N.J.S.A. 40:55D-2.e).  The project also promotes a desirable visual environment through creative development techniques and good civic design and arrangement (N.J.S.A. 40:55d-12.i), and the property is also particularly suited for the proposed use due to its corner location.  The project will also create a desirable visual environment by construction of a residential building that is designed to be consistent with the surrounding neighborhood and eliminate a vacant lot. Thus, the Project is consistent with the density of other multi-family buildings in the area and the benefits will outweigh any substantial detriments.
	
While bulk variances such as building coverage and lot coverage are subsumed by the use variance, these variances could also be granted if they were individually addressed because of the irregular shaped lot and desire for parking to be provided on site. 
	
The Applicant requests, if necessary, relief from the permitted building height to allow 34’-3” in height, if necessary.  The slight increase in height from 30’ is to allow floor to ceiling heights of 9’ -2”, to make the residential units have more light and air, as well for the necessary structure, which exceeds 1’ in height.  In addition, the building located on 32 Randolph is __ in height.  Therefore, it would not cause any substantial detriments to the surrounding properties.

In addition, other permitted uses, besides one (1) and two (2) family home in the R-1 zone allow for greater heights. An Assisted Living Residence use and a Senior Housing use are permitted to have structures up to seven (7) stories and 70’.  Furthermore, the height and stories of the building will not result in any substantial detriments to the zone plan or the immediate area.  Accordingly, the variances for the building height, if necessary, are warranted and can be granted. 

The Applicant requests a variance to permit an eighteen foot (18’) wide curb cut. The R-1 Zone requires a maximum curb cut of ten feet (10’).   The configuration of the lot on a corner leads to the request for the variance, so that 2 parking spaces can be provided on site. The depth at this location warrants a wider curb cut to permit these 2 parking spaces.
	
The proposed and requested variances are appropriate for the development of the Property and will benefit the immediate neighborhood, promote the general welfare, promote appropriate population densities, and promote a desirable visual environment. The proposed use and the bulk of the project is an appropriate use of the land and an appropriate build out of the land, and the proposed project will not affect any permitted uses in the neighborhood, nor cause any substantial detriments.  The proposed variances will not cause a substantial detriment to the public good, nor impairment to the intent and purpose of the Jersey City Zone Plan and Zoning Ordinance, and can be granted accordingly.  
	
The Applicant reserves the right to supplement the foregoing reasons with expert testimony at the Zoning Board of Adjustment hearing.
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