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"Master plan means a composite
of one or more written or
graphic _ proposals for the
development of the municipality
as set forth in and adopted
pursuant to section 18 (C.
40:55D~-28) of this act."

Definition from Municipal Land
Use Law C. 40:55D-5.

I. INTRODUCTTION

This current Little Ferry Master Plan is the latest in
a series of four Master Plans. The first three were
completed in 1964, 1978 and 1985 respectively. Thus
the present 1990 Plan is completed 27 vears after the
first Master Plan was finished.

Each successive new Master Plan provides for the chang-
ing needs of Little Ferry. The first two Master Plans
were facing the problems of a growing community, while
the last two studies address themselves to  the
challenges and problems of an almost  fully developed
community. As Little Ferry's development potentials
began to reach their limits, the community started re-
developing its already used and formerly developed
lands. .

This 1990 Master Plan is designed to meet the wvarious
requirements of the New Jersey Municipal Land Use Law,
and to provide guidance and direction for the Borough's
future growth and development.



This Summary Master Plan report is the concluding report
in a series of five studies which together comprise the
1990 Master Plan. These studies include:

* Master Plan Report No., 1, 1989:
Land Use
Community Facilities
Historic Preservation Element

* Master Plan Report No. 2, 19889:

Economy

* Master Plan Report No. 3, 1990:

Traffic & Circulatiocn

* Master Plan Report No. 4, 1990:

Population

Energy Conservation
Recycling

Flood Control

Storm Water Management
Reexamination Report
Policy Statements
Continuing Planning.

*¥ Master Plan Report No. 5, 1990:

Summary Master Plan

Following are five major recommendations of the Summary
Master Plan. Other recommendations are presented on
the following pages and in the four preceding'reports.

1) LAND USE

The construction of the Route 46 traffic circle has
improved accessibility to areas near Route 46 at
the “easterly end of the Borough. Therefore, the
rezoning of areas west of the Bridge for Mid-Rise
hotels and office buildings, as conditional uses
is recommended. ’



2)

3)

SENIOR CITIZENS HOUSING

The 1885 Master Plan recommended new housing for
L.ittle Ferry senior citizens. This housing has not
bheen built yet, but the need for such facilities
has increased during the intervening vears.

This Master Plan recommends -- in recognition of
the growing number of senior citizens and their
growing needs -- that a special site be set aside

for a potential future senior citizen project. This
site, as illustrated on +the Land Use Plan is in

- Willow Lake Park, in conjunction with open space
~and recreation areas at the easterly end of this

park’, along Washington Avenue.

COMMUNITY FACILITIES

a. The Community Facilities Study established the
need for a new Civiec and Municipal Center to
provide adequate modern office space for a
municipal building, police headquarters, free
public library, board of health, fire prevention
bureau, parks and recreation, and other public
functions.

The Civic and Municipal Center is proposed to
be located in the 12.8 acre Willow Lake Park.

b. Losen Slote Creek Ecological Park

It is proposed to improve for passive recreation
a large open area at the southern end of Little
Ferry abutting the easterly side of Losen Slote
Creek in cooperation with the  Hackensack
Meadowlands Development Commission (HMDC) for
a Municipal Ecological Park.

Current plans call for a 21.5 acre park to be
established on municipally owned land by HMDC.
According to plans the land in question would
be leased under a long—term lease to HMDC. This
master plan proposes for HMDC to negotiate a
similar long-term lease for an additional
abutting 50 acres + which also contain two
sizeable ponds, the former c¢lay-pits from the
Bergen County Utilities Authority (BCUA). Thus
the total park area would be a little over 70
acres, a more meaningful area for public
recreation. :



4)

TRAFFIC AND CIRCULATION

A new By-pass and connector road is proposed between
Route 46 and Redneck Avenue along Riser Road and
the municipal boundary.

The pupose of this new road will be to alleviate
some of the industrial through traffic from Route
46, and thus reduce traffic accidents.



II. LAND USE ELEMENT

EXISTING LAND USE

The detailed description of Little Ferry's history,
geographic lJocation, regional relationships, physical
features, water bodies, drainage, soils and climate and
other similar <features affecting land use were well
described in the Land Use, Master Plan Report #2 of
1984. Since these characteristics did not change sub-
stantially from 1984 to 1980, the repetition of these
descriptions is unnecessary.

There is change, however, in the land use. A community
such as Little Ferry, even when fully developed =~ with
only 2% of its area left vacant, one-half of which is
in the Meadowlands -- does not stop growing. When
vacant lands are gone, redevelopment follows, Older,
less intensive, less valuzble uses tend to be demclished
by entrepreneurs, to make way for new modern develop-
ments.

In order to assess the changes in land use, a new 1889
land use survey had to be conducted, -Its findings were
mapped on a 1" = 300" colored presentation drawing, of
which a reduced scale version is presented as Master
Plan Map #16, following. From this study, the land use
areas were carefully measured, and then tabulated and
presented in Table L-1.

Little Ferry is small with an area of only 1,000 acres,
1,039 acres to be precise. The municipal areaz is
divided roughly one-third residential {(35%), one-third
non-residential (31%), and one~third miscellaneous land
uses (34%). Over one-third of the total municipal area
iz in the Hackensack Meadowlands.

Residential uses have quite logically clustered on the
higher grounds leaving the areas in the low areas of
the meadows and along +the Hackensack River either
vacant, or for utilities and industries.

Table L-1 and L-2 following, present the Little Ferry

land use distribution separately for the areas under
Hackensack Meadowland Zoning, and for the remainder.
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TABLE L~-1

LAND USE DISTRIBUTION BY ACREAGE

BOROUGH OF LITTLE FERRY, NJ, 1989

LAND USE CATEGORY

Resident}al

One Family Residential........
Two = Four Family Residential.
Multi-Family Residential......

SUD=T0TaL. st ettt e i i anennn

Non~Regidential

Office/Commercial......v.v..on.

Industrial....c.oeensn i tner e,
L J o 0 I s

Miscellaneous

Public/Semi-Public............
Streets & Highwayvs............
Rivers & Water Bodies.........
Vacant . e, it i innenns et e e e,

SOURCE:

*The Little Ferry Municipal Area is 1,039 acres, or

1.623 square mileés.

Dorram Associates Inc.,

BOROUGH OF LITTLE FERRY

Acres Percent
226 22%
72 7%
66 6%
364 35%
74 T
131 13%
120 11%
325 31%
79 8%
124 12%
iz21 12%
26 2%
330 34%
4,039 100%

Survey 1989.
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HQUSING

Little Ferry is a fully developed -community with no
stitable two acre or larger vacant sites available.
See Appendix for Vacant Lands data.

There might be however some space left for a much needed
modest 40-50 unit Senior Citizens project in the south-
east corner of Willow Lake Park near Washington Avenue.
This was recommended in the 1984-1985 Master Plan and
is recommended herewith once more. This project, as
well as the other master plan recommendations should
be implemented during the Continuing Planning Progran,
which usually follows the completion of a Master Plan.

g

LAND USE PLAN

The Land Use Element, as illustrated on the Land Use
Plan, Master Plan Map 28 following, is the summary
statement of the Master Plan indicating the proposed
future uses of lands, including the Circulation Plan
and Community Facilities Planr recommendations. This

Plan is expected to be updated and revised within the

next six years. The Municipal Land Use Law requires
this periodic updating. It also requires that the zon-
ing ordinance be 1in substantial conformance with the
Land Use Element part of the Master Plan. Thus the
traditional discrepancy between future land use, and
actual =zoning, has been narrowed by the New Jersey
Courts, and we'll find that there will be a very close
correlation between the proposed land uses on the Land
Use Plan following, and the recommended future zoning
for the Borough of Little Ferry.

RECOMMENDED LAND USES

The Land Use Plan ~ 1990 following is similar to the
1985 Land Use Plan except for seven major features which
are numbered and listed separately under V"MAJOR PLAN
ELEMENTS' on thig plan. The remaining other features
of the 1985 Master Plan remain in effect unchanged, and
henece are not repeated, or described in further detail
again. b
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" MAJOR -PLAN ELEMENTS

Land Use Element;i_m, - _ : e

1)

2)

3)

4)

Rev.

The area bounded by Valle? Road in the north;-the‘”

garden apariments in the east, Route 46 in the south
and the Bergen Turnpike in the west is planned to
permit in addition to the present Highway & Regional
Business uses, also Mid-Rise Hotel and Office uses
as a conditionally permitted use. The reason for

such plans is the strategic location of this area .
-at the intersection of Route 46 and the Bergen Turps= - -7

pike, and its proximity to the Route 46 and N.J.
Turnpike (I-95) intersection; to I-80 and Route 17.

The area of the Valley Fair Shopping Center north
of Valley Road and east of the Bergen Turnpike 1is
to remain Highway & Regional Business with the added

proviso that medium-rise office Uses shall be a éon—_

ditionally permitted use.

The shopping center is the source of a lot of traf-

fic problems. In the event that some day this
shopping complex might go out of business., its
replacement by office uses could be beneficial.
Traffic .problems would be greatly reduced, while
the land use would be most compatible with other
abutting uses. ' ' '

The area east of the Bergen Turnpike, south of Route
46, west of the Hackensack River and north of =
variety of industrial and commercisl uses is planned
to remain Highway & Regional Business, with Mid-Rise
Office uses planned as conditionally permitted uses.

The reasons for this provision are the same as for
#1 above, namely the good accessibility by Route
46 and the strategic location in relation to nearby
regional highways.

Senior Citizens Housing. There are no . suitable

vacant development sites left in Little Ferry. The
southeast corner of Willow Lake Park is recommended
for a 40 - 50 unit Senior Citizens Housing Develop-
ment, This area is within walking distance from
the Senior Citizens Center and the future Civie and
Municipal Center site.

10/25/90 , e

.11



5) Civic and Municipal Center. The 1889 Community
Facilities Study documented the need Tor new
expanded modern municipal building facilities, for
expanded Police Headquarters and for a variety of
municipal administrative functions that occupy
inadequate facilities at present. '

The northwest quadrant of Willow Lake Park could
serve ideally for a new municipal building, with
adequate off-street parking facilities in a beauti-
ful park setting. Presently space is needed for
the construction code official's office, planning
board and board of adjustment offices, filing and
storage areas, a computer room, fire prevention
office, board of health office and cliniec, depart-
‘ment of parks and recreation office. '

In addition needed are a new Free Public lerary
Building, and an expanded Police Headquarters.

It is further proposed that as part of this master
pilan's implementation, a special more detailed Civig -
and Municipal Center Master Plan be prepared. '

COMMUNITY FACILITIES ELEMENT

6) The Municipal Losen Slote Ecological Park is a low
lying 21.5 acre area (part of Lot 13J ard Lot 13L,
Block 106) 1located in the southern part of the
Borough. -This area is under the Hackensack Meadow-
lands Development Commission (HMDC) =zoning jurisdic-
tion. The park area is bordered by the Lamker Court
—— Chapman Drive neighborhood to its north, and the
Bergen County Utilities Authorlty propertles to zts
south.

It is proposed to improve this area, in cocperation
with the HMDC for a Municipal Ecological Park.
Toward this end, the park area will be leased to
HMDC under a long term lease. Park useage would
be 1limited to passive recreaiion, bird watching,
environmental education and other passive park uses.

Controlled access is proposed by way of Mehrhof

~—Road, and the borough properties tc the rear of the
D.P.¥W. building. All dimprovements shall be the
responsibility of HMDC, and will become borough pro—
perty upon expiration of the lease.



Proposed improvements include a new ballfield, ten-
nis courts and improved road access and off-street
parking areas at the approach to the Park. Within

the park improvements, shall include the development

of a nature and Jjogging trail network, using the
existing pathway system &as a base. In addition,
there will be a loop service road, limited to use
by official vehicies only, a Nature Center and
accessory drainage and fencing. Following is an
illustration of one of the early 1982 proposals.

Recommendation

Is is alsc recommended that the two nearby clay
pits, which at present are part of Bergen County
Utilities Authority (BCUA) properiies be similarly
leased by HMDC and be incorporated in the Ecological

- Park. These two pits serve as rather large Reten-

ticn Ponds, and have rather clear waters. As many
as 15 different kinds of ducks and geese have been
sighted on these ponds, which would be excellent
as a bird sanctuary, with fine potentials for bird
watching. This use would be in perfect harmony with
the other passive recreation uses contemplated for
this park.

TRAFFIC FELEMENT

7)

This Master Plan also recommends the development
¢f a new connector road between Route 48 and Redneck
Avenue along Riser Road and the municipal boundary.

The purpose of this new road 1link will be to help
redistribute traffic loads from Route 48, and thus
lessen congestion, traffic hazards and accidents.

a

.13
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1. CONTINUING PLANNING

GOALS

Planning studies -- not unlike term insurance -- will
expire and become worthless unless continually updated
as the need arises. The objective of continuing plan-

ning 1is to update on an ongoing basis those parts
of the Master Plan which are most affected by current
developments, outside forces and internal changes.

The Borough of Little Ferry should commence with its
Continuing Planning Program in 1990-1991. As a result,
the Master Plan will not becpme obsolete, because
some - segment or another of +the Master Plan will be
constantly updated. It might be that one year, the
planning program will concentrate on .  the needs of
community facilities. Then in the following vear,
the focus might be on traffiec and cireculation. In
the third year, the needs might be regarding land
use, housing and zoning. And so forth.

Therefore, in summary it is recommended that the Borough
of Liittle Ferry continue to pursue its goals; namely,
to plan for the orderly future growth of the community
and the conservation and preservation of its natural
resources, and its serene residential character.

RECOMMENDATIONS

It 1is recommended that Little Ferry pursue its Continu-
ing Planning Program from year to year to assure that
its new Master Plan will not become dated and obsclete,
because a community like a tree is an organic being

whose growth does not stop. Like a tree adding its
rings each year, so does a community expand and evolve
continually. Therefore, to assure the proper review

of housing, =zoning, site plans and subdivision applicd-
tions, and to assure the implementation of the Master
Plan and its continuing updating, it will be necessary
for the Planning Board to continue its planning program,

Particularly recommended are the following:

1) Zoning amendments for master plan implementation.

2) Amendments to subdivision, site plan review and
zoning ordinances for special recycling require-
ments. s

<15



3)

4)

5)

6)

Zoning ordinance amendments providing for non-
residential contributions to Housing Fund.

Preparation of a proper Site Plan for Losen Slote
Creekx Ecclogical Park.

Preparation of a Civie & Municipal Center Master
Plan.

Assistance with planning board and board of adgast—
ment application reviews.

.. 16
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MAP #

10
11
12
13
14

15

16

17

18

19
20

21

27

32

1 36.01

47.02

67.04.
68
52
49
49

50

109
57

82
83

T7.01
76
107
107
107
107

108.01

TABLE L-3 VACANT PARCELS IN LITTLE FERRY, NEW JERSEY - 1989

STREET FRONTAGE

LOT(S) AREA

41.02, 41,08, 0.64

41.04
3, 7, 11 0.34
35 0.15
29 0.80
2,017 2.02 0.29
17 0.22
12.02, 15 3.68
13 0.22
41.071, 41.02, 1.33
41.04, 41.05,

41.06
3 0.15
16 0.23
1 0.66
2 0.16
13 0.50
23.01, 24, 0.79

25
5.03 0.18
13 0.27
20.01 0.38
5 0.30
2.01 - 2.04 2.85
2.05 2.24
2.06 1.57
2.07 1.85
12 5.14

TOTAL, 28

FREDERICK STREET

MAIN STREET

MAIN STREET
REDNECK AVENUE
PAROUBEK STREET
VANBUREN STREET
ANN STREET

SAINT JdHN STREET

REDNECK AVENUE

DANIEL STREET
CHRISTINA STREET
JACKSON STREET
JACKSON STREET
REDNECK AVENUE

LIBERTY STREET

WASHINGTON AVE,

WASHINGTON AVE,
MEHREOF ROAD

HESTER STREET
LIBERTY STRELRT

GATES ROAD

ADJOINING LOSEN
SLOTE CREEK PARK

.34 ACRES

ZONE

... 20

R~B, ONE & TWO FAMILY RESIDENTIAL

B~N, NEIGHBORHOOD BUSINESS

B-N, NEIGHBORHOOD BUSINESS

B-N, NEIGHBORHOOD BUSINESS

R~B, ONE & TWO FAMILY RESIDENTIAL

R-A, ONE
R-4A, ONE
R~A, ONE

R-A, ONE

R-A, ONE
R-A, ONE
R-B, ONE

R~B, ONE

FAMILY
FAMILY
FAMILY

FAMILY

FAMILY

FAMILY

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL -

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

& TWO FAMILY RESIDENTIAL

& TWO FAMILY RESIDENTIAL

B-N,  NEIGHBORHOOD BUSINESS

- R~-B, ONE & TWO FAMILY RESIDENTIAL

R~B, ONE & TWO FAMILY RESIDENTIAL

B-N, NEIGHBORMCOD BUSINESS

1-G, GENERAL INDUSTRIAL

R~B, ONE & TWO FAMILY RESIDENTIAL

B~N, NEIGHEORHOOD BUSINESS

1-G, GENERAL INDUSTRIAL

P, PUBLIC FACILITIES —
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A STATISTICAL PROFILE*
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GROWTH CAPACITY 1970 1980 1987 2010 1987-2010
POPULATICN 9,064 9,399 9,870 12,925 3,085
HOUSING UNITS 3,243 3,860 4,368 5,750 1,382
EMPLOYMENT 2,812 2,662 3,056 5,000 1,844

15
w
=
z
e 10
78]
=
o
o] 5
’_5-4
=
8]
Approved
i1975-1989

Development Applications in Bergen County

MULTI-FAMILY & TOWNHOUSE: Individual Dwellings 628

COMMERCIAL, RETAIL, HOTELS: Sg. ft. 42,817

OFFICE: Sq. ft. 425,245

INDUSTRIAL & WAREHOUSING: Sg. ft. 368,215

TOTAL NEW SQUARE FOOTAGE FOR ALL USES, 1,513,375

Including residential & public facilities

§ POPULATION

—[]01S NG UNITS

EMPLOYMENT

LITTLE FERRY

The population of Little Ferry has increased by 8086
persons since 1970 and population growth is expected

toc continue during the next 21 vears.

The future

population of Little Ferry is projected to be 12,925,
an increase of 3,055 persons. The housing -stock is

expected” to increase by 1,382 dwelling units to a

_total of 5,750 units by the year 2010 on the expectation
that a significant number of the single family homes
in the existing two family =zone will be converted.
Fmployvment opportunities are expected to increase
by 1,944 jobs to a total employment of 5,000 jobs.

Pending
May 1989

0
39,683
18,139

208,793

266,615



County site plan approvals since 1975 have totalled
1.5 million square feet which were divided between
office, dindustrial and multi-family housing.  Site
plans approved during the period resulted 1in the
construction of 929 dwelling units, including a large
garden apartment complex '~ and several condominiums,
Pending site plans total 266,600 square feet, most
of which is proposed industrial space.

*SOURCE: Detailed Growth Capacity Apnalysis, Bergen

County's Cross Acceptance Report to The
State Planning Commission. Vol. II1 A, July
1989, Bergen County Department of Planning
and Economic Development.
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