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NEW JERSEY MEADOWLANDS COMMISSION 

4 .. Whenever· the governing body of a constituent mu-
nicipality has enacted zoning ordinances and atty other 
codes or standards that ate consistent ,with, or will effectuate 
the purposes of, the·NJMC·Mastet.Plan,.thatmunicipality 
may make final land. use decisions within the municipality 
with respect to applications made concerning individual/ 
detached one-', two- or three-family residences in the Low 
Density Residential zone. These decisions .shall include, but 
not be limited to,variances, .certificates of occupancy, plan 
review, building permits, and site approvals. Whenever a 
municipality shall make a zoning and/or land use decision 
pursuant to this subsection, a copy of the decision; the 
application and any other pertinent information shall be 
forwarded to the NJMC within 10 working days of the final 
action. The foregoing does · not apply to subdivisions 
involving the creation of new streets; 

5. Municipal projects, located 011 land own:ed by a 
municipality, provided that the following Conditions are 
met: 

i. The governing body and planning board of the 
municipality have entered into a Memorandum of Un-
derstanding (MOU) with the ijJMC, and remain in Cam-
pliance with the. MOU, agree~g that :municipal projects 
shall comply with applicable NJMC zoning regulations 
and that review of the ptojdct by the municipality shall 
utilize NJMC standards; . . . 

ii. The municipal project has been reviewed by the 
municipal planning board, which· has certified to the 
NJMC that the project is in compliance with all ap-
plicable NJMC zoning regulations; 

iii. A complete. copy of the plans for the municipal 
project, and a certificatioti of the planning board, have 
been sent to the NJMC for review, and the NJMChas not 
notified the . municipality· within· 4§. days of the · receipt 
thereof of any objection to the project; and 

iv .. At the completion of. the. construction of the 
project, the municipal zonfug officer has certified to the 
NJMC that the project has be¢n constructed in accordance 
with approved plans; and 

6. Site improvements .on property resulting from land 
acquisition by a public entity for a public project, provided 
that such site intprovements . shall . consist only of the 
improvements requited to restore functional use of the 
property, as determined by the NJMC. 

Amended by R.19~2 d.163, effective June 7, 1982. 
See: 14 N.J.R. 231(b), 14 N.J.R. 581(0). 

(b): ''the regulations listed in (a) above" was "these regulations"; (b)l: 
deleted text and replaced with.new text . •·. .. . . 
Amended by R.1994 d543, effective November 7, 1994. 
See: 26 N.J.R.1970(a), 26 N.J.iL4421(c). ' . 
Amended by R.2002 d.128, effective May 6; 2002. · 
See: 33 N.J.R. 2631(a), 34 N.J.It 1733(a). 

Added(b)3. .. 
Amended by R.2009 d40, effective January 20, 2009. 
See: 40 N.lR. 4696(a), 41 N.lR. 624(b). 

In (a)4, deleted "and" from the end; in (a)5iv, subs,ituted "; and" for a 
period at the end; and added (a)6. ·· 

19:4-3.4 

19:4-'3,3 Official zoning map 

The boundaries of the zones are established as shown on a 
map entitled ''Hackensack Meadowlands District Official 
Zoning Map," as it may be aniended, which is incorporated 
herein by reference and is. hereby made a part of these regula-
tions, and may be referred to as the "Official Zoning Map." 

OFFICE OF AOMINISTRAtlVE LAW NOTE: the Offi'-
cial Zoning Map is not reproduced herein, but may be re'-' 
viewed at the following locations: 

New Jersey Sports and Exposition Authority 
One DeKorte Park Plaza 
Lyndhurst; New Jersey 07071 
Office of Adniinistrative Law 
Quakerbridge Plaza, Building 9 
Quakerbridge Roatl 
Trenton, New Jersey 08625 

Amended by R.2005 d.295, effective September 6, 2005. 
See: 31 N,J.R. 75~(c), 37 N;J.R. 3455(a). . 
Amencled byR7008 d.10, effective Ja~mary 7, 2008. 
See: 39 N,J.R. 2338(a), 40 N.J.R. 195(a). 
Amended by R.2008 d;128, effective May 19, 2()08. 
See: 40N.J.R.1()5(a),40N.J.R2565(b). 
Amended by R.200.9 d.80, effective Marchi, 2009, 
See: 40 N.J.R 5566(a), 41 N.J.R. HOl(a). : .· ... 
Amended by R.2009 d.81, effective March 2; 2009. 
See: 40 N.J.R. 5568(a), 41 N.J.R. llOl(b ). . 
Amended by R:;20W d,201, effective September 20, 2010. 
See: 42 N;J.R.. toli(a), 42 N.J.R. 2274(a). 
Petition for Rqlemaking. 
See: 42NJ.R. 3002(6). 
Petition fot Rulemaking. 
See: 43 N.J.R. 1918(b). 
Amended by R.2012 d.014,, effective January 3, 2012, 
See: 43N.Ul, 2152(a), 44 N.J.R. H9(a), 
Petition for Rulemaking. 
See: 44 N.J.R. 1666(c). . 
Amend~d by R,20p d.018, effective Fel,ruary 4, 2013. 
See: 44 N.J.R, 2046(il); 45 N.lR; 22l(a), 
Petition for Rulemaking. 
See: 47 N.J.R. 836(b), 1355(b). 

19:4-3,4 . Designation o:fzones 

(a) The District shall be divlde4 into the following areas, 
the location of which shaH be detemiined by reference to the 
Official Zoning Map, with all notati<>ns and attached boundary 
descriptions, if any, kept irt the Offices of the NJMC and 
hereby adopted as a part ?f these regulations: 

· 1. Zones: 
i. Environmental Conservation; 
ii. Parks and Recreation; 
iii. Waterfront Recreation; 
iv; LowDensity Residential; 
v. Planned Residential; 
vi. · Neighborhood Commercial; 
vii. Commercial Park; 
viii. Regional Commercial; 
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19:4-3.4 

ix. Highway Comfuetcial; 
x. Aviation Facilities; 
xi. Light Industrial A; 
xii. Light Industrial B; 
xiii. futermodal A; 
xiv. Interm:odal B; 
xv\ Heavy Industrial; 
xvi. Public Utilities; 
xvii. Sports and Exposition; and 
xviii. transportation Center; arid 

2. Redevelopment Areas. 

19:4-3.s Interpretation ofb~undaries 
(a) In the event Uncertainty exists with t~spect to the in-

tended boundaries of zones as shown on the ~QlID1g map, the 
following rules shall apply: 

L Boundaries indicated as appfoximate,y followingthe 
center lines ofstreets, roads, or alleys, shall 1,be construed to · 
follow such center lines. · 

2. Bolifidaties indicatedas approxim~tely following 
platted lot lines Shall be construed as foll6wing such lot 
lines. · · 

3 ... Boundaries. indicate.d as appt?xhnately following 
boundary lines of constituent municipalitie~ shall be con-
strued as following such boundary lines. 

4;. BOqndaries indicated as following railroad lines shaU 
be construed to be the midpoint of the railroa<J ROW, unless 
otherwise ilidicatecl 

5, Botirtdaties indicated as fo1lowing shore or bank lines 
· ___ : ,·. ·' .. '. __ -_ ·' '-:' ' .'. '·'·.: :.,. , .. _'_, :, '·, ', f .. ' - . shall be construed to follow such shore or banJ{ lines; and in 

the event of change in the shore or bank line1. shall be con-
strued a.s movmg with. the actualline; boundltries indicated 
as approximately.following the center lines ?£streams, dv-
ers; creeks or other bodies of water shall be'; con:strued to 
follow such center lines. . 

6 ... Bollridaries indicated as. pm-allel to Of ~xtet1si011s of 
features indicated on the zoning map shall be sp construed; 

1; . Where the bo~daries do not coincide "1th arty of the 
features einttneiated above, or where the exadt locati611 of anr boundltfy line is unclear or is in dispute, t)ie bo~daty 
shall be determined by the use of the scale sliown on the 
zoning . map, or .. · by interpretation in acco~dance with 
N.JA.C. 19:4•4.12A. 

Aili.elidedbyR.20ild;li8, !'ffectiveAprll is, 2011. 
See: .42N.lR..2,938(a), .. 43N;J,R. l044(a). 

In (a)7, updated theNJ,A,C. reference. 

19:4-3.6 Z?ning otpublic ways, waterways, a1:1d railrcfad 
rights--of•Way 

(a) Allstteets, foads,higltways, public ways, a)ld railroad 
ROWs, if not otherwise· specifically desigriate4, shall be 

.Otimll AGENCIES 

deemed to be in the same zone as the pfopetty immediately 
abutting upon the same. 

(b) Where. the centerline tif a street, road, highway, pu~lic 
way, watenvayot railroad ROW s~es 'as a zone boundary, 
the zoning of such areas, unless otherwise . specifically desig-
nated, shall be. deemed to be the sa1fie as that of the abutting 
property up to such centet ime. 

( C) All waterways comprisiligthe Hackensack River and its 
tributaries shall be deemed. to be ih the Environmental Con~ . 
servation zone, except in cases where a grant, tease .or othet 
conveyance of riparian rights is made to an adjoining property 
owner by the State of New Jersey. 

19:4-3. 7 Coastal zone management 
The NJMC Master Plan: is an element· of the State of :New 

Jersey's Coastal Zone iVlanagement Progt~ for the Hack-
. ens~qk Meadowlands District, as specified in N.J.A.C. 
7:7E-3.45(b), 

19:4-3.8 Affordable housing 
Residential development ittthe District,.· developed jn ac-

cordance . wi~ . Couttdl . On . J\ffordable . Housin~ {(;{.)J\H) 
~ideHnes,. may be utilized b¥ a constituent municipality 
toward fulfilling its(JOAHobligation. the NJMCwm accept 
petitions for rezonings from niunicipaliti~s Seeking to rezone 
land in the . District to·• meet their . COAH .obligations. Such 
petitions shalt be processed in accordance with N.J.A.C. 19:3. 
Applications for vatiances to allowdensity increases to meet 
COAH obligations shall also be considered and processed in 
accordance with NJ,A.C; 19:44.14. 

Repeaieaby R.2907 d57, eftectfve Fe~ruary 5, 2007. 
See: .. 38 N.J.ll. 3762(~),. 39 N,J.R 548(a), 

Section wa1t '.'Affordable Housing''.,; ··.. . .• 
New Rule, lt2009 d,.49, effective Jariu11ty 20, 2009. 
See: 40 N.J.R. 4696(a), 4J N.J.R. 624(1,), 

Section was "Reserved"; 

19:4-3,9 RedevelOpment areas 

Applicable use and bulk requit~ments for an area 'Within the 
District designated as a redevelopment area iii accordance with 
N.J.A.C. 19:3-5, shall be established 011 a case-by-case basis 
and, once adopted by the Conunission, shall supersede the 
applicable regulations ili this subchaptet. 

19:4-3.10 Land containing sanitary landfill 

(a) No construction of any improvefuent shall take place in 
or upon a sanitary landfill without written approval from the 
NlMC. 

(b) Such approval shall be contingent up<>ti de111011str,ti(b1 
that any resid~~l p<>st;.constni~tion settlement . shall not affect 
the structural integrity or appearance of the development. 

.. 
(c) Such api,roval shall be .contll}gent up<>n demonstration 

that corrosion producing pr~p~es, combustible gases and fire 
hazards of cOnstituent materials and/or state of decompositiriii 
have been adequately considered i11 the design. 
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NEW JERSEY MEADOWLANDS COMMISSION 

19:4-3.11 Permitted uses 

No structure or addition thereto shall hereafter be built, 
moved, or remodeled, and no structure or land shall hereafter 
be used, occupied, reoccupied, designed, or improved for use 
or occupancy except for a use that is permitted within the zone 
in which the structure or land is located. 

19:4-3.12 Special exceptions 

(a) No use of a structure or land that is designated as a 
special exception in any zone shall be established after Feb-
ruary 17, 2004, and no existing special exception use shall be 
changed after February 17, 2004 to another special exception 
use, in such zone unless a special exception approval has been 
granted in accordance with the provisions of N.J.A.C. 
19:4-4.13. 

(b) Any special exception use, shall, once approved, be 
considered a pennitted use under these regulations, until 
abandoned. However, no special exception use shall be en-
larged or increased in intensity unless special exception ap-
proval is granted for such enlargement or increase in intensity. 

19:4-3.13 Prohibited uses 

All uses not specifically permitted by the applicable regu-
lations are prohibited. 

19:4-3.14 Temporary uses and structures 

(a) Temporary uses and structures may be permitted under 
circumstances that will serve to protect the public health, 
safety, and welfare. Restrictions and regulations applicable to 
permanent structures may be partially or totally modified for a 
temporary period in order to protect the public. 

(b) Temporary uses and structures may be permitted only in 
conjunction with an approved site activity, such as construc-
tion or site remediation, in order to provide protection for the 
public. 

( c) Zoning certificate approval for temporary structures and 
uses shall be evaluated on a case-by-case basis. No approval 
shall be granted unless the applicant demonstrates the follow-
ing: 

1. Temporary uses and structures shall only be approved 
when evidence is provided to show that the structure or use 
serves a purpose that will protect the public health, safety, 
and welfare; and 

2. Temporary uses and structures shall comply with all 
applicable zoning regulations, unless otherwise permitted 
by the Chief Engineer. 

( d) The maximum duration of any temporary use shall be 
limited. The NJMC shall determine the maximum duration of a 
temporary use or structure based upon the nature of the 
circumstances. 

19:4-3.18 

19:4-3.15 Number of structures on a lot 

(a) Not more than one single-family or two-family detached 
dwellings shall be located on a lot. For all other permitted or 
special exception uses, more than one principal structure 
together with any accessory building(s) may be located on a lot 
provided it has a minimum area of one acre. 

(b) The arrangement and location of structures, open space, 
landscaping, parking and circulation on a lot shall be evaluated 
as part of site plan review. The NJMC staff shall ensure that 
determinations are consistent with good planning and engi-
neering practice. Adequate provisions shall be made for light 
and air, to protect against fire, and to ensure that efficient 
circulation and parking be provided. 

19:4-3.16 Frontage 

Every principal building shall be built upon a lot with access 
upon an improved street. 

19:4-3.17 Bulk regulations 

(a) In these regulations, bulk regulations are expressed in 
terms of maximum structure height, maximum. lot coverage, 
maximum floor area ratio, minimum open space, minimum 
floor elevations, maximum density, minimum front, side and 
rear yards and minimum setbacks, 

(b) No structure, or part thereof, shall hereafter be built, 
moved or remodeled, and no structure or land shall hereafter 
be used, occupied or designed for use or occupancy: 

1. So as to exceed the maximum lot coverage per-
centage, the maximum structure height, the maximum floor 

· area ratio, or the maximum density specified for the zone in 
which the structure is located; or 

2. So as to provide less than the minimum floor ele-
vation, setback, front, side, or rear yard or an amount of 
open space specified for the zone in which such structure or 
use ofland is located or maintained. 

19:4-3.18 Yards 

(a) No yard or other open space provided around any 
structure for the purpose of complying with these regulations 
shall be considered as providing a yard or open space for any 
other structures, and no yard or other open space on one lot 
shall be considered as providing a yard or open space for a 
structure on any other lot, other than those comprising a zoning 
lot ofrecord. 

(b) All yards provided in connection with any structure or 
use in order to comply with the provisions oftheseregulations 
shall be located on the same lot as such structure or use. 

( c) Every part of a required yard shall be open and 
unobstructed from its lowest level to the sky, except for the 
following: 

4-15 Supp. 4-18-11 



19:4-3.18 

1. Ordinary projections allowed by the New Jersey 
Uniform Construction Code (NJ UCC), N.J.A.C. 5:23, pro-
vided that none of the said projections shall extend into the 
minimum required yards more than 24 inches, unless 
otherwise provided herein; 

2. Open terraces, porches and patios not over four feet 
above the average level of the adjoining ground, and pro-
jecting six feet or less into the required yard; 

3. Awnings, canopies, or weather protection enclosures 
projecting six feet or less into the required yard, and totaling 
less than 60 square feet in plan area; 

4. Sidewalks and steps four feet or less above grade 
which are necessary for access to a permanent structure or 
for access to a lot from a street; 

5. One-story bay windows, eaves and gutters, and fire-
places projecting 30 inches or less into the required yard; 

6. Flag poles, signs, and fences to the extent permitted 
elsewhere in these regulations; 

7. Retaining walls; 

8. Transformers and underground utility vaults; 

9, Recreational equipment, in any yard except a re-
quired front yard; 

10. Outdoor seating areas, in accordance with N.J.A.C. 
19:4-5.7; 

1 1. Parking areas, in any yard except a required front 
yard, in accordance with N.J.A.C. 19:4-8.2; 

12. Loading areas, in any yard except a front yard, in 
accordance with N.J.A.C. 19:4-8.3; 

13. Private roads or driveways serving uses on other lots, 
in any yard except a required front yard, which may only 
traverse the front yard perpendicular to the front property 
line. All required setbacks shall be mea~ured from the 
private road; and 

14. Guard booths with a floor area of up to 100 square 
feet and barrier gate arms located at an appropriate setback 
to provide sufficient queuing area for vehicles, as deter-
mined by the Chief Engineer, but in no case less than 15 feet 
from all property lines. 

19:4-3.19 Yard designation 

(a) Lots with more than one front yard shall maintain front 
yard requirements and setbacks from all front lot lines. 

(b) For every lot with more than one front yard, the property 
owner shall designate one rear yard, with the remaining yards 
designated as side yards. 

( c) In the case of a . triangular or otherwise irregularly 
shaped lot, the rear lot line shall be construed to be a line 10 
feet in length entirely within the lot, parallel to and at a 
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maximum distance from the front lot line, for the purpose of 
bulk regulation. 

( d) In the case where a lot line abuts a railroad right-of-way, 
the lot line shall not be considered a front lot line. 

(e) In the case where a lot line abuts a right-of-way, where 
the improved edge of the right-of-way is grade separated from 
a front lot line or front yard, and from which there can be no 
reasonable access from the right-of-way due to such grade 
separation, the Chief Engineer may determine that such lot line 
or yard shall not be considered a front lot line or front yard. 

Amended by R.2009 d.40, effective January 20, 2009. 
See: 40 N.J.R. 4696(a), 41 N.J.R. 624(b). 

Added (d) and (e). 

19:4-3.20 Height of buildings and structures 

Height limitations in these regulations shall not apply to 
mechanical equipment, elevator enclosures, or solar energy 
systems installed on the roof of any structure, provided that 
they are erected to the minimum height necessary to accom-
plish the purpose they are intended to serve. 

19:4-3.21 Allocation of required lot area, open space, 
off-street parking and loading spaces 

(a) Lot area and open space provided in connection with 
any structure or use in order to comply with the provisions of 
these regulations shall be located on the same lot as such 
structure or use. 

(b) No part of the lot area, open space, or off-street parking 
or loading space provided in connection with any structure or 
use, including any existing structure or use, shall be sub-
sequently reduced below, or further reduced if already less 
than, the minimum requirements of these regulations for 
equivalent new construction. 

19:4-3.22 Zoning lot of record 

(a) A zoning lot of record may be established in order to 
utilize two or more lots as a united parcel. Zoning lots of 
record shall meet the following requirements: 

1. The zoning lot of record shall be designed, devel-
oped, built, and used as a single unit. Usage of open space, 
parking, and other site-related amenities are to be shared by 
the site users. 

2. The individual lots within a zoning lot ofrecord may 
be owned by one or more parties at the time of development. 
Each of the subject property owners shall be a party to the 
zoning lot of record agreement. The zoning lot of record 
agreement, inclusive of language as to its formation and the 
possibility of its future dissolution, shall be approved by the 
Chief Engineer. Any nonconformity resulting from an ap-
proved dissolution of a zoning lot of record shall be 
classified as an existing legal nonconformity. 




