Creating Places to Age:
Land-Use Analysis of Aging-Friendliness

FOR TEANECK, NEW JERSEY
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Introduction

The demands of an aging population will require New Jersey
municipalities to re-examine how they manage and shape the
built environment.

In 2007, the World Health Organization published Global Age-
Friendly Cities: A Guide, which encourages cities to “become
more age friendly optimizing opportunities for health,
participation and security”. The report notes that the world is
rapidly aging and that the proportion of the population 60 and
over, which was 11% in 2006, is expected to double to 22% by
2050 (see adjacent table). In response to these projections, the
WHO calls upon cities to adapt structures and services to be
more accessible to and inclusive of older people, who have
differing needs and capacities. The

years old in 2012, with more than half of that total over the age
of 65 and nearly 200,000 aged 85 or older. Between 2012 and
2016, the percentage of the state’s population aged 55 and
older grew to 27.6. And these people can expect to live longer.
The current U.S. average life expectancy of 78 years is projected
to increase to 82.6 years by 2050, when the number of older
residents will equal the number of youth nationwide. In fact, a
recent AARP report indicated that by as soon as 2035, for the
first time ever, there will be more people in the U.S. over the age
of 65 than under 18.

According to an AARP Public Policy Institute report chronicling
the preferences of older adults, 87 percent of the population 65
and older would rather grow old in

gUide ConSiderS important aging Figure 1. Percent distribution of world population 60 or over by region, 2006 and 2050 their homeS and Communities.
issues, including  transportation, . 34 — HOW§VGF, four  factors ~ create
housing, outdoor spaces, and social o B 2050 con5|derabl_e obstacles to realizing this
inclusion. o) y N Z preference in New Jersey:
e T - 21 .
: L Land use pattms pical of New
& 15 14 Jersey's communities inhibit
communities and re5|dentls of the 01 moo accessibility and mobility. According
United States and espeqally New |3 to a report issued by New Jersey
Jersey, where the population aged 55 ,,,l . Future in September 2017, entitled
or older has grown significantly since O i | Aem | bifeps | (st | Nerlh | Gieanis Where Are We Growing, “Today’s
1990. M than 2.2 million New e foee - - TR
- Vore : e retirees are disproportionately living in

Jersey residents — 25.5 percent of the
state’s population — were at least b5
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places with land-use characteristics

Source: United Nations Department of Economic and Social Affairs (7).
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that aren’t conducive to getting around without a car, and this
situation is likely to be exacerbated as the rest of the Baby
Boom ages into retirement.”

2. More than 43 percent of the older adult population in the New
Jersey is housing cost-burdened, paying at least 30 percent
of their gross income on housing costs. According to a
November 2017 report from the New Jersey Department of
Human Services, Division of Aging Services, the statewide
Elder Economic Insecurity Rate (EIRR) is 54 percent, which
means that more than half of New Jersey elder-only
households lack annual incomes that will insulate them
against poverty as they age.

3. More older people than ever are living alone. For example, in
Teaneck, 22.4 percent of the population 65 and older lives
alone (see Appendix 1: Teaneck Municipal Profile). While this
is less than the state-wide number of 27.2 percent, it
nevertheless represents 1,485 Teaneck residents. New Jersey
elders who live alone are much more likely than elder couples
to live in economic insecurity.! Taking steps to address this
issue is important because research has shown an adverse
relationship between isolation and health and longevity.
Findings from studies on this topic indicate that loneliness
can increase the risk of heart disease, arthritis, Type 2
diabetes, dementia, and even suicide attempts?.

! Living Below the Line: Measuring Economic Insecurity Among New Jersey's
Retired Seniors, NJDHS Division of Aging Services, November 2017
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4. Although older adults clearly prefer to grow old in their homes,
they need effective design solutions and adequate support
systems to do so. According to 2016 census data, in New
Jersey, 51.6 percent of all occupied housing units were
inhabited by adults 65 and older who have lived in their
homes for more than 35 years®. In Teaneck Township, almost
86 percent of the houses were constructed in or before 1979.
The vast majority of these structures were never designed to
be barrier-free, to accommodate people with limited mobility.

The foregoing factors underscore the fact that municipalities
throughout New Jersey must start devising strategies to meet the
needs and address the preferences of their growing aging
population. This is particularly true as more older people may
opt to remain independent longer, rather than move in with
younger relatives or live in institutional living quarters such as
nursing homes. Great places to age will need to be safe,
affordable and comfortable; offer living arrangements that suit
the needs of older people; provide centers of social activity,
access to transportation and ways to enhance mobility; enable
economic opportunity; and allow older residents to be financially
secure. Communities that can address these challenges will be
in a better position to support and retain their older populations
than those that fail to act. Furthermore, readily accessible,
center-based locations that offer jobs, housing, entertainment,
and amenities characterize those places that census data and

2 Acknowledging the seriousness of this issue, the UK recently appointed a
Minister for Loneliness
3 Source: 2016 American Community Survey 1-Year Estimates
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research show are most suited to the needs of people 65 years
of age and older.

Fortunately, municipalities have the ability to shape community
design and character through their local planning, zoning,
subdivision and land development regulations, redevelopment
and revitalization plans, and capital improvement plans. Healthy
community design — exemplified by places that offer a variety of
housing options with convenient access to food services,
greenspaces, and employment — results in improved mental and
physical health, stronger economies, and improved safety and
mobility. But aging-friendly community design doesn’t happen
by chance, local governments need to intervene to change the
built environment. Ensuring that a municipality’s land use
regulatory controls and public investment strategies are
designed to promote aging-friendly characteristics will help to
retain and enhance community vitality and economic viability for
all residents.

This report summarizes an assessment of the land use plans and
regulations that shape the built environment in the Township of
Teaneck, New Jersey. The report evaluates the extent to which
the community’s physical form enables older adults to remain
active, healthy, engaged, and capable of continuing to live in
their community.
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Executive Summary

Teaneck is located in the northeast region of the state in Bergen
County, a short distance from New York City, just north of the
confluence of the Hackensack River, which forms the township’s
western boundary and Overpeck Creek. Interstate 95 runs along
the township’s southern boundary and state Route 4 bisects the
town (see Figure 1, Base Map). The township encompasses an
area of 6.23 square miles and has a population of 40,569.
According to data from the Census Bureau’s 2015 American
Community Survey, the proportion of Teaneck’s population that
was 65 years of age or more was 16.3 percent, which was greater
than Bergen County’s 15.7 percent and the State of New Jersey’s
14.3 percent.

In  mid-November 2017, a collection of community
representatives was invited to attend a meeting with t with a
project team from New Jersey Future to discuss the existing
features of Teaneck’s built environment and consider
opportunities to enhance the community’'s aging-friendly
characteristics. With funding from the Henry and Marilyn Taub
Foundation, New Jersey Future is conducting aging-friendly
evaluations and the community meeting was the first step in the
assessment process. The assembled group described several
positive features of Teaneck including:

A Housing stock at a variety of price points

A Most locations are walkable, though not as much as in the
past

A Small-town atmosphere
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A A well-used senior center

A Kosher shopping (which also attracts people from
neighboring municipalities)

A Non-partisan local government

A Excellent local services (police, fire protection, parks & rec,
Department of Public Works)

A Very bus-accessible
A Stately old homes and trees

A Free recreation programs for older residents, including
transportation (however demand is outstripping supply)

A Mixed-use Shopping areas

A Fairleigh-Dickinson University

The group also identified a set of challenges:
A Schools are struggling and are no longer diverse as they had
been historically

A Struggling business districts — Many businesses are owned by
Orthodox-Jewish families and are not open on Friday evening
or Saturdays and Bergen County’s “blue laws” prohibit
business activity on Sundays

A Diversity sometimes makes local decision-making more
difficult, because of the need to please multiple
constituencies

A The desires and interests of the rapidly growing Orthodox
Jewish population may subsume other community groups
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A Some people who work in New York City don’t want urbanism
when they come home (“I moved out here to get away from
all that™)

A Old trees are heaving sidewalks in many areas, creating
tripping hazards

A High property taxes
A Few larger grocery stores

A The demand for transportation services for older residents
has outstripped the supply; 90 percent or more of the people
using the senior center are driving

A Shortage of parking in mixed-use areas
A Commuter parking overflows onto local streets

A Opposition to vertical development/density

According to data from the Census Bureau’s 2015 American
Community Survey, Teaneck had the second largest population
(40,569 people) in Bergen County. 16.6 percent of the
township’s population (6,734 people) were 65 years of age or
more compared to the state’s 14.4 percent. National and state
trends indicate that this population segment is expected to
continue to grow considerably.

The township is Bergen County’s seventh largest municipality at
3,855 acres, or more than six square miles.* This is sufficient
for the township to have several separate neighborhoods and four

4 Land area excludes water bodies
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distinct business districts (see Figure 2: Business Districts). The
township’s primary business district runs along Cedar Lane.
There are two commercial districts along Queen Anne Road, one
at the intersection of Degraw Avenue and one between West
Englewood Avenue and State Street. A fourth commercial area
is on Teaneck Road between Tryon Avenue and Robinson Street.
In lieu of a town center, these districts serve as the township's
commercial hubs.

Teaneck’s housing stock is dominated by single-family detached
homes, which comprise more than 72.2 percent of the total
number of dwellings in the township, a far higher proportion than
in the state overall. Apartment units, primarily in larger
apartment buildings, comprise 16 percent of the total housing
stock, and a very small share (3 percent) of the total is row- or
town-homes. A diverse mix of housing types is important because
alternatives to single-family units can offer affordable choices
for older residents seeking to downsize but remain in the
community (as well as for younger people seeking a starter
home). However, Teaneck’s rate of households that are cost-
burdened (42.2 percent), while roughly the same as the state as
a whole (43.2 percent), is still high.

New Jersey's Local Redevelopment and Housing Law, N.J.S.A.
40A:12A-1 et seq. (the Redevelopment Law) grants
municipalities fairly wide latitude, and a broad set of economic
development resources, to encourage development in designated
areas in need of redevelopment. However, according to the
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township’s consulting planner, Teaneck has not designated an
area in need of redevelopment since the establishment of the
Glenpointe area in the late 1970s. Consequently, new
development in the township is market-driven, subject to the
municipality’s zoning regulations. A handful of multifamily
projects are currently being planned. A four-story, 231 unit
rental building is under consideration for the 4.6-acre former
Verizon building site located at 1500 Teaneck Road. A 248 unit
rental project is being considered by AvalonBay Communities for
the World of Wings butterfly garden site at 1775 Windsor Road.
And a 30-unit building is being constructed at the Plaza on
Queen Anne Road. However, with the exception of a possible
housing project in very early stages of consideration at Teaneck’s
old DPW Annex facility site at 1425 Teaneck Road, all of these
new project concepts envision high-rent residences.

Although there are no direct rail connections to the township,
Teaneck is served by NJ TRANSIT’s local bus service, which has
several bus routes and an extensive network of bus stops along
many of the major travel corridors through the municipality (see
Figure 3: Circulation—-Bus Routes). The bus system also provides
ready access to Port Authority Bus Terminal in midtown
Manhattan and George Washington Bridge Bus Terminal in
upper Manhattan. Non-automotive options are a key to Teaneck’s
future age-friendliness because of the access they offer to goods
and services without the necessity of car ownership.

According to Teaneck’s Recreation and Open Space Inventory

(ROSI) a total of 33 parks are distributed throughout the
township encompassing over 732 acres, or 18 percent of the
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area of the community. The parks range in size from the .17-
acre Kipp Street Park, to the 248.7-acre Overpeck County Park.
At least one park is within a quarter-mile walk of all residential
areas of the township, with the exception of portions of a
neighborhood in the north west and south east quadrant of the
municipality (see Figure 4: Teaneck Parks, 1/4 Mile Walk). In
addition, an east/west, protected, greenbelt extends the length
of Route 4. Unlike the strip commercial centers that characterize
Route 4 through neighboring municipalities, the natural
characteristics of this greenway have been retained in Teaneck.
Also, the Hackensack River Greenway runs through the Fairleigh
Dickenson Campus, extending 3.5 miles from the township’s
northern to its southern boundaries, paralleling the Hackensack
River, the township's western boundary.

The township also has a very well-used community center, the
Richard Rodda Community Center, located on Colonial Court at
the southern end of the Milton Votee Park. Each week,
approximately 800 to 900 seniors engage in programs offered at
the center. The chief shortcoming of this facility is that it is not
pedestrian accessible. One of the NJ TRANSIT local bus routes
does run close to the facility, but there are no immediately
adjacent bus stops. Consequently, most center patrons must
resort to using automobiles for access.

An overview of Teaneck would be incomplete without mention of
Age-Friendly Teaneck. This organization provides invaluable
services to residents from all neighborhoods throughout the
township and is a considerable community asset. According to
its website, its mission is to ensure that residents “can age-in-
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place in their homes and community with dignity and
independence”. A small sampling of the wide array of programs
the organization is currently undertaking follows:

A Organizing a Senior Health and Resource Fair AFT
cosponsored with Holy Name Medical Center

A Arranging a breakfast for local businesses sponsored by AFT’s
Business and Banking Task Force

A Presenting Transit Training for older residents provided by
NJTIP@Rutgers

A Undertaking a survey to determine the transportation needs
of older adults in the community to enhance and expand
existing transportation options and encourage additional
transportation options

A Monitoring the Township Council’s efforts to develop
additional housing and meet their affordable housing
obligations and continue to advocate for additional affordable
and market rate housing for older adults

A Exploring the possibility of bringing Home Sharing to the area
as an option to meet the housing needs of low income people
and to provide income, companionship and help in
maintaining the homes of older adults

A Working with a local taxi company to encourage them to
provide training for their drivers in transporting older adults
and to offer senior discounts

A Promoting a variety of transportation options, including ITN
of North Jersey.
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A Considering strategies to revitalize a volunteer program that
used to exist in Teaneck where neighbors drive neighbors

A Advocating for and continuing support of Complete Streets in
Teaneck. Promoting training for members of the Township
governing body, staff and members of Planning Board and
Zoning Board to ensure integration of complete streets
policies into land-use decisions

A Providing information about resources for older adults
through the organization’s website, social media, and
online/in-print newsletter - Age-Friendly Times (and
distributed throughout the Township — public buildings,
pharmacies, meals on wheels, senior living facilities, etc.)

A Creating and distributing a magnetized directory of resources
for older adults that is distributed throughout the Township,
including by First Responders and the Teaneck Volunteer
Ambulance Corps

A'In May 2018, Age-Friendly Teaneck received official notice
that Teaneck has been accepted into AARP’s network of Age-
Friendly communities, becoming the first community in
Bergen County and joining Princeton and Montclair as the
only communities in New Jersey to be members of the
network. his association can provide the Teaneck access to a
global network of participating communities and aging and
civil society experts; access to the latest news and
information about best practices and new initiatives;
opportunities for partnerships with other cities — domestic
and international; mentoring and peer-review evaluation by
member cities; public recognition of the community’s
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commitment to become more age-friendly; speaking
engagements at AARP conferences and events; and
promotion through AARP’s media channels.
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Figure 1 Base Map
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Methodology

The analysis that follows builds from New Jersey Future’s 2014 guide titled Creating Places to Age: A Municipal Guide to Best [ and-
Use Practices. This report offers more detail description of how the aging-friendly criteria can be applied specifically to Teaneck
Township. A combination of demographic data, site visits and interviews as well as a review of municipal planning and zoning
documents provided the background for the analysis. It should be noted that while the focus of the analysis is on how friendly the
township is to older adults, these same attributes make a community more livable for all age groups.

This report evaluates four major categories of the built environment. For each category the report describes preferred features,
assesses whether these features are present in the township’s built environment, and recommends actions to introduce or enhance the

attributes.

|. Mixed-Use Centers Mixed-use centers afford the

opportunity for people to live in close proximity to

commercial centers, reducing the need to use an

automobile to accomplish everyday tasks, while

also permitting residents to remain socially
connected to their community. Putting homes, stores, offices,
and civic buildings near each other allows for those with limited
mobility — or with limited desire to drive — to maximize their trip-
making by minimizing the distances among different types of
destinations. This benefits an aging population, but also creates
a vibrant community for all.

[l1. Housing Providing a variety of housing options
beyond single-family detached homes helps to
accommodate the different preferences, budgets
and access needs of all residents, including older
adults. Locating new residential development near
a mixed-use center goes one step further by offering the
additional benefit of pedestrian access to a variety of
destinations. Communities may be undersupplied with the types
of housing that older residents want or need — for example,
homes with smaller yards, fewer bedrooms, or only one story.
Some communities may also have high housing prices in general,
making them unaffordable for many. Land-use policy that allows

Age Friendly Communities Initiative Report for Teaneck, NJ

for a variety of housing types benefits older adults in terms of
manageability, affordability, accessibility and safety.

[11. Transportation Interconnected transportation

networks give people options; enabling them to get

from Point A to Point B without the need for

highway driving and allowing people to opt for

secondary roads, bike lanes, sidewalks or mass
transit. Compact and walkable development patterns also create
the opportunity for “unplanned encounters” with neighbors and
strangers, the kinds of personal interactions that are important
for creating and maintaining social cohesion. For older residents
who are no longer interacting with coworkers or immediate family
members on a daily basis, these types of interactions are an
important safeguard against social isolation. Transportation
choices mean residents who do not own a car or who choose not
to drive will still be able to maintain their mobility.

V. Public Spaces and Amenities Public spaces
such as parks, plazas and trails help to hold a
community together. They provide opportunities for
exercise and a place for social interaction, help to
maintain neighborhood stability and even improve
psychological health. They can also provide environmental
services, including storm water runoff controls, and remediation

Page bll


https://www.njfuture.org/wp-content/uploads/2014/02/Creating-Places-To-Age-in-New-Jersey-Municipal-Best-Practices.pdf
https://www.njfuture.org/wp-content/uploads/2014/02/Creating-Places-To-Age-in-New-Jersey-Municipal-Best-Practices.pdf

of the effects heat and air pollution, through the installation of
trees and shrubbery. Amenities such as community centers also
help meet the needs of residents, particularly older adults, by
offering programming to address such needs as nutrition,
entertainment, and intellectual enrichment.

Smart Growth Metrics

As noted in the introduction to this report, great places to age
will need to be safe, affordable and comfortable, offer living
arrangements that suit the needs of older people, provide centers
of social activity, enhance access to transportation and mobility,
enable economic opportunity, and allow older residents to be
financially secure. Compact, walkable, mixed-use communities
are best suited to meeting these objectives, enabling all
residents to continue to live independently as they age. To
evaluate the extent to which a community has these
characteristics, New Jersey Future developed three municipal-
level metrics of compactness and walkability: net activity density
(NAD) (population + jobs per developed square mile, for 2007),
presence of a mixed-use center, and street network density (as
measured by route-miles of local road per square mile). The
following narrative presents Teaneck’s ranking in relation to
these three smart growth metrics and describes how the borough
compares in these measures to municipalities throughout the
state.

Recommendations

Each of the four built environment categories evaluated in the
following sections of this report includes descriptions of several
category features, a brief discussion of whether the features are
present in Teaneck, and recommendations for steps the
municipality can consider to introduce or enhance the feature.

Age Friendly Communities Initiative Report for Teaneck, NJ

All of the recommendations are then combined in a summary
listing that has been assembled and presented on page 35 to 39
of the report.
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I. Mixed Use Center

Is there currently a mixed-use center and/or are the necessary policies in place to foster development of that center or

create a new one in the future?

PRESENE OF A CENTER

Is there a central business district or other community center that includes

a mix of uses?

Mixed-use centers afford the opportunity for people to live within close

proximity to commercial and business areas, reducing the need for an

automobile to accomplish everyday tasks, while also permitting residents to

remain socially connected to their community.

p Looking for: a center or centers with homes, stores, offices, and civic
buildings in close proximity.

No single district is likely to meet the needs of Teaneck’s relatively
densely packed 6.25 square miles. Rather, Teaneck has four business
districts. The township’s primary business district is concentrated along a
1.2-mile commercial strip that runs on either side of Cedar Lane between
River and Chadwick roads. A second district straddles the intersection of
Queen Anne Road and Degraw Avenue. A third district runs along Queen
Anne Road between West Englewood Avenue and State Street. The fourth
business district runs along Teaneck Road from East Tryon Avenue to
Robinson Street. The districts run in a strip fashion along these travel
routes, none necessarily serving as a traditional downtown central
gathering destination.

The primary source of transportation through the business districts
available to the residents of Teaneck other than an automobile is the NJ
TRANSIT bus system (see Exhibit 1: Circulation — Bus Routes). Fixed bus
routes run along the township’s major travel corridors (Teaneck Road,
Queen Anne Road, Cedar Lane, River Road) through its four business
districts. Bus stops are found within a quarter-mile walk of most
residential neighborhoods of the township.

Net Activity Density (NAD)
Net activity density, a measure of community compactness, is a calculation
of municipal population plus employment divided by its developed area in
square miles. By capturing both residents and businesses, this calculation
provides a picture of the range of activities — and the buildings they occupy
— that can be found in the municipality. Net activity density can be thought
of as a proxy for building density; i.e., what a place physically looks like
when experienced at the ground level.
Looking for: a high NAD, which is a strong indication of an active
mixed-use center.

Teaneck has a net activity density of 10,746 people and jobs per square
mile. This is more than 25 percent greater than the NAD of Bergen County
overall (about 7,750) and is comparable to the towns of Dumont, Maywood,
South Hackensack.

Although the township ranks well on the NAD metric it lacks a town center.
This could be overcome by creating a cultural/social hub focused on the
wide variety of facilities that are already conveniently clustered in close
proximity to the municipal complex. Such a hub could be developed by
reconfiguring adjacent roadways with the explicit intention of creating a
town green with considerably improved pedestrian accessibility, reserving
space for public meetings and celebrations. Themed wayfinding/
informational signage could be designed to create visual and physical links
that tie the area together to form a community center.

Age Friendly Communities Initiative Report for Teaneck, NJ
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PoLICIES AND PROGRAMS that encourage compact, mixed-use development

Special Improvement District Teaneck has one Special Improvement District, the Cedar Lane Improvement

Special Improvement Districts are authorized by state law and created by District that was adopted in May 2014. However, no improvement strategies

an ordinance of the local government. They work by collecting a special are currently under consideration within the district.

assessment on the commercial properties in a designated district, which

supports initiatives that drive business activity, increase property values, The Cedar Lane SID could serve as a funding source for corridor

and support marketing and branding efforts. improvement programs tied to Teaneck’s capital improvement program
strategies. Improvements could include sidewalk widening, wayfinding

/O Looking for: formally established SID. signage, Complete Streets strategies, and improved pedestrian connections
to adjacent residential areas. In addition, experiencer with the Cedar Lane

SID could serve as a model for replication in the township’s three other
commercial centers.

Main Street Community Designation Teaneck is not currently a designated Main Street community.

Main Street New Jersey is a division within the New Jersey Department of

Community Affairs. It provides on- and off-site technical assistance and Teaneck should consider participation in the Main Street New Jersey program

training in downtown revitalization and management. In Fiscal Year 2019, | to develop focused revitalization and streetscape improvement strategies in

the state budget authorizes $500,000 to restart and enhance this its commercial centers. DCA accepts applications for designations every two

program. years and designates selected communities to join the program. These
communities receive technical support and training to assist in restoring their

p Looking for: Main Street New Jersey designation. Main Streets as centers of community and economic activity.

Master Plan The demographic characteristics presented in Teaneck’s 2007 Master Plan

A municipal Master Plan defines the community’s vision of how it will are considerably out of date and the data that are included does not

evolve over time, the changes it intends make to the major systems consider housing costs in relation to household income by age. Nor does the

encompassed within its boundaries - housing, transportation, recreation, data consider the implications of demographic trends. Neither the 2011 nor

environment and open space - how it will preserve its historic resources and | the 2017 Master Plan re-examination reports consider these population

what initiatives it will undertake to meet its residents’ needs to remain characteristics.

socially and economically vibrant into the future. The Master Plan is a
community’s roadmap for decision-making and the foundation for all of its Teaneck’s should consider updating its Master Plan to reflect the
prospective physical, economic, and social development. municipality’s population age characteristics and trends and evaluate age-
friendly opportunities in order to identify and respond to the community’s
Looking for: demographic analysis that considers community-wide evolving needs.

aging factors and a land-use element of the Master Plan that
encourages compact, mixed-use, center-based development. Teaneck’s 2017 Master Plan re-examination report notes that a principal
goal of the township’s land use element is to preserve and protect existing
low-density residential neighborhoods. The report also notes the marked loss
of non-residential uses and the adverse change this loss is having on the
municipality’s non-residential tax base. The report further describes several
multi-family development projects the township has approved. It also notes
the Township Council’s intent to evaluate the potential for additional multi-
family projects and other mixed-use developments, including retail ground
floor uses within and near the municipality’s existing commercial centers or
adjacent to major corridors, Rt. 4 or |-95.
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Teaneck should consider updating the Master Plan with the specific goal of
encouraging compact, mixed-use, pedestrian-oriented development within
its commercial centers. The 2017 population estimates released in late May
2018 reveal that New Jersey municipalities with the presence of a mixed
use and high net activity density, and local street network density,
accounted for 61.5 percent of statewide population growth from 2008 to
2017. In contrast, municipalities not scoring well on any of the metrics saw
their share of growth decline from 38.8 percent for the 2000-2008 period
to just 11.9 percent for 2008-2017

Redevelopment or Rehabilitation Plan
Redevelopment and rehabilitation plans are adopted by the governing body
to guide development within areas formally designated as being in need of
redevelopment or rehabilitation. These plans define the vision for the area
and control its implementation through very specific building type and
design requirements.

Looking for: redevelopment or rehabilitation plan that encourages
p compact, mixed-use, center-based development.

According to the township’s consulting planner, Teaneck has not designated
an area in need of redevelopment since the establishment of the Glenpointe
area in the late 1970s.

A Community Center in Teaneck

There is no definable, traditional town center in Teaneck. In part
because it would be unrealistic to assume that a northern New Jersey
township, spanning an area exceeding 6 square miles, could have a
single, compact core that serves the entire municipality. Rather, the
four business districts listed in the first narrative box in this section
serve as the municipality’s multiple commercial hubs. Each is
pedestrian-accessible to the residential neighborhoods that lie
immediately adjacent to them.

However, the Teaneck Municipal Building, Public Library, Police
Department, Community Education Center, and the Holy Name
Medical Center, which is actively involved in and supports a variety of
activities of the Township, are all clustered together at the intersection
of Teaneck Road and Cedar Lane. Currently, the area around these
building is formally arranged and somewhat intimidating, particularly
the green space entry way to the municipal building. The several
parking lots that serve them emphasize the area’s automobile
orientation. Cedar Lane and Teaneck Road are wide and the dedicated
turn lanes at the intersection render crossing for most pedestrians
unsafe if not impossible. It is noteworthy that plans underway to create
in this area a Garden to Nurture Human Understanding, with two
educational installations 7 the Northern New Jersey Holocaust Memorial
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and Education Center and the Enslaved African Memorial Committee,
privately funded but with the support of the Township as well as support
from the Teaneck Public Library. If properly planned, this facility cluster
and the planned Garden could serve as the community’s social hub
(see Figure 2: Business Districts).

General Recommendation 1: Teaneck Center Design Workshop|
Teaneck should consider undertaking a design workshop specifically
focused on identifying strategies to convert the public facilities
complex that straddles Teaneck Road and Cedar Lane into a traditional
community green with enlivened and inviting public spaces where
active and passive recreation and social gathering can regularly occur.
A design workshop does not have to be a costly exercise. The New
Jersey chapter of the American Planning Association’s Community
Planning Assistance Program may be able to provide professional
planning and community design service on a volunteer basis to conduct
this workshop. Alternatively, this project might be a good fit for a
graduate studio project in partnership with the Bloustein School of
Planning and Public Policy at Rutgers University.
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LAND DEVELOPMENT STANDARDS that encourage compact, mixed-use development

Permitted uses
Permitted uses define the types of land uses allowed as of right
within a particular zoning district.

Looking for: a mix of uses within the commercial centers
that promotes walking and encourages visitor activity.

The zones that encompass the township’s business districts permit a mix of uses,
including residential uses, typically on the upper floors, except as noted below. Each
of these districts are adjacent to and within walkable distance from residential areas.

A The B-1 Business-Retail district that encompasses Queen Anne Road between
West Englewood Avenue and State street and portions of the Cedar Lane business
district, permits retail sales of goods and services, offices, financial institutions,
business schools, restaurants, including fast-food restaurants, funeral homes,
theaters, assembly halls, bowling alleys, apartments over commercial uses, and
single-family dwellings.

A The B-2 Business-Office district that extends along the north side of Cedar Lane
between Palisades and Grange and the south side of Cedar Lane between
Palisade and Queen Anne permits offices, financial institutions and business
schools, medical and dental clinics, funeral homes, and municipal, county, state,
and federal buildings and uses. The district permits as conditional uses nursing
homes, residential multifamily and single-family attached dwellings, and wireless
communication towers.

A The B-R Special Business - Residential district that extends along Teaneck Road

north of Route 4 to Tryon Avenue permits single-family detached/attached
dwellings, two-family dwellings, retail sales of goods and services, offices and
business schools, restaurants, funeral homes, theaters and assembly halls,
municipal, county, state, and federal buildings, public and private schools, and
financial institutions.

A The MX Mixed Use district that encompasses the Queen Anne and DeGraw area is

intended to encourage retail sales and personal services and commercial offices,
including medical offices, oriented to pedestrian access and shopping on the
ground floor and residential uses on the upper floors

Prohibited Uses
Prohibited uses are the types of land uses not allowed within a
particular zoning district.

Looking for: uses that conflict with goals for a center
area or district, in particular uses that do not support
walkability and livability. Prohibition of uses that would
support the goals for a center area or district.

The zoning requirements applicable to B-1 and B-2 business districts do not
stipulate any prohibited uses. However, prohibited used in the MX Mixed Use district
include fast-food drive-through restaurants, motor vehicle service stations, public
garages, and automobile body repair or painting shops. Prohibited uses in the B-R
Special Business - Residential District include fast-food drive-through restaurants,
fortune-tellers/palm readers, amusement centers/bowling alleys, adult bookstores,
tattoo parlors, massage parlors, outpatient treatment, bail bondman, pawnshops,
businesses engaged in bill paying/check cashing, car washes, tire distribution
centers, auto body shops, commercial auto service centers, retail sales of alcohol,
bars, taverns, lounges, clubs, wireless communication towers, standalone public
parking decks/garages, motels/hotels, and mixed-use development containing
retail/office and residential uses.
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In general, the use prohibitions are consistent with creation of walkable commercial
centers with the notable exception of the limitation of mixed-use development
containing retail/office and residential uses in the B-R Special Business District.

Building setbacks

Setbacks establish the distance a building is required to be

located from the front, side and/or rear property lines.

Looking for: limited setbacks in commercial centers in

p order to create greater street activation, encouraging a
more active, inclusive, pedestrian-friendly environment.

The setbacks applicable in the various districts that encompass Teaneck’s business

centers are:

A In the B-1 district, the minimum front-yard setback is equal to the average
existing setback along the street. There are no side yard setbacks, which is
appropriate for this district. The rear yard setback is 20 feet.

A In the B-2 district, the minimum front-yard setback is 15 feet. The side yard
setback is 10 feet and the rear yard setback is 20 feet.

A In the BR and MX districts, the minimum front-yard setback is equal to the
average existing setback along the street and there are no rear yard setback
requirements.

Teaneck should consider eliminating the front yard setback in the B-2 zone because
such requirements tend to diminish interest along the street.

Lot coverage

Lot coverage is that portion of a zoning lot which, when viewed

from above, is covered by a building. Greater lot coverage allows

for greater density, a key component to a successful mixed-use

center.
Looking for: greater allowable lot coverage percentages in

p center and mixed-use districts.

Lot coverage ratios applicable in the various districts that encompass Teaneck’s
business centers are:
A In the B-1 district, the maximum lot coverage is 80 percent.

A In the B-2 district, the maximum lot coverage is 65 percent.
A In the BR and MX districts there are no coverage limitations.

Teaneck’s lot coverage requirements are appropriate for the smaller lot sizes typical
in the township’s business areas.

Building height
Building height requirements dictate how tall the buildings in a
given district can be.
Looking for: minimum building heights that encourage
density within the mixed-use center area or district.

Building height standards applicable in the various districts that encompass
Teaneck’s business centers are:
A In the B-1, BR and MX districts, the maximum principal building height is 35 ft.

A In the B-1 district, the maximum height for principal buildings is 44 ft.

The township’s building height requirements appear to be sufficient to promote
appropriate densities in the municipality’s commercial centers.

Design standards
Design standards can be used to preserve and enhance the
unique visual qualities in a district, reinforcing goals such as
establishing a pedestrian-friendly streetscape.
Looking for: specific design standards for buildings,
p infrastructure, and landscaping that promote a vibrant,
walkable mixed-use center environment.

Teaneck does have general design standards, but these are typical of a specific
design approval process. The township has no standards for the municipality’s
commercial areas and none that focus on enhancing the pedestrian environment.

Teaneck should consider establishing design standards within its commercial areas
that focus on enhancing the pedestrian experience, improving mobility and
improving connectivity. Such standards could include recommendations for
streetscapes (trees, street furniture, pedestrian amenities, etc.), building facades
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(frontage requirements, window area, architectural materials), signage (height, size,
design). It is noted that the Circulation Plan element in the 2007 Master Plan
recommended drafting a capital improvements plan to fund street improvements for
all business districts. Plans for such improvements are presently underway in the
Teaneck Road business district. The CIP should be the township’s vehicle to
program improvements in each business district over time.

General Recommendation 2: Update Zoning Map

According to the revision key, the most recent revision of the Teaneck
zoning map that is posted on the township’s website was January 8,
2008. The township should consider bring the map up to date and, to
enhance legibility, preparing a map with zones keyed to standard zoning
colors rather than the current mono-chromatic version. Furthermore, the
township should consider creating the map using current geographic
information systems software to enable regular updates.
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General Recommendation 3: Consider Form-Based Codes|

The Form-Based Codes Institute defines a form-based code as “a land
development regulation that fosters predictable built results and a high-
quality public realm by using physical form (rather than separation of
uses) as the organizing principle for the code. A form-based code is a
regulation, not a mere guideline, adopted into city, town, or county law.
A form-based code offers a powerful alternative to conventional zoning
regulation”. Such codes consider the relationships between buildings
and the street, pedestrians and vehicles, public and private spaces and
the size and types of streets and blocks. A form-based code also
establishes rules for parking locations and limits, building frontages and
entrance location(s), elevations, streetscapes, window transparency and
block patterns (i.e., no oversized “super blocks”). Since form-based code
can be customized, the code for one area might be focused on preserving
and enhancing the character of the neighborhood while the goal
elsewhere might be to foster dramatic change and improvements. Often,
a community’s form-based code can accomplish both with a more
tailored approach to community character than conventional zoning (see:
AARP Livability Fact Sheets).

Conventional Zoning

Density use, FAR (floor area ratio),
setbacks, parking requirements,
maximum building heights specified

Source: https://formbasedcodes.org/definition/
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Form-based codes are regulatory, not advisory. They are drafted to

implement a community plan. The five main elements of a form-based

code are:

1. Regulating Plan: a plan or map of the regulated area designating
the locations where different building form standards apply.

2. Public Standards: specify elements in the public realm: sidewalk,
travel lanes, on-street parking, street trees and furniture, etc.

3. Building standards: regulations controlling the features,
configurations and functions of buildings that define and shape the
public realm.

4. Administration: a clearly defined and streamlined application and
project review process.

5. Definitions: a glossary to ensure the precise use of technical terms.

Zoning Design Guidelines

Conventional zoning requirements, plus
frequency of openings and surface
articulation specified

Form-Based Codes

Street and building types (or mix of types),
build-to lines, number of floors, and
percentage of built site frontage specified
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Figure 2: Business Districts
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