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EXECUTIVE  
SUMMARY 
OVERVIEW

The Jersey City Housing Authority sponsored a Planning/Visioning 
process conducted over the first six months of 2019 with the 
residents of Holland Gardens.  To facilitate the process, JCHA 
retained the services of Kitchen & Associates, of Collingswood, NJ, 
an Architecture & Planning firm highly experienced in affordable 
housing and urban redevelopment.  In fact, K&A had previously 
been successful working with other resident groups at JCHA 
properties, and also had the added benefit of having surveyed 
the Holland Gardens property several years earlier as part of an 
inventory-wide Capital Needs Assessment.  Together, JCHA senior 
staff and K&A planners conducted a series of workshops and 
resident meetings through which the residents were able to share 
ideas, evaluate alternatives, and come together on how the future 
of the Holland Gardens site would unfold.  

Holland Gardens Visioning Process

KEY DECISIONS

Key decisions and specific aspects of the planning process are further 
discussed in the pages that follow, but can be summarized as follows:

-  The existing conditions at Holland Gardens present significant challenges 
for both residents and JCHA.  Apartments are very small, and none offer 
handicapped accessibility despite a significant number of residents who are 
seniors and/or disabled.

-  With an estimated cost in excess of $21M to simply ‘fix what we have’, the 
group decided to eliminate renovation as a reasonable option – as it was fi-
nancially infeasible and it did not address many of the underlying concerns 
residents have.

-  The key commitment through the process was to ensure the 1:1 
replacement of all 192 units of public housing on the site, in a manner that 
preserved the current mix of households, and incorporated larger units, 
additional parking, and substantial on-site amenities and services.

-  Comparing various levels of intensity for new development, and 
considering what type of development is being done in the neighborhood, 
the consensus vision was to redevelop the site for higher density, mixed use, 
and a mix of incomes.  The final vision incorporating upwards of 500 units, 
structured parking, rooftop outdoor amenities, and on-site services for 
seniors and pre-school children.
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HOLLAND GARDENS VISIONING PROCESS

▸ Develop a Vision Plan to guide 
future redevelopment 

▸ 4 to 6 month timeframe 

▸ Preserve maximum affordability 

▸ One-for-one replacement of 
existing units 

▸ Best planning practices 
▸ Safe 
▸ Connected 
▸ Walkable

PLANNING SCOPE



VISIONING
PROCESS 
VISIONING SESSION RECAP

The entire visioning process spanned six months of open 
meetings (one per month) with Holland Gardens residents and 
interested stakeholders.  All meetings were highly interactive, 
and both recorded and made available for viewing in live-feed 
for those who could not attend in person.  The purpose of these 
meetings was to work together to identify a common set of goals 
and produce a shared vision to guide the future revitalization of 
the property. The success of this process was driven by significant 
and consistent participation from Holland Gardens residents, who 
remained active and engaged throughout the entire six-month 
process.  The meetings were organized to first draw out the 
concerns that residents have today, and then to reveal what their 
dreams are for their future.  Senior staff members of the JCHA were 
present for all meetings, which reinforced the housing authority’s 
commitment to the process and strengthened relationships.  Each 
meeting began with a re-statement of the work already 
accomplished and the feedback previously given – so that the 
Visioning Team was confident that decisions made at each step of 
the process were correctly interpreted and built upon for 
subsequent discussions – ultimately giving consideration to a 
wide variety of redevelopment options, and resulting in a general 
vision for redevelopment that is understood and supported by the 
vast majority of Holland Gardens residents in attendance.

Holland Gardens Visioning Process

SESSION  01 SESSION  02
INTRODUCTION AND
OVERVIEW
January 28th, 2019

The first resident meeting was 
well attended – filling the entire 
Community Room – and revealed 
a great deal of resident interest in 
the future of Holland Gardens.  This 
meeting was primarily to introduce 
the Visioning Team members, as 
well as providing an overview of the 
process to come.  Mayor Fulup was 
in attendance and reinforced the 
City’s commitment to supporting a 
process where resident input was 
respected and would have a 
meaningful impact on shaping the 
future direction for the property.  
Q&A dialogue began to reveal 
some of the key concerns residents 
had with the current conditions at 
Holland Gardens, as well as some 
aspects of living at Holland Gardens 
that residents desired to maintain.

DEVELOPMENT
PARAMETERS
February 19th, 2019

The Visioning Team engaged 
Holland Gardens residents in a series 
of interactive activities to gather 
information on the things they love 
about where they live and what they 
would like to see included in a 
redeveloped Holland Gardens. 
Residents provided input on how 
they engage with the surrounding 
neighborhood, how they are 
currently served by on-site 
amenities, the current condition 
and layout of their homes, and the 
challenges that are unique to living 
in this part of the City.  The ‘Kids 
Korner’ even provided a venue for 
the youngest residents to draw what 
they envisioned as an ideal place to 
live.  Before concluding, the entire 
group reviewed and prioritized the 
key results from each activity.
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SESSION  03 SESSION  05SESSION  04 SESSION  06
POTENTIAL APPROACHES 
TO REVITALIZATION 
March 19th, 2019

All of the feedback received was 
organized into a cohesive matrix – a 
‘wish list’ – reflecting the key criteria 
that a redevelopment would seek to 
address.  Holland Gardens Residents 
were then engaged in a 
conversation about scale and 
density, seeking to understand 
which redevelopment approaches 
can deliver most of the things they 
wanted.  The team reviewed the 
costs and benefits of approaches 
ranging from rehabilitating the 
existing structures, to full demolition 
in order to facilitate medium and/or 
high-density new construction.  This 
discussion’s clear decision was that 
renovating the existing buildings 
was not a viable option due to the 
many constraints inherent in the ex-
isting structures, and higher-density 
options were preferred.

NEIGHBORHOOD 
CONTEXT
May 21th, 2019

The Jersey City Division of City 
Planning led a discussion with 
residents on the current 
development trends and active 
planning efforts. The blocks 
surrounding Holland Gardens are 
poised for a higher density 
redevelopment than the Holland 
Gardens site is currently zoned for, 
and City Planning stated they were 
open to the higher density 
approaches that were emerging 
from the visioning process.  The 
Visioning Team also led a discussion 
on apartment design, comparing 
current units in Holland Gardens to 
those that are being offered in the 
surrounding newer developments  
taking note that in a mixed-income 
redevelopment, the affordable units 
cannot be substantially different 
than the market-rate units.

CHALLENGES AND 
OPPORTUNITIES 
April 16th, 2019

This meeting provided residents 
with a ‘reality check’ in the middle of 
the visioning process.  The Visioning 
Team analyzed the higher density 
development scenarios in terms of 
HUD’s goals for de-concentration 
of poverty, available financing 
resources, and local development 
patterns.  Key to this discussion was 
JCHA’s commitment to re-create 
the existing unit count and mix of 
Holland Gardens within any future 
redevelopment.  A Build out analysis 
for each scenario was presented 
and discussed, with high-density 
development of 10+ stories being 
identified as the path that best 
joined resident needs and financing 
requirements while remaining 
consistent with emerging 
development patterns in the 
neighborhood.

REDEVELOPMENT 
SCENARIOS
June 18th, 2019

The final meeting presented 
residents with a graphic 
understanding of the size and scale 
of the preferred high-density 
development approach, as well as a 
sense of how the process will likely 
move forward.  The Visioning Team 
reviewed two development
 scenarios based on the density 
parameters established by the 
Jersey Ave Park Redevelopment 
which would allow for 
up to 500 units in 20+ stories if 
applied to the Holland Gardens 
site  resulting in the opportunity to 
achieve most of their desired goals.  
JCHA concluded with a review of 
the future timeline and next steps, 
stressing that open communications 
and resident engagement on critical 
issues would continue throughout 
each step of the process.  



RESIDENT
NEEDS 
OVERVIEW

The Visioning Sessions gave Holland Gardens residents the 
opportunity to share valuable information with the Visioning Team 
about how they live – both in their homes and in their community.  
They were able to share the things they love and identify the areas 
they see as missing or in need of improvement.  Resident needs 
in both the private and public realm were discussed, documented 
and incorporated into the vision plan.  In general, Holland Gardens 
residents love the access and safety provided by the property’s 
central location and most would like to return to site once 
redeveloped. Residents are also acutely aware of the limitations of 
the current structures’ ability to accommodate the needs of daily 
life for contemporary families and meet current standards of 
accessibility.  Substandard unit sizes, limited amenities, lack of 
parking, and a challenging site design were all addressed as 
challenges for Holland Gardens Residents.

Holland Gardens Visioning Process
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NEIGHBORHOOD 

Holland Gardens residents repeatedly identified 
public safety, good schools and a convenient 
location as neighborhood strengths. While their 
own home was overwhelmingly the first choice 
for “Favorite Place” – nearby schools, parks, retail 
and restaurants also all ranked highly, indicating 
that residents take advantage of the 
developments’ unique location which provides 
access to waterfront amenities, shopping centers, 
historic Hamilton Park and downtown Hoboken. 
Residents’ primary concerns about the 
neighbored focused on the quality and 
availability of housing in the area, a desire for a 
more healthy living environment, and access to 
transportation services to more easily connect 
with the rest of the City.

HOME

Holland Gardens residents are largely 
positive about the convenience and safety of 
their neighborhood, however they see room for 
improvement in the amenities provided by the 
existing units and buildings. Constructed in 1944 
the structures fall short of meeting current 
accessibility requirements and the spatial needs 
of today’s families.  Kitchens, bathrooms and 
closets were all identified as undersized and 
insufficient. An absence of elevators creates 
accessibility challenges for many residents.  
Washers and dryers are not standard and there is 
no on-site facility for residents who do not have 
in-unit facilities.  With an estimated cost to 
renovate the existing buildings of approximately 
$21M, as well as the long-term disruption 
inherent in a renovation project of that 
magnitude, the resident preference was clear 
that investing in the existing buildings was not 
what they wanted for their future – an effort of 
that scale should result in a better outcome for 
all, and not be limited within the framework of 
the existing property layout and configuration.

SITE 

Resident feedback was mixed on Holland 
Gardens current “superblock” site design, and 
limited on-site amenities.  The most positive 
feedback was related to the sense of community 
identity, yet at the same time, the low-rise, 
interior-focused layout  contributed to a sense of 
not being a part of the neighborhood 
improvements happening all around.  As 
development in the blocks surrounding Holland 
Gardens intensifies, the limited on-site parking 
is being overwhelmed by increased demand for 
parking. Due to the “superblock” site layout, 
residents also face challenges with simple things 
like receiving packages and pizza delivery.  
Residents expressed excitement about a new 
senior center that recently opened at the 
complex, however, site amenities remain 
insufficient for of the community.  A fitness room, 
additional community space, more off-street 
parking, after-school and childcare programs, 
and aundry facilities all ranked highly as 
amenities residents would like to see in a 
redeveloped Holland Gardens.



SITE AND
CONTEXT 
OVERVIEW

The Holland Gardens public housing site is in a prime location of 
Jersey City, fronting on Jersey Avenue, and very close to the 
Holland Tunnel access to Manhattan.  The surrounding area has 
seen significant investment in recent years, with the site now 
being viewed as a key location in a new and exciting, emerging 
area of Jersey City.  In addition to those buildings already 
completed, there are many future developments already planned 
and approved which – taken together – will completely revitalize 
this older industrial section of the city, turning it into a highly 
desirable home and neighborhood for many future residents.

Holland Gardens currently has 192 units of 1, 2, 3, and 4 bedroom 
configurations, and is home for 373 residents consisting mostly of 
families who have lived there for over 10 years – notably 25% of 
which have reported some type of disability in their household.  
There are 5 low-rise buildings with site amenities including a 
Manager’s Office, two Community Rooms, Basketball Court, and 
Play Areas.  Originally developed in 1944, the site and buildings 

Holland Gardens Visioning Process

require significant repairs and upgrades over the next 20 years, 
which could potentially cost in excess of $21M to complete.  The 
units themselves are also very small, significantly under current 
HUD and HMFA minimum area requirements for affordable units.   
One of the key challenges in redeveloping the existing buildings 
would be the likely net loss of total units in order to make the 
renovated units meet current standards, as well as address ADA/
Accessibility issues throughout the site.

The existing 3.3 acre site is a significant city block nestled between 
SOHO Lofts, a new mixed-use residential development along 
Jersey Avenue, the old industrial Lackawanna building along 16th 
Street, and Holland Tunnel auto oriented related small-scale uses 
along 15th Street.  The site also serves as a backdrop to the 
fine-grained neighborhood fabric on the four blocks that face 
15th Street on the other side of Erie Street.
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SITE INFO

Built in 1944
3.3 acres
5 buildings / 192 units 
(189 residential)
1, 2, 3, 4 bedroom types

186 families  / 373 residents 
59 Families with children 
116 children under 18
290 residents live at HG 
for more than 10 years

SITE AMENITIES  

Manager’s Office 
Community Room 
Basketball Court
Play Areas

UNIT SIZES

1BR:  460 sf  (HMFA: 650 sf)
2BR:  640 sf  (HMFA: 840 sf)
3BR:  740 sf  (HMFA: 1150 sf)
4BR:  930 sf  (HMFA: 1250 sf)
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NEIGHBORHOOD CONTEXT

Holland Gardens is located in the Jersey Avenue Light Rail Redevelopment 
Area in the northern portion of Jersey City.   Across I-78 and the Holland 
Tunnel access is a smaller-scale residential neighborhood to the south, 
containing Hamilton Park.  The Newport section of Jersey City is also nearby 
on the waterfront – an upscale mixed-use development that has emerged 
as a major destination and desired living alternative to Manhattan.  The 
site benefits from being close to retail, restaurants, social services, offices, 
a hospital, library, parks, and open space in these adjacent neighborhoods 
– though the heavy vehicular traffic can make pedestrian access to these 
amenities challenging.  In terms of location and access, the site also benefits 
from being close to Manhattan and other cities in northern NJ, with 
amazing views and direct access through the Holland Tunnel, Hoboken 
Terminal, Hudson-Bergen Light-Rail line, and PATH line. 

While there are plenty of nearby amenities, the immediate neighborhood 
is an old industrial and warehouse district that currently lacks a pedestrian 
friendly core as it is today, with limited access to bus routes.  New residential 
developments and future development plans envision providing amenities 
on the ground floor of mixed-use buildings to activate street life while also 
providing public open spaces, such as Coles Street Park, to establish a 
place-making identity for the neighborhood.  In addition, these new 
residential developments often offer private shuttles to nearby light-rail and 
PATH stations in Newport to improve residents’ connection to transit – a 
situation that has reduced public transit ridership which, in turn, has had a 
negative impact on Holland Gardens residents’ ability to access convenient 
public transportation.

09     Holland Gardens Visioning Process

HOLLAND GARDENS VISION PLAN
Jersey City, New Jersey

DATE: 28 JANUARY 2019 K&A #: 19001.001©2019 Kitchen & Associates.  All planning and architectural concepts shown on this document are the intellectual property of Kitchen & Associates.  This design may not be duplicated or incorporated in any other plan or document without the express written consent of Kitchen & Associates.

BIRDS EYE VIEW
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CITY VISION AND DEVELOPMENT TRENDS

Jersey City, in collaboration with private developers, envision a wonderful 
transformation of the Jersey Avenue Redevelopment Areas, turning old 
industrial buildings and vacant lots into highly desirable luxury apartments 
and condos within a new and unique neighborhood for future residents to 
enjoy.  With the site’s proximity to Manhattan, the Jersey Avenue 
Redevelopment Area is extremely attractive for residents who want the 
Manhattan experience at a lower cost with larger units and space 
for parking.

Today there are two new residential developments, Soho Lofts and Cast Iron 
Lofts to the west of the Holland Gardens site and future plans to redevelop 
the entire Jersey Avenue Park Redevelopment Area with similar 
mixed-use buildings focused around Coles Street Park.  Current zoning is 
directly aligned with development plans for the neighborhood, and in the 
Mixed-Use and Emerson districts of the Jersey Avenue Park Redevelopment 
Plan buildings are typically 18-26 stories (with a 30 story and 304 ft height 
limit), 400-500 units per block on 1.84 acre blocks (2/3 Holland Garden’s 
block size), with 0.5 parking spaces per dwelling unit provided.

These mixed-use buildings offer luxury apartments with new appliances, 
modern finishes, and large windows with views of Manhattan.  A robust 
selection of amenities on the ground floor, including residential fitness and 

game rooms and neighborhood retail and services provide residents with 
an extravagant assortment of entertainment options.  Valet garage parking, 
a private shuttle service, and a fancy pool deck provide residents of these 
buildings with even more luxury living features.

In the City’s vision for this area, there are also provisions to enhance the 
pedestrian experience by increasing the width of Jersey Avenue to include 
20 ft sidewalks, plus 10 ft for a central median to calm the intense traffic 
flow.  In addition, there is a desire to have 15 ft sidewalks on all other streets 
with a specific ROW width of 65 ft for 15th Street.

Currently, in the Jersey Avenue Light Rail Redevelopment Plan Area where 
the Holland Gardens site is located, there are several planned developments 
already proposed – most notably and in close proximity to the site is the 
St. Lucy’s Church Redevelopment.  This endeavor proposes a new 20-story 
residential development that will preserve and rehabilitate “key historic 
features” of the existing church while also providing 430 new market-rate 
units on a 0.8 acre site.  This project also includes the development of a 
5-story homeless shelter facility on the other side of Grove Street.

Site and Context     12



ZONING FOR HOLLAND GARDENS

Holland Gardens is currently designated as being in the Neighborhood 
District of the Jersey Avenue Light Rail Redevelopment Plan Area.  Current 
by-right zoning requirements for the site include a maximum height of 7 
stories (75 ft height limit), 264 units (80 du/ac maximum density, including a 
30 du/ac bonus), and 0.5 parking spaces/du.

Current zoning requirements limit the height and density of the site to a 
development that is much smaller in scale than proposed nearby future 
developments.  The Jersey City Division of City Planning has assured the 
Jersey City Housing Authority and Holland Gardens residents that they are 
willing to adjust the zoning requirements to meet the needs of the future 
proposal for the redevelopment of the Holland Gardens site – especially 
within the context of a resident-driven visioning process such as the one 
recently conducted by the Visioning Team.

While all of these new developments are being built or proposed around 
Holland Gardens with an average height of 25 stories, it puts additional 
pressure on the small scale of Holland Gardens at 3-4 stories and 192 
units, and further exacerbates the sense of isolation and disconnect with 
its new neighbors.  Nearby sites are being redeveloped with four times as 
many units and it presents the challenge for how to redevelop the Holland 
Gardens site in a manner that will fit into this new community, while also 
meeting the needs of existing residents.
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1Amended to add the Western Gateway Redevelopment Plan Area. 
2Amended to add the Sip Aveune Gateway Redevelopment Plan Area. 
3Amended to add the Boland Street Redevelopment Plan Area. 
4Amended to adjust zoning boundaries in accordance with amendments to the Jersey City Master P lan. 
5Amended to add the Columbus Cornor Redevelopment Plan 
6Amended to adjust the boundaries of the Water Street Redevelopment Plan Area. 
7Amended to add the Warehouse Historic District. 
8Amended to add the Powerhouse Redevelopment Plan. 
9Amended to add the NJCU West Campus Redevelopment Plan. 
10Amended to add the West Side Avenue Redevelopment Plan Area. 
11Amended to add Marion Works Office/Residential District and new HC and R-3 zone boundaries. 
12Amended to adjust the boundaries of the Martin Luther King Drive Redevelopment P lan Area. 
13Amended to remove a Medical District zone at the St. Francis Hospital site. 
14Amended to remove the Warehouse Historic District 
15Amended to add the Morgan Grove Marin Redevelopment Plan Area. 
16Amended to add the Majestic II and Merseles Street Redevelopment Plans. 
17Green Villa Redevelopment Plan Amended. 
18Amended to add the St.  Francis Redevelopment Plan Area. 
19Amended to add the Bates Street Redevelopment Plan. 
20Amended to add the 325 Palisade Avenue Redevelopment Plan. 
21Amended to add the Hoboken Avenue Redevelopment Plan. 
22Amended to add the Hackensack River Edge Redevelopment Plan. 
23Amended to add the R-1A Zoning District in the West Side Neighborhood. 
24Amended to correct a drafting error removing block 1966 lot 4.D from the Morris Canal Redevelopment Plan 
25Amended to expand the Journal Square Redevelopment Plan Area. 
26Amended to partition the Jersey Avenue Redevelopment Plan Area. 
27Amended to expand the R-1A Zoning District in the Greenville Neighborhood. 
28Amended to add the Warner Avenue extension to the MLK Redevelopment Plan Area. 
29Amended to add the R-1F Zoning District, and correct the MLK Redevelopment plan area boundaries. 
30Amended to add the Bayfront I Redevelopment Plan Area. 
31Amended to add the Bright Street Redevelopment Plan Area. 
32Amended to add the Hopkins and Central Redevelopment Plan Area. 
33Amended to expand the MLK Redevelopment Plan to include the Claremont Ave MLK Extension. 
34Amended to add the 826 Ocean Avenue Redevelopment Plan and readjust the boundaries 
of the Morris Canal and Claremont Industrial Redevelopment Plans. 
35Amended to add the 23-25 Duncan Avenue Redevelopment Plan. 
36Amended to add the Newark Avenue Downtown Redevelopment Plan. 
37Amended to add the Danforth Avenue Transit Village Redevelopment Plan. 
38Amended to move 5 lots from the Morris Canal P lan to the Medical Center Plan and rename 
Medical Center to The Beacon Redevelopment Plan Area. 
39Amended to add the Canal Crossing Redevelopment Plan. 
40Amended to add the Summit and Fairmount Redevelopment Plan. 
41Amended to add the Cambridge North Redevelopment Plan. 
42Amended to expand the R-1A Zoning District in the West Side Neighborhood. 
43Amended to add the Journal Square 2060 Redevelopment Plan. 
44Amended to add the Block 239 Lot 47 Redevelopment Plan. 
45Amended to add the 8 Erie Street Redevelopment Plan. 
46Amended to expand the Restaurant Overlay Zone. 
47Amended to add the McGinley Square East Redevelopment Plan. 
48Amended to add the Bright and Varick Redevelopment Plan. 
49Amended to expand R-1A  Zone in the Heights Neighborhood. 
50Amended to add the Ninth and Brunswick Redevelopment Plan. 
51Amended to expand the Restaurant Overlay Zone. 
52Amended to expand the Restaurant Overlay Zone. 
53Amended to add the 1 Exchange Place Redevelopment Plan. 
54Amended to add the Riverview Arts District. 
55Amended to add the Route 440 / Culver Redevelopment P lan. 
56Amended to expand the Danforth Transit Village Redevelopment P lan. 
 
 
 
 

CITY OF JERSEY CITY
ZONING MAP

REDEVELOPMENT PLAN AREAS
1    Armory
2    Bates Street
3    Bayfront I
4    Beacon
5    Beacon Avenue
6    Betz Brewery
7    Block 239 Lot 47
8    Boland Street
9    Boyd McGuiness Park
10  Bright Street
11  Bright and Varick
12  Cambridge and North
13  Canal Crossing
14  Caven Point
15  Claremont
16  Colgate
17  Columbus Corner
18  Communipaw West Community Center
19  Danforth Transit Village
20  Dixon Crucible
21  Droyers Point
22  Exchange Place
23  Exchange Place North
24  Grand Jersey
25  Grand Street
26  Green Villa
27  Greenville Industrial
28  Gregory Park
29  Grove and Mercer
30  Grove Street NDP
31  Grove Street Station
32  Grove Street II
33  Hackensack River Edge
34  Harsimus Cove Station
35  Henderson Street South
36  Hoboken Avenue
37  Holland Tunnel
38  Hopkins and Central
39  Jackson Avenue
40  Jersey Avenue Light Rail
41  Jersey Avenue Park
42  Jersey Avenue Tenth Street
43  Journal Square 2060
44  Lafayette Park
45  Liberty Harbor
46  Liberty Harbor North
47  Luis Munoz Marin
48  MLK Drive
49  Majestic Theater
50  Majestic Theatre II
51  Marine Industrial
52  McGinley Square East
53  Merseles Street
54  Montgomery Gateway
55  Montgomery Street
56  Monticello Avenue  
57  Morgan Grove Marin
58  Morris Canal
59  Newark Avenue Downtown
60  Newport
61  Ninth and Brunswick
62  Ninth Street
63  Ninth Street II
64  NJCU West Campus
65  Ocean /Bayview
66  Paulus Hook
67  Powerhouse Arts District
68  Republic Container
69  Route 440 / Culver
70  School #2
71  Sip Avenue Gateway
72  Sip/Van Wagenen
73  Hamilton Square
74  St. John's
75  Summit Avenue
76  Summit and Fairmount
77  Tidewater
78  Turnkey
79  Village
80  Water Street
81  Wayne Street
82  Webster Avenue
83  Western Gateway
84  West Side Avenue
85  1 Exchange Place
86  8 Erie Street
87  23-25 Duncan Avenue
88  325 Palisade Avenue
89  826 Ocean Avenue
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REDEVELOPMENT PLAN AREAS
see top right panel for full listing.

ZONING DISTRICTS
R-1 ONE AND TWO FAMILY HOUSING

R-2 MULTI-FAMILY ATTACHED HOUSING (4 STORIES OR LESS)
R-3 MULTI-FAMILY MID-RISE
R-4 MULTI-FAMILY HIGH-RISE
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OFFICE/RESIDENTIALOR

NEIGHBORHOOD COMMERCIALNC

COMMERCIAL/AUTOMOTIVEC/A

HIGHWAY COMMERCIALHC

CENTRAL BUSINESS DISTRICTCBD

UNIVERSITYU

MEDICALM

GOVERNMENTG

INDUSTRIALI

PORT INDUSTRIALPI

WATERFRONT PLANNED DEVELOPMENTWPD

DESTINATION TOURISMDT

CEMETERYC

PARKS/OPEN SPACEP/O

NEW JERSEY MEADOWLANDS COMMISSIONNJMC

R-1A ONE AND TWO FAMILY HOUSING
R-1F ONE AND TWO FAMILY HOUSING

OVERLAY DISTRICTS
HISTORIC DISTRICTS
RESTAURANT OVERLAY ZONE
PALISADE PRESERVATION OVERLAY

MARION WORKS OFFICE/RESIDENTIAL

SUBDISTRICT B
SUBDISTRICT A

RIVERVIEW ARTS DISTRICT

STEVEN M. FULOP, Mayor 

Anthony Cruz,  Director 

Department of Housing Economic Development and Commerce  

Robert D. Cotter, PP, FAICP, Director 

Division of City Planning 
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1Amended to add the Western Gateway Redevelopment Plan Area. 
2Amended to add the Sip Aveune Gateway Redevelopment Plan Area. 
3Amended to add the Boland Street Redevelopment Plan Area. 
4Amended to adjust zoning boundaries in accordance with amendments to the Jersey City Master P lan. 
5Amended to add the Columbus Cornor Redevelopment Plan 
6Amended to adjust the boundaries of the Water Street Redevelopment Plan Area. 
7Amended to add the Warehouse Historic District. 
8Amended to add the Powerhouse Redevelopment Plan. 
9Amended to add the NJCU West Campus Redevelopment Plan. 
10Amended to add the West Side Avenue Redevelopment Plan Area. 
11Amended to add Marion Works Office/Residential District and new HC and R-3 zone boundaries. 
12Amended to adjust the boundaries of the Martin Luther King Drive Redevelopment P lan Area. 
13Amended to remove a Medical District zone at the St. Francis Hospital site. 
14Amended to remove the Warehouse Historic District 
15Amended to add the Morgan Grove Marin Redevelopment Plan Area. 
16Amended to add the Majestic II and Merseles Street Redevelopment Plans. 
17Green Villa Redevelopment Plan Amended. 
18Amended to add the St.  Francis Redevelopment Plan Area. 
19Amended to add the Bates Street Redevelopment Plan. 
20Amended to add the 325 Palisade Avenue Redevelopment Plan. 
21Amended to add the Hoboken Avenue Redevelopment Plan. 
22Amended to add the Hackensack River Edge Redevelopment Plan. 
23Amended to add the R-1A Zoning District in the West Side Neighborhood. 
24Amended to correct a drafting error removing block 1966 lot 4.D from the Morris Canal Redevelopment Plan 
25Amended to expand the Journal Square Redevelopment Plan Area. 
26Amended to partition the Jersey Avenue Redevelopment Plan Area. 
27Amended to expand the R-1A Zoning District in the Greenville Neighborhood. 
28Amended to add the Warner Avenue extension to the MLK Redevelopment Plan Area. 
29Amended to add the R-1F Zoning District, and correct the MLK Redevelopment plan area boundaries. 
30Amended to add the Bayfront I Redevelopment Plan Area. 
31Amended to add the Bright Street Redevelopment Plan Area. 
32Amended to add the Hopkins and Central Redevelopment Plan Area. 
33Amended to expand the MLK Redevelopment Plan to include the Claremont Ave MLK Extension. 
34Amended to add the 826 Ocean Avenue Redevelopment Plan and readjust the boundaries 
of the Morris Canal and Claremont Industrial Redevelopment Plans. 
35Amended to add the 23-25 Duncan Avenue Redevelopment Plan. 
36Amended to add the Newark Avenue Downtown Redevelopment Plan. 
37Amended to add the Danforth Avenue Transit Village Redevelopment Plan. 
38Amended to move 5 lots from the Morris Canal P lan to the Medical Center Plan and rename 
Medical Center to The Beacon Redevelopment Plan Area. 
39Amended to add the Canal Crossing Redevelopment Plan. 
40Amended to add the Summit and Fairmount Redevelopment Plan. 
41Amended to add the Cambridge North Redevelopment Plan. 
42Amended to expand the R-1A Zoning District in the West Side Neighborhood. 
43Amended to add the Journal Square 2060 Redevelopment Plan. 
44Amended to add the Block 239 Lot 47 Redevelopment Plan. 
45Amended to add the 8 Erie Street Redevelopment Plan. 
46Amended to expand the Restaurant Overlay Zone. 
47Amended to add the McGinley Square East Redevelopment Plan. 
48Amended to add the Bright and Varick Redevelopment Plan. 
49Amended to expand R-1A  Zone in the Heights Neighborhood. 
50Amended to add the Ninth and Brunswick Redevelopment Plan. 
51Amended to expand the Restaurant Overlay Zone. 
52Amended to expand the Restaurant Overlay Zone. 
53Amended to add the 1 Exchange Place Redevelopment Plan. 
54Amended to add the Riverview Arts District. 
55Amended to add the Route 440 / Culver Redevelopment P lan. 
56Amended to expand the Danforth Transit Village Redevelopment P lan. 
 
 
 
 

CITY OF JERSEY CITY
ZONING MAP

REDEVELOPMENT PLAN AREAS
1    Armory
2    Bates Street
3    Bayfront I
4    Beacon
5    Beacon Avenue
6    Betz Brewery
7    Block 239 Lot 47
8    Boland Street
9    Boyd McGuiness Park
10  Bright Street
11  Bright and Varick
12  Cambridge and North
13  Canal Crossing
14  Caven Point
15  Claremont
16  Colgate
17  Columbus Corner
18  Communipaw West Community Center
19  Danforth Transit Village
20  Dixon Crucible
21  Droyers Point
22  Exchange Place
23  Exchange Place North
24  Grand Jersey
25  Grand Street
26  Green Villa
27  Greenville Industrial
28  Gregory Park
29  Grove and Mercer
30  Grove Street NDP
31  Grove Street Station
32  Grove Street II
33  Hackensack River Edge
34  Harsimus Cove Station
35  Henderson Street South
36  Hoboken Avenue
37  Holland Tunnel
38  Hopkins and Central
39  Jackson Avenue
40  Jersey Avenue Light Rail
41  Jersey Avenue Park
42  Jersey Avenue Tenth Street
43  Journal Square 2060
44  Lafayette Park
45  Liberty Harbor
46  Liberty Harbor North
47  Luis Munoz Marin
48  MLK Drive
49  Majestic Theater
50  Majestic Theatre II
51  Marine Industrial
52  McGinley Square East
53  Merseles Street
54  Montgomery Gateway
55  Montgomery Street
56  Monticello Avenue  
57  Morgan Grove Marin
58  Morris Canal
59  Newark Avenue Downtown
60  Newport
61  Ninth and Brunswick
62  Ninth Street
63  Ninth Street II
64  NJCU West Campus
65  Ocean /Bayview
66  Paulus Hook
67  Powerhouse Arts District
68  Republic Container
69  Route 440 / Culver
70  School #2
71  Sip Avenue Gateway
72  Sip/Van Wagenen
73  Hamilton Square
74  St. John's
75  Summit Avenue
76  Summit and Fairmount
77  Tidewater
78  Turnkey
79  Village
80  Water Street
81  Wayne Street
82  Webster Avenue
83  Western Gateway
84  West Side Avenue
85  1 Exchange Place
86  8 Erie Street
87  23-25 Duncan Avenue
88  325 Palisade Avenue
89  826 Ocean Avenue
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HOLLAND GARDENS VISIONING PROCESS 

BUILD-OUT ANALYSIS

OUR PROCESS SO FAR…



ESTABLISHING
SCALE
OVERVIEW

Starting with the third resident meeting, the Visioning Team led 
the residents through a process of critical analysis of a wide array 
of potential directions for the future of Holland Gardens.  Using a 
Development Matrix composed of the key goals and inputs 
provided by the residents during the first two sessions, each 
approach to redevelopment was tested as to its potential to satisfy 
the critical needs and desires listed.  While some residents began 
the visioning process with a mindset of ‘just fix what’s broken’, this 
comparative analysis quickly led those same residents to the clear 
conclusion that rehabilitating the existing structures was simply 
not an option that would serve their needs – either in the short 
term or the long run.  Likewise, simply replacing the buildings with 
newer versions of the same low-rise scale of structure would only 
replicate many of the inherent challenges they identified and offer 
only marginal improvements.  By the conclusion of meeting #3, 
residents were unified in their desire for a higher-density 
solution – one that brought more residents to the site, but in 
doing so would also bring more of the amenities and lifestyle 
supports that they most desired.

Holland Gardens Visioning Process

REDEVELOPMENT                                       
PRIORITIES

POTENTIAL 
REDEVELOPMENT 

APPROACH 

Scenario 1:     
Rehabilitation of 
existing buildings 

Scenario 2:                   
Low density new 

construction  (4-story 
apartment building)

Scenario 3:                  
Medium density new 
construction (5 to 10-

story apartment 
building)             

Scenario 4:                      
High density new 

construction                        
(11+ stories) 

One-to-one replacement 
(192 units)

Handicap accessible units

ADA compliance

Stay in the neighborhood
Better housing
Better transit
Spaces for children
Laundromat
Safer streets
Retail

Parking
Fitness Room
Laundry Room
Community space for 
senior residents
Elevators
Daycare
Play areas for children
Computer center
Community garden
Daycare

Unit size and layout
Air conditioning
More than one bathroom 
per unit
Individual HVAC system
Private decks / balconies
Washer / dryer

Option to stay in my 
home if I have a disability

Dishwasher/microwave

Aging infrastructure
Minimize impact of 
flooding
Long term resiliency
Green infrastructure

Address lead 
paint/asbestos
Minimize noise
Imrove air quality

Energy consumption and 
costs
Water consumption
Building envelope

Neighbohood Context

HOLLAND GARDENS Revitalization Development Matrix

Resident Priority:                    
Site Amenities

Sustainability & 
Energy Efficiency

Environmental

Resident Priority: 
Neighborhood

Fundamental    
Development 

Priorities

Resident Priority:            
Building and Unit 

Amenities

Systems and 
Infrastructure 
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01 0302 04
REHABILITATION  

Preserve existing site 
and buildings

Upgrade existing units

MEDIUM DENSITY

5 to 10 story  elevator building

Partial or non-residential 
ground floor

LOW-DENSITY

4-story elevator building

Ground floor residential

Surface Parking

HIGH DENSITY

11+ story elevator building

Partial or non-residential ground 
floor

Structured parking

HOLLAND GARDENS VISIONING PROCESS 

DIRECTIONS FOR REDEVELOPMENT
2. LOW DENSITY 

4-story elevator 
building 

Ground floor 
residential 

Surface Parking

3. MEDIUM DENSITY 

5 to 10 story  elevator 
building 

Partial or non-residential 
ground floor 

4. HIGH DENSITY 

11+ story elevator building 

Partial or non-residential 
ground floor 

Structured parking

1. REHABILITATION 

Preserve existing site 
and buildings 

Upgrade existing units 
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OUR PROCESS SO FAR…

The fourth and fifth resident meetings took residents on a ‘deeper dive’ into the financial and regulatory aspects of development, with a desire to emerge with 
a direction that was not only beneficial programmatically, but most likely to be achievable within the context of current financial resources.  This discussion 
resulted on a conclusion that, to ensure full replacement of the existing 192 public housing units in the new development, the approach most likely to be 
successful would be to grow to the scale of the adjacent new developments:  a high-rise solution of at least 500 units that blended public housing with market-
rate.  In doing so, the higher density can support the more expensive aspects of the residents’ goals, such as structured parking, robust amenities available to all, 
larger and better-appointed unit layouts, and the potential for access to shuttle transportation.



DEVELOPMENT 
DIRECTION
OVERVIEW

Having arrived at a consensus direction that the future of 
Holland Gardens would be likely be a high-rise community with 
many more units and a mix of uses, the Visioning Team provided 
two alternative illustrations of how the desired program might 
manifest on the site.  The goal was not to create or commit to a 
particular design solution, but to create an understanding of how 
the development direction may take shape, knowing that a future 
developer-partner will ultimately work with them in the creation 
of an actual building solution, the aesthetics of the project, and 
the specific components.  The illustrations created by the Visioning 
Team used a ‘building blocks’ approach to diagrammatically show 
how the site could best support certain functions on the lower 
levels, provide for structured parking that could increase capacity 
and be shielded from view, and ultimately provide the built area 
needed to support a project of 500+ apartment units.  

Holland Gardens Visioning Process

HOLLAND GARDENS VISIONING PROCESS 

DEVELOPMENT AESTHETICS

Contextual Residential 
(Brick, mix of traditional and 

modern references)

Contemporary Residential 
(Floor to ceiling windows, metal 

panels, color)

Classic Residential 
(Traditional materials, architectural 

detail)
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DEVELOPMENT AESTHETICS

Contextual Residential 
(Brick, mix of traditional and 

modern references)

Contemporary Residential 
(Floor to ceiling windows, metal 

panels, color)

Classic Residential 
(Traditional materials, architectural 

detail)

OUR PROCESS SO FAR…
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SCENARIO 01:
BY RIGHT 
Jersey Ave Light Rail Redevelopment Plan

265 units  (80 du/ac density) 
6 Stories   (75’ height limit) 
0.5 parking spaces per unit

SCENARIO 02B:
MULTIPLE STRUCTURES
Jersey Ave Park Redevelopment Plan

500+ units (150 du/ac density) 
±25 Stories (284’ height)
0.5 parking spaces per unit

SCENARIO 02A:
SINGLE STRUCTURE 
Jersey Ave Park Redevelopment Plan

500+ units  (150 du/ac density) 
±23 Stories   (262’ height) 
0.5 parking spaces per unit

HOLLAND GARDENS VISIONING PROCESS 

REDEVELOPMENT SCENARIOS

CAPACITY ANALYSIS

Scenario 1: (BY RIGHT) 
Jersey Ave Light Rail Redevelopment Plan 

265 units  (80 du/ac density) 
6 Stories   (75’ height limit) 
0.5 parking spaces per unit 

Scenario 2A: Single Structure 
Jersey Ave Park Redevelopment Plan 

500 units  (150 units/acre) 
±23 Stories   (262’ height) 
0.5 parking spaces per unit 

Scenario 2B: Multiple Structures 
Jersey Ave Park Redevelopment Plan 

500 units (150 units/acre) 
±25 Stories    
0.5 parking spaces per unit 

Not a viable development option 
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CAPACITY ANALYSIS

Scenario 1: (BY RIGHT) 
Jersey Ave Light Rail Redevelopment Plan 

265 units  (80 du/ac density) 
6 Stories   (75’ height limit) 
0.5 parking spaces per unit 

Scenario 2A: Single Structure 
Jersey Ave Park Redevelopment Plan 

500 units  (150 units/acre) 
±23 Stories   (262’ height) 
0.5 parking spaces per unit 

Scenario 2B: Multiple Structures 
Jersey Ave Park Redevelopment Plan 

500 units (150 units/acre) 
±25 Stories    
0.5 parking spaces per unit 

Not a viable development option 
HOLLAND GARDENS VISIONING PROCESS 

LAST MEETING RECAP

BUILD-OUT ANALYSIS

Scenario 1: (BY RIGHT) 
Jersey Ave Light Rail Redevelopment Plan 

265 units  (80 du/ac density) 
6 Stories   (75’ height limit) 
0.5 parking spaces per unit 

Scenario 2A:  
Jersey Ave Park Redevelopment Plan 

500+ units  (150 du/ac density) 
±23 Stories   (262’ height) 
0.5 parking spaces per unit 

Scenario 2B:  
Jersey Ave Park Redevelopment Plan 

500+ units (150 du/ac density, includes 60 du/ac bonus) 
±25 Stories    
0.5 parking spaces per unit 

Of specific interest to the residents in this discussion was the ability to create a safe and well-appointed outdoor space on the roof area above the garage 
structure – an elevated park that could be enjoyed by all, yet high enough to benefit from fresher air, better views, and less of the traffic noise that typically 
dominates grade-level outdoor spaces.  The two scenarios illustrated showed different approaches to accomplishing the same goals, with the difference being 
one approach (2A) showed a single building, while the other (2B) showed two separate buildings of differing scales and the re-establishment of 15th Street 
through the site to reconnect the street grid and provide a different pedestrian experience at grade.  While the pros and cons of each approach were debated, 
the final result of the visioning process was clear:  there are multiple ways a high-density solution can work on the Holland Gardens site, and such a high-density 
solution is necessary in order to fully realize the potential of the site and achieve as much of the residents’ desires for their new home as possible.



2A
DEVELOPMENT SCENARIO 2A

Scenario 2A illustrates development of a single high-rise structure on the 
Holland Gardens site.  A 3-story podium allows for a significant amount of 
off-street parking at the core with a mix of non-residential uses and 
housing activating the perimeter.  There is an opportunity for large 
contiguous non-residential space fronting Jersey Avenue providing 
opportunity for a significant community amenity such as a daycare or 
healthcare facility.  Residential frontage along Erie street creates and 
opportunity for multi-level townhome-style units that relate in scale to the 
adjacent residential blocks.  A residential tower rises above the podium up 
to 22 stories. The roof of the podium provides opportunity for a significant 
outdoor recreation amenity serving residents with dramatic views of the 
Manhattan skyline.
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REDEVELOPMENT SCENARIO A



2B
DEVELOPMENT SCENARIO 2B

Scenario 2B proposes  the re-introduction of the 15th Street through the 
Holland Gardens site creating a new “Front Door’ for the development.  
Connecting the street grid provides the opportunity to create a unique 
pedestrian experience within the site.  This new connector will link the 
neighborhood fabric to the east of Erie Street to the rapidly emerging Jersey 
Ave Park development west of the site.  Service loading and parking are 
accessed from 16th street which is currently dominated by the loading and 
parking facilities for the Lackawanna building.  A residential mid-rise defines 
the South side of the new 15th Street connector, screening the 
development from the intense auto-dominated Holland Tunnel outfall 
at 14th Street.  Two residential buildings rise above the podium, up to 20 
stories echoing the massing of the Soho Lofts across Jersey Avenue.
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NEXT
STEPS
OVERVIEW

The Visioning Sessions established a dialogue with Holland 
Gardens residents about the future of the site. The process 
brought forth a vision of Holland Gardens redeveloped as a mixed-
use, mixed-income community well integrated with the 
surrounding neighborhood and connected to local and regional 
resources.  The JCHA requires Board approval to move this process 
forward through an RFQ/RFP process to identify and select a 
development partner who  will work with the Housing Authority 
to fully develop this vision into reality.

Holland Gardens Visioning Process

HOLLAND GARDENS VISIONING PROCESS 

NEXT STEPS

STAY INFORMED / STAY INVOLVED
▸ ATTEND MEETINGS  

▸ JCHA will begin a series of Uniform Relocation Act 
Information Sessions starting in late July 2019. 

▸ JCHA will continue to hold meetings with Holland Gardens 
residents to inform them of updates. 

▸ STAY INFORMED 

▸ Visit www.hollandgardensvision.org for information 
about Holland Gardens revitalization process, including 
videos of past meetings. 

▸ Future meeting dates and times will be posted on fliers, 
on social media and on the website at least two weeks in 
advance. 
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NEXT STEPS

REDEVELOPMENT TIMELINE* / WHAT HAPPENS NEXT?
Board Approval of Visioning Process Summer 2019

RFQ (Request for Qualifications) Summer 2019 - Fall 2019

RFP (Request for Proposal) Fall 2019 - Winter 2020

RFP Review and Final Selection Spring 2020 - Summer 2020

Pre-Development Fall 2020 - Summer 2021

Resident Relocation Process Fall 2021 - Winter 2022

Demolition and Groundbreaking (Beginning of construction) Spring 2022

*All dates are approximate

REDEVELOPMENT TIMELINE / WHAT HAPPENS NEXT?


