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I. Introduction 

The New Jersey Municipal Land Use Law (MLUL) at N.J.S.A. 40:55D-89 mandates that a municipality’s 
governing body shall, at least every ten years, provide for a general reexamination of its master plan and 
development regulations by the Planning Board, which shall prepare and adopt by resolution a report 
on the findings of such reexamination. Specifically, the MLUL mandates that a reexamination report 
must address the following: 
 

a) The major problems and objectives relating to land development in the municipality at the time 
of the adoption of the last reexamination report. 

b) The extent to which such problems and objectives have been reduced or have increased 
subsequent to that date. 

c) The extent to which there have been significant changes in the assumptions, policies, and 
objectives forming the basis for the master plan or development regulations as last revised, 
with particular regard to the density and distribution of population and land uses, housing 
conditions, circulation, conservation of natural resources, energy conservation, collection, 
disposition and recycling of designated recyclable materials, and changes in state, county and 
municipal policies and objectives. 

d) The specific changes recommended for the master plan or development regulations, if any, 
including underlying objectives, policies and standards, or whether a new plan or regulations 
should be prepared. 

e) The recommendations of the planning board concerning the incorporation of redevelopment 
plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L. 1992, c. 79 
(C.40A:12A-1 et al.)  into the land use plan element of the municipal master plan, and 
recommended changes, if any, in the local development regulations necessary to effectuate the 
redevelopment plans of the municipality. 

f) A section setting forth the recommendations of the planning board concerning locations 
appropriate for the development of public electric vehicle infrastructure, including but not 
limited to, commercial districts and, areas proximate to public transportation and transit 
facilities and transportation corridors, and public rest stops; and recommended changes, if any, 
in the local development regulations necessary or appropriate for the development of public 
electric vehicle infrastructure. 

 
The Borough of North Plainfield’s current Master Plan was adopted in April 2014. This document 
constitutes a reexamination of the 2014 Master Plan. The report represents an on-going effort on the 
part of the Borough of North Plainfield to ensure that its planning policies, goals and objectives, and 
development regulations remain current and effective in addressing the issues facing the Borough today. 
The following five sections address each of the state-mandated items described above. 
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II. Major Problems and Objectives of the 2014 Master Plan and the 
Extent to Which They Have Been Reduced or Increased 

This chapter outlines the major problems and objectives identified in the 2014 Master Plan.  It also 
describes the extent to which such problems and objectives have been reduced or have increased 
subsequent to that date, in accordance with items a and b in N.J.S.A. 40:55D-89. 

A. 2014 Master Plan Goals and Objectives 
The Borough’s 2014 Master Plan established several general goals and objectives for each of its plan 
elements, as follows: 
 

Land Use: 

1. Promote a balanced variety of residential, commercial, recreational, public and conservation uses 
and all other land uses.  

Current Status: This general goal remains valid.  
 

2. Develop senior housing at appropriate locations to meet the needs of the Borough population. 

Current Status: This general goal remains valid. 
 

3. Relate the density of housing development to the carrying capacity of the land, roads and utility 
infrastructure capabilities.  

Current Status: The Borough prepared a Housing Element and Fair Share Plan which was adopted in 
2017 and amended in 2020, in accordance with the New Jersey Municipal Land Use Law per N.J.S.A. 
40:55D-28b(3), the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.) and the Second Round Substantive 
Rules (N.J.A.C. 5:93 et seq.) of the New Jersey Council on Affordable Housing (COAH). This plan identifies 
appropriate locations and densities for new housing development. 

 

4. Maintain a proper balance between land uses so that the Borough’s population is adequately served 
by a sound employment base and sufficient services; 

Current Status: This general goal remains valid.  
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5. Protect residential neighborhoods from commercial, industrial, office and other non-residential 
encroachments; 

Current Status: This general goal remains valid. 
 

6. Continue to meet the Borough’s affordable housing needs. Encourage adequate affordable housing 
opportunities, especially for young families and senior citizens. 

Current Status: The Borough prepared a Housing Element and Fair Share Plan which was adopted in 
2017 and amended in 2020, in accordance with the New Jersey Municipal Land Use Law per N.J.S.A. 
40:55D-28b(3), the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.) and the Second Round Substantive 
Rules (N.J.A.C. 5:93 et seq.) of the New Jersey Council on Affordable Housing (COAH). An inclusionary 
housing development on the former Villa Maria site that was identified in the Fair Share Plan has 
received site plan approval from the Planning Board. 

 

7. Encourage mixed-use development where appropriate, such as residential uses within selected 
commercial/retail zones. 

Current Status: This general goal remains valid. 
 

8. Ensure that new development on vacant or underutilized land is in keeping with existing 
neighborhood character. 

Current Status: This general goal remains valid.  
 

9. Encourage the revitalization of the downtown area of the Borough through partnerships between 
the public and private sectors, including rehabilitation of older structures and infrastructure; 
redevelopment of specific parcels; enhanced streetscape improvements in the downtown business 
area; expansion of public areas for congregation; expansion of parking areas; and, improving site 
distances and cross-walks for pedestrians. 

Current Status: This general goal remains valid. The Borough has undertaken various parking 
improvements including maximized parking facilities at the Municipal Complex through the 
redevelopment of the garage and the completion of the Somerset Street and Pearl Street public parking 
lot. In addition, several transportation related improvements have been completed in the downtown 
area, including the traffic signal at Somerset Street and Pearl/Craig Street being redone with ADA 
ramp pedestrian infrastructure. Furthermore, the streetscape environment along Somerset Street has 
been extended further north close to the intersection with Route 22.  The North Plainfield Borough Hall 
has also been renovated since 2014. The Borough intends to obtain additional contiguous property for 
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the expansion of the Municipal Complex. Architectural Design Review Board reviews are continuing for 
signs and facades within the downtown area. Moreover, the Professional Office Overlay Zone has been 
implemented along Watchung Avenue. 

 

10. Encourage the redevelopment of brownfield sites in the Borough; 

Current Status: This general goal remains valid. There are a few known contaminated sites within the 
Borough along Route 22 and in other areas, as per the New Jersey Department of Environmental 
Protection (NJDEP).  

 

11. Encourage the following land use concepts: adaptive reuse of buildings and infrastructure; 
protection of environmentally sensitive areas; promotion of alternate modal transportation through 
mixed-use development and interdependent land use relationships; and, encouragement of local 
services and goods establishments, and community gardens to meet the needs of local residents and 
local businesses; 

Current Status: This general goal remains valid.  
 

12. Encourage mixed-use development in the downtown business area to promote local businesses;  

Current Status: This general goal remains valid.  
 

13. Create an ‘attractive’ downtown environment through the implementation of streetscape 
improvements to enhance pedestrian safety and to provide additional public gathering (civic) space. 

Current Status: This general goal remains valid. The Borough continues to pursue holistic 
improvements to create a “destination” community downtown with adequate amenities and services. 
The streetscape environment along Somerset Street has also been extended further north close to the 
intersection with Route 22.  Architectural Design Review Board reviews are continuing for signs and 
facades within the downtown area as well. Furthermore, the Borough has also implemented the 
Professional Office Overlay Zone along Watchung Avenue, in order to encourage development which 
will appropriately transition to the downtown business core. 

 

Circulation and Transportation: 

1. Provide for efficient and safe traffic circulation in the Borough. This should be achieved while the 
aesthetic quality is maintained, especially along residential streets. 
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Current Status: This general goal remains valid. The Borough has undertaken intersection 
improvements and traffic signal improvements (Somerset Street and Pearl Street/Craig Place), and 
installed a rapid flashing beacon at Greenbrook Road and Wilson Avenue adjacent to the North 
Plainfield Middle/High School. Overall, traffic circulation and safety remain a concern for the Borough, 
and may require a thorough analysis of all problematic intersections. The Borough Police Department 
enforces traffic safety through officer posts to monitor driver behavior in problem areas and issue 
disciplinary action as appropriate, especially for loud exhausts, speeding, and other moving violations. 
Crash data is also generally monitored for locational patterns, which are then addressed via corrective 
actions. Examples of corrective measures or efforts undertaken by the Borough include general 
maintenance, new traffic signage, flashing stop signs, intersection stop control, implementation of the 
Safety Sticks program to alleviate sight distance issues, and participation in a bilingual 
pedestrian/driver safety program sponsored by Ridewise.  Moreover, the Borough adopted a “Complete 
Streets” policy in 2016, committing to ensure that all new road construction/reconstruction be 
designed to accommodate safe travel by pedestrians, bicyclists, public transport, motor vehicles. 

 

2. Optimize alternative modal choices within the Borough, in particular to enhance access to buses, 
jitneys, taxis, walking and bicycles, etc. 

Current Status: This general goal remains valid. The Borough has completed intersection 
improvements and will continue to identify problematic intersections and streets for improved traffic 
circulation and safety.  

 

3. Establish ‘linked’ bikeway paths in the Borough to promote safe access to existing and proposed 
active and passive recreational areas, public schools, community facilities and the downtown 
business area. 

Current Status: This general goal remains valid. The Borough works with the Board of Education to 
promote student pedestrian safety.  

 

4. Promote traffic safety and pedestrian safety in the downtown area and throughout the Borough’s 
residential neighborhoods through a comprehensive program to upgrade, modify and/or enhance 
existing traffic controls and intersection geometry at key locations, particularly on residential 
thoroughfares providing access to the downtown area. 

Current Status: This general goal remains valid. The Borough has undertaken intersection 
improvements and traffic signal improvements (Somerset Street and Pearl Street/Craig Place),  
installed a rapid flashing beacon at Greenbrook Road and Wilson Avenue adjacent to the North 
Plainfield Middle/High School and removed parking on Watchung Avenue at some intersections to 
improve sight distance and safety. The implementation of the Safety Sticks program should also help 
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alleviate sight distance issues at key intersections. Additional efforts completed by the Borough include 
general road maintenance, new traffic signage, flashing stop signs, intersection stop control, and 
participation in a bilingual pedestrian/driver safety program sponsored by Ridewise. The Borough 
typically expends over $1 million in capital and grant funds annually on roads alone.  

Overall, traffic circulation and safety remain a concern for the Borough, and may require a thorough 
analysis of all problematic intersections and streets. The Mayor has accordingly recommended 
engaging a Professional Traffic Operations Engineer (PTOE) in order to develop traffic solutions for 
several problematic streets/intersections, and to incorporate the PTOE’s recommendations into the 
annual road improvement program. Moreover, the Borough may seek the resources and assistance of 
the North Jersey Transportation Planning Authority regarding traffic calming/safety measures at 
targeted and identified locations, with the guidance of the PTOE.   

 

5. Provide for improved traffic flow and safety along Route US 22 by encouraging new development or 
redevelopment of commercial properties along the highway be designed in accordance with the 
access design criteria of the New Jersey Highway Access Management code. 

Current Status: This general goal remains valid. The Borough continues to pursue opportunities for 
traffic signal improvements at appropriate locations, in coordination with the relevant authorities. The 
Borough was supportive of the initiative of the New Jersey Department of Transportation (NJDOT) to 
construct sidewalks along portions of Route US 22.  

 

6. Promote pedestrian safety for school-aged children through the improvement and maintenance of 
existing pedestrian sidewalk areas and crosswalks providing access to public schools and residential 
neighborhoods, including appropriate traffic control and signage to enhance motorist awareness. 

Current Status: This general goal remains valid. The Borough has installed a rapid flashing beacon at 
Greenbrook Road and Wilson Avenue adjacent to the North Plainfield Middle/High School in order to 
improve pedestrian safety. The Borough also works with the Board of Education to promote student 
pedestrian safety.  

 

Community Facilities and Services: 

1. Provide adequate community facilities and services in order to maintain the quality of life for 
existing and future Borough residents. 

Current Status: This general goal remains valid. The Borough Hall has been renovated and an outdoor 
courtyard has been developed at the Community Center. The Borough has received grant funding for 
the implementation of touchless fixtures at the Borough Library, the Vermuele Mansion, and the 
Community Center. Additional grant funding from the Community Development Block Grant Program 
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and the County have been utilized for sewer improvements, specifically along Greenbrook Road. The 
long-standing Master Plan goal to expand and improve the Borough Public Works maintenance garage 
facility by acquiring the adjacent Somerset County Road Department facility has been achieved, with 
improvements made to the overall site, including a new fueling station and salt dome.  

 

2. Encourage resource recovery and the recycling of recyclable materials; 

Current Status: This general goal remains valid. 
 

3. Provide adequate public facilities for the Borough’s population, including schools, parks, libraries, 
recreation/open space, fire, police, and solid waste disposal; and, 

Current Status: This general goal remains valid. The Borough Hall has been redone and renovated and 
an outdoor courtyard has been developed at the Community Center. The Borough has received grant 
funding for the implementation of touchless fixtures at the Borough Library, the Vermuele Mansion, 
and the Community Center. Specifically, the Library was extensively renovated within the past few years 
with new lighting and furnishings. Future improvements to the Library will include a reconstruction of 
the vestibule and the addition of carpeting and an elevator. The Borough Fire Department also shares 
a service ladder truck with the Borough of Watchung. Moreover, the Borough has received an $850,000 
tree grant to study, inventory, remove, and replant trees within the municipality. Maintenance of 
community facilities remains a priority for the Borough. The Borough recently received County funding 
for an exercise path and dog park at the former Villa Maria property. Moreover, the Borough plans to 
begin a conceptual design of improvements to the Vermuele Complex to include a new recreation office, 
performance area, and storage space.  

 

4. Ensure that all Borough-owned facilities meet the needs of all persons, particularly handicap 
persons, through the provision of adequate, safe access to all public facilities and services. 

Current Status: This general goal remains valid. The elevator at Borough Hall was extensively 
renovated and an elevator addition is being planned for the Library, along with the installation of ADA-
compliant entrance and exit doors at Borough Hall, the Library and the Vermuele Mansion. The 
Borough also renovated the former caretaker’s home at the Vermuele Complex to serve as a new facility 
for the Food Bank.  

 

Parks, Recreation and Open Space Conservation: 

1. Promote the preservation of natural systems and environmentally sensitive areas, particularly 
wetlands and flood hazard areas; 
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Current Status: This general goal remains valid. The Borough has received an $850,000 tree grant to 
study, inventory, remove, and replant trees within the municipality. The Borough should continue to 
preserve environmentally sensitive areas along the Green Brook, Stony Brook, and Crab Brook 
waterways.  

 

2. Preserve and enhance existing stream corridors and tributaries by providing linkages among parks 
where possible; 

Current Status: This general goal remains valid. The acquisition of the former Villa Maria tract was a 
significant achievement for open space preservation, parkland acquisition, and for the purposes of 
stream corridor protection.  

 

3. Preserve open space and protect natural, cultural and historic resources; 

Current Status: This general goal remains valid. The former Villa Maria property has been approved 
for redevelopment as a 32-unit multifamily residential development, with an affordable housing 
component. The remainder of the former Villa Maria property will be preserved as open space. The 
Borough actively supports the Friends of the Vermuele Mansion to enhance the Mansion’s role as a 
museum and cultural center.    

 

4. Provide a systematic plan for the acquisition of brook front and upland parcels for additional open 
space and parkland; 

Current Status: This general goal remains valid. The acquisition of the former Villa Maria tract was a 
significant achievement for open space preservation, the acquisition of parkland, and for the purposes 
of stream corridor protection. The Borough also secured additional parkland as a result of the 
termination of the 99 year lease agreement from Union County, which is to be preserved as open space.  

 

5. Develop passive recreational opportunity in the Borough through the improvement of borough-
owned and (Union) county-owned land along the Green Brook, including the creation of a ‘walking 
trail’ along the Green Brook with linkage to Green Acres Park along the Stony Brook. 

Current Status: This general goal remains valid. The Borough is participating in the construction of the 
Green Brook Multi-Use Trail, a pedestrian and bicycle path connecting the municipalities of Dunellen, 
Plainfield, North Plainfield, and Scotch Plains. A small portion of the path has been constructed along 
Green Brook within Green Brook Park, in the City of Plainfield.  
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6. Provide increased active and passive recreational opportunity for Borough residents and school-
aged children through the continued partnership with the North Plainfield Board of Education, 
including the expansion of recreational space; enhancement of recreational facilities; and, continued 
upgrade and maintenance of support infrastructure. 

Current Status: This general goal remains valid. The Borough has constructed an outdoor courtyard at 
the Community Center. The Borough Recreation Department also partners with the Board of Education 
regarding the use of indoor and outdoor recreation facilities associated with Borough schools.  

 

Utilities: 

1. Continue to provide adequate infrastructure to meet the needs of the community, including 
continued maintenance and repairs of utilities and roadway infrastructure through the Borough’s 
Capital Improvement Program, and investment to upgrade aging infrastructure and utilities to meet 
future demands; and, 

Current Status: This general goal remains valid. Grant funding from the Community Development Block 
Grant Program and the County have been utilized for sewer improvements, specifically along 
Greenbrook Road. The Borough has also recently completed capital improvements upgrades for the 
municipal departments and related equipment and vehicles, municipal buildings, recreational 
facilities, and road/safety and stormwater infrastructure. The Borough typically invests $2-3 million in 
annual capital improvements.   

 

2. Protect lives and property from flood damage through storm water control and management. 

Current Status: This general goal remains valid. The Borough has adopted the required NJDEP 
Ordinances for Best Management Practices (BMP) for Stormwater.  All proposed development is 
reviewed by the Borough with the reduction of impervious surfaces and/or groundwater recharge 
being required per the NJDEP BMP. 

 

B. Major Recommendations Identified in 2014 
The 2014 Master Plan proposed several recommendations. The following outlines those 
recommendations and provides an update of the extent to which these recommendations have been 
adopted or completed. 
 

Land Use Plan 

1. Based upon the desire to revitalize the downtown area of North Plainfield, including older, adjacent 
residential structures and neighborhoods, it is recommended that North Plainfield designate the 
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central portion of the Borough as an “area in need of rehabilitation.” Upon determination of the area 
as an ‘Area in Need of Rehabilitation” by the North Plainfield Governing Body, it is recommended 
that North Plainfield take the following measures in an effort to promote development within the 
central portion of the Borough and the overall community: 

a. Establish a Rehabilitation Program to repair and improve residential and nonresidential 
structures and infrastructure in the designated Rehabilitation Area. It is recommended that the 
Rehabilitation Program include tax abatement and tax-exemption incentives, by municipal 
ordinance, for rehabilitation of individual private properties in accordance with the Five-Year 
Exemption and Abatement Law (NJSA 40A:21-1, et seq.). The Program should also include new 
construction and/or the expansion of existing buildings and structures in the rehabilitation area; 
and, 

b. Investigate and determine the need for redevelopment of specific property(s) or combination of 
land parcels in accordance with the criteria established in the New Jersey State Redevelopment 
and Housing Law (N.J.S.A. 40A: 12A-1, et seq), including the ‘old mill’ site (Block 43, Lot 6) [for 
multi-family residential use with an “affordable” housing component], or other parcels within 
the downtown business area. Based upon such determination, formal Redevelopment Plans 
should be adopted by the Borough to facilitate new development in the Rehabilitation Area, 
which should include the provision of off-street parking, open space, positive pedestrian access, 
and ‘gateway’ streetscape improvements (lighting, street trees, surface treatments, landscaping, 
etc.). 

c. Other than the inclusion of the Historic District within the proposed “area in need of 
rehabilitation,” no specific recommendations or changes to the Washington Park Historic 
District are proposed. 

Current Status: The ‘old mill’ site has not yet been redeveloped, however, the Borough has incorporated 
an area in need of rehabilitation designation which includes tax abatement and tax-exemption 
incentives in accordance with the Five-Year Exemption and Abatement Law (NJSA 40A:21-1, et seq.). 
The historic former Villa Maria property has been approved for redevelopment utilizing the statutory 
Local Redevelopment and Housing Law (LRHL) process as a 32-unit multifamily residential 
development, with an affordable housing component. The remainder of the former Villa Maria 
property will be preserved for open space/recreational use.     

 

2. It is recommended that the following revisions be made to the R-6, R-7, and R-8 zone in the 
Borough’s Land Use Development Regulations: 

d. R-6 Zone: The minimum side yard requirement should be revised to 7.5 feet. 
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e. R-7 Zone: The minimum lot width should be increased to 70 feet; The minimum lot area 
requirement should be reduced to 20,000 SF; and, The minimum side yard requirement should 
be revised to 10 Feet. 

f. R-8 Zone: The minimum lot width should be increased to 100 Feet; and, The minimum side yard 
requirement should be revised to 15 feet. 

In addition to the above noted specific revisions recommended to the R-6, R-7, and R-8 Residence 
Zone bulk requirements, it is further recommended that the minimum lot area requirement for these 
zones and the R-1 and R-2 Residence Zones be measured as the “total area included within the lot 
lines,” (as defined in the current Land Development regulations for the Borough of North Plainfield). 
The existing minimum lot area requirement measurement in these five Residence Zones (“measured 
within one hundred sixteen (116) feet of the front right-of-way”) should be eliminated. 

Current Status: These recommendations have not been implemented. 
 

3. Based upon a non-conforming lot analysis of a portion of the existing R-6 Residence District 
conducted as part of the above noted basic studies zoning analysis, the Land Use Plan designates an 
additional area to be designated as “Single Family & Two-Family Residential.” This designation is 
proposed to reduce the substantial number of non-conforming lots in this area based upon the 
current R-6, Residence District yard requirements. The specific properties include: Block 132, Lots 
1-21.02; Block 133, lots 1-19; and Lots 7-23 of Block 149. To effectuate proposal, it is recommended 
that these properties be zoned R-3, Residence. 
 
Current Status: This recommendation has not been implemented. 

 

4. To encourage non-residential development in the Borough, and provide necessary professional 
services to Borough and area residents, it is recommended that professional office use and mixed 
office-residential use be permitted as a conditional use within the R-3, Residential zone on 
properties with direct frontage and access along Watchung Avenue. 
 
It is recommended that with development of Watchung Avenue for professional office use, ‘gateway’ 
themed access treatments such as street trees, lighting, and sidewalk treatments should be 
considered along key side streets leading to the Somerset Street business corridor and downtown 
business area. 
  
Current Status: This recommendation has been partially implemented through the creation of the 
Professional Office Overlay Zone in 2017. 
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5. As part of the effort to rehabilitate the central portion of the Borough and particularly in the 
downtown area, it is proposed that the Downtown Business/Mixed Use district extend along both 
sides of Somerset Street, from Lincoln Place/Race Street north to Park Place/Jackson Avenue. This 
extended area includes all commercial properties fronting along each side of Somerset Street, 
excluding existing public uses (Borough Hall, Somerset School, etc.). To effectuate this designated 
land use change, it is recommended that the existing B-1, Business Zone extend north to Park 
Place/Jackson Avenue, including all properties fronting along the east side of Somerset Street (Block 
82, Lots 1 & 2; Block 81, Lots 1, 15 – 18) and Block 93 (west side of Somerset Street) in its entirety 
(Lots 3.01 – 10). 

Current Status: This recommendation has not been implemented. 
 

6. Two additional areas in the Borough are proposed for Business, Office use, including: 1) Block 116, 
Lots 2-6 (Cedar Street & Route 22); and, 2) Block 1, Lots 1-6 (Mountain Avenue & Route 22). A 
description of each proposed rezoning is provided as follows: 

a. Block 116, Lots 2-6 comprise an area adjacent to Route 22, including one business office use, two 
dwellings, a 23-unit multi-family apartment use, and a vacant/billboard site. This area is 
depicted on the Land Use Plan - Plate 17B, West Central. Adjacent to these lots, is an existing 
commercially zoned auto repair use (Lot 7), which has direct frontage along Route 22. 
Designation of this area for Business, Office use reflects proximity to Route 22 and represents 
low-intensity commercial use which is more in character with residential use south of Cedar 
Street. It is recommended that these parcels be rezoned B-2, Business. 

b. The designation of Lots 1 - 6 of Block 1 (vicinity of the Mountain Avenue/Route 22 intersection), 
for business use is also more in character with the commercial nature of the Route 22 corridor. 
At present, this area includes an automotive repair use, a former day-care business, and four 
dwellings. Due to the proximity of these parcels to the Route 22 corridor, and in light of traffic 
conditions in the vicinity of the Mountain Avenue signalized intersection of the highway, the 
Land Use Plan (Plate 17D, East End) proposes this area for Business, Office Use. To effectuate 
this recommendation, this area is proposed for B-2, Business zoning. 

Current Status: These recommendations have not been implemented. 
 

7. The area designated as “Highway Commercial” along Route 22 includes two existing B-3, Business 
Zones (between Little Place and Grove Street, and, between Watchung Avenue and North Drive), and 
an existing B-6 Business Zone in vicinity of the Somerset Street/Watchung Avenue interchange). No 
changes are recommended in the Land Use Plan concerning the existing areas zoned B-3. It is 
proposed that the area currently zoned B-6, be re-designated in the Land Use Plan as “Highway 
Commercial” (formerly designated in the Land Use Plan as “Office Redevelopment”), and rezoned as 
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B-3, Business. The B-3, Business zone permits commercial, retail, office, public garages/fuel stations, 
and motel use, with no minimum lot area requirement and a maximum building height of 35 feet (2-
1/2 stories), while the B-6 zone permits similar uses, with the exception of public garages/fuel 
stations, with no minimum lot area and a maximum building height of five (5) stories (50 feet). The 
proposed Land Use Plan designation (“Highway Commercial”) and proposed rezoning (B-3, 
Business) more closely reflects existing development and likely future development patterns in the 
area. 
 
In addition to the above noted recommended B-3, Business rezoning, the existing high school 
athletic field (Upper Krausche Field – Block 123, Lot 2) is designated for “Highway Commercial” use 
(Plate 17B, West Central) and proposed to be zoned B-3, Business. The property in question is 
located along the eastbound side of Route 22, adjacent to an existing commercial retail use (CVS 
Pharmacy), and is presently zoned R-2, Residence. Business zoning of the parcel would facilitate 
future commercial development, and would also permit business sponsor advertisement in support 
of high school athletic programs. 

Current Status: These recommendations have not been implemented. The proposal to rezone Block 123, 
Lot 2 to B-3 to permit billboard signage is no longer recommended. 

 

8. Based on a concern that the Borough’s existing cell tower ordinance, as applied, would prevent the 
location of any cell tower facility, it is recommended that the Borough revise the site location 
requirements and overall ordinance requirements for telecommunication installations in the 
Borough. In order to prevent the intrusion of telecommunications infrastructure into residential 
zones of the Borough, it is recommended that cell tower(s) and antenna(s) should only be permitted 
as a conditional use along Route U.S. 22 in the B-3, B-4, or B-5 Business zones. 

Current Status: This recommendation has not been implemented. 
 

Downtown Revitalization Plan 

Land Use & Zoning 

1. The Land Use Plan proposes to extend the “Downtown Business/Mixed Use” designation for all 
commercial properties having frontage along both sides of Somerset Street between Lincoln 
Place/Race Street and Park Place/Jackson Avenue intersection. To effectuate this proposed 
enlargement of the Downtown Business/Mixed Use land use designation, it is recommended that all 
properties fronting along both sides of Somerset Street be rezoned B-1, Business. To promote 
revitalization of the downtown area, it is recommended that the Borough’s Land Use development 
ordinance be amended to permit mixed-use commercial/office and residential apartment use in the 
B-1, Business zone. 
 
Composition of mixed-use buildings should be permitted as follows:  
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a) Ground Floor: commercial retail/service use and /or professional/business use; 
b) Second Floor: professional/business office use only or residential use; and, 
c) Third Floor: professional/business office use only (if on second floor) or residential use only. 

 
In addition, it is recommended that all commercial use or mixed-use buildings in the downtown area 
on lots having frontage along Somerset Street should be a minimum of two stories. (25 feet) in 
height. 
 
Current Status: The recommendation to expand the B-1 Business zone has not been implemented, and 
the B-1 zone does not explicitly permit mixed-use buildings. It does, however, state that apartment 
buildings with offices on the first floor are permitted, subject to required conditions for apartment 
buildings.  

 

2. Establishing the downtown area as a community asset and a viable destination therefore includes 
meeting all Borough resident needs through the provision of necessary local commercial services 
and retail goods, and commercial entertainment uses. To achieve this, it is recommended that in 
addition to permitting mixed-use residential and apartment/townhouse use in the B-1, Business 
district, permitted uses in the B-1 zone be amended to include the following commercial 
service/retail and business uses: 

a. Commercial retail establishments (convenience stores; delicatessen/food stores and 
markets; bakeries; liquor stores; drugstores, including cosmetics & pharmacies; etc.); 

b. Specialty Retail uses (clothing & apparel stores; antique/hobby/toy stores; art supply 
stores/galleries; music/book stores; jewelry/collector stores; optician/eyeglass stores; 
sporting goods; etc.); 

c. Commercial Service establishments (barbershops/beauty salons, including nail salons; dry-
cleaning/laundry uses, including tailors; computer sales/service & office supplies/printing 
establishment; household & appliance repair shops; travel agencies and immigrant service 
establishments; vocational schools & music/dance studios; etc.); 

d. Professional and business office establishments (lawyer & doctor offices; financial & 
insurance services; consulting professional service offices; real estate agencies, etc.); 

e. Financial institutions and banks; and, 
f. Restaurants and/or bars & taverns, excluding drive-thru/drive-in establishments and fast 

food restaurants. 
 
Current Status: Mixed-use residential is not explicitly permitted, although apartment buildings with 
offices on the first floor are permitted, subject to required conditions for apartment buildings. 
Townhouse uses are also permitted subject to required conditions. The recommendations concerning 
professional and business office establishments, financial institutions and banks, and restaurants and 
taverns have been implemented.  Although retail business uses are broadly permitted, the specific 
recommendations regarding commercial retail establishments, specialty retail uses, and commercial 
service establishments have not been implemented. 
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3. Uses which should be prohibited in the B-1 Business zone include uses which are ‘automobile 
oriented’ (i.e. new /used auto sales and/or auto parts sales; auto repair and/or fueling stations, etc.) 
and uses which do not promote the local commercial/business service or retail needs of the 
community (i.e. funeral homes, central telephone exchanges). 
 
Current Status: This recommendation has not been implemented.  

 
 
4. In conjunction with the encouragement of local business oriented uses within the downtown area, 

it is recommended that architectural guidelines be established to provide common design elements 
for building façade treatments, front elevation window opacity/proportion standards, 
window/façade lighting, etc. Design guidelines for commercial uses should also include uniform 
façade/window signage, particularly for multi-tenant commercial buildings, and design standards 
for outdoor (sidewalk) cafés where practical. 
 
Current Status: This recommendation has been implemented.  Section 22-138 of the Land Development 
Ordinance provides architectural design standards for all buildings and structures in a site 
development plan within the Borough's downtown business district along Somerset Street.   

 

Civic Center & Open Space 

5. Along with providing ‘community-serving’ commercial service and retail uses in the downtown area, 
creation of a ‘Civic Center’ area in North Plainfield is essential in establishing the downtown area as 
a viable ‘destination’ for all Borough residents. This component to the revitalization of the 
downtown area includes the incorporation of the existing town hall building and site (Block 93, Lots 
6.01 - 10) between Vine Street and Somerset Street, and the proposed public open space area (Block 
82, Lot’s 3 & 4) located to the east of Somerset Street, between Race Street and Manning Avenue.  
 
Current Status: While there have been improvements made to Borough Hall and its surroundings, this 
recommendation has not been fully implemented. 

 

Parking 

6. A future municipal parking lot/public use facility is proposed at the intersection of Somerset Street 
and Pearl Street (Block 88, Lot 6). This 0.26 acre parcel is located along the northbound side of 
Somerset Street. It is proposed that this parcel be developed for public parking to serve the 
downtown business area, and also for public use/open space area (i.e. expanded brick-paver 
sidewalk area with benches and landscape trees and/or shrubs, etc.) adjacent to the sidewalk area 
along Somerset Street. It is recommended that ingress/egress to this proposed parking lot be 
provided from Pearl Street to avoid added turning movements along Somerset Street.  
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Current Status: This recommendation has been implemented.  
 

7. Provision of additional off-street parking should be encouraged with rehabilitation or 
redevelopment of commercial properties in the downtown area. Off-street parking in the downtown 
area should not be located in the front yard of building lots, and should preferably only be provided 
in the rear yard areas of lots fronting along Somerset Street, or if necessary, within side yard areas. 
In an effort to minimize mid-block turning movements along Somerset Street, alternate access to 
off-street parking lots should be provided (where possible) from side streets. 
 
Multi-lot, shared rear yard parking should be encouraged, including provision for pedestrian access  
(alley-way) to the street front area along Somerset Street. Rear building public access to ground floor 
commercial/business uses may be provided from rear yard parking lots where feasible. Creation of 
off-street parking lots for residents, businesses or for use by the general public must emphasize 
public safety and security, including clearly defined pedestrian ways or alley ways which offer good 
surveillance opportunity (i.e. open to public view), and proper lighting during evening hours.. With 
redevelopment or rehabilitation of downtown businesses or mixed uses, off-street parking should 
be provided for on-site employees (maximum shift) and residents (per RSIS). Where feasible, rear 
yard metered public parking behind commercial buildings may be provided through the creation of 
a municipal parking easement on private lots, specifying the number of spaces, access and 
maintenance, or by dedication of such land to the Borough for municipal parking purposes. 
 
Current Status: This recommendation has not been fully implemented. No major redevelopment 
projects have occurred in the downtown along Somerset Street.  There is a mix of front yard and 
side/rear yard parking areas provided along Somerset Street.  

 

Streetscape 

8. In developing a strategy for the revitalization of the North Plainfield downtown area, a key 
component to success includes placing ‘pedestrian life’ as the dominant feature. Key aspects to 
pedestrian life in the downtown area include patronage of local businesses and participation of local 
events and municipal festivities throughout the year. It is therefore essential to establish the 
downtown area as a desirable destination through the creation of an inviting, attractive, and safe 
environment, and by various means to enhance ‘streetscape’ features along Somerset Street and on 
approaching gateway side streets to the downtown area. 
 
In addition to existing streetscape features within the downtown area (lighting, street trees, 
sidewalk treatments, etc.), recommended improvements include the following: 
 

• Bump-out treatments at street intersections along Somerset Street to accentuate pedestrian 
crosswalk locations and improve sight distance for approaching side street traffic; 
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• Planters with low-growth vegetation, ornamental trees or flowers (may include brick 
planters at a height to facilitate public seating); 

• Street furniture, including bench seating, trash & recycling receptacles, modern bicycle 
racks, etc.; and, 

• Thematic signage to provide public awareness of public parking areas, key features of the 
downtown area (municipal offices, open space/plaza areas, etc.). 
 

Current Status: This recommendation has not been fully implemented. The majority of the downtown 
area along Somerset Street features street trees, pedestrian lighting, and brick paver sidewalks. These 
improvements do not appear to be new additions, however. There also appears to be a lack of outdoor 
seating/gathering areas in the downtown. The Borough remains desirous of pursuing traffic safety and 
pedestrian/streetscape improvements in the downtown and has completed traffic signal and ADA 
improvements at the intersection of Somerset Street and Pearl Street/Craig Place. The implementation 
of the Safety Sticks program should also alleviate sight distance issues at key intersections. The Borough 
has also undertaken other traffic/pedestrian safety efforts across the Borough.  

 

9. Enhancing the streetscape environment and maintaining the quality of life for Borough and 
downtown residents includes cooperation with the local business community, public awareness, 
and municipal support in terms of increased maintenance of streetscape infrastructure, and police 
presence and enforcement of on-street parking regulations and discouragement of ‘jay’-walking 
movements. It is therefore essential that continued revitalization of the streetscape in the downtown 
area include a campaign to increase public awareness and to involve all members of the local 
business community. 

 
Current Status: There have been streetscape improvements undertaken, but this recommendation 
remains valid. The Borough has partnered with Ridewise to promote pedestrian, bicycle, and traffic 
safety.  

 

Traffic Safety & Pedestrian Safety  

10. The Circulation Plan element proposes a variety of measures intended to improve circulation and 
pedestrian safety in the downtown area, which are discussed in the following section. 
 
In addition to these improvements recommended in the Circulation Plan element, streetscape 
improvements noted previously will also enhance traffic Safety and pedestrian safety. These 
improvements include the provision of street furniture (benches, bicycle racks, planters, street 
trees, etc.) to dissuade ‘jay’-walking along Somerset Street and emphasize appropriate crosswalk 
locations at side street intersection. 
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Current Status: This recommendation has not been fully implemented. The majority of the downtown 
area along Somerset Street features street trees, pedestrian lighting, and brick paver sidewalks. These 
improvements do not appear to be new additions, however. There also appears to be a lack of outdoor 
seating/gathering areas in the downtown.  

 

Circulation and Transportation Plan 

1. ‘Turn-a-round’ (cul-de-sac) treatments are proposed at the terminus of several existing residential 
roadways to eliminate butt-end road conditions, which restrict u-turn movements of passenger 
vehicles and small single-unit vehicles (i.e. delivery vehicles). Turn-a-round treatments should have 
a minimum pavement radius of 25 feet (minimum right-of-way radius: 33 feet), and would require 
restrictions to on-street parking within the turn-a-round. In addition, turn-a-rounds would likely 
require the acquisition of additional right-of-way. In the alternative, ‘hammerhead’ u-turn 
treatments could be provided to reduce right-of-way acquisition and limit on-street parking 
restrictions for dwellings at the end of existing buttend residential streets. 

Current Status: This recommendation does not appear to have been implemented. It should be noted 
that the incorporation of this recommendation would result in significant expense and impacts on 
adjacent properties. 

 

2. Several street vacations are proposed on the Circulation Plan map to eliminate unnecessary rights-
of-way and/or unimproved streets, which currently do not, nor are necessary to provide access to 
future land use(s) or for access to public facilities or drainage ways and structures. To provide added 
recreation/open space-conservation area, the following street vacations are proposed: 
a. Jefferson Avenue [south of Greenbrook Road] – to facilitate future recreation area; 
b. Princeton Lane [south of Parkview Avenue] – to facilitate future open space/ conservation area; 
c. Lawrence Avenue [south of Parkview Avenue] – to facilitate future open space/ conservation 

area; and, 
d. Rockview Avenue [west of Chestnut Avenue] – to facilitate future open space/ conservation area. 

Current Status: These recommendations have not been implemented.  
 

3. In the downtown area of North Plainfield, the Circulation Plan proposes the extension of Somerset 
Place to Duer Street, including one-way (westbound) traffic flow. This improvement is proposed in 
consideration of the limited available right-of-way and restrictive cartway width for two-way traffic 
flow and on-street parking on Somerset Place. It is recommended that a minimum right-of-way of 
40 feet be provided for the entire length of Somerset Place, including a cartway width of 28 feet 
(parking on one side only). Implementation of this proposal would require acquisition of two 
existing residential lots on Duer Street (Block 92, Lots 24 and 25). 
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Current Status: This recommendation has not been implemented. It should be noted that the 
incorporation of this recommendation would result in significant expense and impacts on adjacent 
properties. 

 

4. Race Street is proposed for eastbound one-way traffic flow (between Somerset Street and Watchung 
Avenue). This traffic flow configuration is proposed to ease congestion along Somerset Street in the 
downtown business area, and also reflects limited available right-of way and restrictive cartway 
width for two-way flow and on-street parking. It is recommended that Race Street have a minimum 
right-of-way of 40 feet (currently +39.4 Feet, with a 28-foot cartway width (on-street parking on one 
side). 

Current Status: This recommendation has not been implemented. It should be noted that the 
implementation of this recommendation would result in impacts to adjacent properties. 

 

Intersection Improvements 

5. To supplement these efforts and further improve traffic and pedestrian safety, the Circulation Plan 
identifies primary access roadways in the central portion of the Borough, which provide access to 
the downtown business area and several public facilities in the central portion of North Plainfield. 
Plate 19 illustrates these primary access routes, including the location of specific intersections 
recommended for intersection geometry (curbing) improvements and/or striping and signage 
improvements. In large part, the primary access routes identified on Plate 19 include roads in 
vicinity of public schools identified in a recent study (Safe Routes To Schools) as needing pedestrian 
improvements (i.e. side walk repair, handicap ramps, curbing, signage, crosswalks, etc.) for school-
aged children. Intersection improvements at the locations identified on Plate 19 should also include 
necessary improvements to pedestrian infrastructure as recommended in the study.  
 
[Roadways identified on Plate 19, recommended for striping & signage improvements 

• Rockview Avenue 
• Willow Avenue 
• Myrtle Avenue 
• Orchard Avenue 
• Mercer Avenue  
• Washington Avenue  
• Grove Street 

• Duer Steet 
• Watchung Avenue 
• Grandview Avenue 
• Westervelt Avenue 
• Manning Avenue 
• Brook Avenue 
• Oneida Avenue] 

 
For all intersection locations shown on Plate 19, the following signing, striping and pavement 
marking improvements are recommended: 

• Use of Thermoplastic parking makings and striping – to provide more visibility and more 
long-lasting markings and striping; 
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• Provide 24” solid white stop bars or yield ‘bars’ (as appropriate) to reinforce stop controls; 
• Enlarge (or supplement) traffic control signage for better visibility and reinforcement of 

traffic control; 
• Evaluate existing regulatory traffic controls and operations at each intersection and modify 

(by ordinance) existing controls as necessary; 
• Install ‘highly visible’ cross walks, to reinforce pedestrian movement activity for motorist 

awareness and to encourage pedestrian crossing at designated locations; 
• Install advance warning pedestrian signage and/or pavement marking symbols, as 

appropriate, to enhance motorist awareness of pedestrian activity at intersection cross 
walks; and, 

• Install solid double yellow lines on EACH approach to an intersection to clearly identify 
opposing travel lanes; 

 
The above noted signage, striping and pavement marking improvements should be included 
as part of the Borough’s capital improvement program. All signage, and pavements markings 
and striping noted above should comply with the current Manual On Uniform Control Devices 
(MUTCD). 

 
[Intersections identified on Plate 19, recommended for intersection geometry improvements, as 
well as striping/signage treatments:  

• Willow Avenue & Geraud Avenue 
• Willow Avenue & Orchard Avenue 
• Willow Avenue & Myrtle Avenue 
• Rockview Avenue & Orchard Avenue 
• Washington Avenue & Myrtle Avenue 
• Grove Street & Prospect Place] 

 
To improve traffic conditions, and enhance traffic safety and pedestrian safety at the above noted 
locations, it is recommended that the Borough’s Capital Roadway Improvement Plan incorporate 
geometric improvements (i.e. modified curb radii treatments, approach alignments, etc.) to 
discourage ‘free-flow’ conditions and reduce travel speeds along these primary access roads. In 
concert with these geometric improvements, the previously noted signing, striping and pavement 
marking improvements should also be included. 

Current Status: The Borough typically expends over $1 million in capital and grant funds annually on 
roads alone. The Borough Capital Road Improvement projects have incorporated thermoplastic stop 
bars and crosswalks. Double yellow striping has been included at the more heavily travelled 
intersections, as required. The Borough Police Department also enforces traffic safety through officer 
posts to monitor driver behavior in problem areas and issue disciplinary action as appropriate, 
especially for loud exhausts, speeding, and other moving violations. The Police Department additionally 
conducts biannual inspections of all intersections for visibility issues. Crash data is also generally 
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monitored for locational patterns, which are then addressed via corrective actions. Examples of 
corrective measures or efforts undertaken by the Borough include general maintenance, new traffic 
signage, flashing stop signs, intersection stop control, implementation of the Safety Sticks program to 
alleviate sight distance issues, and participation in a bilingual pedestrian/driver safety program 
sponsored by Ridewise. The Borough also continues to work with the Board of Education to promote 
student pedestrian safety. Additionally, the Borough has evaluated ordinance amendments to improve 
traffic safety, including for the elimination of uncontrolled intersections, increasing parking setbacks 
at intersections, and allowing for more effective street sweeping. 
 
The Mayor has also recommended engaging a Professional Traffic Operations Engineer (PTOE) in 
order to develop traffic solutions for several problematic streets/intersections, and to incorporate the 
PTOE’s recommendations into the annual road improvement program. Moreover, the Borough may 
seek the resources and assistance of the North Jersey Transportation Planning Authority regarding 
traffic calming/safety measures at targeted and identified locations, with the guidance of the PTOE. 

 

Signalized Intersections 

6. To allow for adequate and safe traffic control at all signal locations, it is recommended that all signals 
be maintained in a manner that provides for proper operation and adequate visibility for motor 
vehicle and pedestrian activity, including replacement of aging equipment and clearance of obstacles 
or vegetation that may inhibit visibility of signal head displays. It is recommended that the existing 
signal installation at Somerset Street and Craig Place/Pearl Street be fully upgraded to provide 
pedestrian actuated operation. 
 
Current Status: This recommendation has been implemented at the intersection of Somerset Street and 
Craig Place/Pearl Street.  

 

7. Somerset County has proposed the installation of a traffic signal installation at the intersection of 
Mountain Avenue (CR 642) and Leland Avenue. According to the Somerset County Capital 
Improvement Plan for Roads and Bridges, this improvement is slated to begin in the near future. It 
is recommended that North Plainfield encourage the County to complete this improvement in a 
timely manner to improve traffic conditions at this intersection, which accommodates a large 
amount of traffic activity through North Plainfield, between the City of Plainfield and Route U.S. 22. 

Current Status: Somerset County has not yet installed this traffic signal. The Borough is working with 
the County to install the traffic signal and generally provides input to both the NJ DOT and the County 
when roadway improvements occur. The Mountain Avenue and Leland Avenue traffic signal 
installation was delayed by the County due to the construction of the new shopping center near Terrill 
Rd. and lower traffic volumes during the pandemic. 
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8. As noted during the Basic Studies update, it was observed that the visibility is limited for ‘right-turn-
on-red’ movements on the southbound and eastbound approaches at the signalized intersection of 
West End Avenue and Greenbrook Road. It is therefore recommended that this intersection be 
evaluated by North Plainfield and Somerset County to remediate this condition, as necessary, or 
prohibit these movements. 
 
Current Status: This recommendation has not been implemented.  The Borough should coordinate with 
Somerset County regarding traffic improvements and the visibility at the eastbound approach. 

 

Downtown Circulation – Somerset Street/Watchung Avenue 

9. As revealed in the Basic Studies of the Master Plan update, travel conditions and pedestrian safety 
in the downtown area, and along Somerset Street and Watchung Avenue are greatly affected by 
intersecting side-street turning movements and limited sight distance; on-street parking 
movements; and, ‘standing’ vehicles within areas designated for “No Parking.” These conditions lead 
to a high degree of traffic accidents along the corridor and negatively impact pedestrian safety. 
Pedestrian safety is further impacted by a general lack of motorist awareness of pedestrian 
movements at crosswalk locations, poor visibility of crosswalk areas, and ‘jay’ walking movements 
away from designated crosswalk areas. 
 
To address these traffic and pedestrian safety issues, and as part of the overall proposal to revitalize 
the downtown business area of North Plainfield, it is recommended that the following measures be 
taken to improve traffic flow, traffic safety and pedestrian safety:  
 

• Improved pedestrian crosswalk demarcation (thermoplastic pavement striping and 
markings); 

• Improved advance warning pedestrian cross-walk signage at key locations on Somerset 
Street to advise motorists of pedestrian activity, particularly in the downtown area between 
the municipal boundary with Plainfield and Park Place/Jackson Avenue. Additional 
measures to be taken include the installation of pedestrian crosswalk bollards to warn 
motorists, per New Jersey state law, that vehicular traffic must stop for pedestrians within 
crosswalk areas; 

• Installation of ‘bump-out’ curb treatments (max. 4-feet) at appropriate locations along 
Somerset Street to improve sight distance along intersecting side streets and to improve 
pedestrian safety in the downtown business area – Bump-out treatments would reduce 
crossing distance for pedestrians and would also allow for clear demarcation of appropriate 
crossing locations, thereby minimizing unsafe ‘J’-walking on Somerset Street. Bump-out 
treatments should be supplemented with lane edge striping to enhance pedestrian safety 
and visibility at side street intersections; 

• Along Somerset Street (in concert with bump-out treatments) and Watchung Avenue, side 
street sight distance conditions should be maintained by restricting on-street parking or 
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standing on ALL corners of the intersection for a minimum distance of twenty-five (25) feet. 
On Somerset Street and Watchung Avenue, on-street parking or standing should be 
restricted for a minimum distance of fifty (50 feet) to the left of approaching side street 
traffic; and, 

• To reduce the potential for traffic backups on Somerset Street, striped bus ‘turn-out’ lanes at 
designated bus stops should be incorporated into proposed traffic circulation 
improvements. 

 
Current Status: These recommendations have largely not been implemented.  It should be noted that 
certain challenges to incorporation would include expenses and emergency vehicle access. The Borough 
has, however, implemented the Safety Sticks program to alleviate sight distance issues at key 
intersections. It has also partnered with Ridewise to promote pedestrian, bicycle and traffic safety 
through a bilingual program. Further traffic safety problem areas and corresponding corrective 
actions could be identified through the help of a PTOE along with assistance from the North Jersey 
Transportation Planning Authority (NJTPA). 

 

10. In concert with measures to improve traffic circulation and pedestrian safety along the Somerset 
Street/Watchung Avenue (Route 531), it is recommended that a corridor study be conducted in 
cooperation with Somerset County and Union County. This joint study could identify further 
measures that could be taken to improve traffic safety and circulation throughout the CR Route 531 
between the City of Plainfield and the Route 22/Interstate 78 corridor, and particularly within the 
North Plainfield downtown business area. 
 
Current Status: This recommendation has not been implemented.  Further traffic safety problem areas 
and corresponding corrective actions could be identified through the help of a PTOE along with 
assistance from the NJTPA. 

 

Bikeways 

11. A ‘template’ for the future provision of bicycle-safe routes in North Plainfield is presented on Plate 
20. The bicycle routes shown are designated with the objective to connect residential neighborhoods 
with the downtown business area, municipal facilities, parks, public schools, and designated open 
space/conservation areas. The purpose of providing an integrated bikeway path system in North 
Plainfield, is to promote alternative modal transportation in the Borough in a safe and efficient 
manner: 
a. As shown on Plate 20, ‘Bikeway Compatible Roadways’ designated by the Somerset County 

Circulation Plan (“Making Connections”), include Greenbrook Road, Mountain Avenue, Rock 
Avenue, Somerset Street, and Watchung Avenue. These county bikeway routes are 
supplemented with local bikeway routes that include low-level traffic roadways through existing 
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residential neighborhoods, and also include local access roads to the downtown business area 
and to public facilities and schools. 

b. The proposed integrated bikeway path/route system may include either dedicated bike lanes on 
appropriate roads, or ‘shared’ bikeway routes. Dedicated bike lanes would consist of striped bike 
lanes within designated roadways (one side or both sides, provided exclusively for bicycle use). 
Shared bikeway routes concern use of designated existing low-speed roadways by motor 
vehicles and bicycles with appropriate directional/traffic control signage and pavement 
markings/symbols. 

c. Dedicated bike lanes should only be provided on roadways with sufficient width to 
accommodate vehicular traffic flow (one-way or two-way) and a minimum six (6) foot-wide 
bicycle lane. Designated bike lanes may be located within striped roadway shoulder(s) but 
should not be located within areas permitting on-street parking (modification of existing on 
street parking areas may be required to provide dedicated bike lanes on certain roads). 

d. Shared bikeway on existing roads should only be considered on very-low traffic volume 
residential roads with or without on-street parking, which may be modified as conditions 
warrant. The maximum posted speed limit on local roadways with shared bikeway routes should 
not exceed twenty-five (25) miles per hour. It is essential that sufficient signage, striping and/or 
pavement marking symbols are provided to clearly indicate shared use of the roadway. 

e. Except for the provision of shared bikeway/pedestrian trails within designated open 
space/conservation areas or recreational areas (6-foot width), pedestrian sidewalks within 
residential areas or the downtown business area should not be included as part of the shared 
bikeway path system to avoid conflicting use of sidewalk areas meant for pedestrian use only. 

f. To complement an integrated bikeway route system, the recommended intersection 
improvements shown on Plate 19 (Intersection Improvement Plan) should be fully implemented 
as part of a comprehensive approach to improve vehicular and pedestrian traffic circulation; 
thereby minimizing traffic conflicts and providing safe, efficient alternative transportation 
modal systems. 

 
Current Status: These recommendations have not been implemented.  Certain challenges to evaluate 
with the potential incorporation of bikeways would include limited roadway with and impacts to on-
street parking. The Borough currently works with the Board of Education to promote student 
pedestrian safety. Further traffic safety problem areas and corresponding corrective actions could be 
identified through the help of a PTOE along with assistance from the NJTPA. 

 

Traffic Calming 

12. Along with the various intersection geometry, and signage and stripping improvements proposed in 
the Circulation Plan to reduce adverse conditions resulting from ‘cut-through’ traffic, it is 
recommended that consideration be given to the implementation of vertical and/or horizontal 
traffic calming measures to reduce travels speeds through residential neighborhoods. Vertical speed 
calming measures include speed humps, textured/raised crosswalks, or raised intersections, while 
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horizontal measures may include curb extensions (bumpouts), gateway treatments (textured 
surfaces or physical identification), or raised median treatments (mid-block and/or at 
intersections). Implementation of traffic calming measures should include streets in vicinity of 
existing public and private schools, major thoroughfares providing access to the central business 
area, and high-volume residential thoroughfares carrying a high degree of thru-traffic or exhibit 
excessive speeds. 

 
Current Status: The Borough is currently considering a multitude of traffic calming and traffic safety 
solutions moving forward in order to address many of the ongoing traffic safety concerns. Engaging 
with a PTOE would help identify problematic areas and help develop appropriate solutions and seek  
funding/assistance opportunities. 

 

13. Recommended improvements to the Somerset Street corridor noted in the Circulation Plan (i.e. 
bumpouts; improved pedestrian crossing signage and visibility; extended prohibition of parking at 
street corners; advance warning signage; roadways crosswalk bollards; etc.) will serve to reduce 
travel speeds along Somerset Street, thereby improving traffic circulation and enhancing pedestrian 
safety. Bumpout treatments (including extended ‘No Parking’ areas at side streets intersection) 
along Somerset Street will increase pedestrian and motorist awareness of designated crosswalk 
areas and improve sight distance at side street intersections. This should serve to reduce ‘jay’-
walking movements at mid-block locations. Increased visibility of crosswalk areas and improved 
signage (i.e. advance warning signs and crosswalk bollards) will enhance motorist awareness of 
pedestrian movements and serve to reduce travel speeds through the business corridor. 
 
Current Status: The Borough has completed traffic/pedestrian safety improvements in general 
regarding the elimination of uncontrolled intersections and has trimmed back parking at intersections.  
A new traffic signal has been installed at the intersection of Somerset Street and Pearl Street/Craig 
Place. The implementation of the Safety Sticks program should also help alleviate sight distances issues 
at key intersections. Furthermore, the Borough has partnered with Ridewise to promote bicycle, 
pedestrian, and traffic safety through a bilingual program. Additional recommendations noted above 
have not been implemented. 

 

Route 22 Access and Traffic Circulation 

14. To further improve circulation along Route 22, it is recommended that the Borough continue to 
encourage property owners/developers along the highway to improve or reconfigure driveway 
access in accordance with the NJDOT Highway Access Management Code, as amended. These efforts 
should be effectuated through the site plan process or through discussions with interested parties. 
Recommended measures include lot consolidation and/or shared highway access; alternate access 
to side streets where feasible and practical; modification to access driveway spacing distance; 
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channelization of driveway traffic flow where warranted; and, reduction of the number of access 
driveways as permitted by the Access Code. 
 
Current Status: These changes have taken place incrementally through review of development 
applications. 

 

15. State efforts to install pedestrian sidewalks along Route 22 should be encouraged to promote 
alternative transportation modes in the Borough. These efforts should complement pedestrian 
access to local public streets along Route 22, and should also integrate pedestrian access to the 
various multi-family residential developments along the north side of Route 22. 
 
Current Status: New developments along Route 22 in recent years have been required to provide 
sidewalks along Route 22, as well as pedestrian connections into the properties as well as to adjoining 
side streets. NJDOT has also constructed sidewalks to provide pedestrian access in key areas. The 
Borough generally provides input to both NJDOT and the County when roadway improvements occur. 

 

16. Planning Board discussions during the Basic Studies update raised concern for roadway conditions 
and maintenance (accumulation of refuse and poor road surface conditions) along Route 22, 
particularly in vicinity of the Route 531 overpass (Watchung Avenue/Somerset Street). While the 
Route 22 highway segment in North Plainfield is under jurisdiction of New Jersey, the Borough 
should seek roadway/infrastructure improvements along the highway as necessary to ensure safe 
travel conditions along the highway and at local street access points. Existing conditions at the Route 
531 overpass should be evaluated as part of a broader effort to examine traffic circulation and 
patterns along the Route 531 corridor between Union County (City of Plainfield) and Interstate 
Route 78. 
 
Current Status: This recommendation has not been implemented. 

 

Community Facilities 

Municipal Center 

1. To provide for future expansion of the municipal building site, it is recommended that two adjacent 
parcels within Block 93 (Lots 8 & 10) be acquired by North Plainfield. Purchase of these parcels and 
removal of the existing on-site structures would allow for the expansion and improvement of the 
existing on-site parking area, and may also allow for increased metered public parking at the Race 
Street public parking lot (across from Town hall on Somerset Street) where several existing 
dedicated municipal employee/vehicle spaces are located. 
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As noted above, Lot 7 of Block 93 is currently utilized by the Borough for file/records storage. It is 
recommended that consideration be given to the possibility of razing the existing structure on Lot 7 
for additional on-site municipal parking, or to accommodate the expansion of the municipal building 
in the future, as may be needed. Expansion of the municipal building would allow for additional 
administrative/office space, and needed storage area for municipal records/files and emergency 
equipment (police & fire protection apparatus), identified as lacking in the Basic Studies update. 
 
Current Status: These recommendations have been partially implemented. The Borough Hall has been 
redone and renovated since 2014. The parking arrangement at the Municipal Complex has also been 
redone to maximize parking spaces, including by taking down the previous garage structure adjacent 
to Borough Hall.  

 

Library 

2. As noted in the Basic Studies update, this facility lacks adequate handicap access, particularly the 
lower-level, which currently only allows limited handicap access from the exterior in the rear of the 
building. It is therefore recommended that North Plainfield seek to upgrade the building to provide 
full interior access for all persons, including the provision of a handicap-accessible elevator. 
 
Current Status: This recommendation is being implemented, including the planned addition of an 
elevator to facilitate adequate ADA access. Other improvements to the library have been or are being 
made, such as new lighting, carpeting, and furnishings and the planned reconstruction of the vestibule. 

 

Municipal Garage 

3. With the recent expansion of the Borough’s existing public works maintenance garage site (Block 
103, Lots 9 & 42) to +1 acre, including use of the adjacent former Somerset County Road Department 
garage, the municipal garage site is adequate in size to meet the community’s public works needs 
(road/utility maintenance, public facilities maintenance, snow removal, bulk-trash removal, 
emergency services, etc.). It is recommended that the overall facility and grounds, including on-site 
activities, be properly screened and buffered from adjacent residential zones and uses. Buffering 
measures should include adequate setback of on-site storage of department vehicles and equipment 
to minimize adverse noise or obnoxious fumes resulting from on-site operation of machinery. 
Screening measures should include suitably high/dense landscape plantings and fence(s) to reduce 
visual impact of the overall site and associated activities. 
 
Current Status: This recommendation has been implemented. The former County garage has been 
acquired, a salt dome has been put in, and the aboveground fuel tank has been removed.  
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Public Parking 

4. With the proposed expansion of municipal employee/vehicle parking adjacent to the municipal 
building in Block 93, it is recommended that existing spaces dedicated for municipal 
employee/municipal vehicle parking in the Race Street public parking lot (Block 82, Lot 2) be re-
designated for metered public parking. Both municipal parking lots are well suited by virtue of their 
proximity to the downtown area and ease of access, and will also facilitate rehabilitation and/or 
redevelopment in the downtown area. 
 
Current Status: This recommendation has not been implemented, but remains valid if additional land 
is obtained to expand parking facilities. 

 

5. A future municipal parking lot/public use facility is proposed at the intersection of Somerset Street 
and Pearl Street (Block 88, Lot 6). This 0.26 acre parcel is located along the northbound side of 
Somerset Street in the downtown business area. It is proposed that this parcel be developed for 
public parking to serve the downtown business area, and also for public use/open space area (i.e. 
expanded brick-paver sidewalk area with benches and landscape trees and/or shrubs, etc.) adjacent 
to the sidewalk area along Somerset Street. If feasible, it is recommended that ingress/egress to this 
proposed parking lot be provided from Pearl Street to avoid added vehicular turning movements 
along Somerset Street in the downtown area. 
 
Current Status: This recommendation has been implemented. 

 

6. The varied municipal facilities in North Plainfield offer a wide range of programs and services to the 
Borough’s residents and business community. These facilities include municipal buildings and 
department operations, public schools, parks and recreation, and open space/conservation area. To 
enhance community awareness and foster convenient access to these facilities, it is recommended 
that the Borough install directional signage at various locations in the Borough to guide residents 
and workers. Directional signage should be placed along key travel routes in North Plainfield, 
including along Somerset Street, and along various primary travel routes and bikeway routes 
illustrated on Plates 19 and 20, respectively. For ease of visibility and recognition, directional 
signage should be ‘thematically’ designed to provide a visual connection to North Plainfield public 
facilities. 
 
Current Status: This recommendation has not been implemented, and remains valid. 
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Parks, Recreation, and Open Space/Conservation Plan  

Parks and Recreation 

1. It is recommended that the facilities at Green Acres Park continue to be upgraded and expanded to 
meet the needs of the Borough. 
 
Current Status: The bathrooms at Green Acres Park were renovated in 2022 with all new plumbing 
fixtures and painting as well as a new concrete entrance walkway.  The sanitary sewer pump ejector 
system was replaced in 2021. The sports courts were repaved and resurfaced in 2015 and the Borough 
is currently looking for grants to have them resurfaced again, as well as for the replacement of 
playground equipment. A pond bubbler system has also been installed. 

 

2. As shown on the Parks, Recreation and Open Space/Conservation Plan, a proposed park area (P-6) 
is shown adjacent to Stony Brook/Green Acres Park, along the south side of Greenbrook Road. This 
area is approximately 5.8 acres, and includes two land parcels (Block 154.01, Lot 18 and Block 
154.02, Lot 50) and unimproved right-of-way (Jefferson Avenue). It is recommended that the 
Borough acquire these land parcels in an effort to expand active recreational opportunity in the 
Borough, including the provision of additional recreational fields. It is recommended that 
recreational development of this parcel should include a pedestrian/bikeway bridge across Stony 
Brook to provide access with Green Acres Park, to the south. 
 
Current Status: This recommendation does not appear to have been implemented.  

 

3. An additional proposed park facility (P-5) is shown along Green Brook in the southwest portion of 
the Borough. This parcel is identified as Block 170.02, Lot 15, and has total area of 16.80 acres. The 
parcel is owned by North Plainfield and is currently leased for recreational use by the Union County 
Park Commission. The property is moderately active with unimproved access and parking, with 
cleared portions serving as recreational fields. It is recommended that upon termination of the lease 
agreement (approx. 10 years), North Plainfield should regain control of the property for future 
active recreational use. Depending upon environmental constraints of the site, it is recommended 
that recreational facilities include improved access and parking area, recreational fields, playground 
area/tot-lot, and a walking trail (inclusive of the proposed “Green Brook Walk” trail noted in this 
Plan). 
 
Current Status: Upon termination of the lease agreement, the property did revert back to North 
Plainfield and is currently being held as Open Space, providing flood control to minimize impacts to 
neighboring properties.  There are no current plans for any development of this property that which 
would be located in the Special Flood Hazard Area (SFHA). 

 



2025 Master Plan Update 
Borough of North Plainfield 

30  May 2025 

4. At present, the Borough and North Plainfield Board of Education provide a variety of recreational 
facilities for school-aged children and Borough residents at the various public school locations and 
local Borough-owned parks. Based upon the Basic Studies update, the provision of recreational 
opportunity between the Borough and the public school district was determined to be adequate to 
meet the needs of the community, although it was noted that older recreational facilities and fields 
exhibit wear and are in need of increased maintenance or upgrade in some instances. It is 
recommended that the Borough and North Plainfield Board of Education continue to maintain and 
upgrade facilities to meet the recreational needs of the community, including the provision of 
additional tennis courts and upgraded baseball fields, as identified in Exhibit 31 (Basic Studies 
update). 
 
Current Status: The recommendation remains valid. The Borough Recreation Department partners 
with the Board of Education regarding the use of indoor and outdoor recreation facilities associated 
with Borough schools. Specifically, the Board of Education has completed improvements to Krausche 
Field.  

 

Open Space/Conservation (OSC-1 & OSC-2) 

5. An extensive area of proposed passive recreational space (OSC-1) is shown on the Plan along the 
northerly side of Green Brook, in vicinity of Rock Avenue and West End Avenue. The area, as shown 
on Exhibit 33, has a total land area of approximately 47.72 acres. This open space area is located 
within the Green Brook floodplain and exhibits a mature over-story with dense understory shrub 
growth throughout the stream corridor. Vegetation on the various parcels is severely overgrown 
with little or no maintenance in recent years. In order to create viable passive recreational 
opportunity to the Borough’s residents, it is recommended that the Borough remove fallen trees and 
clear overgrown vegetation to establish the “Green Brook Walk” trail. This trail could also 
supplement the Borough’s proposed integrated bikeway path system (see Circulation and 
Transportation Plan element), including a possible connection along the Stony Brook stream 
corridor with Green Acres Park. It should be noted that the aforementioned Union County-leased 
recreational parcel (P-5) is located within this proposed passive recreation area, and is proposed to 
be integrated with the open space/conservation area along Green Brook. 
 
Current Status: This recommendation has not been implemented, and remains valid. A portion of the 
open space along Green Brook that was owned by Union County has reverted back to ownership by the 
Borough of North Plainfield.  

 
 

6. A second proposed open space area (OSC-2) is proposed in the downtown business area between 
Race Street and Manning Avenue (Block 82, Lots 3 & 4). This parcel is approximately 0.40 acres in 
area, and is located directly east of the existing Race Street public parking lot (Lot 2). It is proposed 
that this land be acquired by the Borough and developed as a public open space ‘plaza’ to 
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accommodate public gatherings and to serve civic events, as part of the broader plan to rehabilitate 
North Plainfield’s downtown business area. The downtown plaza area should be designed to provide 
an opportunity for passive recreational opportunity, including public bench seating, ornamental tree 
and shrub plantings, and decorative ground surface features. Additional facilities should also include 
receptacles for refuse and recyclables, and a suitable bicycle rack. 
 
Current Status: This recommendation has not been implemented. It should be noted that certain 
challenges to the incorporation of this recommendation would include expense and impacts to 
neighboring properties. 

 

Stream Corridor Protection 

7. Along with culvert improvements by Somerset County at various locations throughout the Borough, 
NJDOT and the U.S. Army Corp of Engineers (USACOE) have recommended stream channel 
improvements along Crab Brook and Green Brook, respectively, to stabilize these existing drainage 
streams and to minimize adverse flooding conditions during periods of heavy precipitation. It is 
recommended these measures be initiated to ensure the quality and stability of these stream 
corridors, and in particular, to facilitate passive recreational use of proposed open 
space/conservation of lands in the Borough. 
 
Current Status: The USACOE is and has been evaluating several flood mitigation alternatives for the 
Green Brook Upper Basin.  The Borough is participating in relevant hearings and meetings, and has 
requested channel clearing and de-snagging.  No final determinations have been made at this time. 

 

Community Gardens 

8. It is recommended that North Plainfield seek to establish community garden areas to serve Borough 
residents. These areas may be created on private or public property, and may be managed by local 
civic groups and/or the Borough on public land, or private land by lease agreement. While it is noted 
in the Basic Studies update that limited suitable private vacant land is available in the Borough for 
such use, it is recommended that the Borough investigate the feasibility of creating community 
garden areas on public grounds or in established park land area(s). The creation of community 
gardens for school-aged children and families may also be feasible on public school grounds, which 
could be administered directly by individual public school(s) within the school district. 
 
Current Status: This recommendation has not been implemented, and remains valid. 
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Utilities Plan  

Public Water Supply 

1. In order to adequately maintain and upgrade the public water system for potable water and for 
emergency fire-fighting purposes, it is recommended that the North Plainfield Capital Roadway 
Improvement Plan continue to coordinate water supply infrastructure improvements with ongoing 
roadway improvements and resurfacing projects. This is necessary to ensure an adequate potable 
water supply to residents and businesses, including adequate fire protection. 

 
Current Status: The Borough has been working with New Jersey American Water Company (NJAWC) to 
allow replacement of water main and services as needed throughout the Borough. 

 

2. As noted in the Basic Studies update, water quality standards are met or exceeded for all naturally 
occurring or human-caused substances and contaminants measured. Certain secondary 
contaminants have been found to be above recommended maximum levels in past testing results, 
however such contaminants typically are not considered toxic to humans. It is recommended that 
secondary contaminant levels continued to be monitored by North Plainfield and the NJAWC in 
order to ascertain whether any adverse health impacts from prolonged contamination may be 
averted. 
 
Current Status:  This recommendation remains valid. 

 

Sanitary Sewer Service 

3. It is recommended that the Borough continue to monitor the operation of the sanitary sewer system 
with PARSA and utilize the updated sewer mapping/assessment in an effort to identify portions of 
the system which may require improvement or replacement. Such improvements would improve 
the integrity of the system, thereby extending system life and reducing operating costs. Renovations 
and improvements to the sanitary sewer system in North Plainfield should be implemented through 
the Borough’s capital improvement program and also as part of new development in the Borough 
and redevelopment/rehabilitation within the downtown area. Improvements within improved 
street rights-of-way should be coordinated with the ongoing capital roadway improvement 
program. 

Current Status: The Borough spends $8.5 to 10 million annually for relevant capital improvements. 
Comprehensive mapping of sanitary sewer lines has been developed. PARSA (Plainfield Area Sewerage 
Authority) is responsible for the inspection and repair of 20% of the Borough’s sewer infrastructure 
annually.  Grant funding from the Community Development Block Grant Program and the County have 
also been utilized for sewer improvements, specifically along Greenbrook Road. 
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Storm Water Drainage and Flood Control 

4. Additional measures to control stormwater runoff quantity and quality are also recommended in 
the Stormwater Management Plan, including minimization of ‘turf lawn’ areas; protection of 
vegetation; parking area and sidewalk (impervious surface) design criteria; and, creation of 
vegetative open (drainage) channels. While these measures were not implemented with the 
adoption of the Borough’s 2006 Stormwater Management Plan, consideration should be given in 
future development or redevelopment to these design criteria in an effort to further reduce 
stormwater runoff from impervious surface areas and/or improve surface water and ground water 
quality. 
 
Current Status: The Borough has adopted the required NJDEP Ordinances for Best Management 
Practices (BMP) for Stormwater.  All proposed development is reviewed by the Borough with the 
reduction of impervious surfaces and/or groundwater recharge being required per the NJDEP BMP. 

 

5. Measures to improve existing drainage stream channels in the Borough have been recommended by 
the Army Corp of Engineers along Green Brook and Stony Brook, and by NJDOT, along the Crab 
Brook. Improvements proposed by NJDOT for Crab Brook along Route 22 include channel deepening 
and widening and drainage infrastructure improvements to the highway. Improvements 
recommended by the US Army Corps of Engineers along the Green Brook and Stony Brook to 
alleviate flooding problems have yet to be implemented. It is recommended that these efforts to 
improve existing stream channels and alleviate adverse flooding conditions be encouraged by the 
Borough. 

 
Current Status: The USACOE is and has been evaluating several flood mitigation alternatives for the 
Green Brook Upper Basin. The Borough is participating in relevant hearing and meetings.   No final 
determinations have been made at this time. 

 

6. Innovative site design features which may be implemented by the Borough, residents and business 
owners to employ “best management practices” to improve water quality and control surface water 
runoff include the following techniques: 

a. Plantings trees and shrubs to promote ground water infiltration and reduce surface water 
runoff; 

b. Installation of gravel trenches along impervious surface areas (driveways, sidewalks, patios, 
etc.) to collect stormwater and filter surface water runoff into the soil; 

c. Connecting rain spouts from building roofs to “dry wells” to promote groundwater recharge; 
d. Utilize rain barrels to capture rainwater for reuse in gardens; 
e. Re-seeding and/or re-sodding of thinly-grassed areas or bare patches to reduce water runoff 

and soil erosion, and improve groundwater recharge; 
f. Creation of ‘rain gardens’ to promote infiltration; and, 
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g. Minimize the use of impervious surfaces (i.e. concrete, bituminous concrete, exterior 
artificial turf, etc.) by using wood or synthetic deck materials and brick paver/flat stones 
patio materials which allow infiltration of rain water, particularly if placed over well-drained 
soil or sand/gravel beds; 

h. Install bio-drainage channels in appropriate areas adjacent to roadways, sidewalks or other 
impervious areas to reduce surface water runoff into drainage infrastructure, and to 
improve surface water quality while facilitating infiltration of groundwater. 

 
Current Status: This recommendation is still valid. The Borough of North Plainfield has also updated its 
stormwater control ordinance to be in compliance with both the 2021 and 2023 stormwater rules.  
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III. The Extent to Which There Have Been Significant Changes in 
Assumptions, Policies and Objectives Forming the Basis for the 
Master Plan as Last Revised 

For the most part, the assumptions, policies and objectives which formed the basis for the Borough’s 
2014 Master Plan remain valid at the present time.  However, certain changes have occurred that have 
impacted North Plainfield and its planning policies.  

A. Changes at Local Level 
Demographic Characteristics 
The Borough population is generally stable and has slightly increased by approximately 4% between 
2010 and 2020. The number of households in the Borough also increased, by ±5%, reflecting the 
moderate increase in population. Although the number of overall households increased, the average 
household size accordingly decreased to 2.82, closer to the County average of 2.71. This indicates a 
change in the makeup of households within the Borough, trending toward a different demand for 
housing and unit types.  
 
Table 1: Population & Households, Borough of North Plainfield, 2010 to 2020 

 
2010 2020 

Change 2010-2020 
 Count Percent 

Population 21,936 22,808 872 3.98% 

Households1 7,220 7,579 359 4.97% 

Average 
Household Size 

3.04 2.82 N/A N/A 

1Occupied Households 
Source: U.S. Decennial Census: 2010 & 2020 and American Community Survey, 2006-2010 & 2016-2020 Five-Year Estimates. 
 
As shown in Tables 2 and 3, there have been some significant changes in population distribution by race 
and ethnicity.  The Borough has experienced a substantial decrease in White resident population since 
2010 by almost 50%, as well as a notable decrease in the Asian resident population by just over 15%. 
These decreases have in turn been balanced by corresponding increases in population for other Races, 
most significantly the Some Other Race Alone resident population (±104%) and the Two or More Races 
resident population (±320%). The Black or African American Alone resident population has also slightly 
increased by ±10%.  As of 2020, the Some Other Race Alone resident population represents the largest 
racial group in the Borough.  When evaluating population by ethnicity, the Borough saw an increase in 
the Hispanic or Latino resident population by nearly 20%, which can be tied to the overall population 
increase of the Borough. As depicted by the data, the Borough is becoming increasingly diverse by both 
race and ethnicity.   
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Table 2: Population by Race, Borough of North Plainfield, 2010 to 2020 

 2010 2020 Change 2010-2020 
 Number Percent Number Percent Number  Percent 
White Alone 12,066 55.0% 6,078 26.6% -5,988 -49.63% 
Black or African American 
Alone 

4,134 18.85% 
4,561 20.0% 

427 10.33% 

American Indian and 
Alaska Native Alone 

63 
0.29% 

243 1.1% 
180 285.71% 

Asian Alone 1,275 5.81% 1,074 4.7% -201 -15.76% 
Native Hawaiian and Other 
Pacific Islander Alone 

12 
0.05% 

10 0.0% 
-2 -16.67% 

Some Other Race Alone 3,510 16.0% 7,163 31.4% 3,653 104.07% 
Two or More Races 876 3.99% 3,679 16.1% 2,803 319.98% 
Total Population 21,936 100% 22,808 100% 872 3.98% 

Source: U.S. Decennial Census: 2010 & 2020. 
 
 
Table 3: Population by Hispanic/Latino Ethnicity, Borough of North Plainfield, 2010 to 2020 

 2010 2020 Change 2010-2020 
 Number Percent Number Percent Number  Percent 
Hispanic or Latino  9,699 44.21% 11,548 50.63% 1,849 19.06% 
Not Hispanic or Latino  12,237 55.79% 11,260 49.37% -977 7.98% 
Total Population 21,936 100% 22,808 100% 872 3.98% 

Source: U.S. Decennial Census: 2010 & 2020. 
 
In addition, North Plainfield has become a slightly older community, as evidenced by the increase in 
overall median age by almost 2 years, to 36.9 years. The increase in population aged 55 and over is most 
directly responsible for the growth in median age for the Borough, especially for the age group between 
65-74 years, which saw an increase of ±62% in population. The corresponding ±15% decrease in the 
population under 5 years of age also contributed to the older median age of the Borough.  
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Table 4: Population by Age, Borough of North Plainfield, 2010 to 2020 

 2010 2020 Change 2010-2020 
Age Cohort Number Percent Number Percent Number Percent 
Under 5 Years 1,611 7.34% 1,370 6.01% -241 -14.96% 
5 to 9 Years 1,413 6.44% 1,323 5.80% -90 -6.37% 
10 to 14 Years 1,456 6.64% 1,487 6.52% 31 2.13% 
15 to 17 Years 886 4.04% 1,022 4.48% 136 15.35% 
18 to 24 Years 1,963 8.95% 2,128 9.33% 165 8.41% 
25 to 34 Years 3,589 16.36% 3,418 14.99% -171 -4.76% 
35 to 44 Years 3,650 16.64% 3,283 14.39% -367 -10.05% 
45 to 54 Years 3,267 14.89% 3,285 14.40% 18 0.55% 
55 to 64 Years 2,259 10.30% 2,960 12.98% 701 31.03% 
65 to 74 Years 1,027 4.68% 1,665 7.30% 638 62.12% 
75 to 84 Years 569 2.59% 618 2.71% 49 8.61% 
85 Years and Over 246 1.12% 249 1.09% 3 1.22% 
Total Population 21,936 100.00% 22,808 100.00% 872 3.98% 
Median Age 35.1 36.9 N/A 

Source: U.S. Decennial Census: 2010 & 2020. 
 
As shown in Table 5, the financial characteristics of the Borough have moderately changed since 2010, 
with an increase of almost $10,000 in median household income. There were important increases in the 
number of households with a median income below $10,000 (±64%) and those earning between 
$100,000-$149,999 (±55%). It should be noted that, with the median household income of $77,160 in 
2020, the Borough remains significantly below that of Somerset County at $116,510 in 2020. 
 
Table 5: Households by Household Income, Borough of North Plainfield, 2010 to 2020 

 2010 2020 2010-2020 Change 
 Number Percent Number Percent Number Percent 
Less than $10,000 151 2.1% 249 3.29% 97 64.23% 
$10,000 to $14,999 231 3.2% 189 2.49% -42 -18.20% 
$15,000 to $24,999 621 8.6% 548 7.23% -73 -11.74% 
$25,000 to $34,999 455 6.3% 401 5.29% -54 -11.84% 
$35,000 to $49,999 1126 15.6% 900 11.87% -226 -20.09% 
$50,000 to $74,999 1502 20.8% 1,334 17.60% -168 -11.17% 
$75,000 to $99,999 1025 14.2% 1,065 14.05% 40 3.88% 
$100,000 to $149,999 1199 16.6% 1,858 24.52% 659 55.02% 
$150,000 or more 910 12.6% 1,035 13.66% 125 13.77% 
Total Households 7,220 100% 7,579 100% 359 4.97% 
Median Household Income $67,815 $77,160 $9,345 13.78% 

Source: American Community Survey, 2006-2010 & 2016-2020 Five-Year Estimates. 
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Housing 
The Borough’s current housing stock, reflected in Table 6, remains predominantly of single unit, 
detached homes, comprising approximately 50% of the Borough’s inventory. However, there have been 
noticeable changes to other housing unit types within the Borough, most significantly being a large 
decrease in the category of 50 or more housing units by almost 50% since 2010. There was also a 
substantial decrease by over 50% in the number of 1-unit, detached housing units, although this housing 
type represents a minimal portion of the overall housing stock of the Borough. The housing stock for 2-
4 units has grown moderately between 2010 and 2020, increasing from 21.70% to 24.99%. Given the 
increasing population of the Borough, the increased number of households, and the smaller average 
household size, the Borough should continue to remain vigilant in identifying opportunities to provide 
for more diverse housing typologies.  
 
As of 2020, 49.8% of the Borough’s occupied housing units paying rent were setting aside more than 
30% of their household income toward gross rent, representing a slight decrease from 2010 where  
54.8% of occupied units were attributing 30% of their household income toward gross rent. Although 
this is a slight improvement in affordability, nearly half the Borough’s occupied housing units paying 
rent are still cost burdened1 as of 2020, indicating a need for more diverse and affordable forms of 
housing.  
 
Table 6: Housing Stock by Units in Structure, Borough of North Plainfield, 2010-2020 

 2010 2020 2010-2020 Change 
 Number Percent Number Percent Number Percent 
Total Housing Units 7,957  7,931  -26 -0.33% 
1-unit, detached 3,902 49.04% 3,953 49.84% 51 1.31% 
1-unit, attached 201 2.53% 91 1.15% -110 -54.73% 
2-4 units 1,727 21.70% 1,982 24.99% 255 14.77% 
5 to 19 units 1,100 13.82% 1,143 14.41% 43 3.91% 
20 to 49 units 448 5.63% 442 5.57% -6 -1.34% 
50 or more 579 7.28% 320 4.03% -259 -44.73% 
Other (mobile homes, boat 
houses, etc.) 

0 0.00% - 0.00% - - 

Source: American Community Survey, 2006-2010 & 2016-2020 Five-Year Estimates. 
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Development Activity 

Residential Development 

 
Table 7: Housing Unit Construction Activity, Borough of North Plainfield, 2010-2020 

 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total 

1&2 Family             

Certified 2 5 0 0 0 1 5 0 0 0 0 13 

Demolished 2 0 3 0 0 0 3 5 0 0 1 14 

Net Change 0 5 -3 0 0 1 2 -5 0 0 -1 -1 

Multifamily                         

Certified 0 0 0 0 0 0 0 0 0 0 0 0 

Demolished 0 0 0 0 0 0 0 0 0 0 0 0 

Net Change 0 0 0 0 0 0 0 0 0 0 0 0 

Mixed Use                          

Certified  0 0 0 0 0 0 0 0 0 0 0 0 

Demolished  0 0 0 0 0 0 0 0 0 0 0 0 

Net Change 0 0 0 0 0 0 0 0 0 0 0 0 

Combined                         

Certified 2 5 0 0 0 1 5 0 0 0 0 13 

Demolished 2 0 3 0 0 0 3 5 0 0 1 14 

Net Change 0 5 -3 0 0 1 2 -5 0 0 -1 -1 
Sources: NJ Department of Community Affairs, Construction Reporter, Certificates of Occupancy Yearly Summary Data & 
Demolition Permits Yearly Summary Data, 2010-2020. 
 
The overall residential development in the Borough between 2010 and 2020 was stagnant, as reflected 
by the net change of -1 for all residential units. There were no multi-family or mixed-use residential 
developments during this period, and although some single-family homes were constructed, that 
development was negated by demolitions. This seems to indicate a relatively built out nature to the 
Borough with a lack of frequent or substantial development. However, given the recent increase in the 
Borough population and the number of households, the Borough should continue to evaluate 
opportunities to provide more diverse housing options.  
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Nonresidential Development 

 
Table 8: Non-Residential Square Footage Authorized by Building Permits,  
Borough of North Plainfield, 2010-2020 

 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total 

Office 4,297 0 3,648 3,840 0 0 0 23,807 0 0 0 35,592 

Retail 0 0 0 0 156,166 0 12,500 0 0 0 0 168,666 

Theaters 0 0 0 0 0 0 0 0 0 0 0 0 
Restaurants/ 
Bars/Taverns 0 0 0 0 0 8,230 0 7,337 0 0 0 15,567 

Total 4,297 0 3,648 3,840 156,166 8,230 12,500 31,144 0 0 0 219,825 
Note: Does not include Multifamily/Dormitory uses or Miscellaneous uses like signs, fences, etc. 
Source: NJ Department of Community Affairs, Construction Reporter, Building Permits Yearly Summary Data, 2010-2020. 
 
Although the Borough of North Plainfield is built-out and limited in its non-residential properties, the 
data above appears to indicate that there is a stable turnover between building permits and occupancy 
certificates. This indicates relatively stable non-residential market conditions, with no major disruption 
in market prospects that have led developers to abandon construction or completion of approved 
projects. Specifically, there has been a sizeable increase in retail square footage authorized, mainly 
attributed to permits issued in 2014. Otherwise, the Borough has seen moderate growth in the office 
and food/drink establishment sectors.  
 

Changes in Local Land Use and Zoning Regulations 
The following land use and zoning regulation changes have occurred since the 2014 Master Plan was 
adopted:  
 

1. The creation of an Affordable Housing Overlay Zone (2017). 
2. The creation of a Professional Office Overlay Zone (2017).  
3. Any residential development consisting of six or more dwelling units, at a density above six units 

per acre, that is permitted pursuant to a variance or rezoning, shall produce low- and moderate-
income housing on-site or elsewhere in the Borough. The number of affordable units to be 
provided shall be equal to 20% of the for-sale residential units in the development or 15% for 
affordable rental units. (2017, amended in 2020) 

4. Providing a definition and regulations for combined convenience store and fuel dispensing 
facilities (2018). 

5. Detailed updates to the Borough’s affordable housing ordinances (2020). 
6. Provided more stringent regulations for parking in front yards (2020). 

 

Other Municipal Efforts 
The following are some planning and development-related actions taken by the Borough since the 2014 
Master Plan: 
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1. The Borough adopted a “Complete Streets Policy” resolution in 2016. 
2. To address concerns about property maintenance, staff and enforcement have been increased, 

which has resulted in increased summons and violations in recent years. 
3. A vacant property ordinance was enacted, which requires registration of vacant properties with 

the Borough and provides enforcement mechanisms. (2023) 
4. Limitations on parking of vehicles on front yards or off paved roadways were added, which 

allows for violations to be enforced by the North Plainfield Police Department. (2024) 
 
Figures 1, 2, and 3 depict the existing zoning, transportation facilities, and roadway network in the 
Borough of North Plainfield.  
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B. Changes at County Level 
Somerset County Master Plan 
Somerset County adopted its last County-wide Master Plan in 1987, although numerous plan element 
updates/additions have been continuously adopted since, which reflect the changing trends and 
conditions across the County. The Master Plan originally contained Land Use, Housing, Transportation, 
Environment, and Capital Facilities plan elements. The majority of these plan element 
updates/additions were adopted prior to or in 2014, the same year as the adoption of the Borough of 
North Plainfield Master Plan.  
 
Since 2014, the County undertook a comprehensive update of its Housing Element in 2017, in order to 
reflect regional and State changes related to affordable housing and housing development. Primarily, 
the Housing Element seeks to provide a diverse range of affordable housing options which meet the 
growing needs of the regional population and create more inclusive communities. It is recommended 
that this can be achieved through both the rehabilitation of existing neighborhoods and structures, while 
also providing housing through community redevelopment/revitalization opportunities, such as 
through the creation of workforce housing. Furthermore, the Element recommended that Housing be 
provided in coordination with the County Master Plan - Investment Framework Map, thereby ensuring 
concurrency in development. This means that future residential development be targeted toward 
infill/redevelopment opportunities within existing developed areas, while preserving rural, farmland, 
and environmentally sensitive areas (i.e., “smart growth”).  In addition, it is mentioned that both public 
and private investment be geared toward the creation of sustainable and healthy communities through 
the provision of adequate infrastructure, community facilities, and amenities.  The Element 
recommended that this could potentially be accomplished through mixed-use and residential infill 
redevelopment that is contextually appropriate and provides adequate recreational opportunities and 
green infrastructure.  
 
The guiding principles of the Housing Element are enumerated below:  

1) Respond to the changing needs of the County’s population by encouraging a broad range of 
housing types at all levels of affordability. 

2) Create healthy, attractive, walkable neighborhoods with proximity and access to jobs, cultural 
and recreational amenities, services and transportation choices. 

3) Align housing policies and strategies with the principles of regional and local smart growth and 
sustainability. 

4) Maximize the dynamic relationship between housing supply, quality of life and the strength of 
the economy. 

5) Support efforts to advance the Federal and State Fair Housing Acts and “Affirmatively Furthering 
Fair Housing” requirements. 

6) Enable informed housing policy, regulatory and investment decision-making.  
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Most recently, the County adopted the Keep Somerset Moving Transportation Plan 2045 in October 
2024. The overall plan vision was established as follows: “Create a safe, accessible, comfortable, 
sustainable, resilient, and connected transportation system that addresses climate change risks and is 
coordinated with land use decision making.  The specific goals of the plan are detailed below: 
 
Connected and Efficient  

• Maintain and operate an efficient multimodal county transportation system. 
• Work collaboratively with partners to improve mobility and connections  

Equitable 
• Prioritize funding for projects that benefit underserved communities 
• Provide reliable and affordable multimodal transportation options  

Safe 
• Enhance safety for all users with an emphasis on the most vulnerable  
• Promote land use policies that provide safe and convenient access to housing, jobs, services, and 

amenities  
Smart  

• Advance electric, connected, and automated vehicle technologies 
• Monitor the performance of the transportation system  

Sustainable and Resilient   
• Create a sustainable and resilient transportation system  
• Support economic development and access to opportunity 

 
The plan conducted extensive crash data analyses and mapping, noting specific high incident areas 
relating to both general crash incidents and crashes involving pedestrians and bicyclists. Specific areas 
of note in North Plainfield include along U.S. Route 22, Somerset Street, Watchung Avenue, Grove Street, 
Rockview Avenue, Greenbrook Road/Mountain Avenue, West End Avenue, and Norwood Avenue. The 
plan did not recommend any priority road projects for North Plainfield but did set forth two priority 
Bridge projects along Somerset Street and Geraud Avenue.  
 

C. Changes at State Level 
Affordable Housing (COAH) 
At the time of the 2014 Master Plan, the Council on Affordable Housing (COAH) monitored 
municipalities’ affordable housing obligations. In 2015, the State Supreme Court ruled that COAH’s 
powers would be turned over to the Court system, which would manage municipal fair share housing 
obligations. North Plainfield’s current Master Plan Housing Element and Fair Share Plan was adopted by 
the Planning Board on August 12, 2020. This document was prepared to comply with the current 
affordable housing regulations as set forth in a 2015 New Jersey Supreme Court decision, which governs 
compliance in the absence of a functioning COAH, and was approved by the Superior Court. 
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On March 20, 2024,  Governor Phil Murphy signed a package of affordable housing bills. Most notable is 
A-4/S-50, which overhauls the Fair Housing Act and eliminates COAH.  Pursuant to the adoption of A-
4/S-50, the Department of Community Affairs (DCA) will undertake the process of calculating statewide 
and regional affordable housing needs, including municipal obligations. The law required DCA to 
complete these calculations within seven months of the bill’s signing, i.e. by October 20, 2024. 
Municipalities may accept their fair share obligation calculated by DCA or adopt their own using the 
methodology outlined within the law through binding resolution before January 31, 2025. Interested 
parties will have until February 28, 2025 to challenge municipal determinations. 
 

Amendments to the Municipal Land Use Law 

Exemption of Solar Panels from Impervious Coverage Calculation (2014) 

The MLUL was amended in 2014 to exempt solar panels and canopies or arrays thereof from impervious 
coverage calculations as part of subdivision or site plan approval. 
 

Master Plan Statement of Strategy (2018) 

In January 2018, Governor Christie signed into law an amendment to the MLUL at N.J.S.A. 40:55D‐28b 
to require any new Land Use Element of a municipality’s Master Plan to incorporate “a statement of 
strategy concerning: (i) smart growth which, in part, shall consider potential locations for the 
installation of electric vehicle charging stations, (ii) storm resiliency with respect to energy supply, 
flood‐prone areas, and environmental infrastructure, and (iii) environmental sustainability” 
 

Master Plan Identification of Public Electric Vehicle Charging Stations (2020)  

In January 2020, Governor Murphy signed into law an amendment to the MLUL at N.J.S.A. 40:55D-28b 
to include provisions related to public electric vehicle charging stations in a municipal Master Plan. 
Specifically, a Land Use Element is required to show “the existing and proposed location of public electric 
vehicle charging infrastructure.” Additionally, the requirements for the Circulation Element were 
supplemented with the requirement to identify “existing and proposed locations for public electric 
vehicle charging infrastructure.” 
 

Master Plan Hazard Vulnerability Assessment (2021) 

In February 2021, Governor Murphy signed into law an amendment to the MLUL at N.J.S.A. 40:55D-28b 
to require any new Land Use Element of a municipality’s Master Plan to incorporate “a climate-change 
related hazard vulnerability assessment which shall (i) analyze current and future threats to, and 
vulnerabilities of, the municipality associated with climate change-related natural hazards, including, 
but not limited to increased temperatures, drought, flooding, hurricanes, and sea-level rise; (ii) include 
a build-out analysis of future residential, commercial, industrial, and other development in the 
municipality, and an assessment of the threats and vulnerabilities identified in subsubparagraph (i) of 
this subparagraph related to that development; (iii) identify critical facilities, utilities, roadways, and 
other infrastructure that is necessary for evacuation purposes and for sustaining quality of life during a 
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natural disaster, to be maintained at all times in an operational state; (iv) analyze the potential impact 
of natural hazards on relevant components and elements of the master plan; (v) provide strategies and 
design standards that may be implemented to reduce or avoid risks associated with natural hazards; 
(vi) include a specific policy statement on the consistency, coordination, and integration of the climate-
change related hazard vulnerability assessment with any existing or proposed natural hazard mitigation 
plan, floodplain management plan, comprehensive emergency management plan, emergency response 
plan, post-disaster recovery plan, or capital improvement plan; and (vii) rely on the most recent natural 
hazard projections and best available science provided by the New Jersey Department of Environmental 
Protection.” 
 

Other Amended and New State Laws and Regulations 

Local Redevelopment and Housing Law (2019) 

In 2019, the Local Redevelopment and Housing Law (“LRHL”) was amended in August 2019 to expand 
the criteria for redevelopment area designation to include shopping centers and office parks with 
significant vacancies as properties that qualify as areas in need of redevelopment. 
 

New Jersey Micromobility Legislation (2019) 

Governor Murphy signed legislation S731 in May 2019, permitting the use of low-speed electric bikes 
and electric scooters that can travel up to twenty miles per hour or slower, and regulated similarly to 
standard bicycles. Registration, proof of insurance, nor a license is required to operate these devices. 
 

Recreational Cannabis (2021) 

In 2021, Governor Murphy signed into law legislation legalizing and regulating cannabis use and 
possession for adults 21 years and older and the New Jersey Cannabis Regulatory, Enforcement 
Assistance, and Marketplace Modernization Act, which decriminalized marijuana and hashish 
possession. As it pertains to municipal land use regulations, the following considerations are 
highlighted: 

• Opt-In or Opt-Out Timeline: Municipalities had 180 days (until August 21, 2021) to take action 
to either prohibit or limit the number of cannabis establishments, distributors, or delivery 
services; the location, manner, and times of operation, and establishing civil penalties for 
violation of ordinances. If municipalities do not take action within 180 days, any class of cannabis 
establishment or distributor will be permitted to operate in the municipality, and depending on 
the type of establishment, be considered a permitted use in certain zones. 

• Existing Ordinances: Any existing municipal ordinances regulating or prohibiting cannabis are 
invalid. They must be readopted to be effective. 

• Local Cannabis Tax: Municipalities can enact by ordinance a local cannabis tax that cannot 
• exceed 2% for cannabis cultivator, manufacturer, and/or retailer; and 1% for wholesalers. The 

tax percentage is based on the receipts for each sale and is paid directly to the municipality in 
the manner prescribed by the municipality. Any delinquencies are treated the same as 
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delinquent property taxes. The tax cannot apply to delivery services to consumers or transfers 
for the purpose of bulk transportation. 

• Delivery Rights: A municipality cannot prohibit the delivery of cannabis items and related 
supplies by a delivery service within their jurisdiction. 

 

Electric Vehicle Supply Equipment and Make-Ready Parking Spaces (2021) 

Governor Murphy signed into law a set of requirements related to the installation of electric vehicle 
service equipment (EVSE) or “Make Ready” parking spaces on July 9, 2021. Specifically, Make Ready 
spaces or EVSE are now considered to be inherently beneficial uses. They are permitted as accessory 
uses in all zoning districts through a permit approval process and are not subject to site plan review. In 
addition, Make Ready spaces or EVSE are required as a condition of preliminary site plan approval for 
applications involving a multiple dwelling with greater than five units and parking lots and garages, but 
with exceptions for retailers providing fewer than 25 parking spaces. 

 

New Jersey Department of Environmental Protection (NJDEP) Stormwater Rule (2021 & 2024) 

Downpours and heavy rain events that result in a large amount of stormwater runoff and possible 
flooding events have the potential of polluting New Jersey’s waterways, affecting health, quality of life, 
safety, and recreational water usage. Stormwater Management, as found at N.J.A.C. 7:8 are adoptable 
rules that are intended to mitigate stormwater impacts by requiring the use of municipal planning, water 
quality and water quantity design performance standards, maintenance requirements, green 
infrastructure, groundwater recharge, and safety standards. The NJDEP’s previously adopted rule was 
in March 2020, and provided municipalities one year’s time to transition and update their stormwater 
ordinances by March 2021. The Borough of North Plainfield accordingly updated its stormwater control 
ordinance in April 2021. The NJDEP recently amended N.J.A.C. 7:8 in July 2023 and as such, again 
provided municipalities one year’s time to transition and update their stormwater ordinances by July 
2024. The Borough of North Plainfield adopted the July 2023 amended rules and most recently updated 
its stormwater control ordinance in March 2024, therefore being up-to-date and current prior to the 
July 2024 deadline. 
 

D. Other Changes to Consider 
A master plan should take into account broader issues and trends that may impact development and 
quality of life. Five in particular that are considered in this reexamination and the topical plan elements 
are as follows: 
 

COVID-19 
The effects of COVID-19 have changed the daily functioning and routines of people’s lives, people’s 
careers and work habits, livelihoods, the nature of social interactions, and more.  The lessons learned 
from the pandemic can help inform future planning initiatives, illustrating the importance of public 
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health, infrastructure, and public access to open/green spaces for gatherings, events, and recreational 
use.  
 

Commercial Real Estate Market 
A more dramatic shift with long‐term consequences is the changing nature of shopping, and its impact 
on physical retail stores. Many once‐strong retailers, from national chains to local shops, have faded or 
disappeared. A major factor in this change is the continuing growth of online commerce. As such, retail 
is focusing more on experience, with dining and activities becoming anchors in place of department 
stores. Outdoor dining and events have become more commonplace to attract residents and visitors. 
The office market has also been stagnant throughout the state of New Jersey, while the advent of 
technology facilitating remote work and the COVID-19 pandemic are likely to have long-term impacts to 
office space demand and layout/design needs. 
 

Transportation 
Land use and transportation are interrelated, with one impacting the other. Since the adoption of the 
Borough’s Master Plan, there have been changes such as the emergence of ride sharing services (e.g. 
Lyft, Uber) as common, which has affected travel patterns as well as businesses (e.g. taxi and car 
services. Bike sharing and scooter services are becoming a common option, as seen by the 2019 New 
Jersey Law permitting the use of electric bikes and scooters. There has also been interest in “complete 
streets,” and greater focus on pedestrian safety and bicycling. There is a higher demand for pedestrian-
oriented spaces and streets that attract families of all ages. Looking ahead, perhaps by the next 
reexamination, autonomous vehicles will be commonplace, and there will likely be other advances in 
circulation that will need to be considered. 
 

Deliveries 
With the advent of online commerce, package deliveries have increased in volume, meaning delivery 
trucks and personnel require the appropriate infrastructure to support the demand. Food delivery 
services to residences have also increased in volume, meaning that street/curb space must now be 
balanced between these new deliveries and existing deliveries for local businesses. 
 

Technology 
The role of technology goes beyond changes in how people shop. The rise of smartphones and social 
media have transformed how residents stay informed, participate in decision making, share information 
and utilize services. 
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IV. Specific Changes Recommended for the Master Plan and 
Development Regulations 

Based on the assumptions, policies and objectives discussed above, a number of specific changes are 
being recommended for the master plan and development regulations as part of this reexamination 
report.  
 

A. General Recommendation 
The Planning Board recommends that the Borough undertake the preparation of a new full Master Plan 
for North Plainfield. 

 

B. Land Use Recommendations  
Some of the following recommendations were established in the 2014 Master Plan, but have yet to be 
implemented and remain valid.  

• Evaluate and potentially consolidate business districts. North Plainfield’s Zoning Ordinance 
currently divides the Somerset Street corridor between Dupont Street/Codington Avenue and 
the municipal boundary with Plainfield into three business districts (B, B-1, B-2a). However, it 
is not clear that distinctions between the different portions of the corridor are warranted in 
terms of zoning regulations. Consideration should be given to revising the boundaries of these 
zoning districts and consolidating them into one business district for the Somerset Street 
corridor. This would help create one uniform central business district with similar 
characteristics throughout the corridor, and remove any regulatory discrepancies between said 
zoning districts. Alternatively, two districts could be provided if it is determined that there are 
planning reasons to differentiate certain areas due to physical or other characteristics. 

• Explicitly permit mixed-use buildings and development in the Borough’s downtown 
business districts. Somerset Street serves as the Borough’s traditional downtown corridor, and 
is generally characterized by ground floor neighborhood commercial uses with upper story 
office or residential apartment uses. Although the B-1 Business Zone and the O Professional 
Office Overlay Zone permit apartment buildings with ground floor office uses, the Borough 
ordinance does not clearly permit mixed-use buildings to include ground floor nonresidential 
uses such as retail with upper floor residential. The Borough ordinance also prohibits mixed use 
unless specifically noted. The Borough should revise its ordinance to clearly permit mixed use 
buildings allowing ground floor retail/office uses with upper floor residential uses in the B, B-1, 
and B-2a Business Zones.  

• Update permitted uses in the downtown business districts. The B and B-1 Zones currently 
permit uses such as central telephone exchanges and funeral homes which are either outdated 
or not necessarily appropriate in downtown commercial areas. In addition, changes in market 
demand for retail and commercial uses warrant modifying permitted uses in commercial zones. 
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Potential uses to permit include retail-type medical uses (e.g. urgent care, physical therapy), 
fitness centers/health clubs, and "experiential" retail and activities, such as arcades, arts and 
crafts studios, and stores that integrate dining, coffee and/or bar areas. 

• Permit microbreweries, distilleries and wineries in appropriate locations. These types of 
uses have become more prevalent in recent years in New Jersey due to changes in state laws, 
and can be economic development drivers. A unique characteristic of these uses is that they can 
be successfully located in a variety of locations, ranging from strip malls to downtown 
storefronts, and still attract patrons. Various commercial zoning districts in North Plainfield 
could be appropriate for permitting these uses. 

• Consider rezoning portions of the B-1 Zone between Somerset Street and Watchung 
Avenue. The B-1 Zone includes properties on Race, Harmony, Chatham and Pearl Streets that 
are primarily residential, yet are located in a zone that does not permit residential uses other 
than apartment buildings and townhouses, which are subject to restrictive standards. It may be 
appropriate to allow other types of residential uses on these properties. 

• Review the Zoning Map for split zoned parcels and other issues. Several parcels on the 
Borough’s Zoning Map are split zoned (i.e. located in multiple zoning districts). These specific 
parcels should be reviewed and placed into a single zoning district where appropriate.  

• Continue to pursue opportunities to provide a central civic space in the downtown. 
Somerset Street exhibits the characteristics of a traditional downtown corridor, but lacks 
sufficient public gathering areas. Provision of a central civic space or center would help revitalize 
the downtown area and create a sense of place.  

 

C. Circulation Recommendations 
• Engage with a Professional Traffic Operations Engineer to address traffic safety issues 

within the Borough. As discussed earlier, the Borough should pursue the services of a 
Professional Traffic Operations Engineer (PTOE) in order to identify specific problematic areas 
regarding traffic safety. The PTOE can then help develop appropriate targeted traffic solutions 
for identified locations which can then be incorporated into the annual road improvement 
program. The PTOE can also assist with identifying funding mechanisms and achieving cost 
effective traffic safety solutions. Several of the following recommendations should be pursued in 
conjunction with the PTOE.  

• Continue pursuing funding opportunities. The Borough has previously obtained grant 
funding and implemented traffic safety interventions including enhanced pedestrian crossings 
along Watchung Avenue (Safe Routes to School) and general pedestrian safety improvements 
along Mountain Avenue (North Jersey Transportation Authority Local Safety Program). The 
Borough should continue to pursue funding to be utilized for specific countermeasures 
identified by the PTOE, while prioritizing measures that would improve pedestrian and bicyclist 
safety.  
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• Continue pedestrian safety educational outreach campaigns to pedestrians, bicyclists, 
and drivers. The Borough has conducted multiple pedestrian safety campaigns since 2016 
through the Street Smart program in partnership with Ridewise. This program targeted both 
problem intersections within the Borough and school areas to enforce improved pedestrian and 
driver behaviors. Despite these efforts, the number of reportable crash incidents have generally 
heightened in North Plainfield as per Borough data, increasing from a total of 779 in 2020 to 937 
in 2022.  The Borough should implement the recommendations of the studies already conducted 
by Ridewise, and should focus on conducting year-round traffic safety outreach and enforcement 
as opposed to periodic campaigns. Education and enforcement should also be targeted toward 
cracking down on distracted driving, which was cited as the leading cause of crash incidents in 
North Plainfield. These efforts should be led by the Borough’s Police Department, which already 
monitors and enforces issues such as load exhaust sounds, speeding, and other moving 
violations.  

• Create a Borough traffic and pedestrian safety committee. The establishment of a unified 
traffic and pedestrian safety committee can steer the traffic improvement implementation 
process through engagement in outreach efforts and development of community visioning and 
goals. This committee can lead efforts related to pedestrian and driver safety, which continues 
to be a problem in the Borough. The committee can also integrate the goals and objectives of 
Vision Zero and Complete Streets policies (discussed further below). Education and outreach 
can be completed through effective directed presentations (at Borough schools and through 
community organizations) as well as through informational stands at highly trafficked locations 
(Borough Complex, Library, Somerset Street, etc.). This can be supplemented through year-
round messaging to raise awareness via Borough social media platforms.  

• Reevaluate and build on the adopted Borough policy of Complete Streets. The Borough 
adopted a Complete Streets Policy in 2016. It is recommended that the Borough expand on this 
effort by further integrating Complete Streets design and policies into all future transportation-
related planning, developments, right-of-way changes/paving, and project approvals through a 
Complete Streets design checklist. Additionally, the existing Complete Streets policy should be 
enhanced by incorporating the concept of green streets and green infrastructure, concurrent to 
the 2019 New Jersey Department of Transportation Complete & Green Streets Policy. Green 
streets provide greenery, landscaping, and other vegetated areas which not only improve the 
appearance of a corridor, but also have environmental (stormwater management) and public 
health benefits. 

• Adopt a Vision Zero Policy for the Borough. Vision Zero champions active decision making 
and policy changes that take human error into account, with a goal of eliminating all traffic 
fatalities and severe injuries. Therefore, it is important to start all bicycle, pedestrian, and 
multimodal planning with this foundational guiding principle. The Vision Zero approach is also 
interdisciplinary, and should be implemented through coordination across all relevant 
municipal departments, whether it be planning, health, engineering, or design, etc.   
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• Collaborate with Somerset County to address traffic safety issues. Somerset County has 
recently completed its Keep Somerset Moving Transportation Plan 2045. This plan highlighted 
numerous traffic safety concerns and patterns through informational mapping at specific 
locations throughout the Borough. Specific hotspots for all crash types within North Plainfield 
included along Watchung Avenue (C.R. 531), Somerset Street, Mountain Avenue (C.R. 642), and 
Norwood Avenue.  Hotspots for bicycle/pedestrian crashes were along US Route 22, Greenbrook 
Road (C.R. 636), and West End Avenue (C.R. 649). It was further noted that North Plainfield 
accounted for a significant number of fatal or seriously injured crash incidents. The Borough 
should accordingly request technical assistance from the County to obtain the depicted data in 
order to better understand and remediate traffic safety issues within North Plainfield. Specific 
collaborative actions that should be taken are as follows:   

o Pursue grant funding through the Safe Streets and Roads for All (SS4A) Program. This 
program is offered through the Federal Highway Administration, for which the primary goal 
is to prevent roadway fatalities and injuries. This program could be utilized to fund either 
supplemental planning efforts that build upon the County Plan or for the creation of a new 
comprehensive safety action plan. Action plans provide a strategic framework for reducing 
serious roadway injuries by identifying traffic safety issues specific to the Borough and 
developing appropriate countermeasure mechanisms to address said issues. The SS4A 
Program also provides funding for countermeasure demonstrations and final 
implementation.  

o Develop a High Injury Network (HIN) for North Plainfield. Utilizing data provided by the 
County as a baseline, the Borough should create a HIN, which involves reviewing crash data 
over at least a 5-year period to identify and map the concentrated locations and types of 
traffic incidents. The results of the data analysis allow the municipality to focus limited 
resources and develop solutions for those specific problem areas. Moreover, overlaying the 
traffic incident data with socioeconomic data may find that these incidents 
disproportionately occur in communities of concern (e.g., low-income, minority, senior 
populations, or people with disabilities). Such areas can then be prioritized for the 
implementation of countermeasures. It appears that the County may have already completed 
the majority of this analysis, which should be supplemented by Borough data (a preliminary 
crash location map appears to have been created by the Borough as well). This data can then 
be effectively used for targeted and cost-effective interventions. Initial County and Municipal 
data appear to indicate U.S. Route 22, Somerset Street, Watchung Avenue, Grove Street, Craig 
Place, Rockview Avenue, Greenbrook Road/Mountain Avenue, West End Avenue, and 
Norwood Avenue as high crash incident roads. Further analysis should be conducted to 
determine specific intersections of note. Sweeping geometric changes may be required along 
roadways without specific intersection crash incident patterns.  

• Implement traffic calming countermeasures and general infrastructure improvements in 
appropriate locations throughout the Borough. Several of the following recommendations 
were established in the 2014 Master Plan and continue to remain valid. The following 
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improvements should be implemented in coordination with the PTOE. These measures should 
be initially implemented utilizing tactical urbanist methods that allow for temporary and low-
cost demonstrative installations where improvements are piloted in the community before 
evaluating long-term implementation. Any improvements along County roadways should be 
appropriately coordinated with the County.  

o Undertake a sidewalk audit to identify missing links and assess the condition of 
existing sidewalks. Further ensure the provision of ADA compliant and accessible 
infrastructure along all roads, sidewalks, and intersections within the Borough. The Borough 
should continue to work with the State and evaluate future development applications to 
ensure the provision of continuous sidewalks along U.S. Route 22.  

o Identify appropriate locations for additional mid-block crossing installations. Install 
mid-block crossings with appropriate signage along roadways with long stretches without 
crosswalks, particularly in observed areas where pedestrians are already crossing without 
existing striped crosswalks, indicating a need for additional infrastructure. Areas along 
Borough Schools should be particularly evaluated for the provision of additional crossing 
installations, as well as along Greenbrook Road, West End Avenue, Grove Street, and 
downtown locations (Somerset Street & Watchung Avenue).  

o Incorporate leading pedestrian intervals at major signalized intersections. Leading 
pedestrian intervals give pedestrians a 3 to 7-second grace period to enter the intersection 
crosswalk before vehicles are given a green light for left or right turn movements. This 
increases pedestrian visibility during crossing, reduces likelihood of pedestrian/vehicular 
conflicts, and ensures that vehicles yield to pedestrians prior to completing their turning 
movements. This should be implemented along corridors with high numbers of 
bicycle/pedestrian crash incidents as identified through County and Borough data.  

o Implement speed reducers. Posted speed limits are frequently not followed by drivers 
unless the road geometrically requires them to do so. Installations such as speed humps and 
chicanes/pinch points (force drivers to slow down via reductions or changes in the traveled 
way) can be effective in creating a safer pedestrian and residential  environment. 
Installations should be located along roadways within the Borough associated with frequent 
speeding or other hazardous moving violations and general crash incidents as documented 
by the Police Department, such as along Warfield Road, Grove Street, and Somerset Street.  

o Implement high-visibility traffic calming solutions: 

 High-visibility crosswalks can include wide crosswalks with retro-reflect, 
thermoplastic stripes which can further pedestrian safety. 

 High-visibility crosswalks can be supplemented with pedestrian actuated Rectangular 
Rapid Flashing Beacons (RRFBs), which significantly increase the visibility of 
pedestrian crossings via flashing LED lights. RRFBs are especially useful at nighttime and 
demonstrably increase the likelihood of drivers yielding to pedestrians. RRFBs should 
especially be installed along roadways with speeding concerns to enforce driver yielding 
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behaviors. The Borough has already installed an RRFB adjacent to the North Plainfield 
Middle/High School and should continue to evaluate additional locations throughout the 
Borough noted to have issues with drivers yielding to pedestrians. 

 Furthermore, the Borough should implement painted intersections/mural 
treatments at specific gateway locations to not only calm traffic but to also create a 
sense of place. The implementation of such installations should be targeted toward 
pedestrian oriented environments with existing traffic safety issues or high numbers of 
crash incidents. Potential locations include along Somerset Street and Greenbrook Road 
adjacent to the Borough Schools. It is recommended that the Borough engage with 
community artists and residents to produce attractive and representative art 
installations.  

o Implement curb extensions at appropriate locations. Curb extensions reduce the excess 
width of an intersection by pushing the curbs of the intersection further out and creating 
more space and visibility for pedestrians. This would then slow vehicular traffic, reduce 
pedestrian crossing lengths, and improve overall community safety. Curb extensions should 
be implemented at specific problematic intersections (locations with fatal and serious injury 
incidents) as identified by the Borough and County. This measure should specifically be 
applied along Somerset Street, the primary pedestrian-oriented commercial corridor of 
North Plainfield. Curb extensions would enhance the pedestrian environment while 
enforcing safer driving patterns through geometric improvements. Curb extensions can 
particularly address the ongoing issue of parking violations and parking at intersection 
corners within the Borough by physically reserving space and preventing parking at such 
locations. Curb extensions can be initially incorporated through a simplistic and cost-
efficient process via temporary colorful pavement markings, delineators/bollards, and 
planters, all of which can enhance both the aesthetics and safety of intersections or a 
corridor. It should be noted that curb extensions can be installed in such a manner that 
facilitates emergency access through mountable curbs, while keeping ordinary vehicular 
traffic clear of the area. 

o Evaluate locations for parklet or outdoor dining installations. Following the COVID-19 
pandemic, outdoor dining and parklets (the conversion of parking spaces into community 
spaces with seating and greenery) have become increasingly desirable within downtown 
neighborhoods. The Borough should continue to permit outdoor sidewalk cafes within its 
business districts and should also consider parklet installations to attract residents and 
visitors in search of unique dining experiences.  Parklets can also be installed at intersection 
corners alongside restaurants/cafes along Somerset Street to address issues relating to 
parking at intersection corners, while simultaneously creating a more vibrant and engaging 
downtown atmosphere.  

o Continue to improve pedestrian and bicyclist infrastructure.  The Borough has an 
existing pedestrian streetscape environment along Somerset Street, and should continue to 
implement and enhance such infrastructure along its downtown and commercial areas. 
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General improvements should consist of adequate street furniture (benches/seating areas, 
trash receptacles, etc.), pedestrian-scale lighting, and bicycle corrals/racks at highly 
trafficked locations such as commercial areas, recreational areas, public schools, and civic 
anchors. Although the Somerset Street corridor provides such amenities, these should 
continue to be maintained and upgraded, while also providing them in other commercial 
areas such as along Watchung Avenue, portions of Greenbrook Road, and along other 
significant corridors in North Plainfield.  

• Establish a bicycle network within North Plainfield. The Borough does not currently have 
dedicated bicycle lanes or infrastructure, with reasons including limited right-of-way width and 
impacts to on-street parking having prevented the creation of a bicycle network thus far. 
Understanding these limitations, the Borough should implement shared rights-of-way for both 
motor vehicles and bicyclists through the use of “sharrow” pavement marking treatments. 
Sharrows should be incorporated via high-visibility markings and frequent signage that 
indicates that the road is being shared between bicyclists and motorists. Potential locations for 
sharrow installations should be along roads which provide access to important community 
destinations including schools, parks/recreational facilities, commercial areas, and other 
community facilities (i.e., Borough Library and Borough Complex) such as along Somerset Street, 
Watchung Avenue, Grove Street, Greenbrook Road/Mountain Avenue, Parkview Avenue, and 
West End Avenue. Where sufficient right-of-way width exists, dedicated bicycle lanes should be 
installed.  

• Provide a unique and inviting pedestrian experience: 

o Evaluate locations for pavement-to-plaza conversions. The Borough has a noted lack of 
public seating/gathering spaces within its commercial areas, specifically along Somerset 
Street. A pavement-to-plaza conversion can repurpose excessive areas of pavement or 
underutilized parking areas by temporarily reassigning this space to pedestrians and 
bicyclists, creating a public plaza. These gathering spaces can be programmed with seating, 
food trucks, farmer’s markets, and other special events which can promote social interaction, 
a sense of belonging, and economic benefits for local businesses and organizations. This 
provides for a lively pedestrian environment while requiring no substantial expenditure of 
resources to provide additional public space, an important need in urban environments.  

o Pursue open street events in North Plainfield’s commercial and recreational areas. 
Open street events close off streets to automobile traffic for special occasions to create 
pedestrian only plazas, which can attract residents of all ages, as well as local businesses and 
organizations. This creates a great atmosphere for locating outdoor dining, food trucks, and 
pop-up shops. These events are particularly popular in the summer months and are often 
incorporated on Sunday of every week.  Given the Borough’s robust commercial and local 
eating/dining presence along Somerset Street, the Borough should engage with community 
members, local business owners/organizations, and other stakeholders to organize and 
market such events periodically.  
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• Improve transit access: 

o Conduct an existing conditions analysis of the Borough’s bus stops. Safe and 
comfortable transit access is essential to encouraging public transit use. The Borough should 
obtain a better understanding of the conditions of all bus stops and if adequate identifying 
signage, sidewalk access, seating, and lighting are provided. The Borough’s bus stops are 
primarily located along U.S. Route 22, Greenbrook Road/Mountain Avenue, Somerset Street, 
and Watchung Avenue. The Borough should also pursue funding for upgrades of its bus stop 
facilities as appropriate. NJ Transit will arrange for, and bear the cost of, installing bus 
shelters at bus stops. However, once a shelter has been installed, maintenance, repairs, and 
replacement are the responsibility of the shelter sponsor, usually the local government. In 
some communities, local governments have entered into agreements with advertisers to 
install and maintain shelters with the proceeds of the advertising space going to the 
maintenance of the shelter. 

o Improve transit connections with the Plainfield Train Station. The Plainfield Train 
Station is located near the southern border of North Plainfield, just a few blocks south of the 
Somerset Street business corridor. NJ Transit bus access is currently provided between the 
Borough and the train station. The Somerset Street corridor is generally characterized by 
neighborhood commercial uses and 2-3 story mixed-use buildings. Surrounding side street 
areas include a mix of residential uses. The Borough should leverage its proximity to the 
Plainfield Train Station through improved bicycling accessibility (provision of shared lane 
“sharrow” pavement markings) and wayfinding directing residents and visitors toward the 
station.  Of potential relevance to the Borough is the NJ Transit Village initiative, a program 
that incentivizes transit-oriented development to help redevelop or revitalize the areas 
surrounding a transit station. Should the Borough be desirous of pursuing Transit Village 
designation, it would be required to meet multiple criteria as enumerated by the NJDOT. The 
southern portion of the Somerset Street corridor and surrounding residential/commercial 
areas fall within a half-mile radius of the Plainfield Train Station, fulfilling the proximity 
requirement to be an NJ Transit Village. In addition, the “old mill” site (Block 43, Lot 6) was 
targeted for redevelopment within the 2014 Master Plan but has yet to redeveloped. 
Therefore, the pursuit of additional mixed-use and transit-oriented development would be 
consistent with previous Borough planning efforts and would help create a more vibrant and 
pedestrian-friendly built environment along Somerset Street and its surrounding areas.  

• Modernize parking conditions and regulations. The Borough should seek to eliminate and 
consolidate excessive curb cuts in pedestrian-oriented business areas, such as along Somerset 
Street. Numerous curb cuts can impede the pedestrian experience and result in traffic safety 
conflicts in highly-trafficked areas. Where appropriate, vehicular access to lots fronting along 
Somerset Street should be provided from the side/rear of the lot as opposed to along the primary 
frontage. Off-street parking spaces should also not be directly serviced from a public street. 
Coordination between property owners may be required in order to implement these changes.  
Moreover, the Borough should consider updating its parking regulations as follows: 
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o Review off-street parking requirements for nonresidential uses. An analysis of the 
existing utilization of parking areas, specifically within the downtown areas (Somerset 
Street & Watchung Avenue) and other commercial areas, can help inform if off-street parking 
requirements should be accordingly modified.  

o Clarify and permit shared parking facilities. Although the Borough currently permits 
property owners in the B, B-1, and B-2 business zones to jointly sponsor off-street parking 
facilities, the corresponding parking supply is generally limited to the total parking area 
requirements of each owner participating therein, while also being located within 300 feet 
of the participating use. The Borough should instead explicitly permit shared parking 
facilities in all commercial areas and better reflect the purpose of shared parking, which is 
to reduce the required amount of total parking spaces based on individual uses and result in 
a more efficient use of land. Shared parking determinations should be based upon a shared 
parking analysis/study conducted for development which considers the peak occupancy 
rates of a mixed-use development for weekdays and weekends at different times throughout 
the day.   

o Provide wayfinding within downtown North Plainfield. Wayfinding plays a crucial role 
in directing all forms of traffic to points of interest, gathering areas, and community facilities. 
Wayfinding should be implemented along Somerset Street to direct traffic toward public 
parking areas and inform them of available on-street and off-street parking facilities. 
Additional wayfinding should be provided to proximate destinations such as the Borough 
Library, Green Acres Park, and the Plainfield Train Station.  

o Implement innovative curbside management strategies. Curbside space is an important 
resource, as it is needed for loading/unloading and deliveries, bus stops, passenger pick-
up/drop-off trips, outdoor dining, bicycle infrastructure, and vehicular parking. The 
Borough should conduct a curb management study along Somerset Street to better 
understand these overlapping needs and the available parking supply/demand. This study 
would then inform the Borough regarding how to best utilize curbside areas to provide for 
the needs of residents, visitors, and businesses in an efficient manner. Creative curbside 
management strategies can introduce flexibility to issues of parking/curbside demand by 
allocating specific zone locations and times of day at which certain uses of the curb space are 
allowed. This concept of flexible parking zones should be incorporated along Somerset Street 
to help prevent overlapping demand and allow for a more cohesive use of curbside space.  
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V. Recommendations of the Planning Board Concerning the 
Incorporation of Redevelopment Plans into the Land Use Element 
and Local Development Regulations 

A master plan reexamination report is required to include recommendations of the Planning Board 
concerning the incorporation of redevelopment plans (adopted pursuant to the Local Redevelopment 
and Housing Law of 1992) into the land use element, and accompanying changes, if any, to the 
development regulations. The Local Redevelopment and Housing Law (LRHL) affords municipalities the 
authority to designate areas “in need of redevelopment,” provided they meet specific statutory criteria. 
The LRHL also enables municipalities to designate areas “in need of rehabilitation” in accordance with 
other criteria.  Municipalities may prepare and implement redevelopment plans for both redevelopment 
and rehabilitation areas. 
 
At the time of the 2014 Master Plan, it was recommended that the central portion of the Borough, 
including the downtown area and adjacent residential neighborhoods, be designated as an area in need 
of rehabilitation. This recommendation has been implemented. It was further recommended that the 
“old mill” property (Block 43, Lot 6) be redeveloped as a multi-family residential development with an 
affordable housing component. This recommendation has not been implemented through a 
redevelopment plan. However, an overlay zone was created for this property to encourage 
redevelopment of the site with a residential development that includes an affordable housing 
component, but the site has not been redeveloped to date. 
 
Consideration should be given to undertaking redevelopment area investigations in the downtown area. 
The Borough should also evaluate known contaminated sites within the Borough for potential 
redevelopment opportunities, which are primarily located along U.S. Route 22 and adjacent areas. 
 
It should also be noted that the former Villa Maria property has been approved for redevelopment of a 
portion of the site as a 32-unit multifamily residential development, with an affordable housing 
component. The remainder of the former Villa Maria property will be preserved as open space.    
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VI. Recommendations of the Planning Board Concerning Locations 
Appropriate for the Development of Public Electric Vehicle 
Infrastructure 

A Master Plan Reexamination Report is also required to provide the recommendations of the planning 
board concerning locations appropriate for the development of public electric vehicle infrastructure, 
including but not limited to, commercial districts and, areas proximate to public transportation and 
transit facilities and transportation corridors, and public rest stops; and recommended changes, if any, 
in the local development regulations necessary or appropriate for the development of public electric 
vehicle infrastructure. In July 2021, Governor Murphy signed a bill that established state-wide numerical 
requirements and zoning standards for the installation of electric vehicle supply equipment and “make-
ready” parking spaces. Notably, electric vehicle charging stations are designated as permitted accessory 
uses in all zoning districts. The new law also establishes a minimum number of “make-ready spaces” for 
multifamily developments with five or more units and other types of developments involving parking 
lots/garages, and requires the phased installation of electric vehicle supply equipment over a span of 
six years.  
 
The Borough’s zoning ordinance has not been updated in accordance with the State’s model ordinance 
to reflect the new State law.  The Borough has, however, pursued actions relevant to electric vehicle 
infrastructure, including the acquisition of 4 electric vehicles and the installation of charging stations, in 
conjunction with the Board of Public Utilities and PSE&G. The Borough remains desirous of pursuing 
increased EV infrastructure for Municipal departments and at other public locations.  On this front, the 
following is recommended: 

• Update the Borough’s zoning ordinance. The Borough should revise its zoning ordinance to be 
consistent with the State law regarding the provision of electric vehicle infrastructure. The 
ordinance can also delineate specific locations within the Borough that feature EV infrastructure 
as well as appropriate procedures, signage, usage, and fees.  

• Consider providing public electric vehicle charging facilities in municipal parking lots. The 
Borough could support the likely future influx of electric vehicles by providing public charging 
stations. Potential candidate locations for installation include municipal parking lots. The 
Borough may consider installing “make-ready” infrastructure at a number of existing parking 
spaces, and convert them into full charging stations as electric vehicles become more prevalent 
in the future. It should be noted that the Borough has received a $1 million grant from the NJ 
DEP for the installation of public EV chargers, and is waiting for a grant agreement which would 
detail the appropriate procedures for grant implementation.   

• Continue to add to the municipal electric vehicle fleet. The Borough should continue to pursue 
funding opportunities to replace existing Borough gas-fueled vehicles with electric vehicles as 
appropriate. This should be applicable to all municipal departments, such as the Police 
Department and Department of Public Works.  
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