
Borough Of North Plainfield - Masler Plan Update Study

PART III

GESERAL MASTER PLAN FINDNGS AND RECOMMENDATIONS

MAJOR ISSUES· PROPOSED LAND USE POLICY

Following is a summation of major observations and recommendations considered in development of proposed land

use changes fer the business districts.

Downtown Business Districts: General Land Use

• Review Land Use Polices to Meet Current Objectives and Conditions • Zoning should be
amended to incorporate the changes in land use over the last 20 years, where this meets the land use policies of
the Borough. History has proven some prior land use ex~tations unlikely, including intensive "urban
redevelopment" of the downtown. Moderate redevelopment proposals, lot mergers and individual rehabilitation
or reuse of existing structures has been ongoing and should be recognized as likely to continue in the foreseeable
future. Delineation of permitted uses in all business zones needs funher defmition.

• Refine Zoning Boundaries· Zoning boundaries require adjustment, particularly around the periphery of
existing zones. Current district boundaries are often unrelated to existing land use or property lines. Similarly,
various residential lots CUITentlyincluded in business zones may be considered for rezoning to adjacent residential
zones.

The current B-1 district in particular contains various areas unrelated by use or physical characteristics and should
be considered for rezoning to better direct appropriate future rehabilitation and redevelopmenL Past land use
policy envisioned this area for major large scale urban redevelopment of a "tear down and rebuild" nature. It is
not recommended that this policy be pursued. Smaller scale redevelopment and rehabilitation is more
appropriate to this area. It is recommended that the B- I area be rezoned and boundaries adjusted to recognize the
different characler of existing uses. physical characte:ristics. intensity of activity and appropriateness of use.

• Maintain tbe Retail Core· Somerset Street in the current B and B-1 area acts as the central business
corridor and core area for locally oriented retail activity. Office and residential use Icx:ated on ground floors
weakens the otherwise cohesive retail nature of this area. They use up valuable retail space which cannot be
made up on second or third floors or in other areas which do not have the visibility, access and activity levels
necessary to genezate a favorable retail business climate. In order to maintain this compact downtown retail area
and improve viable retail opponunities, office and residential uses should be prohibited on the fU'Stfloor of
buildings lcx:ated on Somerset Slreet in the southern portion of the downtown. Ground level retail sales are a
driving force in the downtown core and engine of the downtown economy. It is recommended that .they be
preserved to the greatest extent possible.

• Encourage a Pedestrian Orientation in tbe Downtown • Throughout the downtown. encourage
locall)' oriented retail sales and personal service uses. Encourage additional ground level retail and retail services,
increased access to public parking and provide a pedestrian friendly street.seape which is inviting to downtown
shoppers. Discourage uses or structures which disrupt pedestrian traffic, decrease pedestrian safety or visually
impair the downtown, particularly along Somerset Street and W81ChungAvenue.

• Auto-Related Uses • Automobile service stations and other automobile related uses exist throughout the
downtown area, most predating current zoning regulations. While recognizing their presence, it is recommended
that auto-service and repair stations continue to be prohibited from the downtown due to their general visual
incompatibility with quality retail sales, personal services and professional or business offJCCSand due to their
disruption to the desired pedestrian orientation of the downtown. Where future requests for variances for
enlargement or modification are made by existing auto-related uses, they should be reviewed in light of proposed
improvements ro the visual character of site and increased compaubility with surrounding land uses, e.g. site
clean up. landscaping, fencing and sign reduction. New auto-rela1ed uses should be directed ro selected highwa)'
business areas where there is a vehicular crientation, where aesthetic considerations are mere flexible and where
there is less conflict with existing land uses or planned developmenL
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