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August 15, 1974
To the Planning Board
Borough of North Plainfield

We take pleasure in submitting this Master Plan,1974, for the Borough of North Plainfield.
This document is the res1,llt of over two years of intensive study and investigation as well as
numerous conference meetings with the Planning Board, all with the intent of developing
guide lines for the future growth of the Borough. As a comprehensive revision study, this
report further indicates the Borough's recognition that municipal planning is a continuous
process and that local planning policy must be continually reviewed and up-dated to keep
pace with changing times and conditions.

Although North Plainfield is a built-up community with very little vacant land, there still
remains room for change and growth. Opportunities are available now and will become
available in the, future ,to improve the quality of development and create improvements that
will be to the benefit of all Borough citizens. As a flexible guide, the MasterPlan should
be instrumental in helping the Borough attain these objectives.

We take this opportunity to thank you for your patience and cooperation throughout the
preparation of this Master Plan and wish the Borough every success in its future planning
endeavors.

Very truly yours,

RJO'G/y
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INTRODUCTION

The objective of a Master Plan is to give direction to future development, direction
that will preserve the basic character of the community, as well as achieving a desirable
balance of land uses that will foster sound and economically beneficial growth. Such an
objective can only be attained by periodic review of planning policies and all factors
influencing development, including the ability of the municipality to provide essential
services and facilities, including basic utilities.

More,than ten years have passed since North Plainfield's Master Plan was adopted.
Although the purpose of planning is to attempt to project a co.mmunity's dev.elopment
pattern for years into the future, only infrequently does a Master Pla'n realistically reflect
appropriate goals for an e:>c;tendedperiod of time. This fact is demonstrated by the many
changes that have taken place in North Plainfield over the past ten years, some of which
were not envisioned by the Master Plan.

As local needs and circumstances change, plans must be altered in order to
achieve practical and effective goals. The purpose of this Master Plan revision is to
reappraise the Borough's planning objectives in light of the changes that have occurred
since 1962 and give new direction to future growth with major emphasis on the following:

1. Sustaining the high quality residential areas of the Borough.

2. Fostering vital new commercial development, particularly in the Somerset
Street business area.

3. Establishing effe-ctiv.e.means to halt the spread'of deterioration in older
neighborhoods and promoting desirable redevelopment of obsolete areas.
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4. Making adequate provision for future community facility and service needs
including recreation I schools I municipal buildings and utilities.

5. Promoting planning policies that will help eliminate property damage from
possible future flooding.

6. Providing means for the efficient movement of traffic.

This Master Plan revision does not represent the final picture of the Borough Is
ultimate growth. Rather, it is just a step toward achieving desirable future development.
The Plan can be amended and periodic revisions will be necessary if North Plainfield is
to take the fullest advantage of planning techniques and opportunities that will produce
the greatest benefit for the entire community.

This report is presented in three parts to c()rrespond with the three basic phases
in the process of developing a Master Plan. Part I consists of a summary of the background
elements essential to the planning process and for which detailed studies have previously
been made. These background elements include land use and development, physical
features I municipal economy and finance, traffic and circulation, community facilities
and services and the like. Also included is a population study.

Part II is devoted to the Master Plan proposals. The Plan is presented in three
parts; the Land Use Plan I the Street Plan and the Community Facilities Plan.

Part III concerns itself with implementation of the Plan including a program for future
capital improvements, continuing planning recommendations and other considerations
which are important to the attainment of the Borough's long range objectives.

- 2 -
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PART I BACKGROUND

THE REGION
PHYSICAL CHARACTERISTICS
EXISTING DEVELOPMENT

'POPULATION
TRAFF IC AND C IR C ULATION·.
CENTRAL BUSINESS AREA
COMMUNITY FACILITIES AND
SCHOOLS
FINANCIAL CONDITIONS



A meaningful analysis of the various physical, social and economic character
istics cannot be done without regard to regional trends and forces acting on the community.
Although in itself a municipality is a separate and distinct political entity, it is far from
being isolated from a sphere of influence which extends far beyond the immediate local
area. For this reason, regional considerations, as they apply to North Plainfield, have
been given attention where appropriate in various sections of this report. At this point,
a brief description of North Plainfield Is regional orientation will be helpful in understanding
the Borough I s relationship to this greater sphere of influence.

The Metropolitan Region

The Borough of North Plainfield lies within the extremely complex Tri-State
Metropolitan Area consisting of parts of New York, New Jersey and Connecticut. In
addition, the Borough is located at the very eastern end of Somerset County. Although
Somerset is classified as one of the intermediate ring counties of this region, it is
situated immediately adjacent to Union County, one of the inner ring counties. The inner
ring is situated within 15 to 25 miles of the heart of New York City. This inner ring has
already received the bulk of its growth as vacant land has become almost exhausted.
Nevertheless, this portion of the region will retain its reputation as a major employment
and economic area.

North Plainfield's more immediate sphere of influence is the Union
County - Somerset County area. The Borough of North Plainfield has many close
ties with the City of Plainfield, some of which include employment, shopping and
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transportation. In addition, the City offers a number of services not available in the
Borough.

Although North Plainfield itself is not a major center of commercial activity,
its location is such that it can be attractive to future economic development. The
Borough is served by Route 22, one of the major east-west transportation arteries in
the State and is in close proximity to Routes 1-78 and 1-287, thus affording accessi
bility from all directions.

Throughout the studies that follow, due consideration will be given to regional
influences and inter-municipal problems where they are appropriate.
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PHYSICALCHARACTERISTICS

Although North Plainfield is almost totally developed and receives complete urban
services, including public water supply and sanitary sewerage facilities, the physical
characteristics of the Borough are important considerations in the planning program.
Unfortunately, many municipalities, including North Plainfield, face problems today
because many environmental characteristics were ignored. Therefore, it is important
that plans be drawn with due consideration to natural or physical conditions in order
to avoid aggravating existing problems.

Topography

The surface relief of North Plainfield is relatively flat as shown on the map
entitled "Topography." Elevations range from a low point of about 50 feet above sea
level along Green Brook to approximately 180 feet at the northerly boundary adjoining
Green Brook Township. However, only a very small portion of the Borough in this
northerly area exceeds an elevation of 100 feet. Most of the Borough slopes in a very
gentle fashion from an elevation of 120 feet ih the very easterly end to 50 feet in the
westerly end at Green Brook.

Surface Drainage

While the flat relief of North Plainfield has created little problem fQr building
construction, it has produced serious drainage problems. The entire Borough drains
into Green Brook, either directly or by way of Stony Brook. Areas along boti'r-drainage
courses are subject to flooding and these areas include many developed properties. This
flooding situation has been aggravated by increased runoff from new development in
recent years, not only from growth in North Plainfield, but also from development
upstream in adjoining municipalities.
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Local efforts to help prevent damage from flooding include enactment of Flood
Plain Zoning. This Ordinance establishes a flood plain based on limits of the 100 year
and 500 year storms. Development within the flood plain is limited to flood control
structures, recreation, stream improvements and alterations to existing structures. Ex
ceptions may be granted for subsurface structures and for single family dwellings under
controlled conditions.

Another effort has been the acquisition, under the Green Acres Program, of lands
along S:t;ony Brook between Rockview Terrace and West End Avenue. The Borough IS

ownership of this land will preclude development in this portion of the flood plain and,
thus, help reduce possible future damage from flooding.

The Borough is also a member of the Green Brook Flood Control Commission whose
members include Plainfield, Green Brook, Bridgewater, Bound Brook, Middlesex and
Dunellen as well as Somerset and Middlesex Counties. The purpose of this flood
commission is to give coordination to flood control efforts of all affected municipalities,
as well as to coordinate any and all construction along Green Brook and its tributaries.
In this connection, Congress ha s recently authorized funds for a flood control study of
the Green Brook sub-basin of the Raritan River by the Corps of Engineers. A flood control
study of Stony Brook by the Corps of Engineers is also in process and recommendations
are expected in the near future.

Other drainage problems in various parts of the Borough, primarily at intersections,
also exist. Again, these problems result, in part, from the low relief of North Plainfield,
but are also the result of lack of proper drainage facility installation as development
has occurred. Since it is difficult to efficiently and properly solve drainage problems on
a piecemeal basis, the Borough should undertake an overall drainage study to insure
lasting results of its efforts.

Soils

Most of the Borough of North Plainfield has soils composed of glacial outwash
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Lands north of Route 22, where relief is sloping t contain silt and silty clay over
shallow bedrock identified as "trap rock." Drainage is normally good in these areas.

Lands along Green Brook and Stony Brook are flood plain areas of recent alluvium.
Drainage is poor in these areas due to high water tables. Additionally t they are subject to
flooding.

Excepting the flood plain areas, most of the land in North Plainfield presents no
serious problems in terms of future planning primarily because of complete service by water
and sanitary sewer utilities. However, drainage conditions should be carefully analyzed
in terms of new development because of the Borough I s relatively flat physical profile.
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EXISTING DEVELOPMENT

An analysis of existing land use and development is a fundamental step in the
planning process. This study provides an insight into the character of the community and
the basis of its physical and economic growth. Likewise I an appraisal of the community's
development establishes the necessary background for intelligently guiding future growth
and planning for the appropriate utilization of land.

Land Use Analysis

Existing development in North Plainfield is portrayed on the map entitled II Existing
Development" and is further summarized in Table 1. This information reveals that most of
the Borough I s land is devoted to residential use and primarily to single-family homes.
There are 854 acres I or almost 46 per cent of the total area I in the latter category. Also
single -family homes constitute over 49 per cent of all dwelling units.

Other residential uses include two- I three- and four-family homes and apartments.
Two-family homes and apartments occupy almost equal amounts of land although apartment
buildings contain a far greater number of dwelling units than the former. Most of the
apartments are of the garden type and are located north of Route 22.

For the most part, business and commercial uses are strung-out along Somerset
Street and Route 22. There are a variety of uses in both areas although Route 22 contains
a number of highway-oriented operations. Most of the businesses along Sbmerset Street
are retail stores and shops as well as a number of commercial or automobile oriented es
tablishments. Business, commercial and industrial uses occupy a total of 135 acres or 7
per cent of the Borough area.
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Other uses in North Plainfield i~clude, public, semi-public and religious uses,
vacant land and streets. Public uses represent almost 8 per cent of the Borough area while
streets consume over 19 per cent. There are only 75 parcels of vacant land totalling about
36 acres. Of this amount of land 21 parcels, consisting of 11 acres or 30 per cent of the
total, are located in flood-prone areas, thus leaving only 54 parcels consisting of 25 acres
that might be readily developable. With such little remaining vacant land, the Borough
has about reached a saturation point in its development so that any significant future growth
will have to come from re-use or more intensive use of already developed properties.

Residential Densities

Residential densities are fairly uniform throughout the Borough and particularly in
the single-family home areas. Higher densities are found in the center of the Borough
generally between Grove Street and Westervelt Avenue. In this area, densities in excess
of 8 dwelling units per acre are found. The reason for these higher densities is a combi
nation of smaller lot sizes and two- or more- family home concentrations. Densities in
the apartment areas north of Route 22 average about 20 units per acre.

Directly related to density and neighborhood character is lot size. In order to
establish a basis for recommending realistic zone districts and lot size requirements, a
determination of the average width of each lot in the Borough was made. This information
is reflected on the map entitled "Lot Widths."

In general, smaller lot size areas correspond to the higher density areas. Most
of the smaller lots of 60 feet or less in width are situated between Grove Street and Norwood
Avenue. The predominant lot width in this area is 50 feet. East and west of this area the
predominant lot size is approximately 65 feet with pockets ofbcnh sinaller and larger widths.

The lot width or density pattern is indicative of the age of development. Most of
the older development of the Borough is located in the higher-density, central area while
more recent development, extending east and west of this area, is in the lower density
ranges.
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Source: Consultants I Study, July 1972
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