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INTRODUCTION 
 

 
The Master Plan is a policy statement designed to guide the use of lands within the 

municipality in a manner which protects the public health and safety and promotes the 

general welfare.  It is a product of the Planning Board; but it is implemented by the 

Governing Body through the adoption of the land development ordinance, capital 

improvement plan, redevelopment plans, etc. 

The Municipal Land Use Law requires the master plan to include:   

1. A statement of objectives, principles, assumptions, policies and standards 
upon which proposals for the physical, economic and social development of 
the municipality are based; 

 

2. A land use plan element that considers the statement of objectives, the 
environmental limitations of the land, existing and proposed land use 
patterns and existing and proposed airports and boundaries of any airport 
safety zones.  The land use plan must include a statement including 
standards of population density and development intensity recommended 
for the municipality; and, 

 

3. ! ǎǘŀǘŜƳŜƴǘ ƛƴŘƛŎŀǘƛƴƎ ǘƘŜ ǊŜƭŀǘƛƻƴǎƘƛǇ ƻŦ ǘƘŜ ƳǳƴƛŎƛǇŀƭƛǘȅΩǎ ŘŜǾŜƭƻǇƳŜƴǘ 
proposals to: (1) the master plan of contiguous municipalities; (2) the master 
plan of the County in which the municipality is located: the State 
Development and Redevelopment Guide Plan (SDRP); and the district solid 
waste management plan for the County. 

 

The land use plan element is particularly important because the zoning ordinance must be 

substantially consistent with the land use plan element.   The Governing Body may only 

adopt a zoning ordinance that is inconsistent with or not designed to effectuate the land 

use plan element and the housing plan element (an optional element of the Master Plan) by 

an affirmative vote of a majority of the full authorized membership, with the Governing 

.ƻŘȅΩǎ ǊŜŀǎƻƴǎ ŦƻǊ ǘƘŜ ƻǊŘƛƴŀƴŎŜ ŀŘƻǇǘƛƻƴ ƳŜƳƻǊƛŀƭƛȊŜŘ ƛƴ ŀ ǊŜǎƻƭǳǘƛƻƴ ŀƴŘ ǊŜŎƻǊŘŜŘ ƛƴ ǘƘŜ 

minutes of the meeting.   

The BoroughΩǎ ƭŀǎǘ Ŧǳƭƭ-scale master plan was adopted in 1974.  The Borough subsequently 

adopted periodic master plan re-examination reports in 1982, 1988, 1996, 2001, and 2010.  

The Borough also adopted a Master Plan/Zoning Update for the business districts in 1994, 

and a Master Plan Land Use Element and Housing Element in 2002.  In addition to 

promoting the intent and purposes of the Municipal Land Use Law, these documents 

recommended: 
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 The improvement of the downtown business area through: investment in sidewalks, 
street furniture, and landscaping; the creation of parking in the form of additional 
surface lots and parking and the expansion of parking in the rear of commercial 
properties; the creation of open space; improved signage; maintaining or restoring 
building facades; and, the creation of a more pedestrian-friendly environment in the 
downtown area with improved cross walks and measures to slow down traffic; 

 The improvement of the Highway Business Zone through improved signage, 
reducing curb cuts, and the screening of parking areas.  Large lot sizes were 
recommended to attract larger corporate users; 

 The need to promote the redevelopment of the Brook Avenue silk factory; 

 The need to eliminate conflicts between residential and non-residential 
development within the downtown area and along Route 22; 

 The redevelopment of an area south of Park Place and Jackson Avenue, extending 
from Duer Street to properties east of Watchung Avenue; and, 

 The redevelopment of an area on either side of Route 22 between Grove Street and 
Watchung Avenue, extending from Dupont Street and Jennings Lane. 

The 1974 master plan established goals for the Borough which have been subsequently 

embellished to include: 

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

 Promote the preservation of natural systems and environmentally sensitive areas, 
particularly wetlands and flood hazard areas; 

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

 Encourage resource recovery and the recycling of recyclable materials;  

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

 Continue to meet the BoroughΩǎ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ƴŜŜŘǎΤ 

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

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

 Maintain a proper balance between land uses so that the BoroughΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ 
adequately served by a sound employment base and sufficient services; 

 Protect residential neighborhoods from commercial, industrial, office and other 
non-residential encroachments; 
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 Provide adequate public facilities for the BoroughΩǎ ǇƻǇǳƭŀǘƛƻƴΣ ƛƴŎƭǳŘƛƴƎ ǎŎƘƻƻƭǎΣ 
parks, libraries, recreation/open space, fire, police, and solid waste disposal; 

 Provide an opportunity for the development of housing of various types and sizes, 
to meet the needs of people at various stages of their life cycle; 

 Encourage adequate affordable housing opportunities, especially for young 
families and senior citizens; 

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

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

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

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

 Provide social services adequate to meet the needs of elderly and handicapped 
residents, as well as increased need for child care; 

 Encourage the revitalization of he downtown area of he Borough through 
partnerships between the public and private sectors; 

 Continue to provide adequate infrastructure to meet the needs of the community; 

 Provide for efficient and safe traffic circulation in the Borough.  This should be 
achieved while the aesthetic quality is maintained, especially along residential 
streets; 

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

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

 Encourage the redevelopment of brownfield sites in the Borough; and, 

 Improve the development approval process by providing all zoning, subdivision 
and land use procedures under one comprehensive land development ordinance. 

In 2010, the Borough completed its most recent Master Plan Re-examination Report.  The 

Re-examination Report included the following recommendations: 

 It is recommended that the Borough Planning Board conduct a comprehensive 
update of the Borough Master Plan.  This update would include the preparation of 
comprehensive basic studies, which typically includes all aspects of the community 
including land use, housing, circulation and transportation, community facilities 
and services, infrastructure and utilities, environmental conditions, etc.  A wide 
range of geographic information systems data (GIS) at the county, state and 
federal level is available, which should be included in the basic studies update.  
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The basic studies update would provide the foundation upon which the Borough 
could ideally address current issues and policy initiatives, as well as provide the 
basis for a comprehensive update to the BoroughΩǎ ƭŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ƻǊŘƛƴŀƴŎŜǎΦ 

 It is apparent that the stability of the business community is an essential element 
of the Borough.  It is recommended that the Borough continue to implement 
ΨǎǘǊŜŜǘǎŎŀǇŜΩ ƛƳǇǊƻǾŜƳŜƴǘǎ ƛƴ ǘƘŜ ǾŀǊƛƻǳǎ ƭƻŎŀƭ ōǳǎƛƴŜǎǎ ŘƛǎǘǊƛŎǘǎΣ ƛƴŎƭǳŘƛƴƎ 
Somerset Street and Watchung Avenue.  It is recommended that the Borough 
investigate the feasibility of mixed-use residential and commercial development, 
including appropriate portions of Watchung Avenue, Grove Street, and Duer 
Street.  These mixed uses would typically comprise retail use and/or office use on 
the ground level, with residential use and/or office use above.  The 
implementation of mixed-use development should include consideration for on-
site parking and evaluation of any impacts to the surrounding neighborhood 
associated with on-street parking. 

 It is recommended that commercial zoning along the US Route 22 corridor be 
evaluated in terms of the uses permitted and associated yard and area 
requirements.  The Route 22 business districts comprise a variety of highway 
commercial uses which generate significant traffic in the area, affecting circulation 
on many of the BoroughΩǎ ǊƻŀŘǿŀȅǎ ŀǎ ǿŜƭƭ ŀǎ ƴŜŀǊōȅ ǊŜǎƛŘŜƴǘƛŀl use.  In the 
recent past, traffic safety issues have become a great concern in the vicinity of 
Watchung Mall, located along Route 22.  It recommended that a traffic accident 
analysis be performed in vicinity of the mall to address traffic safety concerns.  It is 
important to note that the New Jersey Highway Access Management Code 
regulates access and traffic issues for the various uses directly accessing Route 22.  
The Borough should work closely with the New Jersey Department of 
Transportation when addressing traffic circulation or traffic safety issues. 

 In an effort to further ensure a stable tax base for North Plainfield and to minimize 
conflicts between residential and non-residential use along and adjacent to the 
Route 22 highway corridor, it is recommended that the Master Plan update 
include an evaluation of existing land use and existing zoning along the corridor.  
Recommendations should be made concerning expansion of non-residential 
zoning along the corridor, where appropriate, while ensuring compatibility with 
nearby residential uses and zoning. 

 In recent years, housing conditions in the Borough have become a primary 
concern, particularly in terms of the condition of older, sub-standard housing and 
over-crowded housing.  The issue of over-crowding is particularly important in the 
rental apartments located throughout Borough, which is demonstrated in this 
Reexamination Report.  The Borough should address overcrowding conditions in 
the community. 

 In an effort to provide affordable housing opportunity to Borough and area 
residents, the Borough should continue to pursue Substantive Certification in 
accordance with the adopted rules of the Council On Affordable Housing. 
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 In light of the need to conserve energy and prevent the adverse environmental 
impacts associated with climate change, it is recommended that the Borough 
aŀǎǘŜǊ tƭŀƴ ƛƴŎƭǳŘŜ ŀƴ ά9ƴŜǊƎȅ /ƻƴǎŜǊǾŀǘƛƻƴ 9ƭŜƳŜƴǘΦέ  ¢ƘŜ Borough should 
evaluate current energy utilization patterns associated with Borough-owned 
buildings and facilities, and various modes of transportation (i.e. municipal 
vehicles and equipment) in an effort to reduce harmful fossil fuels emissions and 
ǘƻ ǇǊƻƳƻǘŜ άDǊŜŜƴέ ǘŜŎƘƴƻƭƻƎȅΦ  ¢ƘŜ 9ƴŜǊƎȅ /ƻƴǎŜǊǾŀǘƛƻƴ 9ƭŜƳŜƴǘ ǎƘƻǳƭŘ 
address energy efficient strategies and tools for implementation in both the 
private and public sector, specifically including existing development, proposed 
development and redevelopment opportunities throughout the Borough.  The 
Energy Conservation Plan should include recommendations for the use of 
alternative fuels and energy sources.  The Borough should also continue 
participation in the Somerset County Energy Audit Program, and should seek out 
supportive guidance and/or program funding resources at the state and federal 
level in the preparation of the Energy Conservation Element. 

 With most of the Borough presently developed, much of the land use 
development activity in the Borough concerns building additions/expansion and 
associated yard variances.  It is recommended that the Borough examine all the 
zone district regulations in the Borough to determine the appropriateness of 
permitted uses, residential densities, and yard and area requirements established 
ŦƻǊ ŜŀŎƘ ȊƻƴŜΦ  !ƴ ŀŘŘƛǘƛƻƴŀƭ ŎƻƴŎŜǊƴ ƛǎ ǘƘŜ ΨŦǊŀŎǘǳǊŜŘΩ ƴŀǘǳǊŜ ƻŦ ǘƘŜ BoroughΩǎ 
development ordinances, which have been amended and supplemented over 
time, resulting in a somewhat fragmented regulatory format.  The Borough should 
review all its land development ordinances with the intent to revise and 
consolidate the BoroughΩǎ ƻǊŘƛƴŀƴŎŜǎ ŀǎ ƴŜŎŜǎǎŀǊȅΦ 

 At present, the Borough Land Development ordinance regulates cellular towers in 
the Land Use Development Ordinance.  The Borough Planning Board is concerned 
that the regulations for such use may not be enforceable, as applied.  It is 
therefore recommended that the land use regulations for cellular towers be 
reviewed and amended as necessary to ensure proper, enforceable regulation of 
such uses in the Borough. 

 The BoroughΩǎ ƭƻƴƎ-established Historic District Residence Zones have served to 
regulate many older homes in the District, which provide a rich historical 
significance to the Borough.  It is recommended that the Borough Historic 
Commission and Borough Planning Board re-evaluate the intent of the ordinance 
and regulations for such use, thereby continuing to ensure that the individual 
homes and the overall character of the District is properly protected and 
preserved. A comprehensive planning approach for the preservation and 
enhancement of historic homes and the overall historic character of the Borough 
is necessary.  An Historic Preservation Element should be included as part of the 
comprehensive Master Plan update.  This element to the Master Plan should 
establish appropriate goals and objectives to ensure that all places of historic 
significance in the Borough are preserved and protected, and should also include a 
Borough-wide inventory of all residential and non-residential structures of historic 
significance. 
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 The Borough should continue to participate in the Somerset County Economic 
Development Incentive Program as a means to revitalize the BoroughΩǎ ƭƻŎŀƭ 
business districts.  The continued support of local businesses will serve to enhance 
the viability of the local business districts, thereby meeting the needs of Borough 
residents and the general public.  The Master Plan Land Use element should 
ƛƴŎƭǳŘŜ ŀ ŘŜǘŀƛƭŜŘ Ψ.ǳǎƛƴŜǎǎ 5ƛǎǘǊƛŎǘ tƭŀƴΩ ǘƻ ǇǊƻǾƛŘŜ ŀ ŎƻƳǇǊŜƘŜƴǎƛǾŜ ŀǇǇǊƻŀŎƘ ǘƻ 
economic revitalization of the local business districts. 

 In an effort to revitalize portions of the downtown business districts, it is 
recommended that the Borough Master Plan evaluate the districts and other areas 
of the Borough for the feasibility of redevelopment or rehabilitation in accordance 
with the criteria established in the New Jersey Redevelopment and Housing Law 
(N.J.A.C. 40:12A-1et.esq.).   

 The Circulation Plan element of the Borough Master Plan should be revised to 
include a coordinated effort for the provision of mass transit bus service along key 
routes within the Borough, including major thoroughfares through the local 
business districts and residential zone districts.  The Circulation element should 
emphasize the need to promote pedestrian activity, as well as address pedestrian 
safety considerations throughout the Boroughs residential and non-residential 
zones. 

 The updated Circulation Element should include an evaluation of local and inter-
municipal roadways with respect to efficiency of circulation and traffic congestion.  
Roadways and intersections experiencing high levels of congestion or accident 
rates should be evaluated for possible measures to alleviate such conditions.  In 
the vicinity of the Route US 22 corridor, it is recommended that the impacts of 
highway traffic patterns upon local streets be evaluated and that NJDOT should be 
consulted in an effort to minimize such adverse impacts or resolve traffic conflicts 
between highway and local street circulation.  Any consideration to rezone land 
along the Route 22 corridor for non-residential use should also include an 
evaluation of the influence of non-residential traffic into residential 
neighborhoods. 

 While a specific area of concern has been noted for the portion of Walnut Street 
between Wilson Avenue and Grove Street, it recommended that an evaluation of 
all existing local public roadways be conducted to determine the adequacy of 
roadways in the Borough to serve their proper function and purpose.  Rights-of-
way should be evaluated in terms of adequacy for proper roadway widths, 
including consideration for on-street parking, utilities, and sidewalks (where 
warranted).  After appropriate study of local roadways with respect to circulation, 
right-of-way access to adjoining properties, and proximity to local land use 
activities, recommendations should be made for specific improvements to local 
roads and intersections, or where it is determined that vacation of a local street is 
necessary and would promote the general welfare of the community. 

 The Borough Master Plan should address on-street and off-street parking 
conditions in the Borough in an effort to improve traffic circulation, while meeting 
the parking demands of residential and non-residential use. 
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 To ensure adequate opportunity for Borough residents and visitors to the Borough 
to enjoy all municipal facilities and services offered, it is recommended that the 
Borough Master Plan include a study for the placement of signage at keys 
locations throughout the Borough to direct the general public to Borough and 
other public facilities, including parks, schools, Borough library, Vermeule 
Community Center, town hall, etc.  Such signage would significantly improve 
access to these various facilities, while having the added benefit of improving 
traffic circulation throughout the Borough. 

 The Borough aŀǎǘŜǊ tƭŀƴ ǎƘƻǳƭŘ ƛƴŎƭǳŘŜ ŀ άwŜŎǊŜŀǘƛƻƴΣ hǇŜƴ {ǇŀŎŜ ϧ 
9ƴǾƛǊƻƴƳŜƴǘŀƭ tǊƻǘŜŎǘƛƻƴ tƭŀƴέ Ŝƭement, to address these three crucial issues in 
the community.  The provision of additional recreational opportunity, in the form 
ƻŦ ƻǇŜƴ ǎǇŀŎŜ όǇŀǎǎƛǾŜύ ƻǊ ŀŎǘǳŀƭ ΨŀŎǘƛǾŜΩ ǇŀǊƪ ƭŀƴŘ ǿƻǳƭŘ ŜƴƘŀƴŎŜ ǘƘŜ ǊŜǎƛŘŜƴǘƛŀƭ 
areas of the Borough, while meeting the needs of Borough residents.  Stream 
protection corridors would serve to protect environmentally sensitive land and 
ŦƭƻƻŘ Ǉƭŀƛƴ ŀǊŜŀǎΣ ǿƘƛƭŜ ŀƭǎƻ ǇǊƻǾƛŘƛƴƎ ǘƘŜ ƻǇǇƻǊǘǳƴƛǘȅ ŦƻǊ ŀ ΨǊƛǾŜǊ ǿŀƭƪΩ ŀƭƻƴƎ ǘƘŜ 
Green Brook.  Preservation of these sensitive lands would also enhance the 
environmental quality of the stream waters, while also protecting associated 
wildlife habitat. 

 
In late 2011, the Borough authorized a new master plan that includes the mandatory 

statement of goals and objectives, the mandatory statement regarding the relationship of 

development proposals to adjoining municipalities and the SDRP and the mandatory land 

use plan element.  In addition, the Borough authorized: a housing plan element; a 

circulation plan element, a utility plan element, a recreation and conservation plan 

element, and a green buildings and environmental sustainability plan element. 

This master plan begins with an inventory of existing conditions (basic studies) that will 

enable the Planning Board to assess the BoroughΩǎ ǇǊƻƎǊŜǎǎ ƛƴ addressing its previous goals 

and objectives and to assess its needs going forward.   This needs assessment will assist the 

Board to articulate its vision for the BoroughΩǎ ŦǳǘǳǊŜ ŀƴŘ ŀƭƭƻǿ ǘƘŜ .ƻŀǊŘ ǘƻ ǊŜŎƻƳƳŜƴŘ 

the steps necessary to move toward that vision in the form of revised goals and objectives 

and the adoption of the above referenced planning elements. 
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BASIC STUDIES 

 

 
 
REGIONAL & LOCAL SETTING 
 
The Borough of North Plainfield is a densely developed suburban community located in the 

greater New York ς north New Jersey metropolitan area.  The region developed into a 

major population center during the industrial period in the 19th century, forming a national 

and international hub for commerce along the eastern seaboard of the United States.  The 

central and northern portions of New Jersey include a wide range of older established 

urban towns and centers, and more recently developed outlying suburban communities, 

which formed in the latter half of the 20th century.  The region hosts a wide array of 

interdependent residential, commercial and industrial development, in addition to public 

and semi-public uses and facilities which serve the local and regional resident population 

and business community. 

The central portion of New Jersey is characterized by a vast transportation network, which 

in vicinity of North Plainfield includes interstate highways (Route 78, Route 287, Route 80), 

state highways (Route U.S. 22, NJ Route 28, New Jersey Turnpike, Garden State Parkway), 

sub-regional county roadways, and local access roadways.  Along with the roadway system, 

passenger rail (NJTransit, AMTrack), rail freight lines, local and regional air travel facilities 

(including Newark Liberty International Airport and numerous local/regional airports), 

provide access throughout the region, connecting urban areas with outlying suburban and 

rural areas, as well as serving a broad commuter network to and from major employment 

centers.  Plate 1 illustrates the regional location of the Borough. 

North Plainfield is located on the eastern edge of Somerset County, New Jersey, near urban 

and suburban communities located in Union County and the northern portion of Middlesex 

County.  The Borough is located directly adjacent to Watchung Borough and Green Brook 

Township, two suburban communities to the north and west, respectively, and the City of 

Plainfield, an urban community located to the southeast along the Green Brook.  Plate 2 

illustrates the location of the Borough and these surrounding communities. 
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PHYSICAL CHARACTERISTICS & ENVIRONMENTAL CONDITIONS 

Topography & Flood Hazard Areas 

The Borough of North Plainfield and lands to the southwest and northeast are located in 

the Piedmont Province at the base of the First Watchung Mountain Range.  This area is 

generally characterized by flat terrain, with moderately undulating topography and well-

defined drainage stream channels.  Low lying areas along the Green Brook and Stony Brook 

range in elevation from approximately 50 feet (15.2 meters) in the southwestern portion of 

the Borough to approximately 100 feet (30.5 meters) on the northeasterly portion, while 

lands approaching the base of the First Watchung Mountain range rise in elevation from 

approximately 80 feet (24.4 meters) in vicinity of Warfield Road to approximately 100 feet 

(30.5 meters) in vicinity of Norwood Avenue and Route 22.  The highest elevations in the 

Borough are exhibited along the BoroughΩǎ ƴƻǊǘƘǿŜǎǘŜǊƭy municipal boundary with Green 

Brook Township, where elevations range between 100 (30.5 meters) and nearly 200 feet 

(61 meters). 

Plate 3 illustrates the flood hazard areas (100-year Flood Plain) based upon mapping 

provided by the Federal Emergency Management Agency (FEMA) and topographic contours 

as described above.  As shown, the properties located along Green Brook and Stony Brook 

are located within flood hazard areas.  The map also illustrates areas subject to shallow 

flooding (лΦн҈ ŎƘŀƴŎŜ ƻŦ άŀƴƴǳŀƭ ŦƭƻƻŘ ƘŀȊŀǊŘέ).   

Soils 

Soil conditions in the Borough vary from moderately well-drained sandy loam soils to silt 

loam soils of varying complexity.  Plate 4 presents the soils exhibited in North Plainfield.  As 

shown, Dunellen soils, ranging in slope from 0 to 15 percent comprise the majority of the 

Borough, particularly in the southwest portion of the town.  Amwell and Birdsboro soils 

account for a large area in the northeasterly portion of the Borough.  The Dunellen and 

Birdsboro soils groups are well-drained and generally have a low depth to high-water table 

(>4 feet) and a depth to bedrock of greater than five feet.  Amwell soils are generally 

located along the base of the First Watchung Mountain range, and are moderately well-

drained with a depth to high-water table between 1-4 feet, and a depth to bedrock ranging 

from 3-1/2 feet to 5 feet. 

The Mount Lucas-Watchung soils group is exhibited along the steeply sloped lands of the 

First Watchung Mountain range.  These soils are gravelly and stony, with a depth to bedrock 

greater than 5 feet.  The depth to seasonable high-water table is between 0-1 feet.  Soils 

groups along the Green Brook, Stony Brook and Crab Brook include the Bowmansville Silt 

Loam, Parsippany Silt Loam and Rowland Silt Loam.  These soils exhibit little or no slope (<3 

%)  and are frequently flooded.   The Rowland soils are located along the Green Brook,  and 



 





 


