
 

 

Prepared for:  

City of Plainfield 

 

Prepared by: 

 

 
 

Nishuane Group, LLC 

105 Grove Street, Suite 1 

Montclair, NJ 07042 

 

January  2020 

 
NORTH AVENUE  

REDEVELOPMENT PLAN 
AMENDMENT 

 

 
  



 

North Avenue Redevelopment Amendment Plan 1 

North Avenue Redevelopment Plan Amendment 

Table of Contents 

Plan Consistency Review ......................................................................................................... 2 

Introduction ..................................................................................................................................... 2 

Overview of North Avenue Redevelopment Plan .............................................................................. 2 

Purpose of Amendment .................................................................................................................... 3 

Amendment to the Redevelopment Plan ................................................................................ 6 

Additional Standards ........................................................................................................................ 7 

Exhibits ............................................................................................................................................ 9 
 
 
  



 

North Avenue Redevelopment Amendment Plan 2 

Plan Consistency Review 
Introduction 
 
The North Avenue Redevelopment Plan (the “Redevelopment Plan”) regulates the North Avenue 
Redevelopment Area (the “Redevelopment Area”) in the City of Plainfield (the “City”), Union 
County, New Jersey.  This Redevelopment Area encompasses Park Avenue to the west, East 
Second Street to the north, Watchung Avenue to the east, and the New Jersey Transit railroad 
tracks to the south, as displayed on Exhibit 1.  Specifically, the Redevelopment Area consists of 
the following City Tax Blocks and Lots:  
 

• Block 313, Lots 1 through 14  
• Block 314, Lots 1 through 10  
• Block 315, Lots 1 through 13  

 
The North Avenue right-of-way and the Gavett Place right-of-way are also located within the 
Redevelopment Area.  The Redevelopment Plan Area includes a portion of the North Avenue 
Historic District (the “Historic District”).  Of the Blocks and Lots stated within the Redevelopment 
Area, the following are located within the Historic District: 
 

• Block 313, Lots 8 through 14  
• Block 314, Lots 1 through 10 
• Block 315, Lots 2.01, 10, 11, 12, and 13 

 
The Historic District also extends outside of the boundaries of the Redevelopment Area.  
Additionally, it includes the Plainfield Train Station, Post Office and Society of Friends Meeting 
House on the east side of Watchung Avenue and commercial properties on the west side of Park 
Avenue.   
 
Overview of North Avenue Redevelopment Plan  
 
The North Avenue Redevelopment Plan was adopted in 2001, with the intention of rejuvenating 
the Central Business District and Plainfield Downtown Train Station.  The following are the goals 
and objectives stated in the initial Redevelopment Plan:   
 

“The general goal of the City’s redevelopment efforts is to strengthen the central business 
district by reversing a persistent trend of disinvestments, abandonment and unproductive 
land use.  The more specific goal of redevelopment plan is to revitalize the North Avenue 
district as a vibrant, historic neighborhood by creating opportunities for private and 
public-private investment in both new construction and rehabilitation.  The plan hopes to 
capitalize on the area’s strategic location within the central business district and proximity 
to the train station by providing a range of commercial and housing activities broad 
enough to encourage activity beyond the traditional workday.” 

 



 

North Avenue Redevelopment Amendment Plan 3 

The objectives of the redevelopment plan are to:  
o Create land use and building requirements specific to the redevelopment 

area that are sensitive to the historic resources within the North Avenue 
Historic District. 

o Provide safe and sanitary dwelling units above commercial and retail 
establishments for a varied housing market. 

o Provide economic development incentives to bolster existing businesses 
and attract new ventures.   

o Promote the expanded use of the rehabilitated rail station by improving 
intermodal transfers and pedestrian and vehicular circulation. 

o Provide infrastructure improvements involving streets, curbs, sidewalks, 
and open space. 

o Eliminate blighting influences through the clearance or rehabilitation of 
substandard buildings. 

o Provide a parcel of land of sufficient size and dimension to enable an 
orderly arrangement of new land uses.“ (Section 2.1, Redevelopment Goals 
and Objectives) 

 
In 2012, Transit Oriented Development District (TODD) regulations were adopted into the City’s 
Land Use Ordinance.  TODD is divided into seven zones.  Two of the TODD Zones fall into the 
Redevelopment Area: TODD/Central Business District (TODD/CBD) and TODD/North Avenue 
Historic District (TODD/NAHD). TODD/CBD standards apply to the Redevelopment Area 
properties located along East Second Street, Gavett Place and Watchung Avenue.   TODD/CBD is 
intended to serve as the main pedestrian shopping district,” as noted in the in the City’s Land Use 
Ordinance.”    
 
TODD/NAHD standards apply to the Redevelopment Area properties that are located within the 
Historic District boundaries, specifically along North Avenue and Park Avenue.  The purpose of 
the TODD/NAHD is stated in the Land Use Ordinance as: 
 

“This district serves as the entryway into the City for transit users, since it is adjacent to 
the north side of the downtown train station, and the North Avenue Historic District is the 
first impression that many travelers have of Plainfield. In addition to Planning Board 
approval, development is subject to review by the Historic Preservation Commission.” 

 
Purpose of Amendment  
 
Since the adoption of this Redevelopment Plan, the City has evolved and experienced numerous 
changes.  In 2014, Plainfield was designated as a Transit Village by the New Jersey Department 
of Transportation (NJDOT).  This designation allows a community to rezone to capitalize on the 
assets of the central business district and the train station.  A significant goal of NJDOT’s Transit 
Village Initiative is to increase ridership by attracting additional housing options, businesses and 
people within walking distance of a transit facility.  A greater intensity of commerce and 
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residential density can be accommodated within the Transit Village area.  The Plainfield 
Downtown Train Station is a major attribute of the City that should be tapped into, in attracting 
new businesses and residents as the City progressively strives for revitalization.   
 
In recent years, communities have begun to redevelop neighborhoods that surround train 
stations.  This development trend is a response to the growing market demand to live in close 
proximity of a train station for convenient access to the transit as well as other urban amenities.  
The City has also taken this approach through redevelopment as it has established Transit 
Oriented Downtown Development regulations within its Land Use Ordinance.   
 
Residential Site Improvement Standards (RSIS) currently regulates the parking requirements of 
the residential uses within the Redevelopment Area.  Several studies, including Measuring the 
Benefits of TOD (2013), prepared by the Voorhees Transportation Center of Rutgers University, 
support diminishing and even eliminating parking requirements in Transit Oriented Development 
areas.  Residents who live in close proximity of the Train Station regularly utilize the train to 
commute to work or for other purposes.  Thus, due to the reliance and usage of public 
transportation, the demand for parking is diminished.  Decreasing the residential parking 
requirement to 0.8 parking spaces per dwelling unit is appropriate since the Redevelopment Area 
is immediately adjacent to the Plainfield Downtown Train Station Therefore, the residential 
parking requirements should be decreased from the conventional RSIS.   
 
The Plan Amendment is consistent with the City’s vision for revitalization of Plainfield Downtown 
Train Station area.  It is also consistent with the Master Plan’s  initiative for the Central Business 
District (CBD) and the NAHD:   
 

“The initiative with the highest priority is the revitalization of the CBD, a project that 
includes the redevelopment of the North Avenue Historic District (NAHD), which is 
centered at the Downtown Train Station, and is bounded to the south by the railroad to 
the north by Second Street, to the east by Watchung Avenue, and to the west by Park 
Avenue and the eastern lot line of the PSE&G property (Lot 2) on Second Street.  The city 
will be encouraging development and redevelopment that calls for pedestrian-friendly, 
dense, mixed-use development within walking distance of the Downtown Train Station, 
an enhanced, complementary and uniform streetscape and structured parking,”(Master 
Plan, pg. 38). 

 
To this end, the Redevelopment Plan Amendment calls for pedestrian-friendly, mixed-use 
redevelopment projects within areas adjacent to the Train Station.  There is a market demand 
present for this type of development, especially because the Redevelopment Area is immediately 
north of the Plainfield Downtown Train Station.  The Central Business District is proximate to the 
Redevelopment Area and a portion of the Central Business District is included within the 
Redevelopment Area, which also demonstrates demand for pedestrian-friendly, mixed-use 
redevelopment.   
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The Plan Amendment is also consistent with the Historic Preservation Element of the Master 
Plan.  As stated in the Historic Preservation Element: 
 

“Zoning in Existing Historic Districts: The city should ensure that zoning ordinance in 
historic districts support historic preservation and are compatible with historic building 
patterns and resources in the historic districts.  This includes, but is not limited to 
permitted uses, bulk and lot area requirements, parking, lighting, signs and landscaping,” 
(Historic Preservation Element, pg. 153). 
   

The Plan Amendment supports preservation of the historic character of the Historic District.  The 
proposed changes to the bulk regulations will continue to reinforce and maintain the existing 
historic urban fabric of the Historic District.   
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Amendment to the Redevelopment Plan 
 
The existing Redevelopment Plan is solely modified to the extent set forth herein.  All other 
provisions in the Redevelopment Plan remain the same and are still applicable.   
 
At Section 3.3 Schedule of Land Use and Development Requirements for the Bulk 
Requirements (pg. 15), the following changes are proposed: 

• Change Maximum density (du/acre) from “N/A” to “75 du/acre” 
• Change Maximum number of stories from “6 (4 in Historic District)” to “6 (5 in 

Historic District)” 
• Change Maximum F.A.R. from “4.5 (3.0 in Historic District)” to “4.5” 
• Change Maximum building height from “65 ft (45 in Historic District)” to 65 ft (55 in 

Historic District)” 
 

Table 1, Bulk Requirements, is replicated below with the proposed changes. 
 
Table 1: Bulk Requirements 

Category Redevelopment Plan Requirement 
Minimum lot area 5,000 sf 
Maximum density (du/acre) N/A 75 du/acre 
Minimum lot width 50 ft 
Minimum lot frontage 50 ft 
Minimum lot depth 100 ft 
Minimum Front yard setback 0 ft 
Minimum Side yard setback 0 ft 
Minimum Combined side yard setback 0 ft 
Minimum Rear yard setback 10 ft 
Maximum F.A.R. 4.5 (3.0 in Historic District) 4.5 
Maximum building coverage 90% 
Maximum lot coverage 100% 
Minimum number of stories 3 stories 
Maximum number of stories 6 stories (4 stories in Historic District)  6 

stories (5 stories in Historic District) 
Maximum building height (feet) 65 ft (45 ft in Historic District) 65 ft (55 ft in 

Historic District)  
Minimum Improvable Area (MIA 2,700 square feet 
MIA – Diameter of Circle (feet) 36 ft 
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At Section 3.3 Schedule of Land Use and Development Requirements for the Parking 
Requirements (pgs. 15-16), the following change are proposed: 

• For Off-Street Parking Requirement for Residential Units, change “See RSIS 
standards” to “0.8 spaces per dwelling unit” 

• For Commercial recreation, change “To be determined by the Planning Board on a 
case-by-case basis” to “1 space per 500 square foot of gross floor area” 
 

Table 2, Parking Requirements, is replicated below with the proposed change. 
 
Table 2: Parking Requirements 

Use Off-Street Parking Requirement 
Residential units See RSIS standards 0.8 spaces per dwelling 

unit 
Art studios and galleries  
Banks 1 space per 200 square feet of gross floor area 
Commercial recreation To be determined by the Planning Board on a 

case-by-case basis 1 space per 500 square 
feet of gross floor area 
 

Health club 1 space per 75 square feet of gross floor area 
Hotel 1 space per guest room + 1 space per 2 

employees + 1 space per 150 square feet of 
banquet and conference space 

Medical office 1 space per 175 square feet of gross floor area 
Office 1 space per 200 square feet of gross floor area 
Personal service 1 space per 300 square feet of gross floor area 
Restaurant 1 space per 3 seats 
Retail sales and service 1 space per 300 square feet of gross floor area 
Tavern 1 space per 2 seats 
Theater 1 space per 3 seats 

 
Additional Standards 
 

1. Property owners of existing buildings within the Historic District of the Redevelopment 
Area may construct an addition onto these buildings, however, due to age and condition, 
such buildings must be evaluated to determine if these buildings can withstand a vertical 
addition structurally.  

 
2. Any project involving a new redevelopment project or addition onto an existing building 

must match the historic character of the Historic District.  The historic façade of these 
building must be maintained.   

a. For an addition onto an existing building, the front façade must match the façade 
of the original building.   
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b. For new building construction, the front façade must be contextual with the 
facades of other adjacent buildings in the Historic District.   

 
3. Any project involving a property located within the Historic District must obtain a 

Certificate of Appropriateness (COA) from the City’s Historic Preservation Commission.  
These properties are also subject to Article X, Historic Preservation Controls, of the City’s 
Land Use Ordinance.   

 
4. Regulations provided in Section 17:9-52A.A. and 17:9-52A.B of the Land Use Ordinance 

shall apply.  
 

5. Site plan and subdivision review, as may be required, shall be conducted by the Planning 
Board of the City of Plainfield, pursuant to the Article XI, Site Plan and Subdivision Design 
and Performance Standards, provision of the Municipal Land Use Law N.J.S.A. 40:55D-1 
et seq. 
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Exhibits 
 
Exhibit 1: North Avenue Redevelopment Area Map 
Exhibit 2: North Avenue Redevelopment Plan (2001) 
 
 



4
6

11

2

14

4

8

1

3

6

4

11
9

92

3

10
1

3

7

12

13

10

5

5

1

10
9

2

12

5

6.01

13 2.01

8

8

7

8

7.01

7

9

7.02

10

3
4

Block 317

Block 601

Block 314
Block 245

Block 311

Block 836

Block 308

Block 301

Block 313

Block 315

Block 316

Block 312

Block 839

Block 840

Sources: Esri, HERE, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User Community

±

North Avenue Historic District

North Avenue Redevelopment Area Exhibit 1: North Avenue Redevelopment Area


