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Foreword

The Bergen County Community Acti on Partnership has made a signifi cant investment 
in the City of Garfi eld over the last decade. In the coming months and years, BCCAP is 
prepared to invest even more as we work with both the city’s citi zens and its leaders to 
create a shared vision for how to improve neighborhoods and change lives of the most 
vulnerable, parti cularly in the city’s First Ward.

BCCAP is already addressing the health care needs of city residents through a Federally 
Qualifi ed Health Center on Midland Avenue. This full-service medical and dental clinic 
provides primary care to those who cannot aff ord it while signifi cantly reducing emer-
gency room visits which increase the cost of health care for everyone.

Also at its center on Midland Avenue, BCCAP is educati ng children, from ages 0-5, 
through its Head Start and Early Head Start programs, while providing a full complement 
of health, mental health, nutriti on and special needs services to these economically 
vulnerable families. BCCAP is also training residents for good jobs in the emerging green 
economy, through operati on of a U.S. Department of Energy funded Green Technology 
Training Center at this locati on.

BCCAP is planning to open a branch of its 1st Bergen Federal Credit Union in the city, 
in order to provide aff ordable fi nancial services to under-banked city residents while 
also providing a host of fi nancial educati on and income tax assistance acti viti es. 
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BCCAP is planning for Garfi eld’s future, through its leadership in a neighborhood 
revitalizati on planning eff ort in the city’s First Ward, in collaborati on with the Nishuane 
Group, LLC and Rutgers University. This report is the fi rst step in an eff ort designed to signifi -
cantly improve the conditi ons in which residents both live and do business in the First Ward.

Why is BCCAP investi ng so signifi cantly in Garfi eld? Consider the following:
• Educati on: Designati on as an Abbott  District. The NJ Supreme Court in 1985 
designated the poorer urban school systems as Abbott  districts (Abbott  vs. Burke). 
These districts had the “lowest socio-economic  status,” “evidence of substanti ve 
failure of thorough and effi  cient educati on” and a “large percentage of disadvan-
taged students who need an educati on beyond the norm.” The City of Garfi eld 
was, and is, the only municipality in Bergen County to receive that designati on.
• Healthcare: Designati on as a medically underserved area. Research conducted 
by BCCAP in the 1990’s led to the establishment of a Federally Qualifi ed Health 
Center (FQHC) in Garfi eld by BCCAP and North Hudson Community Acti on Cor-
porati on.
• Economic Data. US Census data in 2000 (reported in the Study Area Data Book 
appended to this Plan) showed:

- The City of Garfi eld’s median household income was $42,748, or 40 
percent less than that of the County, at $65,241. The subject area of this 
study was almost 10 percent less than the enti re City at $39,028.
- The unemployment rate was 22 percent, far above the rate for the City 
and the County, which stood at 8 and 4 percent respecti vely.

- Almost 14 percent had less than a high school educati on.

ii
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- Approximately one-third of the residents were paying 35 percent or more of their month-
ly household income for housing costs, a level higher than both the City and the County. 
These realiti es, combined with an obvious commitment by the City’s leadership to create an 
environment for collaborati ve problem solving and new investment, have caused BCCAP to 
commit whatever resources it can muster for a long-term eff ort to vigorously address Gar-
fi eld’s challenges. This report outlines some of those challenges and potenti al responses.

We are grateful to the City’s leadership, parti cularly the Mayor and Coun-
cil and the City Manager for their guidance and assistance. Most importantly, we 
are grateful to the citi zens of Garfi eld who conti nue to provide criti cal insights.

Finally, we thank the Nishuane Group and Rutgers University’s Edward J. 
Bloustein School of Planning and Public Policy for their considerable ef-
forts in completi ng this planning process resulti ng in the report that follows.

As the citi zens of Garfi eld defi ne the city’s future, BCCAP will do all that it can to assist 
them in identi fying and realizing their goals and aspirati ons.
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Executi ve Summary
The Nishuane Group was retained by the Bergen County Community Acti on Partnership 
[BCCAP] to prepare a neighborhood revitalizati on plan for a 29-block neighborhood in 
Garfi eld’s First Ward. For approximately one year, we used a neighborhood planning pro-
cess whereby residents and other stakeholders learned about their neighborhood, began 
a discussion about a shared future, and developed strategies to shape it for the bett er and 
sustain it for the long-term. The process resulted in a plan that encourages and directs 
future social and economic investments toward the development of a healthy neighbor-
hood. 

Our fi rm was selected, in part, because of our considerable experience with neighbor-
hood/community planning and our commitment to inclusive planning.  As in our experi-
ence with most neighborhoods, this Garfi eld Neighborhood had a mix of assets, chal-
lenges, and meaningful opportuniti es.  The singular characteristi c that set this area apart 
from others, however, was the absence of a cohesive neighborhood fabric…despite the 
unanimous expressed desire of its stakeholders to build a sense of community.

Noted were disconnecti ons between neighbors along the lines of race, ethnicity and age. 
There were also disconnecti ons between the residents and the businesses in the area.  In 
fact, we discovered that many residents traveled outside of their neighborhood for practi -
cally everything except the local school.  This out-migrati on included trips to area stores, 
recreati onal faciliti es, the library and, most notably, parks.  Perhaps more importantly, 
there was a lack of neighborhood leaders or, as we identi fy them, stewards.

NNNNNNNNNN iiiiiiii sssssssss hhhhhhhhhh uuuuuu aaaaaaaa nnnnnnnn eeeeee  GGGGGGGGGGGG rrrrrrr ooooooooo uuuuuuuuuuu ppppppp ,,,  LLLLLLLLL LLLLL
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These observati ons led the planning team 
to analyze demographic data, land use 
patt erns and other traditi onal neighbor-
hood indices in a slightly non-traditi onal 
manner.  While all of the traditi onal neigh-
borhood analyses were completed dur-
ing this planning process, it was deemed 
necessary to delve further into the unique 
neighborhood building capacity issues 
– which were not easily quanti fi able.  
This Plan highlights and addresses those 
unique fi ndings and trends that presented 
themselves as identi fi ers for this neigh-
borhood.

In summary, the key fi ndings were as fol-
lows:

The following basic neighborhood in- →
gredients were missing:
• Previous studies or planning initi a-
ti ves in this neighborhood,
• Detailed parcel maps,
• A functi onal Chamber of Commerce 
or Merchant Associati on, 
• Geographic-specifi c crime stati sti cs,
• Direct parti cipati on from the various 
local social service agencies in the re-

vitalizati on of this neighborhood.
 There is a need for the involvement of  →
a lead local organizati on to shepherd 
the recommended changes for this 
neighborhood.
 There must be a commitment and will  →
on the part of all stakeholders to devel-
op this neighborhood.
 There is a need to rally stakeholders  →
around shared issues such as the fol-
lowing: Access to open space; safety 
and security; cleaner environment; a 
vibrant Passaic Street. 

Therefore this neighborhood requires a 
customized approach to neighborhood 
planning.   We typically encounter a cadre 
of local advocates, stewards and/or a lead 
organizati on.  Even when these enti ti es 
are few in size or number, their presence 
provides a foundati on upon which to build 
sound neighborhood planning principles, 
e.g.,beginning with the formulati on of a 
vision for what the neighborhood can be-
come.  In this planning process it was ap-
parent aft er a series of interviews, focus 
groups and community meeti ngs that the 

NNNNNNNNNN iiiiiiii sssssssss hhhhhhhhhh uuuuuu aaaaaaaa nnnnnnnn eeeeee  GGGGGGGGGGGG rrrrrrr ooooooooo uuuuuuuuuuu ppppppp ,,,  LLLLLLLLL LLLLL
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neighborhood was not yet ready to formulate 
a comprehensive Vision Plan or Statement.  
Therefore, the planning team recommends 
that the fi rst step in this neighborhood revi-
talizati on plan must be community building. 

The success of the short-term goals and 
strategies will make the implementati on of 
all other recommendati ons both manage-
able and probable.  Accordingly, the easiest 
way to get the ball rolling is to commence 
with the following initi ati ves:

 Identi fy a local lead agency, like BCCAP,  →
that can generate interest, incite neigh-
borhood parti cipati on, educate, and off er 
guidance to stakeholders interested in de-
veloping their neighborhood.
 Harness untapped resources.  The resi- →
dents and stakeholders have the interest 
and desire to parti cipate in the revitaliza-
ti on process, but they need support to 
move forward.
Identi fy simple and relati vely inexpensive,  →
yet visible , projects like: 

 • Safety: Install fencing around the train 
tracks.

 • Communicati on: Uti lize readily available 
inexpensive tools to enhance neighbor-
hood communicati on. A Neighborhood Fa-
cebook Page and/or Newslett er are good 
ways to begin.
 • Incenti vize: Create and provide incenti ves 
for residents to take pride in their commu-
nity, e.g., prizes/recogniti on for best main-
tained yard or Holiday decorati ons.
 • Code Enforcement:  Develop a partner-
ship with local government to target mu-
nicipal resources in this neighborhood. 
Something as simple as code enforcement 
could signifi cantly improve the quality of 
life in this neighborhood.
 • Leverage Public School #6: The Abra-
ham Lincoln School, also known as Public 
School # 6, is in the center of the neigh-
borhood and, in many ways, serves as the 
community anchor. More importantly, the 
Principal of the School welcomed the op-
portunity to play an integral role in the re-
vitalizati on of the school’s neighborhood. 
Accordingly, considerati on should be given 
to co-locati on concepts that might join the 
school and an agency like the YMCA to 
share physical space in the neighborhood. 

NNNNNNNNNN iiiiiiii sssssssss hhhhhhhhhh uuuuuu aaaaaaaa nnnnnnnn eeeeee  GGGGGGGGGGGGGG rrrrrr ooooooooo uuuuuuuuuuuu ppppppp ,,,  LLLLLLLLL LLLLLLL
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Similarly, considerati on should be given to 
opening the school for aft er-hours acti vi-
ti es like adult school, cultural programs, or 
recreati on. 
 • Economic Development: Early com-
ponents of an economic development 
strategy for this area should include the 
formati on of a Passaic Street Merchant’s 
Associati on, and the rebirth of the Garfi eld 
Chamber of Commerce.

With community building as an immediate 
need, this Plan also identi fi es several mid- 
and long-range goals and strategies.  While 
these goals require greater interacti on with 
varied levels of government and are consid-
erably more complex, they are, neverthe-
less, identi fi ed as signifi cantly important to 
the successful revitalizati on of this neighbor-
hood.  The mid-term goals and strategies fo-
cus on the formulati on of a Neighborhood 
Vision Plan, while the long-term goals pri-
oriti ze the reclamati on of the Passaic River 
for neighborhood residents and visitors alike 
and the revitalizati on of the Passaic Street 
Commercial Corridor. 

Once signifi cant progress has been made 
with the short-term community building 
goals and strategies, we recommend a re-
turn to the Vision Planning process.  Initi al 
capacity building eff orts will bett er posi-
ti on the neighborhood to embark upon a 
process for which they were not truly pre-
pared during this planning engagement. 

This Vision Planning mid-term goal should 
include the craft ing of a statement that il-
lustrates the neighborhood’s vision for it-
self.  The process should ensure that the 
vision statement refl ects key trends and 
neighborhood values based upon the new 
decennial data, which will be available in 
2012.  The Neighborhood Vision should 
also contain a descripti on of the features 
the community would like to preserve or 
change. The vision may develop a proba-
ble or preferred scenario for the future; it 
may even be a narrati ve that explains how 
the neighborhood will look in 20 years. Ei-
ther way, the vision should be comprehen-
sive. It should include the neighborhood’s 
vision for the locati on of land uses in the 
future, how the neighborhood would 

NNNNNNNNNN iiiiiiii sssssssss hhhhhhhhhh uuuuuu aaaaaaaa nnnnnnnn eeeeee  GGGGGGGGGGGG rrrrrrr ooooooooo uuuuuuuuuuu ppppppp ,,,  LLLLLLLLL LLLLL
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like to accommodate future growth, natural 
features to preserve, environmental priori-
ti es, design, landscaping, the supply of open 
space, economics, demographics, etc. 

Long-term goals and strategies are primarily 
in the area of economic development and en-
vironmental improvements.  These goals and 
strategies may change slightly depending on 
the state of the economy and the availabil-
ity of funding sources; i.e., they may be ad-
dressed as mid-term goals should funding be 
available. A recitati on of the long-term goals 
and strategies is provided in the Table below 
but the highlights for this phase of the Plan in-
clude the following:  riverfront and downtown 
planning.  Given Garfi eld’s early success with 
obtaining greenacres funding for improve-
ments to half of the Passaic River within the 
municipal boundary, we see the conti nuati on 
of those eff orts into the study area as being 
intuiti ve.  Similarly, with the recent arrival of 
Wal-Mart and the approved Kalama Redevel-
opment Plan {the implementati on of which 
will signifi cantly impact the study area}, the 
Passaic Street Commercial Corridor is primed 
for re-branding and growth.  

“Never doubt that a small group 
of thoughtf ul committ ed citi zens 
can change the world.  Indeed, 
it’s the only thing that ever has.”  
     Margaret Meade 

NNNNNNNNNN iiiiiiii sssssssss hhhhhhhhhh uuuuuu aaaaaaaa nnnnnnnn eeeeee  GGGGGGGGGGGGGG rrrrrr ooooooooo uuuuuuuuuuuu ppppppp ,,,  LLLLLLLLL LLLLLLL
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The City of Garfi eld is located twelve miles west of New York 
City, ten miles north of Newark, four miles south of Paterson and 
across the river from Passaic and Clift on. Residents and stake-
holders of Garfi eld are proud of their heritage/history, commit-
ted to empowering members of the community, proponents of 
moderate and sustainable growth, advocates of the disenfran-
chised and embrace the multi ple cultures existent throughout 
the neighborhoods in the City.

The First Ward of the City, however, has experienced physical, 
and economic evidence of social decline. These issues, coupled 
with environmental challenges, are evidence of the need for 
concerted community building eff orts. Bergen County Commu-
nity Acti on Partnership (BCCAP), the County’s designated anti -
poverty agency, approached the City to assist in combati ng the 
challenges of a neighborhood located in the First Ward. In order 
to accomplish this task, BCCAP felt that it was imperati ve to ex-
amine the land use, social, housing and commercial planning 
needs of the 29-block area and subsequently develop a neigh-
borhood revitalizati on plan for the community.

 

    I. Introducti on



    7

N i s h u a n e  G r o u p ,  L L C

G a r f i e l d  N e i g h b o r h o o d  R e v i t a l i z a t i o n  P l a n

Introducti on

The Garfi eld Neighborhood Revitalizati on 
Plan (herein referred to as “The Plan”) is 
a guide for future development and reha-
bilitati on of the community. Monroe Street 
(N), Passaic Street (S), Atlanti c and Midland 
Avenues (E) and River Drive (W) bound the 
study area. The neighborhood plan is in-
tended to serve as a resource to resolve the 
problems identi fi ed by residents, stakehold-
ers, and elected and administrati ve offi  cials. 

It contains goals, objecti ves and recommen-
dati ons that were derived from formal and 
informal dialogue and informati on sessions 
with members of the Garfi eld community. 

Throughout the planning process, resi-
dents and stakeholders arti culated various 
challenges and a series of opportuniti es in 
their community. Subsequently, residents 
and stakeholders brainstormed about pri-
oriti es that could expedite the revitaliza-
ti on of their community. Those prioriti es 
included:

1. Community building and 
    development
2. School safety, walkability and vitality
3. Land use changes
4. Economic development
5. Riverfront redevelopment
6. Railroad and stati on safety, and
7. Storm water management strategies

Among the issues identi fi ed as nega-
ti vely impacti ng the community were:

• The lack of an identi ty evidenced 
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Introducti on

by the absence of any formal or un-
derstood name for the community 
among residents and stakeholders.

• The need for aff ordable housing evi-
denced by more than a third of resi-
dents spending more than a third of their 
household incomes on housing costs.

• The existence of a fragile down-
town corridor that negati vely im-
pacts the economic and social 
fabric of the community. This phenom-
enon also decreases the re-circulati on 
of disposable income in the community.

• The need for open and/or recre-
ati onal space to establish a sense of 
community, host cultural celebrati ons 
that are specifi c to the ethniciti es in 
the community and to att ract patrons 
to the neighborhood to inevitably in-
crease its economic competi ti veness.

•   A desire for improved transportati on 
opti ons and safety related precauti ons, 
as evidenced by the poor conditi on of the 

train platf orm in the study area, limited park-
ing availability on Passaic Street, and infor-
mati on identi fi ed in the City’s accident data.

•   Improved environmental conditi ons as evi-
denced by the NJDEP fi ndings and the unsub-
stanti ated observati ons and commentaries 
of the residents in the neighborhood; and

• A lack of community cohesiveness and 
leadership indicated by the growing con-
fl ict between various community sub-
groups, ages and religious and cultural/
ethnic lines.

Although seven prioriti es were identi fi ed 
during the planning process, the residents 
and stakeholders emphasized the need for 
immediate community building and devel-
opment initi ati ves.

Specifi c emphasis was placed on the lack of 
identi ty and limited community cohesive-
ness prevalent throughout the neighbor-
hood. As a result, this Plan provides rec-
ommendati ons and strategies to reverse 
those negati ve trends. Additi onally, this 
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Introducti on

Plan incorporates strategies that refl ect the 
principles of Smart Growth and Sustainable 
Development, the creati on of a walkable 
neighborhood consisti ng of mixed-uses and 
equitable and aff ordable housing choices, 
infi ll development to maximize the land 
uses in the area while reducing the nega-
ti ve eff ects of poorly maintained parcels, 
the provision of incenti ves that inevitably 
creates a disti ncti ve/att racti ve community 
with a sense of place, preservati on of open 
space and sensiti vity to environmental con-
taminated areas, the provision of a variety 
of transportati on opti ons, and establish-
ment of policies that ensures community 
and stakeholder collaborati on in the deci-
sion-making process. 

Based upon our preliminary research fi nd-
ings, we felt that the community and its 
stakeholders would benefi t from a neigh-
borhood plan that identi fi es challenges and 
opportuniti es of the study area and recom-
mends tasks that need to be carried out to 
revitalize the neighborhood. Furthermore, 
it is our opinion that this neighborhood 
should focus its preliminary revitalizati on 
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Introducti on

eff orts on community building practi ces in 
order to recover from its loss of cohesion 
and sense of place. Shortly thereaft er, the 
following issues should be addressed:

REINVESTMENT IN NEIGHBORHOOD IN-
FRASTRUCTURE including public and envi-
ronmental safety and security precauti ons 
and an expanded transportati on network 
of sidewalks and well-maintained streets 
to create a safer, more unifi ed neighbor-
hood and to encourage an upward trend in 
owner-occupied housing.

MIXED USE/PARKING: Patrons and resi-
dents can benefi t from a mix of vibrant, 
stable, retail and commercial uses along 
the Passaic Street and Palisade Avenue 
(and in the near future, River Drive and 
Monroe Street) corridors that can be care-
fully integrated into the area’s commercial 
and residenti al fabric through compati ble 
buildings and ample parking.
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A. PLANNING TEAM STANDARDS AND EXPECTATIONS
In order to address the criti cal issues that would impact the re-
vitalizati on potenti al of the study area, the planning team ad-
opted a planning methodology that would inevitably produce a 
plan that refl ects citi zen aspirati ons and preferences for the fu-
ture of their community. In our opinion, a broad level of public 
involvement was deemed imperati ve in order to develop a plan 
that would provide conti nued guidance to elected and appoint-
ed offi  cials, municipal employees, residents and neighborhood 
stakeholders in their eff orts to revitalize the study area.

Goal: Conduct an extensive public outreach process to achieve 

broad community input 
• Understand community values and preferences for the area
• Identi fy strengths, weaknesses, opportuniti es and challenges 
within the area
• Achieve broad-based community understanding of the City’s 
plans for this area.

II. Community 
Input and 
Data Collecti on 
Process
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Community Input and 
Data Collecti on Process

Goal: Identi fy issues that impact revitaliza-

ti on acti viti es in the area and understand 

community opinions regarding:
• Preferred mix of land uses (i.e., retail, 
offi  ce, entertainment, government/civic, 
schools and educati on, housing, industrial, 
community/cultural and mixed-use devel-
opment.)
• Improvement of the open space systems– 
large city parks, neighborhood parks, play-
ing fi elds/courts, Passaic River, community 
gardens.
• Acti viti es or events—cultural/social/eth-
nic events, entertainment, recreati onal ac-
ti viti es, community celebrati ons, and fam-
ily events.
• Culture and Heritage—community val-
ues, historic resources, signifi cant events/
resources.

Goal: Develop a reader/user-friendly 

Neighborhood Plan that will provide im-

plementable strategies and recommend 

specifi c acti ons to foster collaborati ve 

partnerships within the community long 

aft er we are gone.
• Identi fy public acti ons intended to sti mu-
late private investment, improve commu-
nity cohesion, pride and sense of place.
• Identi fy principles that would guide fu-
ture redevelopment eff orts.
• Prioriti ze proposed acti viti es to help fo-
cus public acti ons.
The benefi t of this community planning 
process is that it provided an opportunity 
for citi zen input in the municipal planning 
process as well as the neighborhood re-
vitalizati on plan. This provided an impor-
tant sense of community ownership in the 
development of a plan and, thus, support 
for its recommendati ons. Furthermore, 
this on-going process of communicati on 
among the citi zens helped reconcile con-
fl icti ng views resulti ng in an agreement on 
preferred courses of acti on. It also helped 
to facilitate inter-governmental coopera-
ti on and partnerships to resolve problems.
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Community Input and 
Data Collecti on Process

B. ADVERTISING FOR COMMUNITY MEET-

INGS
The Community Meeti ngs were adverti sed 
through the local media including the City 
website and cable access channel, at lo-
cal churches, the Public Library, Boys and 
Girls Club, Garfi eld Recreati on Center, as 

well as through the use of fl yers that were 
distributed to every accessible mailbox in 
the study area. Additi onally, colored post-
ers were displayed in storefronts and at 
Public School #6, the designated elemen-
tary school of the study area. Flyers were 
inserted in student folders to noti fy their 
parents about the meeti ng. All materi-
als were translated into Spanish to alert 
the non-English speaking members of the 
community about the meeti ngs.

C. ENGAGEMENT METHODS
Throughout the year-long dialogue with 
the residents and stakeholders of the study 
area, the planning team made many, dif-
ferent eff orts to engage the community 
in the planning process. Nevertheless, the 
lack of community cohesiveness and en-
gagement did somewhat compromise the 
level of public parti cipati on. Sti ll, three (3) 
community meeti ngs, eight (8) focus group 
sessions and forums were established in 
order to ensure ongoing resident, stake-
holder and local government parti cipati on. 
Additi onally, the planning team conducted 

Figure 1- Community Flyer
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interviews, distributed questi onnaires to 
residents at community events, business 
owners and other major investors in the 
study area. In-person and telephone in-
terviews were also held in order to deter-
mine issues of importance and outstand-
ing challenges that should be immediately 
addressed.

D. MEETINGS
• Focus Group Meeti ngs: The purpose of 
the focus group meeti ngs was to gather 
qualitati ve informati on from community 
members about the perceived challenges 
and assets in the study area. All meeti ngs 
were organized by topic area. During each 
meeti ng, the planning team presented an 

overview of the existi ng conditi ons, asked 
strategic questi ons specifi c to the group 
members and suggested roles that parti ci-
pants could undertake in the implementa-
ti on of the neighborhood revitalizati on plan. 
District leaders, members from civic asso-
ciati ons, representati ves from the health-
care and educati onal industries, business 
and religious leaders, youth group mem-
bers and residents parti cipated in fo-
cus group sessions. The aforementi oned 
groups shared their percepti ons of the 
study area. Subsequently, the planning 
team facilitated discussions about ways to 
combat the existi ng physical, social, envi-
ronmental economic, and/or recreati onal 
impediments that plague the community. 
Dialogues and strategies concerning ways 
to foster collaborati ons with other groups 
and to further develop community assets 
were also established during the meeti ngs.

•  Community Meeti ngs: The purpose of 
the community meeti ngs was to garner in-
formati on from residents about the physical 
landscape and character of their neighbor-
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hood. The extensive outreach eff orts pro-
duced an average turnout of 25-40 people 
for each of the public meeti ngs. The meet-
ings commenced with introducti ons and an 
illustrati ve presentati on summarizing the 
fi ndings of the planning team. Additi onally, 
an outline of the objecti ves necessary to 
address priority issues was presented at the 
meeti ngs in order to determine the existi ng 
level of local support and commitment to 
the eff ort. The presentati ons were followed 
by “break-out” group discussions on the 
material that was presented that evening. 
Each group was asked to “report back” 
what they discussed so that their concerns 
and goals could be considered when devel-
oping the Neighborhood Plan.
The meeti ngs focused on the following top-
ics:

• First Community Meeti ng - “Under-
standing the Issues and Opportuniti es”
• Second Community Meeti ng -“Review 
the Preliminary Findings and Plan Alter-
nati ves”; and
• Third Community Meeti ng - “Review 
Neighborhood Plan”

Ulti mately, this Neighborhood Plan was en-

riched by dedicated stakeholders - includ-
ing residents, youth organizati ons, civic 
insti tuti ons, religious leaders, businesses, 
and City Hall offi  cials - that readily gave of 
their ti me, wisdom and passion for their 
neighborhood. To maintain this momen-
tum, BCCAP began soliciti ng volunteers for 
a Plan Implementati on Steering Committ ee 
at the third Community Meeti ng. This Plan 
is therefore a Plan BY the Community FOR 
the Community. The intent of this Commit-
tee is to identi fy additi onal members of the 
community who will assist with moving the 
recommendati ons identi fi ed in the plan 
forward. This committ ee will form a collab-
orati ve relati onship with local government, 
religious insti tuti ons and nonprofi t agen-
cies.  
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Map 1 - Aerial Map with the Study Area Boundaries

This secti on of the Plan pro-
vides an overview of the study 
area, and explores conditi ons, 
issues and challenges, and op-
portuniti es related to the fol-
lowing themes:

• Social and politi cal capital
• Housing and social services
• Economic development
• Environment and open 
space issues

The study area is in the south-
western secti on of the City 
of Garfi eld’s First Ward. It is 
bounded to the west by the 
Passaic River, to the north by 
Monroe Street; to the east by 
Atlanti c Avenue, Commerce 
Street, Lincoln Place, Harrison 
Avenue and Marsellus Place; 
and to the south by Passaic 
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Street. Properti es on both sides of the 
boundaries (except on the eastern border) 
are considered part of the study area.

The area is an urbanized 29-block neighbor-
hood along the Passaic River in the City of 
Garfi eld.  Most of the area is residenti al, 
and much of the housing is composed of 
two and three-story multi -family houses de-
veloped in the early and middle parts of the 
20th century.  Two parts of the study area 
have a more industrial character -- River 
Drive, which unti l recently had a chemical 
plant at its point of intersecti on with Mon-
roe Street.  The structure on the site has 
been demolished and will be replaced by a 
proposed commercial development {Note: 

The Kalama Redevelopment Plan 1 actually 
calls for ONLY limited “residenti al develop-
ment that does not add to existi ng pres-
sures on the school system.”} and a secti on 
along Midland and Atlanti c Avenues that 
contains auto repair and storage faciliti es. 

Passaic Street is the primary retail cor-
ridor in the study area.  It consists mostly 
of mixed-use buildings (i.e., retail on the 
ground fl oor and  apartments above), many 
of which do not have dedicated parking.  

1 In 2000, the City’s Planning Board approved 
the Kalama Redevelopment Plan which es-
tablished the former chemical plant site as 
a Redevelopment Area. Since that ti me, a 
developer was selected and the structure 
on the chemical plant and ancillary struc-
tures were demolished. The proposed land 
use on the site will consist of a mixed-use 
(i.e., commercial and residenti al) develop-
ment.
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The study area has many points of access 
to the rest of Garfi eld and neighboring 
communiti es.  These include:

•  River Drive, a north-south arterial that 
provides access to State Route 46 to the 
north.
•  Passaic Street, an east-west arterial that 
provides access to the City of Passaic via a 
bridge over the Passaic River.
•  The NJ Transit train stati on, which pro-
vides access to Hoboken and New York City 
(through the Secaucus Juncti on transfer 
stati on).     
    According to NJ Transit, the commute be-
tween Garfi eld and New York City normally 
takes 40 minutes or less.

In additi on to these assets, the study area 
also contains an elementary school locat-
ed several blocks from the Passaic River.  
There are two automobile and pedestrian 
bridges connecti ng the study area to the 
City of Passaic.  One is located on Passaic 
Street and the other is situated on Monroe 
Street.

Land use, building and housing 

conditi ons

Although most of the properti es are in 
what is considered good conditi on - that 
is, not in need of repairs, as indicated by 
an external survey of building conditi ons, 
a number of properti es throughout the 
study area are in need of some or exten-
sive repairs. This indicates a lack of invest-
ment by property owners.

According to the 2000 U.S. Census there 
were 875 housing units within the subject 
area. Of these, just over 96% were occu-
pied. Of the occupied units, most were 
renter occupied (68%) while 32% were 
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owner occupied. The split between owner 
and renter occupied was relati vely consis-
tent for the City of Garfi eld (40% and 60% 
respecti vely) while for Bergen County it 
was 67% and 33% respecti vely. Between 
1990 and 2000 there was an increase of 
10% in the number of occupied, while the 
number of vacant units decreased by the 
same amount. Among the units vacant 
throughout the study area, the majority 
(65%) were awaiti ng rental.
The survey, which was conducted by the 
planning team during February 2010, found 
a variety of use patt erns throughout the 
study area.  Specifi cally the survey found 
the following breakdown of uses:

• Residenti al: 70.7%
•  Mixed Use (Commercial/Residenti al):    
    8.1%
•  Commercial:  6.8%
•  Insti tuti onal:  4.1%
•  Industrial:  3.0%
•  Vacant:  5.4%
•  Parking:  1.6%
•  Open Space:  0.3%
The spati al distributi on of land uses was 

such that commercial uses were concen-
trated primarily along Passaic Street, River 
Drive and to a lesser extent, on Monroe 
Street. Industrial uses were concentrated 
adjacent to the railroad tracks, while resi-
denti al uses were concentrated on the in-
terior blocks.  Of special note, is the lack of 
open space in the study area.

There are eight sites known to be contami-
nated with chemicals. These sites are lo-
cated primarily along Monroe Street, River 
Drive and Atlanti c Avenue.  Only a small 
number of existi ng buildings are vacant, 
according to initi al, informal surveys.  This 
is a positi ve sign, indicati ng that there is 
evidence of market demand - that is, that 
the area is att racti ve to renters, property 
owners and businesses.
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Map 2 – Mapping of Garfi eld municipal parks. Note that while Garfi eld does have several 

parks, and some of them recently modernized, there  are none in the study area.

1.  20th Century Park

2.  Columbus Park

3.  Garden Court Park

4.  Belmont Hill Park

5.  Belmont Oval

6.  Dehnert’s Park

7.  Little League Park
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Map 3 – Land Use Map created based on fi eld surveys conducted in 2010 

Kalama 
Redevelopment Site

LEGEND
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Demographic and social condi-

ti ons

The study area is an ethnically diverse area 
of less than 2,500 people, a signifi cant 
number of whom are of moderate and low 
incomes. Like other parts of Garfi eld, the 
study area is largely made up of European 
or Lati n American immigrants (and their 
descendants), and African-Americans who 
have migrated from denser citi es, such as 
Paterson.

According to the 2000 U.S. Census, there 
were approximately 2,358 individuals living 
in the study area. This represents a 13% in-

crease over the area’s populati on in 1990. 
The magnitude of this increase is relati vely 
consistent with that of the City of Garfi eld 
which saw a 10% increase over the decade. 
The increase however, was double that ex-
perienced by Bergen County as a whole. 
This increase was disproporti onately dis-
tributed across the study area. While there 
was a populati on increase of almost 21% 
in Census Tract 216 - Block Group 4, Tract 
215 – Block Group 4 actually experienced a 
decrease of 1.5%.
The populati on distributi on by age is rela-
ti vely consistent with that of the City and 
County. The populati on pyramid shows the 
largest segment of the populati on falling 
within the 20-44 and 45-64 age groups. 
These segments encompass the major-
ity of residents that make up the commu-
nity’s work force. The size of this segment 
of the populati on is traditi onally an indi-
cator of a community’s economic vitality, 
with the relati vely high unemployment 
currently being experienced. However, it 
can be an indicator of the opposite situ-
ati on. The proporti on of the populati on 
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made up of children and senior citi zens is 
relati vely small and consistent with that of 
the City and County, with the proporti on 
of the populati on under 19 years old being 
slightly higher in the study area (28%) than 
in the City and County as a whole and the 
porti on of the populati on 65 years old and 
over slightly lower (11.7%) than that in the 
City and County.

Racially, the compositi on of the neighbor-
hood is relati vely homogeneous, with the 
majority of residents describing them-
selves as being white. According to the 
2000 U.S. Census, 75% of the area’s resi-
dents described themselves as white, with 
those identi fying themselves as black or 

African American and Asian accounti ng for 
approximately 4% of the populati on each.  
However, the community is ethnically di-
verse, with a signifi cant number of resi-
dents from various communiti es in Eastern 
Europe and Lati n America.  Current, exact 
data about the ethnicity and nati onal ori-
gins of residents is unavailable. However, 
through site visits we observed a large His-
panic populati on in the study area. 

According to 2000 Census data and reports 
from religious leaders, there is a signifi cant 
amount of hardship among some residents 
of the study area. The 2000 U.S. Census 
found that over a third (35%) of owner-oc-
cupied units reported paying 35% or more 
of their monthly household incomes on 
housing costs. This was slightly higher than 
the number for the City as a whole and the 
County, where 31% and 23% respecti vely 
of the occupied units reported a similar 
burden. For renter occupied units, renters 
in 36% of rental units in the subject area 
reported spending 35% or more of their 
monthly household income on housing 
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Additi onal quality of life issues 

Some Garfi eld residents said they have felt 
somewhat unsafe or uncomfortable in the 
study area.  Among the reasons: groups of 
young people who tend to gather in front 
of stores and seem to wander around the 
neighborhood. 

Some residents reported signifi cant ten-
sions in the study area between long-term 
and short-term residents, and between 

people of diff erent ethniciti es.  While such 
tensions are common in ethnically diverse 
communiti es with a signifi cant number 
of short-term residents (i.e., those who 
live in the area for only a few years, at the 
most). Those tensions can create a level 
of discomfort and risk about the area that 
makes it harder to att ract businesses and 
the type of residents and property owners 
who want to invest their ti me and money 
in the neighborhood.

As we are seeing in communiti es like Plain-
fi eld, NJ and the Port Richmond neighbor-
hood of Staten Island, divisions can lead to 
more crime and violence in diffi  cult eco-
nomic ti mes.  In these areas, which are 

costs. This actually represents a slight de-
crease (2%) from the level in 1990. These 
fi gures indicate that a signifi cant number 
of households in the subject area are hav-
ing diffi  culty in meeti ng their monthly 
housing costs.

More informati on on building, housing and 
demographic conditi ons is available in the 
“Neighborhood Study Area Data Book 
Summary”, prepared for Bergen County 
Community Acti on Partnership in March 
2010. 
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predominantly African-American and La-
ti no, there has been a reported increase in 
robberies and att acks on Lati n American im-
migrants. Around the United States, there 
are increasing tensions in predominantly 
White communiti es with growing and more 
visible Muslim populati ons.  

Finally, some religious leaders familiar with 
local food pantries and other social services 
in the area say that there are a signifi cant 
number of impoverished residents in the 
study area.  

Commercial and economic 

conditi ons

In the 20th Century, the study area devel-
oped as both an industrial and auto-oriented 
corridor (along River Drive and the railroad 
tracks), and a neighborhood for moderate 
and middle-income households.  A large 
number, if not most, of the housing units 
were built with less parking than would be 
expected for middle income households in 
today’s economy.  (Today’s standards for in-
ner- suburban communiti es such as Garfi eld 

are at least one parking space per house-
hold for one to three-family units.  Drive-
ways provide room for additi onal parking, 
which is oft en needed for two-income 
households as more jobs in New Jersey 
move away from established mass transit 
routes.) 
The study area has an unusually diverse 
array of commercial and religious uses for 
such a densely developed locati on.

Of 92 properti es developed for uses other 
than housing:

*13 are industrial (manufacturing, 
repair or storage)
*13 are professional services (tax, 
accounti ng, legal services)
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*10 are religious insti tuti ons
*9 are personal services (such as groom-
ing or spas)
*8 are health and social services (such as 
medical offi  ces)
*8 are auto-related (sales, repair, or stor-
age) 

There are also a scatt ering of restaurants, 
small grocery stores and delis, and other re-
tailers.  The latt er group would be most af-
fected by the presence of the Wal-Mart on 
Passaic Street.

Passaic Street, the area’s main retail corri-
dor, was developed largely for shoppers who 
walked to the stores.  As with much of the 
housing elsewhere in the study area, several 
of the commercial properti es appear to have 
been built without exclusive off -street park-
ing.  

Today, there are wide varieti es of off -street 
parking confi gurati ons, including street-front 
lots paved for parking, small parking lots in 
the back of properti es, and parking along 
the street-front porti ons of properti es that 
may have originally been developed as com-
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mercial properti es.  A survey in early 2010 
revealed few vacant properti es along Passa-
ic Street, a positi ve sign of market demand 
in a weak economy.

Mismatched parking confi gurati ons can have 
a signifi cant detrimental eff ect on pedes-
trian retail corridors.  Shoppers are willing 
to walk farther and spend more ti me - and 
therefore more money - in shopping areas 
that are seen as aestheti cally pleasing and 
safe.  Street-side parking lots that appear to 
be randomly located interrupt the architec-
tural fl ow of the corridor, and create voids 
that appear unsafe.   

River Drive is an auto-oriented corridor, with 
the types of uses and urban design normally 

found on highway service roads.  Travelers 
along River Drive and nearby properti es on 
side streets are likely to fi nd auto dealers, gas 
stati ons, vacant land and storage and, a riv-
erfront bank building with a drive-through.  
Retail properti es tend to be set back from the 
road, with the front areas reserved for park-
ing.   One of the results of this orientati on is 
that, from a design and environmental psy-
chology standpoint, the study area appears 
disconnected from the Passaic River.

The presence of a number of commercial 
properti es in fair to poor conditi on, as well as 
pockets of vacant land and street-front 
parking on pedestrian-oriented streets indi-
cates a signifi cant amount of underuti liza-
ti on.  In other words, a signifi cant number 
of property owners are not fully investi ng in 
the properti es.  When local market condi-
ti ons are strong, commercial property own-
ers tend to build close to the extent allowed 
by zoning, maintain their properti es to retain 
and att ract high-quality tenants, and build on 
vacant lots.  While vacancies may be a sign of 
a weak regional or nati onal economy, vacant 
properti es, underuti lized properti es, and 
buildings in fair or poor conditi ons demon-
strate a long-term lack of confi dence by de-
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velopers, investors and property owners. 
Along Passaic Street, the City has engaged 
in streetscaping to beauti fy Passaic Street.  
There are period streetlights and decora-
ti ve sidewalks.

Finally, the study area is within a few blocks 
of the Wal-Mart hypermarket, which 
opened in August 2010.  The 142,000 
square foot facility contains the kind of 
goods found in department stores as well 
as groceries and pharmacies.  The Wal-Mart 
employs about 500 people, which could 
create more housing demand throughout 
Garfi eld. 

Table 1- Brownfi eld Sites
NJDEP LIST OF KNOWN BROWNFIELDS IN THE STUDY AREA

 Street Address   Land Use
1. 103 Monroe Street  Residenti al
2. 43 Monroe Street  Insti tuti onal: Albanian American Islamic Center
3. 45 Monroe Street  Commercial:  Garfi eld Gett y
4. 262 Midland Avenue  Commercial:  Century Automoti ve
5. 19-35 Atlanti c Street  Commercial: Garofalo Brothers
6. 271 River Drive   Industrial: Ravi Oil Inc.
7. 290 River Drive  Industrial:  Kalama Chemical Inc. 
8. 20 Passaic Street  Commercial

Environmental conditi ons
From an environmental standpoint, the most 
signifi cant feature of the study area is the 
presence of the Passaic River on the eastern 
border. The River Drive corridor was devel-
oped for industrial and auto-related uses, as 
well as some housing and retail. There does 
not appear to be any acti ve recreati onal 
acti viti es along the river in the study area. 

Another key environmental feature is the 
scatt ering of known brownfi elds in the study 
area.  The term “brownfi eld site” means real 
property, the expansion, redevelopment, or 
reuse of which may be complicated by the 
presence or potenti al presence of a hazard-
ous substance, pollutant, or contaminant.
The New Jersey Department of Environmen-
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tal Protecti on Site Remediati on Program identi fi ed 
brownfi eld sites listed in Table 1.

Garfi eld is a parti cipant in a program sponsored by 
the Federal Emergency Management Associati on 
known as the Communiti es Parti cipati ng in Na-
ti onal Flood Program. The last fl ood map recorded 
for Garfi eld was completed in September 2005.  

There appears to be some evidence of ground-
water polluti on in some residenti al properti es. 
Groundwater tests were conducted in 35 homes. 
The purpose of the investi gati ons was to deter-
mine if hexavalent chromium in groundwater was 
impacti ng the interior of residenti al basements, 
causing an increased exposure potenti al to resi-
dents. The report found that there were high lev-
els found from basement fl oodwater that could 
pose health risks. 

A groundwater test was conducted at the elemen-
tary school.  Though it found evidence of hexava-
lent chromium in the groundwater, an April 2010 
report from the New Jersey State Department of 
Health and Senior Services found that the levels 
were not high enough to negati vely cause a short 
term or long term risks to students.

Kalama Site
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Map 4- This Asset and Opportunity Map highlights the major opportuniti es in the Study Area to leverage existi ng assets to revital-

ize the community.   A common theme throughout the planning process was asset leveraging; taking full advantage of the signifi -

cant assets in the Study Area to realize the amazing revitalizati on potenti al in this community.  Despite the challenges referenced 

in the following secti on, the study area has an enviable number of community assets and is therefore well positi oned for the suc-

cessful implementati on of this Neighborhood Revitalizati on Plan.
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 A) Social and politi cal capital: 
Challenges and opportuniti es

Challenges

One of the most striking fi ndings of the 
team’s work is that the study area does 
not appear to have a name. (Of more 
than 40 people interviewed for this plan, 
none was aware of the study area having 
a name.) Yet having a name gives an area 
an identi ty, and is a fi rst step toward build-
ing a sense of community.  One of the best 
examples of this is the Tribeca neighbor-
hood in Manhatt an.  Once an anonymous 
collecti on of old industrial and dilapidated 
residenti al buildings, the area was named 
by New York City planners in the 1970s as 
part of a revitalizati on strategy. (The TRI-
angle BElow CAnal Street - Tribeca.) Forty 
years later, Tribeca is recognized in the fi lm 
and fashion world, as well as among visi-
tors to New York City, as a must-see neigh-
borhood, like SoHo. 

IV.  Assests, 
Opportuniti es 
and 
Challenges 
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The lack of a name might refl ect the tran-
siti onal nature of the area.  Based on inter-
views, the study area has a high degree of 
short-term residents, as well as residents 
who moved from other countries and dif-
ferent living environments (for example, 
residents who moved from inner-city areas 
of Paterson to the more suburban land-
scape of Garfi eld).  Another potenti al con-
tributor to this lack of neighborhood iden-
ti ty is the fact that many of the residenti al 
property owners appear to live outside the 
study area. 

The study area also appears to lack local 
leaders -- residents, business owners, or 
people of infl uence who can bring together 
neighbors, promote visions and plans, be 
liaisons for potenti al stakeholders and in-
vestors, and represent the interests within 
a community to the City and regional in-
sti tuti ons.  Leaders also provide the stew-
ardship to see through the completi on of 
plans and to temper frustrati on and anger 
when unforeseen circumstances pose new 
challenges to stakeholders.

For these reasons, any community plan-
ning eff ort in the study area should begin 
with a community organizing eff ort.   Local 
leaders need to be developed to increase 
the likelihood that major initi ati ves are 
completed, and to bett er align the work 
of regional insti tuti ons such as BCCAP with 
the changing interests of residents.

In the 19th century and through the mid- 
20th century, local religious insti tuti ons 
were oft en catalysts of community revi-
talizati on.  Since then, as congregants of 
many religious insti tuti ons moved away 
from their places of worship, and smaller 
insti tuti ons lost members, ecumenical or-
ganizati ons and faith-based community 
organizati ons have taken the lead in place-
based strategies.  Unfortunately, there ap-
pears to be no ecumenical organizati on or 
faith-based organizati on in the study area 
with the capacity to lead comprehensive 
community revitalizati on eff orts.

Another key challenge for building social 
capital is the lack of a defi ned gathering 
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space that could be seen to be “owned” by 
the majority of the residents in the commu-
nity.  While religious insti tuti ons oft en have 
basements or fellowship halls, these tend 
to feel owned by congregants.  In the study 
area, there is no religious insti tuti on that 
serves a majority of community members.  
Schools can also provide gathering spaces, 
but in practi ce the use of schools tends to 
be formalized and restricti ve, reducing the 
sense of ownership in the community (es-
pecially among residents who do not have 
children in local schools.) Park spaces and 
plazas can also serve this purpose, but the 
study area is lacking in both.

Opportuniti es

There are a number of insti tuti ons whose 
work serves residents of the study area.  
These insti tuti ons, working together, could 
begin the process of identi fying and recruit-
ing potenti al leaders.  These stakeholders 
could develop their leadership skills by 
building a vision, and setti  ng of goals for 
the study area, and working with planners 

and others to implement the vision.
Among the insti tuti ons that can be cata-
lysts are:
• Bergen County Community Acti on 
Partnership
• A collaborati on of religious insti tuti ons 
such as

-  Calvary Bapti st Church
-  Friendship Bapti st Church
-  Holy Trinity Evangelical Lutheran    
   Church
- Most Holy Name Roman Catholic 
   Church
-  Zion Lutheran Church

•  Boys and Girls Club of Garfi eld
• Garfi eld YMCA
•  Public School #6
• Mayor and City Council Members

Wal-Mart has already demonstrated a will-
ingness to support the Garfi eld community.  
It has given $20,000 to various community 
groups.  Store directors should be invited 
to be part of revitalizati on eff orts for the 
study area.
Redeveloping the riverfront lots along River 
Drive can create community space to pro-
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mote community building.  The proposed 
plaza that located at the Kalama Redevel-
opment area2 could serve as a locati on to 
provide space for community building ac-
ti viti es.

B) Housing and Social Services: 
Challenges and Opportuniti es

Challenges

Because more than a third of households 
pay more than a third of their income in 
housing costs, there is a signifi cant need 
to make housing more aff ordable.  Vouch-
ers and other forms of subsidy can provide 
some assistance.  Another common solu-
ti on is to increase the density of housing 
units in the area to encourage developers 
and property owners to off er housing at 
lower costs.  A related strategy is to encour-
age mixed income housing, through which 
developers are willing to off er housing units 
at below-market rates because they make 
their desired profi t margins from housing 
oriented to higher-end consumers.
There are several challenges to pursuing 

this approach in the study area:
• Because there are no large areas of 
vacant property, existi ng residents and 
perhaps some businesses would have 
to be relocated to construct buildings 
of enough size to make developers in-
terested in building quality aff ordable 
housing.
• A gentrifi cati on strategy might be 
needed to att ract the higher-income 
households whose rents could subsidize 
lower-income households.  This would 
mean promoti ng stores, restaurants 
and other types of economic develop-
ment along River Drive or Passaic Street 
that would be att racti ve to wealthier 
residents but inaccessible or inti midat-
ing to some current residents.  But if left  
unchecked, gentrifi cati on could spread 
to interior streets, reducing the overall 
availability of aff ordable housing units 
and creati ng even more tensions.

2 The Kalama Redevelopment Area is lo-
cated on the corner of Monroe Street (N), 
River Drive(W), Cambridge Avenue (E) and 
Hudson Street (S).
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• It is not known whether residents of 
Garfi eld would welcome mid- or high-
rise residenti al buildings.  According to 
one religious leader familiar with the 
area, some residents have expressed 
concerns about the behaviors of young 
people who moved from Paterson.  De-
veloping properti es at a higher density 
might allow criti cs to stoke suburban 
fears about citi es -- such as higher crime, 
gangs, and ‘undesirable people.’  
• An engineering study should be con-
ducted to determine whether there are 
signifi cant constraints to building resi-
denti al buildings at higher densiti es or 
heights.  Because the Passaic River is so 
close to the study area, fl ooding and the 
pooling of water could be an issue with 
too much development.   
• The presence of groundwater contami-
nati on could pose health risks to current 
and future residents, and signifi cantly 
increase the costs of redeveloping or 
renovati ng properti es.

Another challenge in att racti ng higher-
income residents is the lack of off -street 

parking available in some of the multi -fam-
ily housing units.  This could be addressed 
in part by trying to att ract the kind of rent-
ers and property owners who would be 
att racted to Hoboken or Jersey City.  But 
again, it would require a gentrifi cati on 
strategy to att ract residents to move 30 
minutes further away from New York City. 

NOTE:  This report is neutral about gentri-
fi cati on.  While att racti ng higher-income 
households can bring more resources to an 
area, there are other ways that the stan-
dard of living in the area can be enhanced. 
The authors recognize that with more ur-
ban areas becoming gentrifi ed and grow-
ing, job areas are largely inaccessible to 
two-income households without two cars; 
There is a need for places like the study 
area, where immigrants and strivers can 
build their resources to reach and sustain 
higher standards of living. 

A number of religious insti tuti ons peri-
odically sponsor social service programs 
(i.e., Food Pantry, etc.) for members of the 
community although a majority of their        
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congregants commute from neighboring 
citi es and towns (i.e. Passaic). The Loaves 
and Fishes Interfaith Food Pantry is quite 
acti ve. However, during focus group ses-
sions with religious leaders, we received 
feedback and comments that the large 
transient populati on underscores the lack 
of human capital and investment avail-
able in the community. More specifi cally, 
the lack of cohesiveness coupled with a 
housing stock catering to needs of mixed 
income populati on negati vely impacts so-
cial and housing investment in the area. 
Furthermore, without these basic compo-
nents, the commitment level required to 
serve residents and inevitably revitalize 
the neighborhood remains absent. Addi-
ti onally, one of the more common com-
plaints the planning team heard from Gar-
fi eld residents was about the uncontrolled 
presence of young people who gather in 
groups in the study area. Data did not exist 
to substanti ate the alleged loitering. How-
ever, this acti vity is generally a result of the 
of the following: 1) A lack of recreati onal 
or open space acti viti es, 2) Uncomfort-
able housing conditi ons that encourage 

people to spend more ti me outdoors, or 
3) The establishment or protecti on of ter-
ritory (for gang or crime-related reasons.). 
Consequently, while data did not indicate a 
lack of formalized insti tuti ons that cater to 
the social and human capital needs of non-
profi t agencies, members of religious in-
sti tuti ons and civic agencies discussed the 
need to forge symbioti c relati onships with 
many community resources and organiza-
ti ons in order to successfully revitalize the 
community.

Opportuniti es
There is some evidence of interest by devel-
opers in the area. The concept plan for the 
Kalama Redevelopment Area, referenced 
earlier, envisions two 30,000 square foot 
commercial buildings along River Drive, 
below grade parking facility, a one-story 
commercial building along Cambridge Av-
enue, surface parking, and a Plaza on the 
6.83 acre site.  It is too early to determine 
whether this development will have a rip-
ple eff ect in the community.   Other oppor-
tuniti es for new housing might be found in 
larger properti es along Passaic Street and 
near the NJ Transit stati on. 
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There are many opportuniti es to increase 
social services.  Among them:

• Using vacant commercial properti es 
along Passaic Street and other streets in 
the community as drop-in locati ons for 
health, social, and childcare services.
• Making the elementary school avail-
able in the evenings as a community 
center, where adults can gather for 
community building acti viti es or take 
classes.
• If the riverfront properti es were com-
bined and turned into a park, the area 
could provide more recreati onal ser-
vices, be a center for community build-
ing acti viti es, and be a gathering stati on 
for emergency workers and evacuees in 
case of emergencies. 

C) Economic Development: 
Challenges and Opportuniti es

Challenges
The weak economy - and especially its 
impact on low and moderate-income peo-
ple -- makes any kind of economic develop-
ment in the study area a challenge.  Other 

challenges include:
• The presence of brownfi elds at or 
near developable properti es hinders re-
development.  Cleaning the brownfi elds 
increases the costs to property owners 
signifi cantly, and discourages them from 
redeveloping their properti es.
• The architectural character and urban 
design of Passaic Street and River Drive 
are not disti ncti ve, which makes it more 
diffi  cult to att ract shoppers and the 
businesses that want to serve them.
• While the presence of young people 
in groups does not always detract shop-
pers, the absence of other shoppers 
and a negati ve image of a retail corri-
dor make the presence of such young 
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people more noti ceable and inti midati ng, 
especially to women, adults with children, 
and seniors.
• Although the study area has many of 
the qualiti es of city neighborhood, the to-
tal disposable income in the area is likely 
less than it would be in a dense city.  This 
makes it more diffi  cult for the study area 
to att ract even the kind of stores targeted 
to lower and moderate-income consum-
ers, such as C-Town supermarkets or dol-
lar stores.
• There are few large properti es immedi-
ately available for redevelopment, espe-
cially along River Drive, which has strong 
potenti al for the type of desti nati on retail, 
restaurant and entertainment uses that 
are missing elsewhere in the study area.
• The existi ng retail in the study area does 
not fully represent the demographic di-
versity in the area, which could make 
shopping areas less att racti ve to study 
area residents.
• Wal-Mart’s presence would discourage 
the development of supermarkets, phar-
macies and other types of retail -- unless 
those uses could provide a signifi cantly 

disti nct environment, or sets of goods 
and services.

Opportuniti es
The study area has a number of compara-
ti ve advantages, as well as opportuniti es 
generated by the presence of Wal-Mart.  
Among these are:

• The bridges at Monroe and Passaic 
Streets make businesses in the study 
area more accessible to City of Passaic 
residents.  Urban design, signage and 
marketi ng could help increase the num-
ber of Passaic shoppers in the area.
• The presence of Wal-Mart will gener-
ate more traffi  c along Passaic Street, and 
the presence of 500 more workers in the 
area will create opportuniti es to gener-
ate new customers for area businesses.
• If the riverfront properti es along River 
Drive were redeveloped for open space 
and recreati on, more people would be at-
tracted to the area, thus making the prop-
erti es on the other side of River Drive more 
commercially valuable. Low-intensity 
uses such as auto sales could be redevel-
oped for restaurants, clubs or small stores.
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• As a result of frequent visits to the neigh-
borhood by the planning team while con-
ducti ng fi eld investi gati ons, site surveys, 
meeti ng adverti sements and community 
engagement sessions (i.e., community and 
focus group meeti ngs), we found that the 
neighborhood is ethnically diversifi ed. The 
level of diversity in the study area creates 
opportuniti es to generate successful mul-
ti cultural retail. This would provide experi-
ences, goods and services that Wal-Mart 
and other retailers targeti ng general audi-
ences would not be able to match.
• High density housing in the area and in 
neighboring communiti es can help support 
small retailers in the study area.  However, 
owners of specialty businesses (such as 
bouti ques or ethnic food stores), restau-
rants and entertainment uses will likely 
want to draw from the regional shopping 
base to invest in the study area.   

D) Environmental issues: 
Challenges and opportuniti es

Challenges
• Groundwater contaminati on and the 
presence of brownfi elds can present health 

risks to area residents.
• The lack of design and psychological con-
necti ons between the residenti al and busi-
ness areas of the study area and the Pas-
saic River likely reduces the moti vati on for 
stakeholders to be stewards of the area.

Opportuniti es
• A long-term commitment by Garfi eld 
leaders and leading insti tuti ons - in part-
nership with residents and businesses -- to 
address groundwater contaminati on and 
brownfi elds in the area could spur more 
environmental awareness and steward-
ship in the study area.
• The riverfront lots along the Passaic Riv-
er can be redeveloped for open and acti ve 
recreati on, and perhaps for water recre-
ati on.  The latt er should be explored fur-
ther in any site planning along the Passaic 
River.
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PRIORITY 1:

Each of the primary issues identi fi ed through-
out this report as impacti ng the neighbor-
hood, speak to the need for comprehensive 
community building to develop the founda-
ti on upon which other areas such as econom-
ic development and environmental issues 
can be addressed.  Hence we have prioriti zed 
Community Building as an interventi on to 
bring about marked change in this commu-
nity across the spectrum of issues and chal-
lenges identi fi ed.

Community Building strategies are intended 

to:
• Empower communiti es to become self-
reliant and sustainable by building up its 
people, preparing their leaders and resi-
dents to eventually care for their own com-
muniti es and be capable of helping others 
as well.
• Teach and reinforce the concept that the 
major ingredient for success comes from 
building the community.
• Support committ ed community builders 
in their eff orts to build relati onships with 
the residents and organize them for self-

governance and self-suffi  ciency.  
• Develop a greater level of social cohe-
siveness and resident confi dence in the 
community.

Goal 1:  Develop an engaged and cohe-

sive community.

Strategies
1. Begin with the creati on of Block Asso-
ciati ons. 
2. Conduct community training sessions 
on developing block groups.  A good 
mechanism for doing this is to link it to 
the development of a neighborhood 
watch program – in partnership with the 
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Police Department.  Neighborhood watch 
groups are oft en the impetus for the cre-
ati on of block groups.
3. Identi fy potenti al leaders from all levels 
of the community to be “block captains” to 
spearhead group formati on on their block.  
4. Develop a short-list of desirable acti viti es 
for the Block Associati ons: (i.e. Host a block 
party or develop a Neighborhood Watch or 
host Spring and Fall Clean-Up events).
5. Build Pride through such acti viti es as 
a garden or window box program.  Give 
Good Neighbor Awards.

6. Develop a name for the community. 
Place naming helps to build ownership and 
moti vates people to conceptualize their vi-
sion for their neighborhood or work place.
7. Engage! Att end public City Council meet-
ings, Board of Educati on Meeti ngs, Plan-
ning Board/Zoning Board of Adjustment 
meeti ngs to keep abreast of what is going 
on in the community as far as development 
is concerned. 

BCCAP has agreed to initi ate this very 

important Community Building process.

Goal 2: Build and strengthen community 

capacity.

For any community building strategy to 
take hold and be successful, there must be 
the ability to build upon any ground that 
has been gained and ensure that the “ca-
pacity” is there to do so.  Despite the num-
ber of community based organizati ons that 
now exist in the Garfi eld community, none 
individually have the capacity or mandate 
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of mission to tackle some of the most press-
ing issues facing the community. Thus, the 
creati on of a community-based organiza-
ti on whose sole purpose is to address these 
and other community-wide issues is recom-
mended.  BCCAP could certainly serve in 
this capacity.  

Like a Community Development Corpora-
ti on, BCCAP could serve as the lead enti ty 
for the implementati on of the Neighbor-
hood Plan. A Community Development Cor-
porati on, or CDC, is a broad term referring 
to IRS 501(c)(3) tax-exempt not-for-profi t 
organizati ons incorporated to provide pro-
grams, off er services and engage in other 
acti viti es that promote and support com-
munity development. CDC’s usually serve 
a geographic locati on such as a neighbor-
hood.  They oft en focus on serving strug-
gling neighborhoods.  They can be involved 
in a variety of acti viti es including economic 
development, educati on, community orga-
nizing, and real estate development - par-
ti cularly aff ordable housing development. 
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The main goal and objecti ve of the CDC is 
to ulti mately improve the lives of the resi-
dents in their communiti es, in any and all 
ways in which they are able to have an im-
pact.

Strategies/Acti on Steps  

1. Build a bett er understanding of the 
needs of the community (This report pro-
vides such insight and is based on exten-
sive community input).  This understanding 
will be the basis for developing the mission 
of the prospecti ve organizati on.
2. Establish a steering committ ee com-
prised of community residents, business 
owners from the area and school offi  cials. 
3. As a group, develop a set of att ainable 
goals that will provide a guide and checklist 
to the accomplishments or your organiza-
ti on in its initi al year of operati on. 
4. BCCAP should establish a Community 
Development Corporati on (CDC) subsid-
iary or neighborhood stewards can form a 
Community-Based Organizati on (CBO) that 
will work closely with BCCAP in order to ac-

complish the goals/objecti ves arti culated 
in this Plan. 
5. The CDC or CBO will initi ate acti viti es 
that will increase the community’s confi -
dence and effi  cacy. These programs will 
also empower the community and estab-
lish its leadership development and prob-
lem solving capacity.
6. Develop a set of by-laws (i.e. Rules of 
the organizati on) and elect a board of di-
rectors. 
7. File arti cles of incorporati on.  While it 
is not necessary to incorporate in order 
to have a functi oning organizati on and 
achieve your goals, incorporati on is nec-
essary to fi le for IRS 501(c)(3) (tax exempt 
non-profi t organizati on) certi fi cati on.  This 
will be crucial in securing funding to sup-
port the organizati on. 
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The Twin Citi es Community Development 
Corporati on in Fitchburg, Massachusett s 
provides a good example and some guid-
ance as to how the creati on of a CDC can 
serve the community building goals within 
the Garfi eld First Ward Study Area.  Both 
towns and communiti es share some simi-
lariti es that make Twin City Community De-
velopment Corporati on’s course of acti on 
and experiences transferable.  It should be 
noted that the Twin City CDC case is but 
one of numerous examples of how CDCs 
can employ community development and 
community organizing strategies to tackle 
the most pressing issues facing residents.   

Case Study – Twin City Community Development Corporati on

The Twin Citi es Community Development 
Corporati on (Twin Citi es CDC) serves the 
town of Fitchburg and the neighboring 
town of Leominster. Established in 1979, 
the Twin Citi es CDC has seen the Twin Cit-
ies struggle with a number of challenges, 
including a slow but steady populati on loss 
in the 1990s as the former mill towns saw 
their manufacturing base evaporate and 
people drift ed away. The Twin Citi es CDC 
is taking a multi -pronged approach to re-
vitalizing Fitchburg that combines commu-
nity organizing with improving the housing 
stock, starti ng with the Elm Street Neigh-
borhood. 
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Case Study – Twin City Community Development Corporati on

Lessons Learned

1. Elm Street Neighborhood residents have 
more than just token involvement in plan-
ning and implementi ng changes in their 
community. They are acti ve partners in 
establishing a new vision for the neighbor-
hood, and working to achieve it. The land-
lord registry is an innovati ve strategy that 
uses the power of informati on to improve 
landlords’ care and upkeep of their proper-
ti es. The community garden is a “feel good” 
project that builds cohesiveness and is a 
visible symbol of residents’ commitment 
to creati ng a bett er environment in which 
to live. These projects emerged from resi-
dents’ concerns and will help achieve their 
more positi ve vision for the neighborhood.

2. Residents are willing to engage with the 
city and with local landlords in order to 
improve their community. The Twin Citi es 
CDC has helped build residents’ capacity to 
do so eff ecti vely. This includes helping resi-
dents understand their role and responsi-
bility in eff ecti ng neighborhood change, as 
well as how to reach out to and advocate 
with the city to make infrastructure and 
other improvements. The city has been re-
cepti ve to this and values residents’ input.

3. The Twin Citi es CDC understands that the 
key to a healthy and vibrant city is to build 
mixed-income communiti es that provide 
choice and opportunity for all residents. 
The community organizing the Twin Citi es 
CDC is doing with the Elm Street Neighbor-
hood will help protect diversity by build-
ing positi ve connecti ons among residents 
through community gardening and other 
initi ati ves. It will also help improve the rent-
al stock for all tenants, not just those who 
can aff ord the most expensive units. The 31 
rental units that are above the Twin Citi es 
CDC.’s newly renovated offi  ce space off er a 
mixture of prices to att ract a diverse popu-
lati on, and help model a mixed-income ap-
proach to housing development in the Twin 
Citi es. Finally, the purchase-rehab-resale of 
foreclosed and abandoned properti es fi -
nanced with HUD’s Neighborhood Stabili-
zati on Program (NSP-1) funds will also help 
put good quality housing into the hands of 
modest income homeowners.
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Abraham Lincoln School As a Multi -Use 

Community Facility

Community schools build economic, physi-
cal and emoti onal stability among children 
and families and thus strengthen neigh-
borhoods and communiti es. The Abraham 
Lincoln School was scheduled for a major 
renovati on but, unfortunately, the project 
funding was not approved.  Sti ll, communi-
ty hope remains for this ambiti ous and nec-
essary investment in the Abraham Lincoln School.  Given the school’s role as an integral 
partner in this neighborhood planning process and community anchor, the following 
recommendati ons are off ered for considerati on in any future plans for this facility:

• The Abraham Lincoln School should maintain its community school model, which iden-
ti fi es the school as both a place and a set of partnerships between the school and other 
community resources, which benefi ts students, families and the neighborhood.
•  Increase the multi -use potenti al of the school facility: In this way, the community gains 
access to costly buildings and spaces to which they might not otherwise have access.
•  Leverage the school as a tool to help this neighborhood become more connected to 
its youth and create opportuniti es for multi -generati onal learning.
•  Consider hosti ng non-school users like neighborhood associati ons, health providers, 
and recreati onal programs at the school.
•  Given some of the redevelopment initi ati ves in the area, considerati on should be given 
to potenti ally accomplishing facility improvements by leveraging private redevelopment 
opportuniti es and partnerships with other insti tuti ons and non-profi t organizati ons.

School’s safety, 
walkabilty,
 and vitality

PRIORITY 2:
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School’s safety, walkabilty,
and vitality

The neighborhood school serves as a cata-
lyst for community building by encouraging 
and facilitati ng various social, cultural, and 
community acti viti es. Thus, the neighbor-
hood school is a melti ng pot of the aca-
demic, social, physical, cultural and com-
munity development acti viti es. 

A walkable school within a walkable neigh-
borhood is a great asset to the commu-
nity. Neighborhood schools within a safe, 
walkable neighborhood serve as a signifi -
cant "growing up" experience for children. 
(Walkablestreets .com) In this study area, 
the Abraham Lincoln School is one of the 
most signifi cant landmarks. As a neighbor-
hood school, which is walkable from each 
and every corner of the study area, Abra-
ham Lincoln School is a  great community 
asset and provides enormous opportuni-
ti es to the neighborhood and its surround-
ing area.  

In order to att ain a safe and healthy edu-
cati onal environment and foster neighbor-
hood vitality and sustainability, the school 

• In 1969 approximately 50 per-
cent of U.S. children walked or 
biked to schools; today only about 
15 percent walk or bike.
• Childhood obesity has tripled in 
the past 30 years.
• Parents driving children to 
schools comprise between 20 and 
30 percent of morning rush-hour 
traffi  c. 

building and its surroundings should be 
both physically and psychologically safe. 
Therefore, the study identi fi es safety and 
walkability as major goals which can have 
signifi cant impacts on health and quality 
of life of children and residents. 

Goal 1: Improve neighborhood vital-

ity and provide more opportuniti es for 

physical, social and cultural acti viti es for 

students and residents. 

Strategies
1. Improve and redesign existi ng parking 
lot and unused pocket spaces and create 
play areas and open spaces that can be 
shared by the school and local residents.

 Figure 2 -  Open space design example
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School’s safety, walkabilty,
and vitality

2. Encourage commu-
nity based programs 
within the school prem-
ises  which would build 
neighborhood vitality 
and a strong sense of 
ownership.

Goal 2: Ensure children 

safety and encourage 

walkability, and reduce 

student transportati on 

costs.

Strategies 
1. Identi fy  vulnerable areas that can ad-
versely aff ect children’s learning and safety.

2. Landscape and create buff ers adjacent to 
school faciliti es to ensure children’s safety 
and to buff er the noise polluti on. 

3. Explore federal and state programs, such as 
Safe Route School and Helping Johnny Walk 
to School: Sustaining Communiti es Through 
Smart Policy; and apply their principles and 
guidelines as well as explore funding oppor-

 Figure 3 -  Traffi  c calming and buff ering

tuniti es. (see NJ Safe Route to School -10 
steps and  Safe Route to School Strate-
gies)

Provide traffi  c calming measures, espe-
cially at the intersecti ons and near pe-
destrian crossings. Treat street crossing 
and other major intersecti ons with ap-
propriate urban design, traffi  c calming 
measures and landscaping to improve 
neighborhood environment and chil-
dren’s safety.

10 Easy Steps for making streets safer for 
walking to school

1. Rearrange the furniture 
Poorly Placed benches, trees and uti lity poles can 
become sidewalk obstructi ons.
2. Mark the crosswalk
Marked crosswalks can improve safety and em-
phasize the walking path at an intersecti on. 
3. Move the stop line
Stop lines for vehicles are usually painted four feet 
in advance of each crosswalk. Moving them back a 
few feet more an improve safety.
4. Timing is everything
Traffi  c signals should give pedestrians enough ti me 
to cross the street. Remember that children need 
more ti me than adults. 
5. Walking: just to do it
Given the chance, children would rather walk, 
skateboard, or ride their bikes to school than be 
driven by their parents. 
6. Wait for the green
Prohibiti ng right turns on red decreases pedestrian 
confl icts and crashes with turning vehicles. 
7. Go on road diet
Re-striping a road can convert car lanes to a side-
walk, landscaped median or lane. Doing this can 
reduce pedestrians crossing distance and vehicle 
speed.
8. Count down to safety
Countdown signals let pedestrians know how 
much ti me remains for them cross the street. 
9. Let people go fi rst
Pedestrian signals can be ti med to give pedestri-
ans fi ve extra seconds to establish a presence in 
the intersecti on crosswalk before the light turns 
green for vehicles. 
10. Coordinate the signals
Coordinati ng closely spaced traffi  c signals al-
lows vehicles to move more safely and effi  ciently 
through an area. 
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PRIORITY 3:

Much of what we see and can appreci-
ate of the character of the community is 
directly related to the physical or built 
environment ( i.e. The locati on and scale 
of the various land uses throughout the 
community) .  Land Use changes are priori-
ti zed here as a means of improving upon 
the att racti veness of the community as 
a whole and specifi cally on key areas like 
the commercial corridors and in the more 
sensiti ve areas where confl icti ng land uses 
abut each other.  The need for open and 
recreati onal space is also identi fi ed as criti -
cal need within this community.

Land use strategies are intended to:
• Guide development.
• Identi fy revitalizati on opportuniti es.
• Support and protect established develop-
ment patt erns, when and where deemed 
appropriate.

NOTE: Land use strategies are developed 

through an analysis of existi ng conditi ons; 

subsequently strategies are implemented 

via the adopti on of a Land Development or 

Zoning Ordinance by the municipality.

Land Use 
Changes

Goal 1: Eliminate or reduce incompati ble 

uses.

Strategies
1. Overlay Zone – Create an overlay zone 
for the Light Manufacturing (LM) District 
that permits higher density mixed-use de-
velopment that is appropriate for the area 
(i.e., offi  ce, loft  space, and/or mixed resi-
denti al-commercial).
2. Buff ering – Create bett er buff ers be-
tween incompati ble uses and enforce 
screening requirements such as fencing, 
and shrubbery.
3. Enforce Zoning District standards along 
the Passaic River to encourage recreati on-
al acti viti es.
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Land Use Changes

4. Eliminate auto-related uses along River 
Drive.

Goal 2: Improve Commercial Corridors.

Strategies
1. Update the Neighborhood Retail District 
Standards to encourage desired develop-
ment and investment.
2. Develop a Commercial Corridor Plan or a 
Redevelopment Plan that includes verbiage 
that the City will not use its Eminent Domain 
police powers. 

Goal 3:  Provide more open space/recre-

ati on uses.

Strategies
1. Establish zoning standards for parks and 
open space.
2. Identi fy underuti lized or vacant sites for 
open space/recreati on.
3. Partner with School #6 for communal use 
of newly designed school outdoor/recre-
ati onal space.

 Map 5- Map illustrati ng potenti al 
commercial corridors. 

 Map 6- Map illustrati ng potenti al 
park/open spaces development areas. 
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Land Use Changes

 Map 8- Current Zoning Districts

 Map 7- Existi ng Land Uses

DISPARITY BETWEEN EXISTING LAND USES IN THE STUDY 

AREA AND THE CURRENT ZONING

• The eastern side of the railway is designated as an In-

dustrial District and the actual uses match that designa-

ti on.

• On the western side of the railway, however, the zoning 

designati on is Light Manufacturing  [LM] and that par-

ti cular land use has dwindled over the years.

• More importantly, there was a community consensus 

that the remaining non-residenti al uses in the LM District 

should be reconciled with the surrounding residenti al 

development.

• At a minimum, eff orts should be made to soft en the 

incompati bility between the residenti al and manufactur-

ing land uses through diligent code enforcement of all 

screening and buff ering requirements for the light manu-

facturing uses.

• An Overlay District is also proposed to increase these 

buff ering standards and to permit transiti onal land uses 

that will reduce the incompati bility between the two 

uses identi fi ed by the purple and yellow shading in the 

Existi ng Land Use Map. [Right-Top] 

LEGEND

Residential

Business B1

Industrial
Light 
Manufacture
Park

Business B2

R-Town House

Kalama 
Redevelopment Site

LEGEND

Rail Line
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Land Use Changes

Map 9 – The yellow ellipse on this map identi fi es the scatt ered industrial uses 

along either side of the  railroad.

Map 10 – The proposed overlay district is intended to reconcile the incompati ble uses 

on the western side of the railroad.

LM/MXR OVERLAY DISTRICT

LIGHT MANUFACTURING( LM)/

MIXED-RESIDENTIAL DISTRICT 

(MXR)

Overlay Districts can be very help-
ful in addressing special use and 
compati bility issues that require 
land use and development regula-
ti ons in additi on to those found in 
the underlying zoning districts.

Typically, the Overlay Zone District 
modifi es dimensional and use 
requirements of the underlying 
zone so new development can be 
consistent with the context of the 
new standards.

The proposed LM/MXR Overlay 
District would encourage devel-
opment consistent with the pre-
dominant surrounding land uses 
on the western side of the railway 
in the study area.

LEGEND

Residential

Business B1

Industrial
Light 
Manufacture
Park

Business B2

R-Townhouse

MU-Mixed-Use
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Land Use Changes

 Figure 4- Example of screening and buff ering be-

tween residenti al and industrial zone 

SCREENING AND BUFFERING 

BETWEEN INCOMPATIBLE USES

The picture at the top left  represents 
an existi ng property at the end of Hud-
son Street proximate to the railway.

Noti ce the neighboring property with 
visible outdoor storage and litt le or in-
adequate screening and buff ering be-
tween the two land uses.

With proper fencing, vegetati ve buff -
ering, and fence maintenance, the in-
compati bility between the two land 
uses can be soft ened – as illustrated 
in the photo-shopped picture below 
left .

This is just one of the examples of 
how code enforcement and enhanced 
standards of the Overlay District can 
improve the community aestheti cs in 
a porti on of the community. 
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PRIORITY 4:

The economic vitality of this community is 
the key to the growth and sustained qual-
ity of life for residents.  Economic Devel-
opment is prioriti zed here in an eff ort to 
ensure that this community is able to main-
tain and  att ract the businesses needed to 
keep its economic base and to eff ecti vely 
compete with other communiti es both lo-
cally and regionally.  

Economic Development strategies are in-

tended to:
• Stabilize commercial corridors and neigh-
borhood commercial nodes.
•Retain existi ng businesses and att ract new 
businesses that will meet the needs of the 
community. Foster cohesion in the busi-
ness community that benefi ts everyone. 
• Enhance the community’s quality of life 
as a whole; improve appearance, safety, 
networks, gathering places, and sense of 
positi ve momentum.

Goal 1: Strengthen connecti ons between 

River Drive, Passaic Street, the Kalama Re-

development Area and the new Wal-Mart 

development.

Strategies
1. Conduct a retail market analysis to iden-
ti fy regional demand and potenti al for re-
tail diversity along Passaic.
2. Market/Promote the new Passaic Com-
mercial Corridor as a shopping desti nati on 
point: signage, banners, etcetera. Capture 
the new traffi  c generated by Wal-Mart in 
the study area sati sfying a unique market 
niche.   

Goal 2: Strengthen the Passaic Street Busi-

ness Community. 

Strategies
1. Perform market analysis to determine 
commercial/retail prospect of the down-
town area.
2. Revitalize the Chamber of Commerce
3 . Conduct a study to determine the viabil-
ity of a Passaic Avenue Business Improve-
ment District.

Economic 
Development
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Economic Development

Map 11 – The Study Area has all of the ingredients for substanti al economic growth. The 
synergies to be realized between the stable Passaic Street Commercial Corridor, the new 
Wal-Mart and the future development of the Kalama Commercial Redevelopment Area and 
the River Drive Greenacres project have the potenti al to generate signifi cant new economic 
opportuniti es in the study area.  Each can be developed as desti nati on points with a com-
bined potenti al to att ract new markets and generate jobs.  

Goal 3 -  Establish a  formalized merchant 
associati on that supports local businesses. 

Strategies 
1. Submit proposal for planning grant to set 
up associati on 
2. Hire planner to develop business plan, 
set-up organizati on structure, develop tar-
get commercial niches and create a market-

ing plan for the Business/Merchant Asso-
ciati on
3. Establish a steering committ ee (4-5 per-
son committ ee comprised of local busi-
ness owners) in charge of formalizing the 
Merchant Associati on
4. Apply for Main Street program status
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Economic Development

Goal 4 -  Create a business retenti on and mar-

keti ng initi ati ve. 

Strategies 
1. Identi fy commercial and vacant properti es 
in the business district or nearby area.
2. Create a map that illustrates available prop-
erti es, ownership, etc. 
3. Organize a series of meeti ngs with local re-
altors to discuss coordinati on on sharing infor-
mati on on leasable space.
4. Set-up space on the City’s and Chamber of 
Commerce  websites for commercial space in-
quiries by businesses. 
5. Develop marketi ng package for targeted 
new businesses. 
6. Reach out to 5-10 property owners looking 
to lease or sell commercial space / properti es. 
7. Maintain list of commercial property own-
ers and potenti al tenants. 
8. Develop searchable database of commercial 
properti es with map on the website. 

Goal 5- Rebrand the business district. 

Strategies 
1. Encourage multi -cultural environment in the 

business district that highlights ethnic diversity 
of the community and provides an impetus for 
economic vitality.
2. Create and adopt guiding principles for the 
redevelopment of key commercial or retail 
properti es. 
3. Establish a  consensus on a  meeti ng sched-
ule and agenda for 4-5 meeti ngs spaced over 6 
months to identi fy and discuss specifi c sites. 
4.  Identi fy additi onal sites of criti cal concern 
5. Develop broad conceptual approaches for 
discussion purposes only with developers.

Goal 6- Implement a Façade and Streetscape 

improvement program and seek funding for 

streetscape improvements. 

Strategies
1.  Hire an Urban Designer or Landscape Archi-
tect to develop a streetscape master plan for 
the study area.
2.  Develop basic streetscape improvements 
for targeted streets. 
3. Seek assistance from the City on identi fying 
sources of funds for improvements. 
4. Fundraise locally, if necessary, to match rev-
enue for improvements (i.e., Collect donati ons 
for trees or benches).
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PRIORITY 5:

Currently, the Riverfront looks both physi-
cally and visually secluded from the study 
area. 

Goal 1: Reduce polluti on of Passaic River.

Strategies
1. Conduct an environmental analysis and 
identi fy the major sources of polluti on: i.e., 
polluti on from wastewater disposal, indus-
trial waste/litt ers from in surrounding land 
uses and public acti viti es.
2. Identi fy alternati ve methods of storm 
water/runoff  management to reduce the 
runoff  at source.
3. Promote ecologically sustainable land 
uses and prohibit/discourage land uses 
that can potenti ally cause harm to the river 

and its aquati c life.
4. Promote community/environmental 
awareness acti viti es and programs. Involve 
key stakeholders, policy makers, local and 
state legislatures, local communiti es and 
school children.  
5. Encourage natural infi ltrati on of rain-
water and encourage Low Impact Devel-
opment  (LID) strategies for storm water 
management.

Goal  2: Develop a functi onally, aestheti -

cally and culturally signifi cant riverfront 

park.

Strategies
1. Survey and develop an inventory of riv-
erfront properti es and their current uses.

Passaic River 
Redevelopment 
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2. Prepare land use plan and identi fy area 
available for recreati onal and Passaic river-
front development . 
3. Identi fy appropriate uses and accommo-
dati on choices.
4. Identi fy surrounding land uses that can 
have positi ve impacts on riverfront devel-
opment.
5. Create an accessible riverfront and 
promote pedestrian and trails (e.g., bike 
trails, pedestrian bridges).
6. Identi fy methods to connect riverfront 
development with major focal points, lo-
cal landmarks, downtown development, 
and business districts.
7. Identi fy possibility of connecti ve adja-
cent riverfront and cultural related acti vi-
ti es for parti cular seasons. 

NOTE: Illustrati ons represent sample design and site 
layout possibiliti es based upon the Team’s research 
of Best Practi ces for Riverfront Development. They 
are intended to inspire creati ve approaches for the 
porti on of the riverfront in this study area.

Passaic River Redevelopment 

8. Address how the community will benefi t 
from the redevelopment - Cultural/Recre-
ati onal, Economic and Environmental Per-
specti ve.
9. Promote fi shing and other water related 
acti viti es.

 Figure 5 - Riverfront Development Vision
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 Figure 6 - Riverfront Development Vision

Passaic River Redevelopment 

Goal  3: Implementati on.

Strategies 
1. Uti lize publicly owned land for 
the fi rst stage and acquire privately 
owned parcels that are required for 
the redevelopment.
2 Coordinate with other municipali-
ti es/citi es to conti nue riverfront de-
velopment, parks and recreati onal 
faciliti es. 
3. Identi fy funding sources, both pub-
lic and private sectors.
4. Coordinate with local community 
and youth organizati ons to form vol-
unteer groups (part-ti me/full-ti me) 
for operati onal, clean up and mainte-
nance.
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The availability of public transportati on 
improves circulati on in communiti es by re-
ducing the amount of vehicles and allows 
for compact design. It also encourages pe-
destrian acti vity and promotes economic 
vitality in a community. The type and quan-
ti ty of transportati on impacts the level of 
mobility for residents, the economic vitality 
of businesses and the environmental con-
diti ons for everyone. Transportati on allows 
people to reach criti cal desti nati ons that, 
in most cases, are perti nent to sustaining 
their select lifestyle.  

The various modes of transportati on were 
discussed in several venues throughout the 
planning process. Issues that are of criti cal 
concern to the business community, local 
government offi  cials, youth and residents 
throughout the study area include park-
ing, bus transportati on, circulati on and the 
train stati on.  More specifi cally, the afore-
menti oned groups discussed strategies to 
miti gate the following issues: 1) The lim-
ited availability of parking for patrons on or 

adjacent to Passaic Street; 2) The nuisance 
eff ects (i.e. noise, speeding, etc.) created 
by the bus route on Palisade Avenue to 
homeowners/renters; 3) Ongoing conges-
ti on and traffi  c problems caused by trucks 
that are wedged under the overpass enter-
ing the Passaic Street corridor; and 4) The 
desire to adopt and implement measures 
to address the train ridership demand and 
the state of the train stati on. 

Of parti cular importance to this commu-
nity is the existence of the train stati on in 
the study area and the need to explore so-
luti ons to increase parking availability. 

NJ Transit’s new schedule was effective from 

3/13/2011. The train runs 14 times a day, 

from 5:46 AM to 3:45 PM to Hoboken /New 

York. This includes 4 peak hours’ stops from 

6:43 AM to 8:39 AM. 

From Hoboken /New York the frequency of 

stops is 17 at Garfi eld station, starting from 

morning 9 :07 AM to 1:03 AM. 

PRIORITY 6:

Transportati on
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Transportati on

During the public outreach process for the 
plan, focus group att endees, community 
meeti ng parti cipants and survey respon-
dents emphasized that they value their 
proximity to the train stati on and thereby 
considered it one of the major assets in 
the area. Parti cipants 
agreed that the train 
stati on serves as a re-
source that could pro-
mote pedestrian acti v-
ity and further market 
the community.  They 
also felt that the pres-
ence of the train sta-
ti on could positi vely 
impact the socio-eco-
nomic conditi ons of 
study area and stabi-
lize the neighborhood.  
A decrease in ridership 
levels would negati ve-
ly impact this area and 
could inevitably lead 
to the disinvestment of 

the train stati on and subsequent removal 
of the communal asset.  This is a viable is-
sue because NJ Transit has committ ed to 
the development of a new train stati on 
in a nearby area to cater to the demands 
of the enti re City.  During interviews and 

Map 12 – The train stati on in the study area was deemed criti cally important to the overall suc-

cess of the Neighborhood Revitalizati on eff orts.  Therefore, Transit Village Designati on is recom-

mended.
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Transportati on

meeti ngs, the quality of the stati on and 
frequency of train service was viewed as 
subpar. Also, descripti ons of the limited 
parking experienced throughout the day 
and on weekends suggest that public tran-
sit remains under-uti lized by guests to the 
neighborhood. Consequently, community 
members would like to adopt measures to 
improve the train stati on immediately in 
order to miti gate the possibility of loosing 
their valued asset. 

As the parking demand escalates on the 
Passaic Street corridor, the City is expend-
ing more ti me to miti gate the issue.  Rec-
ognizing that parking in dense downtown 
corridors will always be in short supply, 
the objecti ves to explore parking opti ons 
to minimize this persistent problem rep-
resents the City’s intent to effi  ciently man-
age parking confl icts.

The limited availability of parking for pa-
trons on Passaic Street is a crucial prob-
lem for the business owners, individuals 
and families and patrons that frequent 
the study area. Focus group parti cipants 

from the business community conceded 
that increased parking could generate ad-
diti onal revenue and promote additi onal 
pedestrian acti vity that would benefi t their 
respecti ve businesses. Residents that were 
interviewed expressed a concern that lim-
ited parking forced patrons to park in un-
authorized areas and thereby impede ac-
cess to their driveways and homes. Patrons 
described the limited parking experienced 
throughout the day and on the weekends 
as a deterrent to shopping in the area. 
These fi ndings suggest that additi onal so-
luti ons should be explored to address the 
parking demand in this area. Therefore the 
following strategies and goals are primar-
ily aimed at addressing the limited parking 
availability and train stati on improvement 
issues. 

Goal 1: Address hardships created by Pub-

lic transportati on.

Strategies: 
1.Identi fy and document bus-related nui-
sance incidents reported by residents and 
business owners in the study area.
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2. Meet with NJ Transit representati ves to 
discuss re-routi ng or amending the evening 
bus stop schedule along Palisade Avenue. 

Goal 2: Implement techniques to reduce 

Passaic Street traffi  c.  

Strategies:
1. Reroute truck entry points away from 
Passaic Street and onto Marsellus Place.
2. Improve existi ng signage system (locat-
ed at the juncture of Midland and Passaic 
Street) that identi fi es height of overpass 
on Passaic Street in order to decrease the 
number of truck accidents and subsequent 
delays that occur on Passaic Street. 

Goal 3: Explore soluti ons to provide in-

crease parking in the Passaic Street Busi-

ness district. 

Strategies:
1.Document and validate the demand for 
increased parking. Commission a parking 
study to determine actual parking demand 
for the area and the most appropriate 
means to meet that demand.
2. Consider a shared parking model to 

serve the needs of residents in the evening 
and commuters that use the community 
train stati on.
3.Revisit existi ng parking regulati ons in 
order to identi fy potenti al or existi ng con-
fl icts. 
4. Review existi ng fl ood zone laws that cre-
ate obstacles to permitti  ng surface parking 
on Passaic Street. 
5. Develop an On-street parking ordinance 
for the Passaic Street business district.
6. Implement a shared parking approach  
to maximize unused parking spaces in the 
business district.
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7. Identi fy vacant or unused sites within 
or adjacent to the Passaic Street business 
corridor that could be used to develop 
surface parking or a parking structure.
8.Lease remote parking  site(s)  that are 
not used during dayti me hours and des-
ignated spaces for Passaic Street business 
owners, staff  and patrons.   
9. Make pedestrian improvements to en-
courage walkability  in order to decrease 
frequent parking by patrons visiti ng the 
business district.
10. In secti ons of Passaic street with ad-
equate street width, change from parallel 
to angled on-street parking.
11. Remove non-operati ng vehicles parked 
in parking spaces, parti cularly in prime lo-
cati ons.
12. Provide special, small parking spaces 
for motorcycles. Allow and encourage 
motorcycles to share parking spaces when 
possible.
13. Identi fy and secure federal, state and 
local fi nancing that can be used to develop 
new parking lots and/or garages in strate-
gic locati ons.

14. Establish a “one stop shop” that issues 
on street parking permits for business own-
ers and residents in the study area.
15. Identi fy and apply for funds to purchase 
new electronic parking equipment and/or 
for land acquisiti on to develop future park-
ing structure. 
16. Improve existi ng Enforcement and Con-
trol techniques so that parking regulati ons 
and pricing requirements are enforced 
more frequently, more eff ecti vely and more 
considerately.

Goal 4: Renovate the train stati on. 

Strategies:
1. Meet with NJ Transit to advocate for sta-
ti on improvements - coordinate with City, 
Councilperson, Chamber of Commerce and 
BCCAP. 
2. Hire a grant writer to identi fy and secure 
federal, state and private funding that can 
be used to update the train stati on.
3. Establish comfortable and safe places to 
sit at the stati on.
4. Establish conveniently located cues or 
signs to establish orientati on.
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5. Install kiosks that off er snacks, beverag-
es, newspapers, etc. and that cater to the 
needs of train stati on patrons.
6. Infrastructure maintenance and up-
grades to the train stati on.

Goal 5: Increase train ridership levels 

Strategies: 
1. Review existi ng train schedule (Weekday 
and Weekends) to determine consistency 
or any potenti al confl icts. 
2. Meet with NJ Transit to amend the fre-
quency of the train schedule and to meet 
ridership demand.
3. Undertake ridership campaign - web 
based.
4. Distribute postcards with NJ Transit in-
formati on and Passaic Street retail and 
commercial discounts throughout the City.
5.Implement transit-oriented marketi ng 
strategies that will promote and conse-
quently increase transit ridership to keep 
the current stati on in operati on. 
6. Collect informati on on schedules, where 
to purchase tokens and ameniti es near 
each stati on and allow local merchants to 
distribute.

Goal 6: Improve the surrounding area of 

the Train Stati on. 

Strategies: 
1. Create a buff er between parking lot and 

Figure 7: Existi ng vs Proposed
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the street. Such buff er elements can be 1) 
landscape elements such as green fencing, 
vegetati on, 2) architecture elements, such 
as, buildings, colonnades and bus stops, 
and/or a combinati on of both. 
2. Propose mixed-uses near the train sta-
ti on, to encourage pedestrian presence and 
consequent ridership, a transit-friendly en-
vironment, and decrease auto-dependency. 
3. Develop basic streetscape improvements 
for streets in walking proximity to the train 
stati on.
4. Designate locati ons for bicycle racks – 
(Some racks could be designed by local art-
ists).

Goal 7: Work with the City of Garfi eld Ad-

ministrati on to off er assistance with Transit 

Village Designati on applicati on.  

Strategies: 
1. Meet with City offi  cials to identi fy key play-
ers and discuss the roles and responsibiliti es 
of the City and the community throughout 
the process.  
2. Establish a (5-7 person) steering commit-
tee composed of businesses, youth, resi-
dents and stakeholders in the community 

Figure 8: Landscape buff er between park-

ing lot  and Passaic Street

and to ensure that the “Transit Village Cri-
teria” is met or is being met. 
3. Apply to NJDOT for Transit Village desig-
nati on.
4. Att end and parti cipate in meeti ngs to 
support the City’s applicati on.
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• The Transit Village Initi ati ve creates incenti ves for municipaliti es to redevelop or revitalize the areas 

around transit stati ons using design standards of transit-oriented development (TOD).

•Municipaliti es that are committ ed to TOD may be eligible for NJDOT Transit Village designati on.

• Municipaliti es must meet the Transit Village Criteria and complete a Transit Village Applicati on in 

order to be designated a Transit Village

• One of the goals of the Transit Village Initi ati ve is to bring more housing, businesses and people into 

the neighborhoods around transit stati ons.

The Transit Village Task Force and NJDOT Commissioner designate Transit Villages. The number of 

designati ons varies each year and may be limited by the capacity of the State of New Jersey to accom-

modate and support additi onal Transit Villages. Once designated, a municipality is eligible for techni-

cal assistance and priority considerati on by agencies that make up the Transit Village Task Force.

Municipaliti es must take the following steps in order to receive Transit Village designati on:

• Att end a pre-applicati on meeti ng with the Transit Village Coordinator 

• Identi fy existi ng transit

•Demonstrate municipal willingness to grow

• Adopt a transit-oriented development (TOD) redevelopment plan or TOD zoning ordinance 

o Include transit-supporti ve site design guidelines

o Include transit-supporti ve architectural design guidelines

o Include transit-supporti ve parking regulati on

• Identi fy specifi c TOD sites and projects 

o Document ready-to-go projects

o Include aff ordable housing in the Transit Village District

• Identi fy bicycle and pedestrian improvements

• Identi fy “Place making” eff orts near transit stati on Establish a management organizati on

o Identi fy annual community events and celebrati ons

o Identi fy arts, entertainment and cultural events

Sources: 

htt p://www.state.nj.us/transportati on/community/village/

htt p://policy.rutgers.edu/vtc/documents/TOD.Transit_Villages-Assessment_Tool.pdf

Map 13 – The train stati on in the study area was 

deemed criti cally important to the overall suc-

cess of the Neighborhood Revitalizati on eff orts.  

Therefore, Transit Village Designati on is recom-

mended.
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PRIORITY 7:

Goal 1: Reduce the risk of fataliti es and 

rail-related injuries. 

Strategies
1. Research data and identi fy past causes 
of rail-related injuries and fataliti es.
2. Identi fy measures to reduce railroad 
trespassing.

3. Promote public educati on /public par-
ti cipati on to keep the public aware about 
new programs and issues related to rail-
related injuries, targeti ng high risk popula-
ti ons, new drivers and new residents.
4. Increase visibility and sight distance of 
the driver and remove obstacles to ensure 
greater visibility. 
5. Eliminate redundant and unnecessary 
at-grade crossings.

The major benefi ts of crossing eliminati on 
include reducti ons in accidents, reducti ons 
in highway vehicle delay, reducti ons in rail 
traffi  c delay, and reducti ons in mainte-
nance costs of crossing surfaces and traffi  c 
control devices.

Goal 2: Improve safety measures at grade 

crossings.

Strategies
Grade crossings are signifi cant contribu-
tors to fataliti es and injuries resulti ng from 
both highway and railroad operati ons. Rail-
road passengers and crews, highway users, 
and even the random bystander, are all 
exposed to some level of risk from these 
crossings.

 Figure 9 - Accident at Garfi eld Stati on 

 City of Garfield, 
Accident Data From (1996-2007) 

Date Street Killed/Injured 
10/9/2007 Somerset St  
8/23/2004 Van Winkle Ave 1 
2/7/2003 Midland Ave  
6/28/2002 Midland Ave 1 
8/6/2001 Van Winkle Ave 1 
7/27/2001 Van Winkle Ave  
4/17/2009 Somerset St  

7/19/1996 Van Winkle Ave  
Source: http://safety.fhwa.dot.gov 

Table 1 - Accident Date in Garfi eld 

Date: 09 October 2007, Source: htt p://www.gothamcityin-
sider.com/2007/10/loved-this-headline-car-clipped-by.html

Railroad and
Stati on Safety 
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• Every year approximately 900 deaths 
occur at highway-rail grade crossings and 
along railroad rights-of-way.

• Data from 1996-2007, shows that the 
intersecti ons in study area have some ac-
cidents that resulted in fataliti es and inju-
ries.
• The Van Winkle Ave, which is very close 
to study area, has a higher number of ac-
cidents involving both pedestrian and au-
tomobiles.  

 Figure 10 - Railway Stati on Vision

 Acti ve devices include fl ashers; audible acti ve control devices; automated pedestrian gates; 
pedestrian signals; variable message signs; and blank-out signs. Passive devices include fencing; 
swing gates; pedestrian barriers; pavement markings and texturing; refuge areas; and fi xed mes-

sage signs.

• Accidents have been recorded at the 
Somerset Street intersecti on and Midland 
Ave intersecti on.
1. Install, upgrade and renew Acti ve Con-
trol Devices/ Warning Devices  and Passive 
Control Devices, as necessary, and as per 
Federal, State and Local standards.
2. Identi ty safety measures to ensure for 
non-motorists (pedestrian and bicycle) 
safety at grade crossings-intersecti ons and 
at the train stati on.
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 Figure 11 - Example Greenwall and Buff er  Figure 12-  Example Overhead Crossing 

of Railway Track

 Goal 3: Improve the Stati on Environments 

and Railway Track Area.

Strategies

1. Improve physical infrastructure and 
ameniti es to enhance aestheti c and archi-
tectural characteristi cs of the train stati on 
to create “identi ty of the place.”
2. Provide overhead crossing bridge to en-
sure safety while crossing the train tracks. 
3. Develop train stati on as a “mini transit 
center” and att ract community to use mass 
transit opti on. 
4. Improve existi ng chain link fencing and 
promote “Green Wall” technology along 
the railway track.

5.Identi fy day-night safety and security 
measures and improve surveillance sys-
tem.
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PRIORITY 8:

Map 14 – Storm Water Directi on From  Railway Track

Background
• Runoff  may transport a variety of pollut-
ants from the atmosphere, ferti lizers, ani-
mal wastes, and leakage and wear from ve-
hicles to receiving waters. This can create 
odors, aestheti c problems, and even toxic 
or corrosive gases that can emanate from 
bott om mud deposits. 
• Because of the topography, during rain 
and snow, there is a high chance that the 
pollutants originated from railway tracks 
would fl ow along the streets making the 
large area of 
neighborhood 
contaminated, 
including the 
Passaic River. 
• There is no 
strong barrier 
(storm water 
m a n a g e m e n t 
system) that 
could prevent 
the railway run-
off  to fl ow down 
along the streets 
and to the adja-
cent properti es. 

Goal 1: Research alternati ve approaches 

for storm water management plan. 

Strategies
1. Identi fy alternati ve cost–eff ecti ve, sus-
tainable strategies for storm water man-
agement.
2. Research and explore guidelines pre-
pared by local, state, federal authoriti es.

Storm Water 
Management 
Strategies   

Runoff may transport a variety of pollutants 
from the atmosphere, fertilizers, animal wastes, 
and leakage , wear from vehicles , and RUNOFF 
FROM RAIL ROAD TRACK to receiving waters. 

Because of topography, in rain/snow season 
large area of the neighborhood  may get 
affected. 
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 Figure 13 - Grassy Swales is a vegetated 

open channel, planted with a combina-

ti on of grasses and other herbaceous 

plants, shrubs, or trees.

 Figure 14 -  Bio-retenti on

Goal 2: Prevent ground water contamina-

ti on and railway runoff  contaminati on.

Strategies
1. Identi fy source of pollutants and vulner-
able area along the railway track.
2. Maintain Cleanliness of Railway Track-
Right of Way.
3. Adapt sustainable / Green method, such 
as Low Impact Development (LID) strategies 
to miti gate storm water management prob-
lem.
4. Remove physical obstructi ons along the 
right of way and surrounding area so that 
it will facilitate natural infi ltrati on of water 
during rain and snow and reduce the runoff  
intensity and possibility fl ooding.
5. Revise land use guidelines, zoning codes 
that complement green initi ati ves and LID 
storm water management plan. 

Goal 3: Identi fy funding and grants oppor-

tuniti es and incenti ve programs for imple-

mentati on 

Strategies
1. Identi fy  grants that are available in the 
state and federal level, including Nonpoint 
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Source Polluti on 319(h) Grant, NJ Environ-
mental Infrastructure Financing Program EPA 
Targeted Watersheds Grant Program, and Na-
ti onal Estuary Program Grants.
2. Establish new design guidelines based upon 
LID method for future projects and provide 
incenti ve programs such as tax abatement, 
expedited permitti  ng and ensure low interest 
fi nancing to encourage LID methods. 

Low-Impact Development (LID) 

Strategies 
The conventi onal practi ce of Storm Water 
Management focus on collecti ng and convey-
ing the runoff  from the enti re site through a 
structural conveyance system to a centralized 
facility (e.g., detenti on basin, wet pond) where 
it is stored and treated prior to discharge 
downstream. Conventi onal system not only re-
quires large investments in complex and costly 
engineering strategies for stormwater man-
agement, such practi ces fi rst allow the adverse 
runoff  impacts to occur throughout the site 
and then provide remedial and/or restorati ve 
measures just prior to releasing the runoff  
downstream. 

 

 Figure 15 -  Perforated Paving

 Figure 16 -  Green Roof
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With the increasing concerns over the en-
vironmental impacts of land development, 
a new method has been developed which 
is called Low Impact Development. State of 
New Jersey, Department of Environmental 
Protecti on also identi fi es this method as a 
major tool of sustainable storm water man-
agement techniques.

The primary goal of Low Impact Develop-
ment methods is to mimic the predevelop-
ment site hydrology by using site design 
techniques that store, infi ltrate, evaporate, 
and detain runoff .  Low impact development 
techniques interact with the process, con-
trolling stormwater runoff  and pollutants 
closer to the source and providing site de-
sign measures that can signifi cantly reduce 
the overall impact of land development on 
stormwater runoff .
LID Runoff  Control Objecti ves :
• Minimize disturbance
• Preserve and recreate natural landscape 
features
• Reduce eff ecti ve impervious cover
• Increase hydrologic disconnects
• Increase drainage fl ow paths
• Enhance off -line storage

• Facilitate detenti on and infi ltrati on 
opportuniti es

LID Implementati on Strategies
1. Construct Grassy Swales along both sides 
of the railway track to prevent to overfl ow.

2. Construct Bio-retenti on at appropriate in-
tervals along both sides of railway track. The 
Hudson Street and Commerce Street dead 
ends will be suitable positi ons to construct 
Bio-retenti on, as these streets are more 
likely to take runoff  pollutants down the 
street. Such small size bio-retenti on can be 
landscaped and vegetated and be used as a 
pocket park as well. Bio-retenti on can also 
be constructed at the edge of sidewalk.

3. Provide permeable paving at the inter-
secti on of the street in the parking area de-
pending upon the area and design.

4. Encourage urban farming, green roof, and 
rain water harvesti ng to enhance the envi-
ronment.

5. Identi fy unused concrete islands and 
paved areas into planted areas for landscap-
ing, traffi  c calming and beauti fi cati on. 
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RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Priority I: Community Building and Development

Form Neighborhood and/or Block Associations and
develop a short list of desirable activities for the Block
Associations: (i.e. Host a block party or develop a
Neighborhood Watch in partnership with the Police
Department and /or Host Spring and Fall Clean Up events).

Short term BCCAP
Neighborhood Association

City of Garfield
Youth Group

Organize for sustained community development.
Participate or engage in local government activities.
Attend public City Council meetings, Board of Education
Meetings, and/or Planning Board/Zoning Board of
Adjustment meetings; Develop a vision statement.

Midterm BCCAP
City of Garfield

Neighborhood Associations
Religious Institutions

Youth Group
Consider forming a Community Development Corporation
(CDC) or a Faith Based Community Development
Organization to engage the community and thereby
increase its level of confidence, efficacy, power, and
identification with the community, interaction, mutual aid,
leadership development, and problem solving capacity.

Long term
BCCAP

City of Garfield
Neighborhood Associations

Religious Institutions

Priority II: School Safety, Walkabilty and Vitality
Improve and redesign existing parking lot and unused
pocket spaces and create play areas and open spaces that
can be shared by the school and local residents.

Midterm City of Garfield
Lincoln Elementary School

Encourage community based programs within the school
premises which would build neighborhood vitality and a
strong sense of ownership.

Short Term CDC
Office of Bicycle and Pedestrian

Programs (NJ DOT)
City of Garfield (Police Dept)
Lincoln Elementary School

Youth Group
Identify vulnerable areas that can adversely affect
children's learning and safety.

Short Term CDC
Youth Group

City of Garfield (Police Dept)
Lincoln Elementary School

Landscape and create buffers adjacent to school facilities
to ensure children’s safety and to buffer the noise
pollution.

Mid Term NJDOT
Lincoln Elementary School

City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Explore federal and state programs, such as Safe Route
School and Helping Johnny Walk to School: Sustaining
Communities Through Smart Policy; and apply their
principles and guidelines as well as explore funding
opportunities.

Short Term CDC
City of Garfield (Police Dept)

Office of Bicycle and Pedestrian
Programs (NJ DOT)

Priority III: Land Use Changes
Overlay Zone Create an overlay zone for the district that
permits higher density mixed use development and
identify implementation/development funding.

Long Term City of Garfield
Chamber of Commerce
Merchant Association

Buffering – Create better buffers between incompatible
uses; i.e., enforce screening requirements such as fencing,
and shrubbery.

Short term City of Garfield
Local Steering Committee
Neighborhood Association

Enforce Zoning District standards along the Passaic River
to encourage recreational activities.

Short Term City of Garfield

Eliminate automotive sales along River Drive and acquire
parcels for remediation and development.

Long Term City of Garfield
EPA (Brownfields Development

Area Initiative)
Update the Neighborhood Retail District Standards to
encourage desired development and investment.

Midterm City of Garfield
Chamber of Commerce
Merchant Association

Hire a Planner to develop a Commercial Corridor Plan,
Community Plan or a Redevelopment Plan that includes
verbiage that the City will not use its Eminent Domain
police powers.

Midterm City of Garfield
Chamber of Commerce
Merchant Association

Establish zoning standards for parks and open space. Short Term City of Garfield
Youth Group

Lincoln Elementary School
Association(s)

Identify underutilized or vacant sites for open
space/recreation.

Short Term City of Garfield
Youth Group

CDC
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RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Partner with School #6 for communal use of newly
designed school outdoor/recreational space.

Short Term CDC
Lincoln Elementary School

YMCA
Boys and Girls Club

Priority IV: Economic Development
Hire a Planner to conduct a retail market analysis to
identify regional demand and identify diverse commercial
niches along Passaic

Short term CDC
City of Garfield

Market/Promote the new Passaic Commercial Corridor as
a shopping destination point; signage, banners, etcetera.
Capture the new traffic generated by Wal Mart in the
study area satisfying a unique market niche.

Midterm City of Garfield
Chamber of Commerce

Main Street NJ
Merchant Association

Perform market analysis to determine commercial/retail
prospect of the downtown area.

Short term City of Garfield
CDC

Business Association (4 5 person
steering committee comprised

of local business owners)
Revitalize the Chamber of Commerce. Short term City of Garfield
Conduct a study to determine the viability of a Passaic
Avenue Business Improvement District.

Midterm Chamber of Commerce
Merchant Association

Business Association (4 5 person
steering committee comprised

of local business owners)
Submit proposal for planning grant to set up association. Midterm Chamber of Commerce

Merchant Association
Business Association (4 5 person
steering committee comprised

of local business owners)
Hire planner to develop business plan, set up organization
structure, develop target commercial niches and create a
marketing plan for the Business/Merchant Association.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ
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RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Establish a steering committee (4 5 person committee
comprised of local business owners) in charge of
formalizing the Merchant Association.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Apply for Main Street program status. Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Identify commercial and vacant properties in the business
district or nearby area.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Create a map that illustrates available properties,
ownership, etc.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Organize a series of meetings with local realtors to discuss
coordination on sharing information on leasable space.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Set up space on the City’s and Chamber of Commerce
websites for commercial space inquiries by businesses.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Develop marketing package for targeted new businesses. Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Reach out to 5 10 property owners looking to lease or sell
commercial space / properties.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ



    81

N i s h u a n e  G r o u p ,  L L C

G a r f i e l d  N e i g h b o r h o o d  R e v i t a l i z a t i o n  P l a n
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RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Maintain list of commercial property owners and
potential tenants.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Develop searchable database of commercial properties
with map on the website.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Encourage multi cultural environment in the business
district that highlights ethnic diversity of the community
and provides an impetus for economic vitally of the
community and provides an impetus for economic vitally.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Create and adopt guiding principles for the
redevelopment of key commercial or retail properties.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Establish a consensus on a meeting schedule and agenda
for 4 5 meetings spaced over 6 months to identify and
discuss specific sites.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Identify additional sites of critical concern. Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Develop broad conceptual approaches for discussion
purposes only with developers.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Hire an Urban Designer or Landscape Architect to develop
a streetscape master plan for the study area.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Develop basic streetscape improvements for targeted
streets.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Seek assistance from the City on identifying sources of
funds for improvements.

Midterm Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Fundraise locally, if necessary, to match revenue for
improvements.

Long Term Chamber of Commerce
Merchant Association

City of Garfield
Main Street NJ

Priority V: Passaic River Redevelopment
Conduct Environmental Analysis and identify the major
sources of pollution.

Midterm City of Garfield
BCCAP

Identify alternative methods of storm water/runoff
management to reduce the runoff at source.

Midterm City of Garfield
CDC
EPA

Promote ecologically sustainable land uses and
prohibit/discourage land uses that can potentially cause
harm to the river and its aquatic life.

Short term City of Garfield

Promote community/environmental awareness activities
and programs. Involve key stakeholders, policy makers,
local and state legislatures, local communities and school
children.

Short term CDC
Youth Group

YMCA
Boys and Girls Club

Lincoln Elementary School
Encourage natural infiltration of rainwater and encourage
Low Impact Development (LID) strategies for storm water
management.

Ongoing CDC
Youth Group

YMCA
Boys and Girls Club

Lincoln Elementary School
Survey and develop an inventory of riverfront properties
and their current uses.

Short term City of Garfield
CDC
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Address how the community will benefit from the
redevelopment cultural/Recreational, Economic and
Environmental Perspective.

Short Term City of Garfield
CDC

Prepare land use plan and identify area available for
recreational and Passaic river front development.

Midterm City of Garfield

Identify surrounding land uses that can have positive
impact on riverfront development.

Midterm City of Garfield
CDC

Neighborhood Association
Create an accessible riverfront and promote pedestrian
and trails.

Long Term City of Garfield

Hire a Planner/Urban Designer to identify methods to
connect riverfront development with major focal points,
local landmarks, downtown development, and business
districts.

Midterm City of Garfield Urban Design
Steering Committee

Merchant Association
Chamber of Commerce

Identify possibility of connective adjacent riverfront and
cultural related activities for particular seasons.

Long Term City of Garfield

Address how the community will benefit from the
redevelopment Cultural/Recreational, Economic and
Environmental Perspective.

Long Term City of Garfield
CDC

Promote fishing and other water related activities. Midterm City of Garfield
CDC

Utilize publicly owned land for the first phase of riverfront
park development and Acquire privately owned land
parcels that are required for redevelopment.

Midterm/Long Term City of Garfield
For/Non profit Developers

CDC
EPA

Coordinate with neighboring municipalities to discuss
continuous riverfront park development.

Short term/Midterm City of Garfield
CDC

Identify funding sources, both public and private sectors. Short Term CDC
City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Coordinate with local community and youth organization
group to form volunteer group (part time/full time) for
operational, clean up and maintenance.

Long Term Youth Group
CDC

Religious Institutions
Lincoln Elementary School

City of Garfield
Priority VI: Transportation

Identify and document bus related nuisance incidents
reported by residents and business owners in the study
area.

Short Term City of Garfield

Meet with NJ Transit representatives to
discuss re routing of bus stops along Palisade
Avenue.

Short Term CDC
City of Garfield

Reroute truck entry points on Passaic
Street.

Short Term Bergen County Community
Action Program
City of Garfield

Improve existing signage system (located at the juncture
of Midland and Passaic Avenue) that identifies height of
overpass on Passaic Avenue in order to decrease the
number of truck accidents and subsequent delays that
occur on Passaic Street.

Short Term CDC
City of Garfield

Document and validate the demand for increased
parking. Commission a parking study to determine actual
parking demand for the area and the most appropriate
means to meet that demand.

Short Term CDC
City of Garfield

Consider a shared parking model to serve the needs of
residents in the evening and commuters that use the
community train station.

Long Term CDC
City of Garfield

Review existing flood zone laws that create obstacles to
permitting surface parking on Passaic Street.

Midterm CDC
City of Garfield

Develop a On street parking ordinance for the Passaic
Street business district.

Midterm CDC
City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Implement a shared parking approach to maximize
unused parking spaces in the business district.

Long Term CDC
City of Garfield

Identify vacant or unused sites within or adjacent to the
Passaic Street business corridor that could be used to
develop surface parking or a parking structure.

Midterm CDC
City of Garfield

Lease remote parking site(s) that are not used during
daytime hours and designated spaces for Passaic Street
business owners, staff and patron.

Long Term CDC
City of Garfield

Make pedestrian improvements to encourage walkability
in order to decrease frequent parking by patrons visiting
the business district.

Midterm CDC
City of Garfield

In sections of Passaic street with adequate street width,
change from parallel to angled on street parking.

Midterm CDC
City of Garfield

Remove non operating vehicles parked in parking spaces,
particularly in prime locations.

Midterm CDC
City of Garfield

Provide special, small parking spaces for motorcycles.
Allow and encourage motorcycles to share parking spaces
when possible.

Midterm CDC
City of Garfield

Identify and secure federal, state and local financing that
can be used to develop new parking lots and/or garages
in strategic locations.

Midterm CDC
City of Garfield

Establish a “one stop shop” that issues on street parking
permits for business owners and residents in the study
area.

Midterm CDC
City of Garfield

NJ Transit
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Identify and apply for funds to purchase new electronic
parking equipment and/or for land acquisition to develop
future parking structure.

Midterm CDC
City of Garfield

Improve existing Enforcement and Control techniques so
that parking regulations and pricing requirements are
enforced more frequently, more effectively and more
considerately.

Short Term CDC
City of Garfield

Meet with NJ Transit to advocate for station
improvements coordinate with City, Councilperson,
Chamber of Commerce and BCCAP.

Short Term NJ Transit
City of Garfield

Hire a grant writer to identify and secure federal, state
and private funding that can be used to update the train
station.

Short Term CDC
City of Garfield

Establish comfortable and safe places to sit at the station. Short Term CDC
City of Garfield

Establish conveniently located cues or signs to establish
orientation.

Long Term CDC
City of Garfield

Neighborhood Association
Install kiosks that offer snacks, beverages, newspapers,
etc. and that cater to the needs of train station patrons.

Long Term CDC
City of Garfield

Review existing train schedule (Weekday and Weekends)
to determine consistency or any potential conflicts.

Short Term CDC
City of Garfield

NJ Transit

Meet with NJ Transit to amend the frequency of the train
schedule and to meet ridership demand.

Midterm CDC
City of Garfield

Undertake ridership campaign web based. Midterm City of Garfield
Distribute postcards with NJ Transit information and
Passaic Street retail and commercial discounts throughout
the City.

Long Term City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Implement transit oriented marketing strategies that will
promote and consequently increase transit ridership to
keep the current station in operation.

Short Term CDC
City of Garfield

Collect information on schedules, where to purchase
tokens and amenities near each station and allow local
merchants to distribute.

Short Term CDC
City of Garfield

Merchant Association

Create a buffer between parking lot and the street. Such
buffer elements can be 1) landscape elements such as
green fencing, vegetation, 2) architecture elements, such
as, buildings, colonnades and bus stops, and/or a
combination of both.

Midterm CDC
City of Garfield

Propose mixed uses near the train station, to encourage
pedestrian presence and consequent ridership, a transit
friendly environment, and decrease auto dependency.

Long Term CDC
City of Garfield

Develop basic streetscape improvements for streets in
walking proximity to the train station.

Midterm CDC
City of Garfield

Designate locations for bicycle racks. Midterm CDC
City of Garfield

Meet with City officials to identify key players and discuss
the roles and responsibilities of the City and the
community throughout the process.

Midterm CDC
City of Garfield

Establish a (5 7 person) steering committee composed of
businesses, youth, residents and stakeholders in the
community and to ensure that the “Transit Village
Criteria” is met or is being met.

Midterm CDC
City of Garfield

Apply to NJDOT for Transit Village designation. Midterm CDC
City of Garfield

Attend and participate in meetings to support the City’s
application.

Midterm CDC
City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Priority VI: Railroad & Station Safety

Research data and identify past causes of rail related
injuries and fatalities.

Short Term City of Garfield

Identify measures to reduce rail road trespassing. Short Term City of Garfield
Promote public education /public participation to keep
public aware about new programs and issues related to
railway related injuries, targeting high risk populations,
new drivers and new residents.

Short Term CDC
Youth Group

City of Garfield
NJ Transit

NJ DOT
Increase driver visibility and sight distance and remove
obstacles to ensure greater visibility.

Short Term NJ Transit
City of Garfield

Eliminate redundant and unnecessary at grade crossings;
Install traffic calming devises for automobiles.

Midterm NJ Transit
City of Garfield

Install, upgrade and renew Active Control Devices/
Warning Devices and Passive Control Devices as per
Federal, State and Local standards.

Long Term NJ Transit
City of Garfield

Identity safety measures to ensure non motorists
(Pedestrian & Bicycle) safety at grade crossings
intersections and at the train station.

Short Term CDC
City of Garfield

Improve physical infrastructure, amenities enhance
aesthetic and architectural characteristics of the train
station to create “identity of the place.”

Long Term City of Garfield
NJ Transit

Provide overhead crossing bridge to ensure safety while
crossing train tracks.

Long Term NJ Transit
City of Garfield

Develop train station as a “mini transit center” as a way to
attract community to use transit option.

Short Term NJ Transit
City of Garfield

Improve existing chain link fencing and promote “Green
Wall” technology along the railway track.

Midterm NJ Transit
City of Garfield

Identify day/night safety and security measures and
improve surveillance system.

Short/Midterm City of Garfield (Police Dept)
NJ Transit

Merchant Association
Identify alternative cost–effective, sustainable strategies
for storm water management.

Short Term City of Garfield
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Recommendati ons

RECOMMENDATION/STRATEGIES TIMELINE RESPONSIBILITY/PARTNERS
Research and explore guidelines prepared by local, state,
federal authorities.

Short Term City of Garfield
CDC

Identify source of pollutants and vulnerable area along
the railway track.

Midterm City of Garfield
NJ Transit

Maintain Cleanliness of Railway Track Right of Way. Short Term NJ Transit
City of Garfield

NJDOT
Adapt sustainable / Green method, such as Low Impact
Development (LID) strategies to mitigate storm water
management problem.

Long Term City of Garfield
EPA

Remove physical obstructions along the right of way and
surrounding area so that it will facilitate natural
infiltration of water during rain and snow and reduce the
runoff intensity and possibility flooding.

Short Term/Midterm City of Garfield
CDC

Revise land use guidelines, zoning codes that complement
green initiatives and LID storm water management plan.

Short Term/Midterm City of Garfield

Identify grants that are available in the state and federal
level, including Nonpoint Source Pollution 319(h) Grants,
etc.

Short Term City of Garfield
CDC

Establish new design guidelines based upon LID method
for future projects and provide incentive programs such
as tax abatement, expedited permitting and ensure low
interest financing to encourage LID methods.

Long Term City of Garfield
Chamber of Commerce
Merchant Association
Urban Design Steering

Committee
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VI-Appendices

•        Streescape Profi le

• Copies of Flyers

• Lett er of Invitati on

• Survey Form
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    91Streetscape Profi le

Survey Date: 02/09/2010 – 02/18/2010 

Photographs: 02/12/2010, 09/20/2010
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    Blocks: 51, 52, 53, 54, 55 Uses: Residenti al, Mixed Use and Industrial

  Comments: Consists of mostly residenti al buildings with few mixed use and industrial buildings.
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    Blocks: 30, 31.02, 34.02 Uses: Residenti al, Industrial and Insti tuti onal

  Comments: Consists of mostly residenti al buildings with few industrial buildings. Abraham Lin-
coln School  is located on the east side of the street.
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    Blocks: 28, 34.01, 48.01, 49, 50.01 Uses: Residenti al, Mixed Use and Insti tuti onal

  Comments:  Consists of mostly residenti al buildings with few mixed use buildings.
                         Kalama Redevelopment area is located northwest side of the street.
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    Blocks: 23, 24.02, 31.02,35 Uses: Residenti al, Mixed Use and Insti tuti onal

  Comments: Consists of mostly residenti al buildings with few mixed use and industrial buildings.
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    Blocks: 35, 48.02 Uses: Residenti al, Mixed Use and Industrial

  Comments: Consists of mostly residenti al buildings with few mixed use buildings.
                        Industrial uses are located on the north-east side of the street.
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    Blocks: 25, 26, 29, 30, 49, 51, Uses: Residenti al and Insti tuti onal

  Comments: Consists of mostly residenti al buildings with few insti tuti onal buildings.
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    Blocks: 5, 24.01 25, 26, 27, 28, 29, 30, 31.01 Uses: Residenti al, Mixed Use and Industrial

  Comments: Consists of mostly residenti al buildings with few mixed use buildings.
                        Industrial uses are located on the east side of the street close to railway track.
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    Blocks: 35, 48.01, 49, 51, 52 Uses: Residenti al, Mixed Use, Insti tuti onal and Industrial

  Comments: Consists of residenti al and mixed use buildings. Senior Housing is situated at the   
            northern side of this street.
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 Blocks: 24.01, 30, 31.01, 34.01, 48.01, 49, 51, 52, 55 Uses: Residenti al, Mixed Use and Industrial

  Comments: Abraham Lincoln School  is located on the west side of the street.
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    Blocks: 23, 24.01, 25, 26, 27 Uses: Mixed Use, Residenti al and Insti tuti onal

Comments: Consists mostly of mixed-use buildings (retail on the ground fl oor, apartments 
above), many of which do not have dedicated parking.
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    Blocks: 3, 4, 5, 27, 28, 50.02, 53 Uses: Residenti al and Commercial

  Comments: West side of River Drive is an auto-oriented corridor, with the types of uses
            normally found on highway service roads. East side consists of apartments. Survey Date: 02/09/2010 – 02/18/2010

Photographs: 02/12/2010, 09/20/2010
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Si usted vive, es dueño de propiedad, trabaja, juega, o reza en este vecindario,
por favor…

Ayuda hacer su comunidad un meyor lugar
Únase con nosotros para una reunión comunitaria para ayudar a

construir un plan de mejorar la comunidad de Garfield.

31 de Enero: 6:30 to 8:30 pm
Diseña una visión para su comunidad. Informa a los líderesde de Garfield

sobre el cambio que quieres ver en la próxima década.

Abraham Lincoln School # 6
111 Palisade Avenue, Garfield

¿Qué piensa usted acerca de la comunidad de hoy?
Por favor comparta sus pensamientos en
http://www.surveymonkey.com/s/Garfield

Póngase en contacto con: Jill Johnson a 973 353 0611 x110
y jill.johnson@bergencap.org

Patrocinado por

Bergen County Community Action Partnership, Inc.
Fighting Poverty. Building Partnerships. Opening Doors. Changing Lives

241 Moore Street, Hackensack, NJ 07601 • 201 968 0200 • www.bergencap.org

School #6
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Invitati on 
Lett er

 
 
 
 

 
   49 Nishuane Road 
 Montclair, NJ 07042 
      973.954.2677 
www.Nishuanegroup.com 
  
 
November 11, 2010 
 
 
-------------- 
Passaic St.  
Garfield, NJ 07026  
 
To Whom It May Concern: 
 

The Bergen County Community Action Partnership {BCCAP} and the City of 
Garfield need your help in developing a Neighborhood Revitalization Plan for the 
community surrounding Public School No. 6.   The Nishuane Group has been retained 
as the primary consultant on this planning project and will be assisted by the 
Professional Development Institute - Bloustein School of Planning at Rutgers University 
in New Brunswick.  As a representative of the community, you’ve been invited to 
participate in a focus group discussion, which will take approximately ninety minutes and 
will be accompanied by light refreshments. 

 
By now, you’ve probably received several calls from our partners at Rutgers 

requesting your participation in the planning process.  Please confirm your availability for 
the focus group scheduled for Thursday December 2, 2010 at 10:00 AM.  The session 
will be convened at BCCAP’s Head Start School located at 535 Midland Avenue in 
Garfield.  Parking is available on-site and in the immediate vicinity. 

  
As a reminder, the consultants will lead the participants through a discussion about 

Garfield, in general, and the study area, in particular.  Discussion topics may include 
neighborhood strengths and weaknesses, needed improvements, and priorities for 
making those improvements.  A map of the study area is attached for your edification. 
 

Please call Ms. Michèle Delisfort at 973-954-2677 ext. 2 by Monday, November 29, 
2010 to let us know whether you will be able to attend the session. 

 
This is a critical project for the City of Garfield and your opinions are valued.  I 

hope you will help us by participating.  
 
 
Sincerely, 
 
George Wheatle Williams 
 
Cc: Tom Duch, Garfield Administrator 
        Robert Halsch, Executive Director of BCCAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Map of the Study Area 
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The Bergen County Community Action Program (BCCAP) is working with the City of Garfield, residents and 
businesses in the First Ward to develop a neighborhood revitalization plan.  The study area consists of parcels 
located within the following boundaries: Monroe Street (N), Passaic Avenue (S), Riverside Place (W) to Atlantic 
Avenue (E).  The plan will provide recommendations to improve the physical, economic and social conditions in the 
neighborhood. Your input is valuable and will provide BCCAP with the necessary information required to develop 
short-term measurable milestones for a long-term development strategy that will revitalize the community.  Please 
take a few minutes to complete this short survey. 
 
About you: 
Name  (Mr. Mrs. Ms. Dr. )________________ 
 
 
What is your connection to the neighborhood? 
____ I live here 
____ I work here 
____ I own a business here 
____ Other (please explain) _________________ 
 
If you work or own a business in the neighborhood, what is the name of your business?__________________ 
 
How long have you lived or worked in the neighborhood? 
_______ years living in the neighborhood 
______ years working in the neighborhood 
______ years owning a business in the neighborhood 
 
If you live or own a business here, why did you choose to locate 
here?_________________________________________________________________________________________
________________________________________________________ 
 
How do you go to work or go shopping? 
Work:  Family car_____  I ask/call for a ride______  Bus______  Train_____  Walk____  Other___ 
Shopping: Family car____  I ask/call for a ride____   Bus_____  Train_____  Walk____ Other____ 
 
If you work outside of your house, how long is your commute?_________ minutes 
 
About the neighborhood 
What are the three things you like best about this neighborhood? 
1._______________________ 
2._______________________ 
3._______________________ 
 
 
 
What are the three things you would most want to change? 
1._______________________ 
2._______________________ 
3._______________________ 
 
What three types of stores of businesses would you most want to see come to this neighborhood? 
1._______________ 
2._______________ 
3._______________ 

 
 How much would you agree or disagree with the following statements: 
 
 Strongly 

disagree 
Disagree No strong 

opinion 
Agree Strongly 

agree 
Don’t 
know 

I feel safe walking around in 
this neighborhood. 

      

I feel safe walking on my 
street at night, by myself. 

      

It is safe for young people to 
walk around in this 
neighborhood. 

      

I can buy what I need 
(groceries, household supplies) 
within walking distance of my 
house. 

      

I can buy what I need 
(groceries, household supplies) 
within a 5-minute drive or bus 
or train ride from my house. 

      

I have easy access to services 
my family or I need (such as 
banks and doctors). 

      

I have easy access to job 
opportunities. 

      

There is enough park space 
near my house. 

      

There are enough places in or 
near the neighborhood for 
children to play 

      

The schools that students in 
this neighborhood go to are 
good. 

      

If someone like me were 
looking to live in this 
neighborhood, I would 
recommend they move here. 

      

 
Thank you for your time and input.  If you would like us to keep you informed about the neighborhood plan or you 
would like to attend a community meeting, please provide your contact information below so that we may contact 
you.   
 
Name: ___________________________________________ 
 
Address: __________________________________________ 
    __________________________________________ 
 
Email Address: ____________________________________ 
 
Telephone #:_______________________________________ 

Survey 
From




