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STATEMENT OF PURPOSE 

The City of Passaic is conducting a Master Plan Reexamination Report as a multi-disciplinary 

guide outlining strategic initiatives and development goals aimed at enhancing the quality of life 

for all residents, fostering economic growth, and preserving the City's distinct character. It aims to 

ensure efficient investment in infrastructure, land use and the public welfare over the next decade. 

Additionally, the report will recognize the City’s accomplishments since the completion of the last 

Master Plan in 2013 and establish new objectives for the future. 

In preparation for this report, the City of Passaic has methodically gathered necessary data to 

analyze current trends, challenges, and opportunities facing the city to measure the achievements 

of previously set goals.  From infrastructure improvements to housing affordability, from 

economic development to environmental sustainability, each aspect of Passaic's growth and 

development will be carefully examined and addressed. This reexamination process is not merely 

about charting a course for the future but also about honoring the past. We recognize the rich 

heritage and cultural significance that define Passaic and are committed to preserving and 

celebrating these elements as we move forward.   
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INTRODUCTION 

The City of Passaic embodies rich history, culture, and community spirit. With its diverse 

population, thriving businesses, and unique urban landscape, Passaic stands as a beacon of 

opportunity and potential. The City has experienced a thriving economy that has been growing 

consistently due to significant investments in redevelopment, job creation, and infrastructure.  New 

residential and commercial developments continue to diversify the population and cultural 

markets. Passaic’s location in the New York Metropolitan Area and its multi-ethnic and socio-

economic diversity are all major assets to the City’s current success despite facing various 

challenges and limitations since 2013, including the COVID-19 pandemic. The City has exceeded 

expectations and continues to make progress with the help of a stable administration and its 

resilient residents.  

Passaic is a melting pot of cultures, languages, and traditions. One can experience the 

flavors of international cuisine, hear the rhythms of global music, and feel the warmth of 

community influences forged across generations. As the city’s current Mayor Hector C. Lora often 

says, “you can travel the world in one block within the City’s diverse eateries.” This is most 

evident in the City’s Market Street and Broadway corridors.  

The City has an extensive labor force, thriving commercial districts, and convenient access 

to multimodal forms of transportation, all tied together with an intricate sidewalk network that 

spans the entire city.  Its designation as an Urban Enterprise Zone provides additional benefits to 

support existing businesses, draw in new investments and attract shoppers from surrounding 

municipalities through reduced tax sales incentives.  

The purpose of this Reexamination Report is to assess and examine the status of planning 

and development in the City. It sets a framework to establish a road map to guide the future of the 

City of Passaic over the next ten years. It also seeks to reflect the previous and current growth 

patterns that are naturally occurring with the municipality. The Plan seeks to bring together the 

multitude of plans created for the city in a way that will provide consistency and structure for, not 

only future planning processes, but also for open space and community facilities.  
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LEGISLATIVE CRITERIA 

REPORT OVERVIEW 

The City of Passaic has enlisted Plan 2 Consultants (David R. Troast, PP, AICP, LLA) to 

assist Ricardo Fernandez, PP/AICP, QPA City Administrator and Economic Development 

Director to prepare a Master Plan Reexamination Report. The process is to compile the planning 

documents, “area in need” studies redevelopment/rehabilitation plans, examine current 

development trends, and new and pending legislation impacting development in the city that has 

occurred over the last ten (10) years.  

The Municipal Land Use Law (MLUL) (NJSA 40:55D-1 et seq), is the governing 

legislation authorizing planning and zoning for municipal governments in the State of New Jersey. 

The MLUL defines ‘master plan’ as “a composite of one or more written or graphic proposals for 

the development of the municipality.” The master plan is prepared and adopted by the planning 

board of the municipality and establishes the land use policies, goals, and objectives to guide land 

development and public policy decisions consistent with goals of the community. The municipal 

master plan is the heart and soul of the zoning ordinance and the ordinances must be consistent 

with the policies of the adopted plan. The MLUL requires that a municipality conduct a periodic 

reexamination of the master plan a minimum of every 10 years to maintain consistency between 

both documents based on changes in the municipality, the region, legislation, and case law. 

This 2024 Reexamination Report is based on the City’s major master plan update in 2013 

and various additional planning studies. The purpose of this Report is to continue planning the 

City of Passaic in a way that would modernize and update the city’s land use and zoning 

regulations consistent with the current planning principles. The City of Passaic’s Mayor, Council, 

Planning Board and City Professionals have worked diligently over the last decade supplementing 

the 2013 Master Plan with additional planning, economic and redevelopment studies that will be 

identified and incorporated into this Report to clarify and update the development policies of the 

City of Passaic consistent with the MLUL. An extensive research process, collection of data, and 

community discussions provided a clear objective for the Reexamination Plan.  

 

Legal Requirements For Reexamination Reports 
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The MLUL provides each municipality the statutory requirements to prepare the periodic 

Reexamination Report as indicated in N.J.S.A 40:55D – 89 which specifies that “The Governing 

Body shall, at least every 10 years, provide for a general reexamination of its Master Plan and 

Development Regulations by the Planning Board.” The statute outlines six (6) areas at a minimum 

to reexamine and adopt by Resolution on the Report’s findings, a copy to be sent to the Office of 

Planning Advocacy, the County Planning Board, any military installation, and each adjoining 

municipality’s Clerk. The following constitutes the minimum six sections to be reexamined: 

a. The major problems and objectives relating to land development in the municipality at the 

time of the adoption of the last Reexamination Report. 

b. The extent to which such problems and objectives have been reduced or have increased 

subsequent to such date. 

c. The extent to which there have been significant changes in the assumptions, policies, and 

objectives forming the basis of the Master Plan or Development Regulations as last revised, 

with particular regard to the density and distribution of population and land uses, housing 

conditions, circulation, conservation of natural resources, energy conservation, collection, 

disposition and recycling of designated recyclable materials, changes in the State, County 

and Municipal policies and objectives. 

d. The specific changes recommended for the Master Plan or Development Regulations, if 

an, including underlying objectives, policies, and standards, or whether a new plan or 

regulation should be prepared. 

e. The recommendations of the Planning Board concerning the incorporation of 

Redevelopment Plans adopted pursuant to the “Local Redevelopment” and Housing Law”, 

into the Land Use Plan Element of the Municipal Master Plan, and recommended changes, 

if any, in the local Development Regulations necessary to effectuate the redevelopment 

plans of the Municipality. 

f. The recommendations of the Planning Board concerning locations appropriate for 

development of public electric vehicle infrastructure, including, but not limited to, 

commercial districts, areas proximate to public transportation and transit facilities and 

transportation corridors, and public rest spots; and recommended changes, if any, in the 

local Development Regulations necessary or appropriate for development of public vehicle 

infrastructure.” (MLUL) 

 

Requirements for Municipal Master Plans 

 

A Comprehensive Master Plan provides the City with the legal basis to manage and control 

land development in the various residential neighborhoods, commercial/industrial areas and on 

Main Street to reinforce and capitalize on the City’s assets and strengths. The legal requirements 

are established in the MLUL under section N.J.S. A. 40:55D-1 et seq. which outlines the criteria 

for the Planning Board to prepare a Master Plan to guide future development in a planned manner. 
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Under Section N.J.S.A 40:55D – 28 of the MLUL the following Master Plan Elements are 

minimum requirement: 

1. A statement of objectives, principles, assumptions, policies, and standards upon which the 

constituent proposals for the physical, economic, and social development of the 

municipality are based;  

2. A Land Use Plan Element that takes into account physical features, identifying the existing 

and proposed location, extent, and intensity of the development for the residential and non-

residential purposes, and states the relationship of the Plan to any proposed Zone Plan or 

Zoning Ordinance. 

3. A Housing Plan Element and Optional Plan Elements of a Master Plan include a Recycling 

Plan, Circulation Plan, Utility Plan, Community Facility Plan, Recreation Plan, 

Conservation Plan, Economic Plan, Historic Preservation Plan, Farmland Plan, 

Development Transfer Plan, Educational Facilities Plan, Green Buildings and 

Environmental Sustainability Plan and a Public Access Plan. 

 

Current Master Plan, Reports And Study Documents 

 

The following is a list of all documents reviewed in connection with this reexamination report 

 2013 City of Passaic Master Plan 

 2004 Eastside Redevelopment Plan 

 2015 Economic Element of the Master Plan 

 2018 Amendment to the Eastside Redevelopment Plan 

 2021 Main Avenue Redevelopment Plan 

 2023 Market Street Redevelopment Plan 

 2013-2024 Scattered Site Redevelopment Plans 

 

THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND 

DEVELOPMENT IN THE MUNICIPALITY AT THE TIME OF THE 

ADOPTION OF THE LAST REEXAMINATION REPORT 

 

The following Master Plan Goals & Objectives were incorporated into the 2013 Master Plan 

from the June 2007 Reexamination Report, 2010 update and the 2013 Master 

Plan/Reexamination and the 2015 Economic Development Element as noted. 

1. Pertaining to Recreation: 

a. To catalogue public recreational facilities within the City. 

b. To compare existing facilities to recreational standards and identify inadequacies. 
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c. To plan for new facilities within existing municipal property. 

d. To encourage private and non-profit recreational facilities and programs. 

2. Pertaining to Housing and related issues: 

a. To rehabilitate where practical or demolish and rebuild all currently vacant dwellings. 

b. To encourage private rehabilitation of units. 

c. To utilize available public funds to rehabilitate substandard units. 

d. To encourage home ownership. 

e. To encourage new middle and upper income housing. 

f. To use redevelopment powers to demolish substandard housing and construct new 

housing. 

g. To increase the number of housing units to at least match the increase in population. 

h. To allow and encourage significantly higher density housing in the immediate area 

around the train station. 

3. Pertaining to Economic Development: 

a. To increase the number of jobs within the city so that the number of jobs more closely 

matches the number of residents employed 

b. To strategically replace or reuse obsolete industrial buildings (i.e. Big Apple West) 

with other uses 

c. To rehabilitate 663 Main Avenue 

d. To infill all vacant lots in the commercial corridors with in line stores 

e. To rehabilitate 585 Main Avenue 

f. To improve the appearance of the business districts through streetscape improvements, 

façade improvement, and enforcement of property maintenance standards 

g. To finish redeveloping the 8th Street fire site 

h. To encourage occupancy of upper story commercial space in the C-Commercial district 

i. To aid in industrial relocation by marketing the city, focusing on attracting businesses 

in growing industries 

j. To continue to upgrade infrastructure to accommodate existing and proposed 

businesses 

k. To assess areas for large scale commercial redevelopment and be opportunistic if 

private parties are found to implement larger scale redevelopment plans 

l. To attempt to have government better understand business issues through techniques 

such as surveys, participation in business events, (i.e. Chamber of Commerce), and 

public/private partnerships 

m. To assess the feasibility of creating ethnic & culturally based shopping districts that 

would be a destination point drawing customers from afar   

n. To assess utilizing the Passaic River frontage as an attraction rather than a nuisance 

o. Expand economic opportunities through job creation and retention 
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p. Establish, stabilize, and expand businesses and neighborhoods 

 

4. Pertaining to Land Use: 

a. To change and/or alter the zoning around the train station to allow and encourage high-

density residential or mixed use development. 

b. To work with the property owners regarding the redevelopment of the former St. 

Mary’s Hospital site on Pennington Avenue.  

c. To change the requirements of the C-commercial and C-R (commercial/residential) 

district so that only in line retailing is allowed along the major commercial corridors. 

d. To provide for an efficient development approval process. 

e. To review standards for houses of worship to ensure such uses do not negatively impact 

surrounding properties. 

f. Improve the safety and livability of neighborhoods. 

g. Increase access to quality public facilities and services 

h. Restore and preserve properties of special historic, architectural, or aesthetic value 

i. Conserve energy resources 

5. Other Issues: 

a. To recognize that significant portions of Passaic’s population utilize mass transit (bus 

and rail) and to seek improvements in the convenience, frequency, safety, speed, and 

aesthetics of mass transit systems. 

b. To upgrade the pedestrian system through the systematic replacement, and where 

needed, widening of sidewalks. 

c. To continue to upgrade the city’s sanitary sewer and roadway infrastructure. 

d. To work with Passaic County on ways to upgrade the County Roads including the curbs 

and sidewalks. 

e. To realize that with population growth will come additional vehicular traffic and to 

pro-actively plan for this increased traffic with capacity upgrades at key sites such as 

Monroe Street and Main Ave. 

f. To determine the feasibility of development at the Van Houten Avenue tennis courts 

through the designation of a similar sized recreation area to the Green Acres Program. 

 

Additional goals from the 2015 Economic Element: 

Commercial Corridors and Districts: 

A. Facilitate business formation, preservation, and expansion  

B. Foster business and pedestrian friendly atmosphere  

C. Foster cohesive commercial communities within the City  



Page | 8  
 

 

D. Identify, embrace, and promote the unique identity of each of the major 

commercial corridors and districts within Passaic Latin American Food Products 

Import/Distribution - Industrial and Redevelopment Areas  

E. Support the existing Latin American import/distribution businesses  

F. Formulate a welcoming strategy to attract and retain import and distribution 

businesses  

G. Provide for an environment that will attract new businesses to the industrial and 

redevelopment areas  

H. Ensure industrial and redevelopment areas are utilized to the highest and best use  

I. Plan efficient traffic circulation through industrial and redevelopment areas while 

ensuring pedestrian safety  

J. Better define and link commercial and industrial uses  

K. Education and Workforce Development  

1. Increase number of students that complete high school and are prepared to 

join the workforce through vocational opportunities or higher education 

available at neighboring colleges and universities including Montclair State 

University, William Paterson University, Fairleigh Dickinson University, 

Passaic County Community College, Bergen County Community College, 

and Felician College  

2. Expand and improve career development efforts  

3. Develop and expand English as a Second Language (ESL) programs 

throughout the City’s public schools.  

 

THE EXTENT OF SIGNIFICANT CHANGES IN THE ASSUMPTIONS, 

POLICIES, AND OBJECTIVES FORMING THE BASIS OF THE MASTER 

PLAN OR DEVELOPMENT REGULATIONS SINCE THE LAST 

REVISION 
 

 

 

CHANGING DEMOGRAPHICS  

Since the 2013 Master Plan, there has been substantial changes to demographics that 

significantly altered community needs and objectives. Understanding the fluctuations in 

population, income, age, and employment is crucial in developing effective programs, policies, 

and initiatives that will bring about tangible and positive change. These fluctuations serve as vital 

indicators of economic, social, and demographic trends, offering insights into the subtleties 

shaping communities. Population fluctuations provide insights into trends such as migration 

patterns, urbanization rates, and demographic shifts, enabling the City to anticipate infrastructure 

needs, healthcare demands, and educational requirements. Income fluctuations reflect the 

economic health of the City, levels of economic inequality, and purchasing power, guiding policies 

aimed at promoting equitable growth, poverty reduction, and prosperity for all citizens. Age 

demographics provide insights that help facilitate the development of age-appropriate policies and 
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programs and provides valuable data such as workforce composition and healthcare needs. 

Employment fluctuations highlight shifts in labor market demand, skills requirements, job 

opportunities, guiding strategies for training, job creation, and social welfare programs. 

Population Trends  

Since 2010, Passaic has experienced a modest population growth from 69,861 to 70,048 

residents. However, it is worth mentioning that the U.S. Census often underestimates a significant 

portion of the population. Factors contributing to this underestimation include language barriers, 

distrust of government, and difficulty in counting transient or marginalized populations. Despite 

the extensive measures taken during the decennial census, specific groups such as minorities, 

immigrants, and transient individuals are frequently missed or underrepresented. Consequently, 

this could lead to an underestimation of the total population of Passaic. Addressing the 

underestimation of the total population is crucial for ensuring that all individuals are counted and 

that resources are allocated fairly to support the needs of the City’s diverse community. A 

population forecast of 74,832 within the next two decades indicates the need for a range of 

development activities, housing, and alternate modes of transportation. 

Figure 1:  

 

 

 

Figure 1 2022 American Community Survey, 5-Year Estimates 
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Table 1:  

Population Size Trends 

     
  Municipal Area 

(sq. miles) 

2022 2010 Change 

(Percentage) 

Passaic County 186 519,986 501,226 1.05% 

Passaic City 3.2 70,048 69,861 1.01% 

Clifton 11.3 89,451 84,136 1.07% 

Paterson 8.7 157,864 146,199 1.09% 

Table 1 2022 American Community Survey, 5-Year Estimates 

 

Income & Employment 

In 2013, 36.70% of households in Passaic earned $30,000 or less, which is significantly 

higher than the national average of 28.54 %. With a large part of the population at the federal 

poverty line, the city began to promote and create more job opportunities that would ensure income 

security. In 2019, the City began a job-training program in the fields of security, EKG and 

phlebotomy certifications to assist income qualified Passaic residents in areas where job 

opportunities exist within the City. Subsequently, the median household income has grown from 

$32,384.00 to $57,832.00 by 2022. When compared to the median household incomes of $97,126 

for the state and $74,580 nationally, Passaic's income levels remain significantly lower than both 

the state and national averages. This equates to a 21.9% poverty in the City of Passaic, which is 

significantly higher than the national average of 12.6%.  

Table 2:  

2022 Income Levels 

  

Household Income Estimate 

Less than $10,000 4.4% 

$10,000 to $14,999 6.4% 

$15,000 to $24,999 9.8% 

$25,000 to $34,999 11.5% 

$35,000 to $49,999 12.1% 

$50,000 to $74,999 18.7% 

$75,000 to $99,999 12.2% 

$100,000 to $149,999 13.8% 

$150,000 to $199,999 5.5% 

$200,000 or more 5.6% 
Table 2 2022 American Community Survey, 5-Year Estimates 
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Age 

The City of Passaic consists of a young growing population, with a median age of 30.5 

years with approximately 35.2% of the total population being under 19 years of age. This is less 

than the Passaic County median age of 37.5 and 10 years less than the State of New Jersey median 

age of 40.  

Figure 2:  

 
Figure 2 2022 American Community Survey, 5-Year Estimates 
 

A younger population brings numerous advantages to the urban landscape. They stimulate 

the community by infusing fresh ideas, enthusiasm, and a desire for innovation. This demographic 

often serves as the driving force for economic growth, motivating productivity, and encouraging a 

culture of entrepreneurship and technological advancement. As noted in the 2013 Master Plan, the 

younger age groups continue to expand and it is part of the City’s goal to offer sufficient 

educational facilities, diverse recreational activities, and create opportunities for entering the job 

market for current and future generations.  

Although the City has a smaller percentage of older residents than the state overall, with 

23.6% of its population aged 50 or older, there is still a need to address the needs of the aging 

population. In May of 2023 the City had an “Aging-Friendly Land Use Plan” prepared by New 

Jersey Future which is incorporated into this plan. Some of the key takeaways were focused on 
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pedestrian safety and transportation.  One solution is to create a shuttle service that would allow 

the aging population to navigate the City with greater ease. This initiative would help reduce 

feelings of isolation and loneliness for individuals who were previously unable to attend events 

and gatherings, thereby promoting emotional well-being and mental health. Investing in “aging in 

place” amenities can have economic benefits for cities and communities by attracting and retaining 

older residents who are active participants in community life and contribute to local economies 

through volunteerism, consumer spending, and civic engagement. Aging in place is not just 

beneficial for individuals but also for society and the City as a whole. By enabling older adults to 

remain in their own homes and communities, we can reduce the strain on healthcare systems and 

social services associated with institutional care.  Providing these amenities within cities is 

essential for creating age-friendly environments that support the diverse needs of older adults. 

Foreign-born 

As of 2022, 63.5% of Passaic residents were born outside of the country, which equates to 

44,480 people. While the foreign-born population has decreased by 3.29% since 2010, Passaic 

remains a city of immigrants, especially when compared to the state average of 42.3%. The City’s 

commercial districts are marked by the strong presence of diverse groups from countries such as 

Mexico, Ukraine, Peru, the Dominican Republic, and Puerto Rico, all of whom play a crucial role 

in driving the local economy. Immigrants bring with them a rich array of experiences, skills, and 

cultural perspectives that serve as powerful catalysts for innovation and economic development. 

Their businesses cover a broad spectrum of industries—from technology and finance to hospitality 

and retail—reflecting the wide-ranging talents and aspirations within these immigrant 

communities. The City’s embrace and support of their immigrant population and entrepreneurship 

fosters creativity, collaboration, and reinforces the fundamental values of inclusivity and 

opportunity. This acceptance from the City has created a community that many can identify with. 

An example of this is personified by Mayor Hector C. Lora’s slogan, “A Clean, Safe, and 

Welcoming Community for all”.  

Table 3:  

Foreign-born population 

    
 New Jersey Passaic City Paterson City 

Foreign-born 

population 2,145,255 29,590 68,942 

Citizenship    
Naturalized citizen 57.7% 36.5% 47.7% 

Not a citizen 42.3% 63.5% 52.3% 
Table 3 2022 American Community Survey, 5-Year Estimates 

 



Page | 13  
 

Figure 3: 

 
Figure 3 2022 American Community Survey, 5-Year Estimates 
The Census Bureau collects race data according to U.S. Office of Management and Budget guidelines, and this data is based on 

self-identification. People may choose to report more than one race group. People of any race may be of any ethnic origin. 

 

Educational Attainment  

The 2013 Master Plan indicated that 35.1% of Passaic residents had earned a high school 

diploma, while only 9.8% had obtained a bachelor’s degree. The City’s government, in 

collaboration with the school system, prioritized providing students with the necessary tools and 

resources for students to continue their education. Over the last 10 years, these efforts have led to 

significant progress. According to the U.S. Census Bureau’s 2022 Community Survey, 37% of 

residents now hold a high school diploma, and 15.9% have attained a bachelor’s degree, reflecting 

notable growth in educational attainment. 

The correlation between educational attainment and household income has been well-

established and reveals the importance of education as a determinant of economic success. 

Generally, individuals with higher levels of education tend to earn higher incomes compared to 

those with lower levels of education. In the City of Passaic, a comparison of Median Household 

Income by Census Tract (See Appendix A) and Educational Attainment by Census Tract (See 

Appendix B) indicates the census tracts where 10% or less of residents obtain a Bachelor’s degree 

are more likely to be in the lower income bracket of $40,000 or less. In turn, those census tracts 

with the highest percentage of educational attainment are in the upper income brackets within the 

City borders. The correlation between educational attainment and income remains strong, 

highlighting the pivotal role of education in shaping economic success and social mobility. It is 

for this reason that this plan continues the recommendation of the 2013 Master Plan to promote 

the technical trades and apprenticeship programs for the City’s youth and young adults and 
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investigate the possibility of a public/private partnership between the City, School Board, and 

private technical trade companies to forward this goal.  

Homeownership 

The 2013 Master Plan showed that 75% of the City’s residents were renters; a considerable 

percentage when compared to the nearby cities of Paterson 73.7%, Clifton 42.5%, and Passaic 

County 47.6%. By 2022, the percentage of households owned by residents decreased by 3%, 

resulting in a renter population of 78%. The City has ten (10) census tracts have less than 25% of 

owner-occupied housing, while only five (5) census tracts are between 25 and 49% (See Appendix 

C). This is a critical data point as the City plans for the future. Homeownership contributes to the 

growth of generational wealth and passing down a home to future generations can be a means of 

creating intergenerational wealth and stability within families by creating financial security and 

the opportunity to build equity. This equity can serve as a valuable asset and can be leveraged for 

various purposes such as home improvements, education, or retirement. 

Table 4: 

    HOUSING TENURE 

 Passaic County Clifton  Passaic City Paterson City 

Owner-occupied 

housing units 52.4% 57.5% 22% 26.3% 

Renter-occupied 

housing units 47.6% 42.5% 78% 73.7% 
Table 4 2022 American Community Survey, 5-Year Estimates 

 

While homeownership offers numerous benefits, it is essential to recognize that it also 

comes with responsibilities such as mortgage payments, property maintenance, and potential 

market fluctuations. This has led to a market change of young adults looking for better rental 

markets that offer greater “quality of life” amenities.  These amenities include access to a diverse 

group of shops, restaurants, vibrant nightlife, and public transportation driving demand for local 

businesses and supporting the commercial corridors.  Continuing to embrace the City’s strong 

rental market can help continue to strengthen the local tax base. A strong rental market offers 

individuals and families the flexibility to choose housing that suits their needs without the 

commitment of homeownership. This accessibility is especially crucial for young professionals, 

students, and newcomers to the city, enabling them to find housing without the significant upfront 

costs associated with purchasing a home. It also contributes to the City’s economy by generating 

demand for construction jobs, property management services, and related industries. Additionally, 

a thriving rental market encourages urban densification, which promotes sustainable development 

practices, reduces sprawl, and maximizes the efficiency of public services and infrastructure. 
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STATEWIDE POLICY CHANGES  

 

Changes to Affordable Housing  

The New Jersey State Legislature adopted the Fair Housing Act in 1985, the Council on 

Affordable Housing (“COAH”) had been the designated governmental agency responsible for 

facilitating the New Jersey Supreme Court’s mandate from its Mount Laurel I (1975) and II (1983) 

decisions that all municipalities must provide for their “fair share” of affordable housing.  

The City of Passaic qualifies as an Urban Aid Municipality which excludes the city from 

the “fair share” housing obligation required by the Fair Share Housing Act and subsequent Court 

Decisions. The following standards (allocation factors) exclude the City of Passaic from the 

obligation:  

i. A level of existing low and moderate income (LMI) housing deficiency 

exceeding average (LMI) housing deficiency for the region in which they 

are located (as determined by the Present Need calculation described in 

Section 5 and shown in Appendix D); OR  

ii. A population density greater than 10,000 persons per square mile (as 

measured by a comparison of 2015 municipal population from the 

American Community Survey and municipal land area as reported by the 

New Jersey Department of Community Affairs); OR  

iii. A population density of 6,000 to 10,000 persons per square mile AND less 

than 5 percent of vacant, non-farm municipal land as measured by the 

average of the proportion of land valuation and the proportion of total 

parcels represented by vacant parcels (as reported by the New Jersey 

Department of Community Affairs for 2015).  

The City of Passaic qualifies for the exemption by meeting the criteria for Housing 

Deficiency Region and for Population Density 10,000 per Sq. Mile. 

Changes to the Local Redevelopment and Housing Law 

The State Legislature in 2013 amended the Local Redevelopment and Housing Law 

(LRHL) providing an option of designating a redevelopment area with or without condemnation 

powers. There were several modifications including added public notice requirements, added 

standards for designating a property or properties as an area in need of rehabilitation. The following 

is the specific language from the adopted legislation: 
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“The governing body of a municipality shall assign the conduct of the investigation and 

hearing to the planning board of the municipality. The resolution authorizing the planning board 

to undertake a preliminary investigation shall state whether the redevelopment area determination 

shall authorize the municipality to use all those powers provided by the Legislature for use in a 

redevelopment area other than the use of eminent domain (hereinafter referred to as a "Non- 

Condemnation Redevelopment Area") or whether the redevelopment area determination shall 

authorize the municipality to use all those powers provided by the Legislature for use in a 

redevelopment area, including the power of eminent domain (hereinafter referred to as a 

"Condemnation Redevelopment Area").” 

The LRHL was again amended in 2019 permitting the local entity to determine an area to 

be in need of redevelopment in areas or properties with buildings used as, or were previously used 

as, a shopping mall, shopping plaza, or a professional office park. The buildings with significant 

vacancies for a period of at least two (2) consecutive years would qualify under Criterion “b”. The 

following is the specific language from the adopted legislation: 

“The discontinuance of the use of a building or buildings previously used for commercial, 

retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes; the 

abandonment of such building or buildings; significant vacancies of such building or buildings for 

at least two consecutive years; or the same being allowed to fall into so great a state of disrepair 

as to be untenantable.” 

Kevin Malanga v. Township of West Orange (A – 45 – 21) (086087) Decided March 13, 

2023. NJ Supreme determined that the investigation for determining the West Orange Library did 

not meet the statutory requirements under N.J.S.A. 40A:12A-5(d) as stated in the report “HGA 

found substantial evidence to demonstrate that the library property exhibits faulty arrangement, 

obsolescence, and an obsolete layout which has a detrimental effect on the overall welfare of the 

community”. Further clarifying “HGA found that even though the library is ‘functional” and 

actively provides services to the Township residents, its physical limitations…prevent it from 

offering the programs, technology, and function that the community desires, and from living up to 

the benchmark standard of modern libraries”  

The LHRL statute provides that an “area may be determined to be in need of 

redevelopment” if “any of the following conditions is found”:  (d)    Areas  with  buildings  or  

improvements  which,  by reason  of  dilapidation, obsolescence,  overcrowding, faulty 

arrangement or design, lack of ventilation, light and    sanitary    facilities,    excessive    land    

coverage, deleterious   land   use   or obsolete   layout,   or   any combination of these or other 

factors, are detrimental to the safety,    health,    morals,    or welfare    of    the community.” 
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COURT HELD: Like many older buildings, the library needed improvements in a number 

of areas.  But the record did not establish that it suffered from obsolescence, faulty arrangement, 

or obsolete layout in a way that harmed the welfare of the community.  To designate property for 

redevelopment under the LRHL, a municipality must demonstrate that certain specified problems 

exist and that they cause actual detriment or harm.  There is insufficient evidence in the record to 

meet that standard. The designation of the library as an area in need of redevelopment is invalid.  

NJ Supreme Court reversed the Appellate Division finding favor of the Malanga appeal. 

This decision narrows the standards to identify a parcel or parcels of land under the LRHL as an 

Area in Need of Redevelopment under Criteria (d). 

Legalization of Cannabis History in New Jersey 

The State of New Jersey passed the “Compassionate Use Medical Marijuana Act” in 2010, 

which legalized the use of medicinal cannabis for individuals with medical conditions including: 

cancer; glaucoma; multiple sclerosis; HIV/Aids; seizure disorder; Lou Gehrig’s disease; several 

muscle spasms; muscular dystrophy; inflammatory bowel disease; Crohn’s disease; and any 

terminal illness.  

The voters in the State of New Jersey voted yes with a strong majority on the 2020 ballot 

question as to whether or not recreational marijuana should be legalized. The State Assembly and 

Senate adopted Legislation, which Governor Murphy signed decriminalizing and creating a 

framework for the production, sales and use of recreational marijuana. On April 21, 2022, 

dispensaries in New Jersey began selling recreational marijuana products.  

New Jersey Land Bank Law  

In July 2019, Senate Bill No. 1214, the “New Jersey Land Bank Law,” was signed into law. 

The New Jersey Land Bank Law permits New Jersey municipalities to form land banks by entering 

into an agreement with a nonprofit or public redevelopment entity to serve as the municipality's 

land bank. A land bank entity includes redevelopment entities, county improvement authorities, 

and departments and agencies of the municipality itself. Land bank entities will be permitted to 

acquire properties on its own and act as a municipality’s agent to purchase liens at a tax sale, carry 

out lien foreclosures, and take individual abandoned properties. 

Statement of Smart Growth Strategy  

On January 8, 2018, the New Jersey State Legislature adopted bill A- 4540/S-2873 requiring 

any new land use plan element to incorporate a statement of strategy addressing the following 

issues:  
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● Smart growth which, in part, shall consider potential locations for the installation of electric 

vehicle charging stations (The City of Passaic has adopted the State ordinance as required), 

● Storm resiliency with respect to energy supply, flood-prone areas and environmental 

infrastructure; and  

● Environmental sustainability.  

The City of Passaic is required add this requirement when adopting a new Land Use Plan 

Element or any amendment to the current Plan. 

Climate Change Hazard Vulnerability Assessment  

Governor Murphy signed Bill A-2785/S-2607 in law on February 2021 amending the 

MLUL (N.J.S.A. 40:55D- 28(2)(2)(h)) which requires that any Land Use Element of a Master Plan 

adopted after February 4, 2021, to include a climate change-related hazard vulnerability 

assessment. The assessment shall consider:  

i. Environmental effects associated with climate change and extreme weather-related 

events including, but not limited to, temperature, drought, and sea-level rise;  

ii. Contain measures to mitigate reasonably anticipated natural hazards including, but not 

limited to, coastal storms, shoreline erosion, flooding storm surge and wind following 

best management practices recommended by FEMA. Additionally, the bill requires the 

NJDEP, upon request by a planning board, to provide technical assistance to a 

municipality preparing a climate change-related hazard vulnerability assessment as 

required by law;  

iii. Analyze current and future threats to, and vulnerabilities of, the municipality associated 

with climate change-related natural hazards;  

iv. Include a build-out analysis of future residential, commercial, industrial, and other 

development in the municipality, and an assessment of the threats and vulnerabilities 

identified in (1) above related to that development;  

v. Identify critical facilities, utilities, roadways, and other infrastructure that is necessary 

for evacuation purposes and for sustaining quality of life during a natural disaster, to 

be maintained at all times in an operational state;  

vi. Analyze the potential impact of natural hazards on relevant components and elements 

of the master plan;  

vii. Provide strategies and design standards that may be implemented to reduce or avoid 

risks associated with natural hazards;  

viii. Include a specific policy statement on the consistency, coordination, and integration of 

the climate- change related hazard vulnerability assessment with certain other plans 

adopted by the municipality; and  

ix. Rely on the most recent natural hazard projections and best available science provided 

by the New Jersey Department of Environmental Protection. 
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Electric Vehicle Supply/Service Equipment 

Public law 2021, c. 171. Electric Vehicle Supply/Service Equipment requiring all 

municipalities to treat such equipment as an accessory use in all Zoning Districts and requiring 

adoption of the established State standards for all proposed development in each municipality. The 

City of Passaic adopted the mandated ordinances requirements under Chapter 317 Article IX. 

COUNTY CHANGES 

Corridor Enhancement Program 

The Passaic County Board of Commissioners established a Corridor Enhancement Program by 

resolution on June 13, 2005. As stated in the Plan “The purpose of the program is to bring more 

business and tourism to Passaic County by providing safer and more attractive environments along 

the commercial and recreational corridors in the County. The City of Passaic received $11,814.60 

in 2017 and $12,458.60 in 2018 to improve Main Avenue or County Route 601. 

Green Infrastructure Element  

The Passaic County Planning Board adopted the Green Infrastructure Element as part the County 

Master Plan on January 10, 2019. As stated in the Element “The Element outlines a comprehensive 

strategy for stormwater management based on widespread application of low impact development 

and green stormwater management.” The Main Report includes a Stormwater Management 

Guidance Manual, Green Streets Guidelines, Land Development Regulations and other measuring 

and management tools. 

Parks, Recreation and Open Space Master Plan 

 A Comprehensive Plan Element was adopted by the County Planning Board in July of 2014. The 

plan identified and evaluated all county owned parks, recreation and open spaces. The plan 

provides a foundation for management, maintenance, improvement, and expansion strategies 

described in the Passaic County Park System Strategic Plan. In the plan, the county did not own 

or identify any parcels of land in the City of Passaic for recreation and open space. However, a 

coordinated and joint effort in 2018 by the Legislature, County and the City, a parcel of land along 

the Passaic River was acquired and developed into Dundee Island Park, a modern state of the art 

active recreation playground and amphitheater abutting city land and the Passaic River.  
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Bike Passaic County  

Passaic County with a funding through the North Jersey Transportation Authority (NJTPA) 

prepared and adopted a “Bicycle Master Plan” for Passaic County in June 2022. The plans focus 

identified destinations and linkages to communities utilizing the county parks and regional trails. 

Alongside Passaic County, New Jersey Department of Community Affairs (DCA), and City 

officials, the City of Passaic is currently finalizing its Bicycle Master Plan. It outlines the City’s 

vision to transform Passaic into a place where cycling and other forms of micromobility are safe, 

enjoyable, and accessible to people of all ages and abilities. 

Facilities Plan: Phase 1: Inventory & Needs Assessment 

The county revised the Facilities Plan in March of 2017. The Phase 1 Plan documented and 

analyzed all county occupied property, structures and buildings used for the operations of the 

Passaic County Government. 

LOCAL PLANNING  

 

Legalization of Cannabis  

 

After the legalization of recreational cannabis in the State of New Jersey, municipalities were 

required to pass local laws regulating cannabis within their borders.  Municipalities that failed to 

pass any regulations would automatically permit all cannabis licenses for a minimum of one year 

from the passage of the State Law. In 2021 the City of Passaic passed an Ordinance establishing 

criteria for recreational cannabis establishments permitting the cultivation, manufacturing, 

wholesaling, and distribution of cannabis. As of the preparation of this plan, the retail sales of 

cannabis products is prohibited. The full ordinance can be found in chapter 232 of the City code. 

Additionally, the City amended their Zoning Ordinance section 317-23E., to permit Cannabis 

Businesses as conditional uses. Cultivating and manufacturing cannabis uses are subject to the 

following conditions: 

● Applicant must be a licensed as a Cannabis Business under Section 232 of the City Code 

and all requirement/conditions of Section 23 must be met. 

● No part of any lot on which the business will be located, measured along the street can be 

within 1,000 feet of a public facility, park athletic field and or/public or private school. 

● Cannabis business may be located in any pre-existing industrial use within 1,000 ft. 

measured along the street of any M-1 or M-2 Zone. 

Legalizing cannabis can create new economic opportunities through taxation, job creation, and 

the growth of related industries such as retail, cultivation, and tourism. The cannabis ordinance in 
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the City of Passaic contains an economic benefit in the way of a transfer tax or user tax on the sale 

of any usable cannabis or cannabis products by a cannabis establishment. It established a 2% tax 

on the receipts from each sale by a cannabis cultivator; 2% of the receipts from each sale by a 

cannabis manufacturer or 1% of the receipts from each sale by a cannabis wholesaler. Legalization 

also allows for the regulation and control of cannabis production, distribution, and consumption, 

which can lead to safer products and better oversight to protect public health. 

Land Use  

Over the last ten years, the City Administration focused on supporting the major economic 

sectors, such as the Central Business District, Broadway and Monroe Street Commercial Corridors, 

and the South Main Commercial District. There was specific attention paid to the City’s eastside, 

which begins from the Route 21 corridor to the Passaic River. A number of Redevelopment and 

Rehabilitation designations were established in this area to acknowledge the areas strengths and 

weaknesses and provide support for future investments in the local economy. This included the 

increase in incentives for developers to invest in the City to ensure a mixture of residential and 

commercial opportunities to residents and consumers. 

 

Table 5: Land Use Amendments  

Plans Purpose 

 

Economic Development Plan 

A blueprint for actions that can promote the health of current business, 

expansion of business, and the attraction of new capital investment to 

provide jobs and increase the City tax base.  

 

Main Avenue Redevelopment Plan 

Part of a comprehensive effort by the City of Passaic to strengthen this 

important and beloved area, with the ultimate goal of attracting new 

investment and creating a more vibrant and attractive district. 

 

Market Street Redevelopment Plan 

Recent public investments into this area of the City, such as the recently 

completed creation of Dundee Island Park, as well as redevelopment and 

rehabilitation of private properties in this area present an opportunity for the 

City to proactively plan for further investment. This Plan is intended to build 

upon these efforts and serve as a catalyst for greater investment that will 

benefit the City and its residents. 

  

Amending the Zoning Ordinance for the creation of additional affordable 

housing opportunities in all multifamily developments of five (5) dwelling 
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Ordinance Amending Chapter 317, 

“Zoning”, Article VIII “Affordable 

Housing Mandatory Set-Aside” 

units or more. It will produce affordable housing units at a set-aside rate of 

20% of for sale units and 15% for rental units. 

 

Ordinance Amending Chapter 317, 

“Zoning”, Article III Permit 

Accessory Dwelling Units In All 

Zoning Districts 

 

Amending the Zoning Ordinance to permit accessory units under 

conditional use for the creation of additional affordable housing 

opportunities in all zoning districts. 

 

 

THE EXTENT TO WHICH  PROBLEMS AND OBJECTIVES HAVE BEEN 

REDUCED OR HAVE INCREASED SUBSEQUENT TO SUCH DATE 

 

The planning and redevelopment efforts of the City of Passaic over the last ten years, through 

creative design, changes to the zoning ordinance, and usage of the New Jersey redevelopment 

process have addressed many of the challenges, issues, and goals stated in the 2013 Master Plan. 

This section will evaluate how effectively these initiatives have addressed the 2013 Plan's 

concerns, identify any persisting issues, and highlight areas that still need further attention. 

The City of Passaic has adopted a mixed-use and mixed income approach as the most practical 

strategy when dealing with a fully developed urban environment. Mixed-use developments raise 

economic diversity by attracting a variety of businesses and services. Mixed-income housing 

promotes economic stability by ensuring that different income groups can live together, supporting 

a stronger local economy. By integrating housing for various income levels, mixed-income 

developments help combat segregation and promote social inclusion. This approach ensures that 

lower-income families have access to the same amenities and opportunities as higher-income 

residents, promoting a sense of community. Combining different uses and income levels within a 

single development creates a more adaptable and resilient urban environment. This diversity can 

help shield against economic recessions and other challenges, as the community is not reliant on a 

single economic sector or demographic group. This approach is rooted in “Smart Growth 

Principles” to promote mixed land uses, take advantage of compact building designs and most 

importantly creating a range of housing opportunities. 
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Zoning Changes Around The Train Station 

The redevelopment of the former St. Mary’s Hospital located a third of a mile from the 

City’s train station, at 199-231 Pennington Avenue, remained vacant since 2007. This parcel was 

investigated as part of the City’s Scattered Site Redevelopment 

program and was the first project, in close proximity to the train 

station, that was completed addressing the recommendations of 

the 2013 Master Plan Report.  

In 2014 a Scattered Site Redevelopment Plan for the 

former St. Mary’s Hospital was prepared, encompassing the 

hospital’s three lots. The primary lot, which housed the main 

hospital building, permitted a maximum of 148 residential 

units. The second lot, at the corner of Pennington and Aycrigg, 

permitted a maximum of 22 townhomes and the final lot was set aside for open space. In 2018, the 

City of Passaic Planning Board approved the Preliminary and Final Site Plan to convert the existing 

hospital for a residential development and townhomes consistent with the Redevelopment Plan. 

The once vacant hospital is now completely redeveloped, offering the growing population of the 

city with new rental units and home ownership opportunities in close proximity to mass transit.  

 It is recommended for the City to continue its efforts with identifying parcels within a half 

a mile radius of the train station for possible inclusion within its Scattered Site Redevelopment 

Program with higher density and more inclusionary standards. This type of development is 

commonly known as Transit-Oriented Development (TOD) which focuses on creating a healthy 

and livable neighborhood through its close proximity to transit, pedestrian friendly measures, and 

high density. Access to train stations encourages the use of public transportation, reducing reliance 

on private vehicles and decreasing traffic congestion. High-density developments near train 

stations can attract businesses and investments, creating jobs and boosting local economies. 

Concentrating development around train stations promotes more efficient land use and curbs urban 

sprawl.  

In-line Retailing Along the Major Commercial Corridors 

                                                            

In-line retailing contributes to a consistent and attractive streetscape. Constant storefronts 

and signage along major corridors can enhance the visual appeal and character of the area, making 

it more inviting for residents and visitors. It supports sustainable urban development by 

encouraging walkability and reducing the need for car travel. It promotes the use of public 
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transportation, cycling, and walking. This is especially significant in a city like Passaic, which has 

one of the lowest car ownerships within the state.  

The City’s C commercial zone, C-R mixed commercial/ residential zone, Main Avenue 

and Market Street Redevelopment Plans aim to encourage commercial developments that 

emphasize high quality thoughtful structural design that takes into account Passaic’s architecture 

and urban streetscape. One of the requirements in the Main Avenue and Market Street 

Redevelopment plans for sites proposing mixed-use commercial/residential developments is to 

have the commercial spaces on the first floor and residential in the upper levels (Topology, 2021; 

H2M, 2023). Retail and commercial spaces along the City’s Main Avenue corridor can benefit 

from the increased foot traffic and accessibility. It will make it easier for consumers to access a 

variety of shops and services in one location, saving time, effort, and keep the continuity along the 

corridor. This, in turn, will create a vibrant, pedestrian-friendly environment.  

The C-R zone allows for similar 

development patterns, as described above, but 

only for developments that are strictly 

commercial and mixed commercial/ 

residential.  The zone also permits all the uses 

permitted in the City’s R-3 multifamily 

residential zone. The permitted residential 

uses create an obstacle for maintaining in-line 

retailing in corridors within this zone. In 

keeping with Passaic’s focus on mixed use developments, it is recommended that the R-3 uses in 

the C-R zone be removed. This will contribute to continuing the City’s economic growth, 

community strength, urban aesthetics, and sustainable development, making it a strategic approach 

for urban planning and development.  

 

Approval Process for Efficient Development  

 

Establishing clear and concise guidelines for developers can help reduce confusion and 

ensure all parties are on the same page from the start. Streamlining the approval process by 

consolidating steps and reducing redundant requirements can significantly cut down on time and 

costs. Implementing an online submission and tracking system can further enhance efficiency by 

allowing developers to submit applications, receive feedback, and track progress in real time. 

Encouraging consistent dialogue and collaboration between developers, community stakeholders, 

and regulatory agencies can also help identify and resolve potential issues early in the process. 

Finally, ensuring the Planning and Zoning staff are well-trained can facilitate an efficient 
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development approval process. Having a certain amount of reliability in the process can reduce the 

risk associated with development projects, encouraging investment and simplifying project 

planning. Developers can make informed decisions about site selection, project design, and 

resource allocation.  

The City of Passaic has embraced these types of efforts to provide a level of comfort to 

investors looking to develop within its borders. A new software program was instituted for all 

departments that allows different types of applications to be completed electronically, tracked by 

the applicants, and seen by other agencies. This creates greater collaboration between departments 

and greater access to information for the residents and developers. 

The current Mayor also established a central clearing house for all development inquiries 

and reviews. One employee acts as the liaison between the developers, City administration, and 

the land use departments. Centralizing development inquiries can streamline the process, making 

it easier for developers, businesses, and residents to get the information they need quickly. It also 

ensures that all inquiries are handled consistently, reducing the probabilities of miscommunication 

or conflicting information. It improves accessibility by giving developers and residents a single 

point of contact, which simplifies the process of gathering information and submitting 

applications. A central location can provide a single platform for public access to development-

related information, improving transparency. Additionally, the website has links to all guidelines, 

regulations, and requirements, giving developers and the public easy access ensuring to all the 

necessary steps and standards. 

The City’s robust 

Redevelopment Program also 

assists with forwarding the goal 

of an efficient development 

approval process. This program 

mitigates developer’s risks by 

identifying and addressing 

potential challenges in advance, 

reducing the likelihood of 

project delays or failures. It also ensures these development projects are aligned and working 

towards common objectives, avoiding fragmented or disorganized development. A well-defined 

redevelopment plan can attract private investment by providing a clear outline and reducing 

uncertainty for developers as well as streamlining the approval process reducing delays, 

administrative burdens, making it easier to secure funding and grants from federal, state, and 

private sources. 



Page | 27  
 

Development trends over the past 20 years have focused on “City Center” redevelopment 

and higher density housing projects in strategic areas based on the Fiscal Financing Policies, NJ 

State Plan and “Smart Growth” and “Sustainable Development” planning principles. The chart 

below details the proposed use of land for applications under the Zoning Board of Adjustments 

since 2013. The Multi-family and Mixed-Use Land Use categories have the highest totals.  

Table 6: Land Use for Zoning Board Applications  

LAND USE 

 

USE 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 totals 

1-Family 0 2 0 2 3 3 4 0 3 3 2 22 

2-Family 1 0 0 0 2 0 1 2 0 1 4 11 

Multi-family 5 6 5 2 5 1 3 2 3 2 2 36 

Mixed Use 6 1 5 5 4 4 3 1 1 4 0 34 

Commercial 0 0 2 1 2 0 6 0 0 3 1 15 

Religious  2 0 3 3 1 1 1 1 4 3 2 21 

Industrial 0 1 0 0 0 5 0 1 0 0 0 7 

 

The following Charts summarizes the Zoning Board of Adjustment applications and 

actions over the last ten years. The information was compiled from various data and reports 

provided by the Zoning Department. 

Table 7: 2013-2023 Zoning Board Applications  

APPLICATIONS 

             
 

 Year 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 totals 

# of Applications 16 8 15 14 19 18 20 8 15 18 13 164 

Approved 14 6 11 13 15 9 17 6 7 13 5 116 

Denied 0 0 1 1 0 2 1 1 1 0 1 8 

Dis/WDrwn/Pend 2 2 3 4 5 2 2 1 7 5 7 40 

New Residence 172 37 27 13 28 10 15 13 12 19 11 357 

C-Variance 64 29 2 10 26   46 14 42 47 40 320 

Site plan 12 5 10 10 15 7 7 2 11 8 5 92 

Subdivision 3 0 1 1 0 0 1 0 1 1 2 10 

D-1 4 0 2 3 4 0 2 1 2 2 0 20 
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D-2 1 0 1 0 5 1 2 0 1 0 1 12 

D-3 2 1 3 4 2 5 2 1 4 5 2 31 

D-4 0 0 0 0 0 0 0 0 0 0 0 0 

D-5 7 3 7 3 7 2 4 2 5 4 2 46 

D-6 2 1 0 0 0 0 1 0 0 0 0 4 

The city received 164 applications, of which 116 were approved, 8 were denied, and 40 

were either dismissed, withdrawn, or are pending action by the Board. Approximately 357 new 

residential units were approved, with the most significant years being 2013, 2014, and 2015, 

accounting for 236 units. A notable number of Density D-5 variances (17) contributed to this 

growth. Based on recommendations of the 2013 Master Plan, the Mayor, City Council and 

Planning Board focused on implementing the Local Housing Redevelopment Act and the Scatter 

Site Redevelopment Plan to manage growth on distressed properties. 

Since 2019, bulk or "c" variance requests have increased, except for a decline in 2020 due 

to the pandemic. There were 113 requests for "use" variances (D1-D6), with Density D-5 variances 

being the most common, making up 46 or approximately 35%. The next highest D Variance sought 

was D – 3 or a request for relief from a Conditional Use Standard.  

Table 8: Zoning District for Zoning Board Applications  

ZONING 

             

ZONE 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 totals 

R-1     0 0 1 4 2 2 3 3 1 16 

R-2     0 1 0 1 2 1 0 2 2 9 

R-3     10 5 11 4 10 2 5 5 7 59 

R-1A     0 0 2 0 1 0 0 1 0 4 

O-R     0 0 1 0 1 0 0 0 0 2 

O-RIA     0 2 1 1 0 0 1 1 0 6 

C-R     3 2 3 5 1 2 1 3 1 21 

C-

RHD 

    0 2 0 1 0 0 1 1 0 5 

C     2 1 0 0 0 0 0 0 0 3 

M-1     0 0 0 1 1 1 0 1 0 4 

M-2     0 0 0 1 0 0 0 0 0 1 

MX     0 0 0 0 0 0 0 0 1 1 

Between 2015 and October 2023, 59 out of 129 applications, or 46%, were submitted in 

the R-3 Zone District. The number of applications in the other Zones are evenly distributed over 
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the years. Since 2013, development throughout the City has been consistently growing as portrayed 

in the number of applications approved by the Zoning Board and areas designated under 

rehabilitation and redevelopment, consequently, altering the existing land use layout. The table 

above depicts such changes. 

 

Improve The Safety And Livability Of Neighborhoods 

 

Improving the safety and livability of neighborhoods requires a multi-layered approach 

that addresses physical, social, and economic aspects. Most recently, the City of Passaic has begun 

to transform its infrastructure by implementing traffic-calming measures, such as speed bumps and 

curb extensions, to reduce speeding and enhance pedestrian safety. One of the safety measures 

included a community painted mural to improve 

visibility for pedestrian crossing in one of the 

city’s busiest area. The City has also enhanced 

surveillance and added lighting in key locations 

throughout the city such public parks, 

playgrounds, and communal areas to improve 

visibility at night and deter crime. A notable 

example is the upgraded lighting on Market 

Street, one of the City’s major commercial/ 

residential corridors in the Eastside area, which 

has the highest concentration of mixed use 

parcels and residents.  

 

When it comes to promoting 

community engagement, the City of Passaic 

has surpassed any previous reexamination 

cycles. Youth programs, cultural events and 

recreational activities has increased 

community engagement across all age 

groups. The City’s cultural and community 

festivals such as summer carnivals, concert 

series, movies in the park, tree lighting 

ceremonies and fall festivals are prime 

examples. The city also hosts public 

hearings and workshops, allowing residents 

and stakeholders to participate in decision-making processes, such as the Main Avenue Redesign. 

Passaic also supports its most vulnerable residents through its special needs program, offering 

activities such as movie outings, picnics, bowling, themed events, and painting. Additionally, the 

Police Department promotes community policing through events such as "Coffee with a Cop" and 
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National Night Out, where officers engage with residents in a collaborative, fun environment to 

address safety concerns. 

The Senior Center plays a vital role in 

providing residents access to the city’s 

resources. The Center provides 

various services and activities for 

Seniors to stay active in the 

community. Seniors also receive food 

services, nutritional education, and 

health care information. Additionally, 

the Senior Center connects seniors 

with home health aides, provides 

transportation to medical 

appointments, shopping, and activities 

such as annual trips to Atlantic City. Residents can access addiction services and mental health 

support through the Passaic Alliance, while the Department of Human Services connects them to 

social services and housing. The city also encourages affordable and workforce housing through 

density bonuses and HUD funding. 

It is recommended that the city continue supporting current initiatives that enhance safety 

and livability while introducing further infrastructure improvements, traffic and pedestrian safety 

enhancements to deter crime and increase nighttime visibility.  

Restore And Preserve Properties Of Special Historic, Architectural, Or Aesthetic Value 

Historic properties contribute to a 

community's unique identity and sense of place, 

fostering pride and belonging among residents. 

They serve as landmarks and focal points for 

community gatherings and events. Historic 

buildings can be adapted for modern uses, such as 

converting old factories into loft apartments or 

repurposing historic homes as offices or museums. 

Adaptive reuse preserves the historical integrity of 

buildings while making them functional and 

relevant today. Restoring and repurposing historic 

buildings reduces the need for new construction 

materials, conserving natural resources. Preservation helps maintain the historical account and 

allows future generations to understand and appreciate their heritage. The City of Passaic just 

celebrated its 150th anniversary.  It has many properties that are the cornerstone of the City’s rich 

          2013                                  2021 
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history. In 2021, Latona-Griffin Park, a small pocket park at the dead end of Harrison Street, was 

revitalized with the addition of multipurpose exercise equipment. However, the park’s most 

notable feature is the historic 113 Steps, which were also renovated with the installation of new 

lighting, trees, and additional vegetation. These steps hold significant historical value for many 

generations of residents. 

One of the most iconic historical buildings in 

the City of Passaic is 663 Main Avenue. 

Recommended for redevelopment in the 2013 Master 

Plan, the property is an 11 story commercial building 

in the heart of the City’s downtown business district.  

By 1931, the building opened its door to business 

professionals and city residents.  This 88,150 square 

foot stone and brick building was home to numerous 

professionals, mostly occupied by doctors and 

lawyers.  A bank occupied the 7,070 square foot 

second floor and mezzanine levels with supplemental 

offices above. With the declining office market in 

urban settings, this structure was vacant for several 

decades. Using its Scattered Site Redevelopment 

authority, the City was able to designate a developer 

to acquire and complete the building’s revitalization. It became the new location for the Passaic 

Board of Education administrative offices, Blink Gym, and a fusion restaurant with a well-

maintained and beautified outdoor eating area. The complete rehabilitation of the tower is part of 

the Plan’s objective in promoting economic 

development, increasing the number of available 

jobs and creating a vibrant shopping district for 

residents and visitors alike. It became the location 

for the City of Passaic’s New Year’s Piñata drop 

celebration. A community event that brings 

Passaic residents from all over the city and 

visitors from surrounding municipalities to 

celebrates the New Year with live music, food 

and festivities.  
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INTRODUCTION 

 

The essential components of a municipality’s housing element under section 52:27D-310 

of the NJ Statute are designed to have cities and towns around the state to provide access to 

affordable housing within their borders and “with particular attention to low and moderate-income 

housing”. It also requires a full analysis of the existing housing stock and projections for new 

development throughout the municipality.  This analysis must consider not only the housing stock 

but also the municipal demographics and employment trends. This section of the re-examination 

report will provide an overview of the City’s housing characteristics and offer recommendations 

to address the current and future housing needs in the City of Passaic. 

 

Having a decent place to live is at the cornerstone of society and basic human needs. 

Housing offers shelter and protection from the elements, creating a secure environment where 

individuals can feel safe. It also supports social and family stability, serving as the foundation for 

nurturing relationships and fostering social integration and community engagement. Studies have 

shown that having a decent place to live is linked to higher educational attainment and increased 

economic mobility. 

 

For a municipality, an adequate housing infrastructure is essential for sustainable 

community and economic development.  It strengthens the City’s ability to withstand social and 

economic challenges while promoting neighborhood stability.  Providing decent housing in a 

community is more than just brick and mortar but fundamental to a city’s well-being, security, and 

overall economic vitality. 

 

EXISTING HOUSING CHARACTERISTICS 

 

Housing Stock 

The City of Passaic was established in 1873 and recently celebrated its 150th anniversary.  

The housing stock is consistent with a municipality of this age. The chart below displays that the 

grand majority of the housing stock was built prior to 1939. As housing continues to age in Passaic, 

a system for incentivizing the rehabilitation of units will need to be continued and expanded. The 

rehabilitation of the existing housing stock improves the conditions of homes and addresses safety 

and hazardous conditions.  They provide a way to revitalize aging structures, improve housing 

quality and provides a path to strengthening neighborhood stability.  
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Table 9: Housing Stock 

 
Table 9: 2022 American Census Community Survey, 5-Year Estimates 

 

 

Through the City’s Community Development Department, Passaic has a housing 

rehabilitation program that provides eligible homeowners to receive financial assistance. This 

program provides help to homeowners that may not be able to afford the necessary repairs and 

upgrades. It is funded through the HOME program of the Federal Department of Housing and 

Urban Development (HUD). To be eligible for HOME funds, the homeowner must be low-income 

and occupy the property as a principal residence. Additionally, the value of the HOME-assisted 

property after rehabilitation must not exceed 95% of the median purchase price for the area. The 

program focuses on preserving and creating affordable housing. In a city where housing 

affordability can be a challenge, rehabilitating existing homes offers more affordable housing 

options compared to new construction. This is crucial for residents looking to remain in their 

communities. It becomes increasingly important as the renter-occupied housing increased by 

1.07% while owner-occupied housing decreased by 1.16% since the last census as shown in Figure 

2. 

 

Housing Type 

 

Despite having one of the highest population densities in the region, the housing scale in 

the City of Passaic is relatively low. Over 42% of the City’s housing units are in either single 

family or two-family structures, and that figure increases to nearly 57% when 3 and 4 unit 

structures are included. Units with 10 or more apartments make up 25.5% of the total occupied 

housing units. This indicates that there are few large housing developments in the City.  Instead, 

the City primarily consists of small housing units rather than large- scale development projects. 
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Passaic is an urban area that is not dominated by high rises and towers, but rather by smaller-scale 

developments.  

Within the City, 72.5% of the housing units consists of two to four bedroom units while 

only 6.5% are one bedroom units or less.  These are critical statistics when we begin to compare 

these numbers with household sizes for planning the City’s future housing needs. Bedroom count 

play a crucial role in defining the livability, value, and marketability of residential properties. 

Bedroom count directly impacts a home's ability to accommodate different family sizes 

comfortably. Ultimately, it impacts a property's market value and attractiveness to potential buyers 

or renters. Homes with more bedrooms appeal to a broader range of demographics, including 

families, professionals, and investors. 
 

Table 10:  

 
Table 10: 2022 American Census Community Survey, 5-Year Estimates 

Table 11: 

 

 

 

 

 

 

 

 

 

 

 

 

Table 11: 2022 American Census Community Survey, 5-Year Estimates 
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Housing Occupancy 

 

As shown in the table below, the majority of the residents in the City of Passaic are renters. With 

78.3% of residents living in rental units, the City of Passaic had one of the highest percentages of 

renters in the State of New Jersey, where the average renter-occupied housing rate is 35.4%. The 

distribution of the rental population is disproportionately distributed throughout different city 

wards. The highest percentage of renter-occupied units located in the First and Fourth wards with 

less than 25% of the residents owning their homes. The majority of owner-occupied homes are 

situated in the City’s Third ward, where the owner-occupancy rate is approximately 50%. Within 

this ward, census tract 1756.01 has over 80% owner-occupied and 13% renter-occupied housing 

units. This specific census tract falls within the City’s single-family zone district and 

predominantly consists of single-family homes, with only a few exceptions (See Appendix E). 

 

Table 12: 

2010 & 2022 Housing Occupancy Trends 

 

 Year 2022 Year 2010 

Total Housing Units 20,613 20432 

Occupied housing units 20,280 19411 

Owner-occupied 4,403 4925 

Renter-occupied 15,877 14485 
Table 12: 2022 American Census Community Survey, 5-Year Estimates 

 

Household Size 

 

Household size has complex effects on economic stability, housing preferences, social dynamics, 

environmental sustainability, health outcomes, and policy implications. These effects vary based 

on cultural norms, socio-economic status, geographic location, and individual circumstances, 

highlighting the compound interchange between household size and larger societal aspects. 

Household size along with other household characteristics is a general indicator of the types of 

housing that may be needed to accommodate the population in appropriate housing units. Larger 

households generally require more living space and bedrooms to accommodate all family members 

comfortably. This can influence housing choices, such as the type of dwelling and preferred 

locations. It also effects energy use, water consumption, waste generation, access to education and 

the local economy, which directly impacts the allocation of resources from the municipality.
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According to the 2022 U.S. Census 

ACS 5-Year Estimates, the City of Passaic’s 

average household size of 3.46 is much larger 

than the State and County averages of 2.64 

and 2.89, respectively. The City’s average 

household size is nearly one person greater 

than typical households throughout the State.  

 

Table 13:

In Passaic, 36.8% of households are 2 and 3 

person households, while 42.1% of all 

households being of 4-persons or more. The 

average number of households with over 3  

individuals is evenly distributed across all  

sections of the city. 

 

 

 

The only exceptions are Census Tracts 1757.03 and 1758.01, which has an average of 2.6 

people per household and Census Tracts 1756.01 and 1753.01, which has an average of 4.39 

persons per household. This indicates the necessity to maintain emphasis on developing new two 

and three-bedroom units instead of one-bedroom and studio apartments. When the average 

household size, average bedrooms per unit and Census Tracts are compared, the census tracts with 

the highest number of single and two family dwellings contain the greatest number of persons per 

household. Census Tract 1756.01 is made up of over 80% single family dwellings and has the 

highest person per household of 4.55. On the other hand, Census Tract 1758.01 is made up of over 

66% of 10 or more units with the lowest per person household of 2.59. It is not surprising that this 

is the case since single and two family homes in the City of Passaic contain the highest number of 

bedrooms per dwelling.

 

Figure 11: 

 

 

 

 

 

 

 

 

 

Household Size 

  

 

New 

Jersey 

Passaic 

County  

Passaic 

City 

1-person 

household 26.3% 23.4% 21.0% 

2-person 

household 31.2% 27.7% 19.0% 

3-person 

household 17.1% 18.0% 17.8% 

4-or-

more-

person 

household 25.4% 30.9% 42.1% 

Table 13: 2022 American Census Community Survey, 5-Year 
Estimates 

 

Figure 11: 2022 American Census Community Survey, 5-Year Estimates 
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Household Income 

 

The median household income in the City of Passaic is approximately $57,832.00, which 

is significantly lower than the             Table 14: 

median income for both the 

County and the State. There is a 

large difference when renter-

occupied housing units are 

compared to owner-occupied 

units.The median household 

income for renter     

-occupied units is $47,388, which  

is lower than the City average 

 and significantly lower than the $105,150 average for owner-occupied units, correlating to the 

land use patterns with the City.  As shown in the “Median Income Map”, the areas of the city with 

the highest number of single and two family dwelling have the highest household incomes. The 

map reveals that the majority of lower-income households in Passaic are located in the eastside 

area. According to census data, 20.5% of the City’s occupied housing units in that area have an 

estimated income under $25,000. This further conveys the need for continued social services 

provided by the Passaic’s W.I.C. program and Human Services Department 

 

Affordability  

 

The United States has faced various challenges in providing ample affordable housing, 

primarily caused by a persistent decline in residential construction rates. Between 2008 and 2018, 

the country experienced the lowest home construction rates as the construction industry continues 

to face high costs of material, labor, and shortage of skilled workers. Small-scale developers cannot 

compete with such uncertainties as time and financial standing are crucial factors to ensure projects 

are completed.  

Since the 2013 Master Plan, the local rental market underwent significant changes caused 

largely by the COVID-19 pandemic. Since the end of 2019, followed by a nearly complete 

shutdown in 2020, the City of Passaic is experiencing notable fluctuations in housing rents as we 

navigate through the current recovery phase. Job loss, reduced work hours, and economic 

disruptions during lockdowns affected renters' ability to pay. This financial strain impacted both 

tenants and landlords, leading to negotiations and adjustments in rental agreements. The City 

implemented various rent relief programs to assist tenants, providing temporary financial support 

for rental payments. During the same time, New Jersey implemented eviction moratoriums to 

safeguard tenants from losing their homes due to financial restraints. This measure aimed to 

stabilize the rental market by preventing a surge in evictions and maintaining occupancy levels. 

Unfortunately, during the recovery period, many residents faced significant rent increases as 

Household Income 

 

 New Jersey 
Passaic 

County 

Passaic 

City 

Median 

income 

(dollars) 

$97,126.00 $84,465.00 $57,832.00 

Table 14: 2022 American Census Community Survey, 5-Year Estimates 
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landlords attempted to make up for the loss of rental income during the moratorium. Despite the 

temporary freeze in rental rates in some areas, affordability remained a critical issue. In  particular, 

lower-income households began facing disproportionate economic impacts caused by the 

pandemic. Moving forward, the rental market's recovery will depend on ongoing efforts to  

address housing affordability challenges in the local community. 

According to the US Department of Housing and Urban Development (HUD) a generally 

accepted definition of affordability for housing costs is approximately 30% of household income. 

A family or household spending more than 30% of its income on housing mortgage or rent costs 

is likely making significant sacrifices in other essential areas, such as food, clothing, 

transportation, or medical care. Based on the most recent census data, 44.7% of owner-occupied 

and 52.5% of renter-occupied housing units are paying 30% or more of their income in housing 

costs. This means that more than half of households within Passaic are above or right at their 

affordable living expenses.  

 

Table 15: 

 
Table 15: 2022 American Census Community Survey, 5-Year Estimates 

 

The City of Passaic has an active Housing Authority with 700 affordable units spread out 

throughout six buildings.  There are approximately another 2,100 units in Passaic providing much 

needed affordable housing to City residents. As we analyzed data for this report, averaging 

household sizes and income levels of Passaic’s population, it is projected that the City would need 

to add several hundred affordable housing units over the next reexamination cycle to address the 

municipal needs. Additionally, the largest location of the Passaic Housing Authority is the Alfred 

Speer Village complex housing 384 families. The complex is currently showing its age and is in 

Monthly Housing Costs As A Percentage Of Household Income In The Past 12 

Months 

      

 

Percent owner-

occupied housing units 

Percent renter-occupied 

housing units 

Less than $20,000   
30 percent or more 2.2% 15.2% 

$20,000 to $34,999   
30 percent or more 5.2% 17.0% 

$35,000 to $49,999   
30 percent or more 7.2% 10.9% 

$50,000 to $74,999   
30 percent or more 15.5% 7.7% 

$75,000 or more   
30 percent or more 14.6% 1.7% 
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need of significant rehabilitation. The Authority has been successful over the last ten years using 

the Rental Assistance Demonstration Program (RAD) and Low Income Housing Tax Credit 

program (LIHTC) for three of their structures. The LIHTC program is a vital resource for 

developing affordable housing in the United States. Created by the Tax Reform Act of 1986, the 

LIHTC program gives State and local LIHTC-allocating agencies the equivalent of approximately 

$10 billion in annual budget authority to issue tax credits for the acquisition, rehabilitation, or new 

construction of rental housing targeted to lower-income households. RAD was created to give 

public housing authorities (PHAs) a powerful tool to preserve and improve public housing 

properties and address the huge nationwide backlog of deferred maintenance. 

Utilizing these programs and partnerships alongside the City in a redevelopment process 

will assist in maintaining the property and possibly diversify the uses and income levels. As a 

result, carrying on the City’s vision of mixed uses and incomes to create greater opportunities for 

its residents.  

 

Housing Resources 

 

The City Administration has focused on the rehabilitation of dwelling units, utilization of 

available public funds, housing retention, and increase of housing resources and services for low 

and middle-income families. To ensure the preservation of neighborhoods and its residents, the 

City of Passaic has continued to actively source various methods to encourage affordable housing, 

supportive housing, home ownership, and reduce the number of vacant dwellings.  

The City of Passaic is a HUD entitlement city, which receives a direct allocation of federal 

funding to administer its Community Development Block Grants (CDBG) and HOME funds.  

Many of the City’s recovery efforts came through these programs run by its Community 

Development Department. They provide direct subsidies for the creation of affordable housing, 

rental assistance, home rehabilitation assistance, and a first-time homebuyer program. As part of 

the City’s allocation, the department has to complete a five-year consolidated plan that covers from 

2024 through 2028. This consolidated plan and its recommendation are made part of this re-

examination report. 

 

The City of Passaic has utilized the Local Redevelopment and Housing Law under NJSA 

40A:12A to create innovative ways of designating areas in the city for redevelopment and 

rehabilitation. Scattered Site Redevelopment Planning and various amendments over the years has 

encouraged private investment and creative design techniques to meet and further the Housing 

Goals of the Master Plan, which continues to be relevant today and in the future. The Main Avenue 

and Market Street Redevelopment/Rehabilitation areas promote the adaptive reuse of existing 

buildings and development of mixed-use buildings that integrate quality housing, jobs, retail, and 

office spaces. As a result, these efforts not only provide additional services and employment 

opportunities, it also aims to increase mass transit opportunities, including walking, and bicycling 

as alternate modes of transportation to minimize the reliance on vehicles. These projects have 

started a rebirth along Main Avenue, Broadway, Market Street and the Passaic River, 
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reestablishing the City of Passaic as a desirable city to live, work, and raise a family. From 2020 

to 2023, 76% (19 out of 25) of Scattered Redevelopment Plans contained an affordable housing 

component. The average set-aside for these inclusive plans is 16% of the total units. Both, the 

Main Avenue and Market Street Redevelopment Plans, require that 15% of units built be 

affordable and workforce housing for structures of 5 stories or less and 20% for structures of 6 

stories or more.   

 

In March 2024, the City passed an ordinance requiring all new developments to contain 

affordable housing units. Ordinance 2436-24 establishes a 15% mandatory set-aside for rental units 

and a 20% percent for-sale units for new projects composed of 5 or more dwelling units. The 

Affordable Set-Aside Ordinance in Passaic plays an important role in expanding affordable 

housing options. Integrating affordable housing units within market-rate developments promotes 

diversity within neighborhoods. This diversity is beneficial for fostering inclusive communities 

where residents of different income levels can live together, share access to amenities, services, 

and opportunities. It helps expand the overall supply of affordable housing, thereby minimizing 

the financial burden and fulfilling the needs of low and moderate-income families who are facing 

challenges in finding available and affordable housing options. Affordable housing in well-located 

areas can provide residents with better access to employment opportunities, transportation, 

healthcare, and educational resources, ultimately improving their quality of life and promoting 

upward mobility. An Affordable Set-Aside Ordinance helps mitigate the negative impacts of 

gentrification by ensuring that as property values rise and neighborhoods improve, housing options 

remain accessible to lower-income residents. This preserves neighborhood diversity and prevents 

displacement of current residents. 

 

In conjunction with the affordable set-aside ordinance, the City passed Ordinance 2435-24 

which permits Accessory Dwelling Units as a conditional use in the R-1 and R-2 Zones. An 

Accessory Dwelling Unit (ADU) is a residential living unit that is within or attached to a single –

family or two-family dwelling that can provide independent living facilities for one or more 

persons. It includes provisions for sleeping, eating, cooking, and sanitation on the same parcel of 

land as the principal dwelling unit. A maximum of one ADU is allowed in the form of a basement, 

garage, attic and/ or the ground floor. ADUs add more living spaces to the housing market without 

the need for new land development-- addressing housing shortages in densely populated areas. It 

creates an opportunity for homeowners to generate rental income from ADUs, helping to offset 

mortgage payments, property taxes, and maintenance expenses. An ADU can increase the overall 

value of a property, making it a good investment for homeowners.  ADUs offer a convenient 

solution for families to live close to each other while maintaining separate living spaces, making 

them ideal for accommodating aging parents, adult children, or other relatives.  With the rising 

cost of living expenses, ADUs typically cost less to rent than traditional single-family homes, 

providing more affordable housing options for young professionals, students, seniors, and low-

income families. Finally, ADUs contribute to a more inclusive community by offering diverse 
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housing options by attracting a mix of residents. In 2020, the City Administration established the 

Dignity House, rehabilitating an abandoned firehouse. It has 

become a resource center for the unhoused population of the 

City, providing a shelter during extreme weather, laundry 

services, personal mailboxes, clothing, and counseling.  In 

2023, with the assistance of the Veterans Affairs and Passaic 

County Habitat for Humanity the Albert Lawson Memorial 

VFW Post 10117 was newly transformed. The remarkable 

collaboration led to the successful construction of the property, 

providing veterans with a meeting space on the ground floor 

and homeownership opportunities on the second.  
 

Various Housing Projects 2013-2024 

 

 

 

 

 

 

 

 

199 Lexington: Redevelopment project consisting of 12 affordable residential units   
 

 

 

 

 

 

2 Market Street Lofts: 63 residential loft units with ground floor retail 
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135 Summer Street: The VFW Albert Lawson Memorial Post was revived, creating 4 residential units for 

veterans on the second floor and hall space for VFW’s public assembly on the ground floor. 

 

 

 

 

 

 

 

 

 

 

 

18-20 Van Houten: New redevelopment project right off Route 21 consisting of 40 residential units.  
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228-230 Hope Avenue: This redevelopment project created 40 residential 

units 

 

230-232 Harrison Street: This underutilized, two family home was transformed into a 22 residential unit 

building   
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176 & 211 Pennington: Conversion of the Old St. Mary’s Hospital to 148 residential units and 22 townhouses 

across the street 

129- 137 Passaic Street: This mixed commercial and residential building will consist of 17 residential units 
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711 Main Avenue: This mixed commercial and residential building will consist of 15 residential units, 8 

offices and 8 retail stores  

54 Wall Street: A 5-story multi-family structure consisting of 35 residential units 
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129-137 Passaic Street: This former automotive shop was demolished to create a mixed commercial 

/residential building with 17 residential units. 

99-111 Passaic Street: Conversion of an old railyard transfer station into a mixed used property composed 

of commercial space and 208 residential units 
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RECOMMENDATIONS 

 

The following are recommendations for the future of the City’s housing market based on all the 

data analyzed in this section.  We took into account a multitude of factors and variables prior to 

coming to the conclusions below: 

 

Increase Home Ownership Opportunities: Homeownership offers numerous benefits that can 

positively impact individuals, families, and communities. It can lead to significant wealth 

accumulation, providing both financial stability and the opportunity to build wealth across 

generations and generational wealth. With a fixed-rate mortgage, homeowners can enjoy 

predictable monthly payments, unlike renters who might face regular rent increases. Each 

mortgage payment contributes to building equity. Over time, as homeowners pay down their 

mortgage and the property potentially appreciates in value, they accumulate wealth. It becomes a 

critical component of retirement planning because owning a home can eliminate housing costs in 

retirement, as accumulated home equity can be tapped into if needed. The City’s First Time 

Homebuyer Program continues to play a pivotal role in expanding home ownership opportunities 

for low income families. 

 

Maintain Existing Affordable Housing Units: Maintaining the existing affordable housing stock 

is crucial for maintaining social equity and economic stability. Keeping affordable housing 

accessible helps prevent displacement of low- and moderate-income families. Existing affordable 

housing units are often more affordable than new construction, as they may have lower rents or 

mortgage costs. The City’s Home Rehabilitation Program must continue to expand by providing 

greater opportunities for property owner to maintain in their homes. 

 

Continue to Encourage Inclusionary and Affordable Housing: Affordable housing contributes 

to community stability by allowing long-term residents to stay in their neighborhoods. Inclusionary 

housing supports socio-economic diversity, allowing people from various income levels to coexist 

and benefit from shared resources and opportunities. Affordable housing influences local 

economies by providing housing for workers in key industries, such as education and retail. These 

policies encourage developers to contribute to the creation of more equitable communities by 

ensuring new development benefits residents of all income levels. 

 

Increase Market Rate Housing: Market-rate housing helps meet the demand for housing in, 

reducing shortages and stabilizing prices. By increasing the overall housing supply, market-rate 

housing can reduce pressure on affordable housing units, making them more accessible to those in 

need. It can lead to neighborhood revitalization, attracting businesses and improving public 

services. Market-rate housing adds variety to the housing stock, accommodating individuals and 

families with different income levels and housing preferences. 

(Note: While increasing market-rate housing is important, it should be done in conjunction with 

efforts to preserve and create affordable housing to ensure housing options for all income levels.) 
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Continue to use LHRL to promote Scattered Site Redevelopment: The City of Passaic has been 

extremely successful in rehabilitating and constructing new units in areas that have been vacant 

and/or neglected. Scattered site redevelopment can help revitalize blighted or underutilized areas, 

improving the overall aesthetics and functionality of neighborhoods. Many of the projects listed 

above were part of the City’s Scattered Site Redevelopment Program. Redevelopment can provide 

a mix of housing types and sizes, meeting the diverse needs of residents and promoting socio-

economic diversity. Redevelopment projects should continue to include affordable housing 

components, helping to address the need for affordable homes in Passaic. The Alfred Speer Village 

Complex, as part of the redevelopment process, will provide necessary incentives to upgrade units 

and incorporating a mix of uses and income levels into the existing 384 units currently on site. 

 

Provide assistance and resources to low‐income families to avoid becoming homeless: The City 

of Passaic’s Dignity House serves as a resource center for individuals struggling with 

homelessness and temporary displacement through fires, floods, or other adverse weather 

conditions. Preventing homelessness is often more cost-effective than addressing it once it occurs. 

The costs associated with emergency shelters, healthcare for homeless individuals, and other 

services are typically higher than preventative measures. The City’s Human Resources Department 

will continue to play an important role as the bridge to these services.  

 

 

Utilizing Redevelopment powers to construct higher density housing, where appropriate: The 

State Local Housing and Redevelopment Law gives the City the tool to select key locations that 

would be great candidates for higher density developments. High-density developments use land 

more efficiently by accommodating more people in a smaller area, which can help preserve green 

spaces and reduce urban sprawl. They can help increase the supply of housing in desirable areas, 

potentially leading to more affordable housing options for residents. Economic opportunities can 

be created by attracting new businesses, supporting local shops, and fostering a vibrant urban 

environment. As an older industrial City, Passaic has numerous opportunities to revitalize and 

redevelop underutilized industrial and commercial structures. It is not uncommon to find 

incompatible industrial uses in the center of residential areas. 
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ECONOMIC ELEMENT 
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The economic development component focuses on highlighting the strengths, challenges, 

and room for growth to ensure a sustainable and vital community for future generations to come. 

A diverse mix of industries, income, labor market, and education characterizes the local economy. 

The City of Passaic continues to adhere to the 2013 Master Plan goals to safeguard the vitality of 

our local businesses and our key commercial corridors.  

 

 

Business Resources and Increase the Number Of Jobs Within The City 

New Jersey's Urban Enterprise (UEZ) 

Authority, enacted in 1983, is in the State’s 

Department of Community Affairs. The 

UEZ Program exists to promote an 

economic environment that revitalizes 

designated urban communities and 

encourages their growth by supporting 

businesses to develop and create private 

sector jobs through public and private 

investment. The City of Passaic is a 

designated UEZ community and has taken 

part of the program for many years. In 2011, the program was discontinued by the State of New 

Jersey (Swedberg & Swedberg, 2023). Through careful budgeting, the City of Passaic Enterprise 

Zone Development Corporation (PEZDC) was able to continue with the City’s popular Graffiti 

Eradication and Clean Sweep projects and with the administration of the programs for several 

years after the State UEZ was defunded.    

In 2021, Governor Phil Murphy reinstated the program, giving back Passaic a needed 

funding source to assist its businesses. With the reinstatement of the program, the City was once 

again able to expand the resources they could provide to the business community. Businesses 

participating in the UEZ Program can charge half the standard sales tax rate on certain purchases 

(See Appendix F). The business itself could receive tax exemptions on certain purchases, including 

capital equipment acquired and investments made to build a new facility, expand, or upgrade an 

existing facility. The City can use their allocation for specific projects that benefit the business 

located within the City’s UEZ zones. The following is a list of a few projects and incentives 

provided by the City of Passaic Enterprise Zone Development Corporation: 
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Loan Program: It allows businesses to apply for loans not to exceed $75,000 for any purpose, but 

working capital loans are capped at $20,000. Eligible businesses are UEZ certified and in business 

for at least two years.  

Signage/Façade Program: It provides grants of up to $7,500 per business on a 50-50 matching 

basis.  

Graffiti Eradication Program: The project funds the ongoing graffiti eradication program.  UEZ 

businesses can request the removal of graffiti from their buildings and storefront free of charge.  It 

also funds the ongoing efforts to eradicate graffiti throughout the entirety of the EZ districts 

Passaic UEZ Business District Surveillance Cameras Project:  It allows the City to install 

surveillance cameras at various intersections in the business district, thereby providing law 

enforcement with an important tool to deter and respond to incidents in the business districts and 

provide a safer environment for business and shoppers. 

Passaic UEZ Business Expansion Grant: The $100,000 project is intended to serve as a grant to 

businesses that are expanding and increasing employment. Maximum Grant award is up to 

$50,000.  

Passaic Quality of Life Police Project: This project establishes a police walking patrol in the 

UEZ district which will provide an additional visible law enforcement presence, thereby enhancing 

security to the area and providing shoppers and businesses additional comfort related to their 

safety. We are in the process of hiring a new part time cohort of seven "Special Police '' that 

routinely walk the various areas to take actions on issues such as parking violations, loitering, 

graffiti, public drinking, littering, unlawful vendor operations, excessive noise, etc.  

Passaic UEZ Marketing Campaign: This project if for the purpose of creating marketing 

material to entice visitors to the UEZ districts.  The City has used this funding for billboards, 

television commercials, newsletters, and a business directory. 

 

 

Improve The Appearance And Infrastructure Of The Business Districts 

Improving the appearance and infrastructure of business districts can lead to significant 

economic, social, and environmental benefits, making it a vital aspect of urban development and 

community planning. The City of Passaic Enterprise Zone Development Corporation (PEZDC) is 

permitted to use its funding for infrastructure upgrades within the UEZ zone. Passaic has funded 

numerous road reconstruction projects, lighting installations, and vermin-resistant trashcans that 

have benefited businesses within the UEZ zone. 

The City is in the process of a Market Street Streetscape Project, which is nearing its final 

stages of design and will be publically bid for construction. This project focuses on numerous 

improvements based on complete street concepts and modernized infrastructure within the 

corridor. It will encourage public spaces, such as parklets, where community members can gather, 

promoting social interaction and a sense of community. Anticipated features of the project include 

bicycle racks, street trees, trash receptacles, news racks, and wayfinding signs.  
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The City is part of NJ Department of Community Affairs Neighborhood Preservation 

Program (NPP), which has facilitated the installation of wayfinding signs, new parking meters, 

parking kiosks, and façade/signage improvements of businesses in the NPP designated area. These 

improvements provide residents with an enhanced and safe shopping experience.  

In 2023, through a partnership with EZ ride, 

NJ Transportation Planning Authority, and 

NJ Division of Highway Safety, the City 

created a safety mural on the corner of Hope 

Avenue and Monroe Street with an aim to 

reduce vehicle collision, prevent illegal 

parking on corners, and increase 

pedestrian/bicyclist safety. Due to the 

success of this mural in 2024, Bloomberg 

Philanthropies awarded the city with the 

necessary funds to create a new permanent 

safety mural on the intersection of Monroe Street and Columbia Avenue.  Overall, pedestrian 

safety is a critical aspect of urban planning that offers wide-ranging benefits, from saving lives 

and improving health to enhancing economic vitality by making shoppers feel safe to visit the 

commercial corridors. 

It is recommended that the City of Passaic 

continue with a focus on complete street concepts 

and on programs that will enhance the appearance 

and infrastructure of the business districts. A well-

maintained business district with modern 

infrastructure attracts businesses and investors. 

Improved aesthetics and infrastructure create a 

conducive environment for business growth and 

operations. With Passaic’s large number of small 

businesses, attractive and accessible commercial 

districts provide a positive atmosphere for these 

businesses to thrive. This approach will encourage entrepreneurship and strengthen the local 

economic diversity. Modernizing infrastructure, including utilities and transportation, ensures that 

businesses can support current and future demands, improving flexibility against economic and 

environmental challenges.    
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Replace Or Reuse Obsolete Industrial Buildings 

Passaic's industrial roots date back to the early 1900s, with many of its industrial buildings 

located on the city's Eastside. Notable companies such as U.S. Rubber, Botany Mills, Okonite 

Cable Works, Continental Can, Manhattan Rubber, and Hewitt Robins were among the large 

industrial operations in the area.  These large industrial users, plus numerous small to mid-size 

industries, formed the foundation of Passaic’s economy through the 1950’s. It became a primary 

location during that time due to its access to the Passaic River. Buildings were constructed to meet 

the industrial needs of the time, often built closely together with minimal space for parking or large 

vehicles.  As industrial business needs changed throughout the century, these buildings could no 

longer accommodate the uses, leaving the City with multiple underutilized and abandoned 

industrial structures. This lead to a loss of employment opportunities, lower real estate tax 

revenues, negative aesthetic impacts on the surrounding areas, hazardous conditions, and an 

inability of the City to attract modern industry to the obsolete space. Over the last ten years, the 

City began an adaptive reuse initiative to address these outdated buildings. 

 

This approach takes advantage of existing infrastructure, buildings and lots. It supports the 

creation of mixed-use spaces and conversion of unused buildings into residential, addressing the 

City’s housing needs. Older buildings can be retrofitted with modern energy-efficient 

technologies, reducing overall energy consumption. Adaptive reuse aligns with sustainable 

development goals and offers a practical solution to urban challenges, making it a valuable 

approach in modern urban planning and development. 

 

With the use of the Local Housing and Redevelopment Law (LHRL) and zoning ordinance 

amendments, the City has seen an unprecedented investment for the alternatives and reuse of 

obsolete industrial buildings.  

 

The following are just a few of the projects in the process of revitalizing older obsolete 

industrial buildings:  

 

217 Brook Avenue: A former industrial site that was once the home of Passaic Metal Ware Co. 

has been repurposed into a new mixed-use project. Completed in the summer of 2021, Phase 1 was 

completed in the summer of 2021, which included a parking deck and Aisle One, the largest kosher 

supermarket in the region. This is the first part of a multi-phased, multi-use project. Once fully 

completed, the project will include 128 residential units, retail space and a banquet facility.   
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74-120 Eighth Street: This property was the subject of a horrific fire in 1985, destroying 

approximately twenty-five (25) acres of high-density industrial properties. Using the LHRL, the 

City developed a Redevelopment Plan for the area. In late 2022, an application was submitted to 

the Planning board for the construction of a 300,000 square foot logistic center.  The project is at 

its final stages of construction.   

 

 

 

 

 

 

 

 

 

 

 

 

99-111 Passaic Street: Property was previously a rail yard transfer station and rail line. The 

Federal Internal Revenue Service (IRS) foreclosed on the property for non-payment of Federal 

Taxes and auctioned off the properties to collect the value to off-set the taxes owed by the previous 

owner.  Once again, the City used the LHRL to designate the parcels as “areas in need” and created 

a redevelopment plan for the site. The city sought to remediate the properties that will remove the 

presence of illicit activities and unsafe railroad crossings. The site improvements, in turn, increase 

the general welfare, health and safety of the surrounding neighborhoods. The site is currently under 

construction, with two of the five buildings of the project completed.  A notable significance of 

this project was the opened opportunity to acquire a portion of the rail line, which divided the 

City’s Pulaski Park and Passaic County’s Dundee Island Park, allowing the City to connect both 

parks into one cohesive open space amenity for the residents of the area. 
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26 Jefferson: The old Pantasote site consisted of seven acres abutting Jefferson Street, Hope 

Avenue, Madison Street, and the Dundee Canal. The environmentally contaminated property 

contained a large percentage of vacant space, obsolete industrial buildings at various stages of 

disrepair. In 2018, the City amended the Eastside Redevelopment Plan to accommodate for a 

modern industrial site, allowing a redevelopment of the 100,000 square foot industrial space. It is 

currently occupied by one anchor tenant. 

 

 

 

 

 

 

 

 

 

 

 

 

It is recommended that the City of Passaic continue its adaptive reuse approach to rehabilitate 

obsolete industrial buildings and replace them, when appropriate. This strategy not only preserves 

historical and architectural heritage, fostering a sense of community identity, but also promotes 

sustainability by reducing the need for new construction materials and minimizing waste. 

Economically, it revitalizes neighborhoods, increases property values, and creates job 

opportunities. By converting these buildings into modern, mixed-use spaces, we can address 

housing shortages, enhance urban vibrancy, and support sustainable development goals.  
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MOBILITY AND TRANSPORTATION INFRASTRUCTURE 

 

The 2022 U.S Census indicates that 26.2% of Passaic residents do not have access to a 

vehicle, with over 15% relying on public transit, and 18% carpooling to work. As a result, residents 

primarily rely on alternative modes of transportation. Simultaneously, the census data shows a 

rising number of vehicle ownership from the 2010 census making parking limitations a rising 

concern. Since 2011, citywide vehicle ownership has increased by 17% of vehicle ownership per 

household. When compared to the 88.7% of car ownership in the State of New Jersey, the City of 

Passaic continues to have one of the lowest percentages in the State. 

 

Table 16:  

VEHICLE OWNERSHIP (RENTERS AND OWNERS) 

  New Jersey Passaic County City of Passaic 

       

 

Percent 

owner-

occupied 

housing 

units 

Percent 

renter-

occupied 

housing 

units 

Percent 

owner-

occupied 

housing 

units 

Percent 

renter-

occupied 

housing 

units 

Percent 

owner-

occupied 

housing 

units 

Percent 

renter-

occupied 

housing 

units 

No vehicle 

available 3.7% 24.7% 3.3% 27.3% 4.0% 32.5% 

1 vehicle 

available 27.4% 47.1% 25.9% 46.5% 32.1% 45.7% 

2 vehicles 

available 43.2% 22.5% 42.5% 21.2% 42.8% 17.6% 

3 or more 

vehicles 

available 25.8% 5.7% 28.3% 5.0% 21.0% 4.1% 
Table 16 2022 American Community Survey, 5-Year Estimates 

Table 17:  

VEHICLE OWNERSHIP 
 

New Jersey Passaic County, NJ Passaic, NJ 

     
Percent occupied 

housing units 

Percent occupied 

housing units 

Percent occupied 

housing units 

Vehicles Available 
   

No vehicle available 11.3% 14.7% 26.2% 

1 vehicle available 34.5% 35.7% 42.8% 

2 vehicles available 35.7% 32.4% 23.2% 

3 or more vehicles 

available 

18.5% 17.2% 7.8% 

Table 17 2022 American Community Survey, 5-Year Estimates 
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The City of Passaic must continue to improve and establish more walkable areas and access 

to public transportation. Weighing the pedestrian and mass transit needs with parking requirements 

in a city involves a delicate balance to create an accessible, and sustainable urban environment. 

The City has focused on creating a safer atmosphere for pedestrians and bicyclists in an attempt to 

accommodate the needs of all forms of transportation. Prioritizing pedestrian-friendly 

infrastructure, such as wide sidewalks, safe crosswalks, and green spaces, encourages walking and 

enhances the quality of life for residents and visitors. Integrating comprehensive mass transit 

systems, including buses, trains, and bike-sharing programs, reduces reliance on personal vehicles, 

alleviating traffic congestion. The current administration has focused on access to mass transit 

primarily on its Downtown/Eastside due to the predominant use of public transportation, which 

accounts for 40% of transportation methods used (See Appendix H). The projects are designed to 

promote the use of public transportation, limiting the use of vehicles, and more walkable 

sidewalks. These proactive actions are part of the City’s Complete Streets policy that aims to create 

streets that are for everyone.  

With a 17% rise in car ownership since the last census, accommodating parking needs is 

crucial for those who rely on personal vehicles, especially in areas where mass transit may not be 

fully developed or accessible. To address the increase in vehicle ownership over recent years, the 

City has added more than 800 parking spaces across all wards. A previously vacant lot at the corner 

of Colombia and Jefferson Avenue has been converted into a parking area with 29 spaces. New 

parking spaces have been created in strategic areas including Myrtle Avenue, Hoover Avenue, 

Third Street, Broadway, Pulaski Park, Ridge Avenue, Main Avenue, Gregory and Paulison 

Avenue. One of the City’s largest parking projects, a municipal parking deck at Passaic and State 

Street, will offer over 300 spaces to accommodate, shoppers, visitors, and residents. Strategically 

planning and managing parking facilities can mitigate potential conflicts with pedestrian and 

transit priorities. Implementing measures such as parking garages, park-and-ride systems, and 

smart parking solutions helps optimize space and reduce surface parking. 

The City remains committed to encouraging alternative transportation options and 

advancing policies that support the use of public transit, such as reduced parking requirements for 

new developments near transit hubs, can gradually shift the urban transportation dynamic towards 

a more balanced, multimodal approach. 

Transit Village 

 

A Transit Village designation offers numerous benefits to municipalities in New Jersey, 

fostering sustainable development and enhancing community livability. The Transit Village 

Initiative creates incentives for municipalities to redevelop or revitalize the areas around transit 

stations using design standards of transit-oriented development (TOD). The Transit Village 
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Initiative is an excellent model for Smart Growth as it encourages growth in areas where 

infrastructure and public transit already exist.  The Main Avenue corridor, between Monroe Street 

and Prospect Street, is a great zone for a transit village designation as it has the foundation of 

transit-oriented development standards. With the passage of the Main Avenue Redevelopment 

Plan, the City is poised to take advantage of this program.  This portion of Main Avenue includes 

a complementary mix of uses including residential, offices, shops, markets, restaurants, salons, 

services, and coffee shops.  

It is recommended that the City continue to investigate and apply for a Transit Village 

designation.  With the imminent construction of a new bus terminal by New Jersey Transit on 

Main Avenue and Passaic Street, and the City’s multi-story deck one block away, this area is ideal 

for the NJDOT Transit Village designation.  

Bus Terminal 

For several years, the City of Passaic has negotiated and entered into a partnership with 

Passaic County, The Passaic Parking Authority, and NJ Transit for the construction of a new bus 

terminal on Main Avenue and Passaic Street.  This location is in the heart of the City’s central 

business district, one block away from Passaic City Hall, and a new multi-story parking deck. The 

advent of having a new bus terminal in a central business district (CBD) brings numerous benefits, 

such as increased foot traffic that can lead to higher sales for local businesses, including retail 

stores, restaurants, and cafes. A new bus terminal can enhance the public transportation network, 

making it easier for people to commute. It can facilitate connections between different modes of 

transportation, such as buses, trains, and bikes, improving overall mobility. A centrally located bus 

terminal can make it easier for people from different parts of the city to access the CBD.  

MICRO MOBILITY  

Since 2016, transportation has been the largest source of greenhouse gas emissions in the 

United States. Implementing policies and goals that allow city planners to reimagine urban 

planning with bikeways and street designs that are multipurpose will allow the ability to 

accommodate pedestrians, bicyclists, and motorists alike. Providing Passaic residents with a well-

connected, accessible, affordable and seamless mobility options can reduce traffic, noise and 

pollution.  

As previously mentioned in other sections of the Reexamination report, the City’s goals 

are to create a community that is safe, resilient and sustainable. Micro mobility plays an integral 

role in providing affordable mobility, improving air quality, reducing energy consumption, 
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improving mobility efficiency, reducing road congestion and lowering transportation footprint. 

The City of Passaic has been proactively working in reaching said goals, through innovative 

projects:  

Passaic Shuttle Service 

Providing a free shuttle service to the City’s bus terminal and its commercial district offers 

significant benefits for urban mobility and the local economy. It enhances accessibility, bridging 

the gap between residential areas and major transportation hubs, making it easier for commuters 

to reach buses, trains, and other forms of public transit. This convenience encourages more people 

to use public transportation, potentially reducing traffic congestion. Additionally, the shuttle 

service can help alleviate the "last mile" problem (getting people from transit stops to their final 

destinations).Thus, promoting a more seamless and efficient transportation network. 

From an economic perspective, free shuttle services can stimulate local economies by 

increasing foot traffic to commercial districts. By providing a reliable and cost-free way for people 

to reach shopping centers, restaurants, and other businesses, shuttle buses can boost sales and 

attract more visitors to the area. This, in turn, can lead to job creation and higher revenues for local 

businesses. Additionally, such services can enhance the overall attractiveness of a city or town, 

making it a more appealing place to live, work, and visit. By improving accessibility and 

supporting economic growth, free shuttle services can play a vital role in fostering vibrant, 

connected, and sustainable communities. It can provide reliable transportation options for low-

income individuals who may not have access to private vehicles. 

The City should continue to work with the Passaic Enterprise Zone Development 

Corporation to assist with funding the project. By enhancing accessibility, promoting economic 

growth, and encouraging sustainable practices, a new shuttle service to the City’s different 

business districts can significantly contribute to the functionality of the area, lead to a boost in the 

local economy, and increase access to alternate, affordable, and reliable modes of transportation. 

Bike Share 

The City of Passaic’s Bicycle Master Plan proposes adding 19.44 miles of dedicated 

bicycle lanes, 8.25 miles of bicycle boulevards, 2.4 miles of shared-use paths, 2.47 miles of shared 

lanes with road signs, 1.89 miles of buffered lanes and a two-way cycle track. As the City moves 

towards finalizing the plan, implementing a bike share program would be a complementary step. 

Bike share programs offer an affordable and convenient transportation option that can enhance 

existing public transit systems. Building the necessary infrastructure to support such a program is 
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crucial, as it can reduce traffic congestion by encouraging residents and visitors to choose bicycles 

over cars for short trips, especially during peak hours. 

Bike sharing can also improve access to areas underserved by traditional public transit, 

bridging transportation gaps and making the city more accessible. By offering easy access to 

bicycles, Passaic can create a transportation network that better meets the diverse needs of its 

residents. Promoting cycling as a daily mode of transport encourages physical activity, which can 

significantly improve public health. Bike sharing also supports the creation of a more active and 

engaged community, as cycling fosters social interactions and a stronger connection to the urban 

environment. By integrating bike share programs into the urban landscape, cities can cultivate a 

more sustainable urban ecosystem. 

It is recommended the City of Passaic continue to explore options for a bike share program 

and design roadways that accommodate bike lanes and boulevards. It will reduce the reliance on 

personal vehicles and promote the use of alternatives. 

ROAD, SEWER AND STORM INFRASTRUCTURE 

The City encompasses a network of roadways totaling over 70.1 miles, with jurisdiction 

divided among the City (78.8%), Passaic County (16.7%), and the New Jersey Department of 

Transportation (NJDOT) (4.4%). After decades of focusing on road networks that benefit only 

vehicles, pedestrians are left with unsafe sidewalks and street crossings, thus, a well-designed 

roadway system with attached sidewalks is crucial for promoting safe, accessible, and active 

communities. Sidewalks provide pedestrians with a dedicated space, reducing the risk of accidents 

and enhancing the overall safety of the transportation network. This infrastructure promotes 

walkability, encouraging healthier lifestyles and reducing reliance on motor vehicles, which in turn 

can alleviate traffic congestion. Additionally, sidewalks contribute to social equity by ensuring 

that all individuals, regardless of age or mobility, have the means to navigate their surroundings 

independently. They also enhance the economic vitality of neighborhoods by improving access to 

local businesses and amenities. 

Maintaining an older roadway network is vital for preserving the functionality and safety 

of a community's infrastructure. Aging roads often serve as critical arteries for daily commutes, 

emergency services, and commercial areas, making their upkeep essential to avoid disruptions that 

can significantly impact local economies and quality of life. Proper maintenance extends the 

lifespan of these roads, preventing costly and extensive repairs in the future. It also ensures that 

safety standards are met, reducing the risk of accidents caused by deteriorating road conditions. 

The City of Passaic has been successful in leveraging funds to maintain their road network.   
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The City of Passaic has a complete sanitary and storm water system to accommodate the 

needs of the residents and businesses.  It is a gravity flow system and does not necessitate a 

pumping system to maintain the proper operation of the infrastructure. Most importantly, as 

mandated by the State of New Jersey, the storm and sanitary systems are separate and not 

combined. Having a separate sewer and stormwater system is crucial for protecting public health 

and maintaining an efficient infrastructure management. By keeping wastewater and stormwater 

flows separate, municipalities can prevent the overloading of treatment facilities during heavy 

rainfall.  Neglecting to do so, often leads to the discharge of untreated sewage into local bodies of 

water, causing significant environmental contamination and health hazards. Separate systems 

ensure that wastewater receives proper treatment before being released, reducing the risk of 

waterborne diseases. Additionally, they enable more effective management of stormwater through 

sustainable practices, like retention ponds and green infrastructure, mitigating flooding risks and 

promoting groundwater recharge. This separation enhances the overall resilience and efficiency of 

urban water management systems, supporting the sustainable growth and well-being of the City.  

Due to the age of the infrastructure, it is recommended that the City focus on full road 

reconstructions that include sidewalk repairs and sanitary and storm system upgrades. A list of 

many of the infrastructure projects since the 2013 Master Plan are attached in Appendix L, Climate 

Resiliency Plan. 

ELECTRIC VEHICLE INFRASTRUCTURE 

Creating an infrastructure for electric vehicles (EVs) is essential for accelerating the 

transition to sustainable transportation and reducing reliance on fossil fuels. The City of Passaic 

has begun this process by passing an EV ordinance, adding electric vehicles to their fleet and 

installing multiple charging station in the vicinity of City Hall.  By establishing a robust network 

of EV charging stations, the City can support the widespread adoption of electric vehicles. This 

infrastructure is critical for alleviating "range anxiety," the concern that EVs will run out of power 

before reaching a charging station, which is a major barrier to EV adoption. A well-distributed and 

accessible charging network ensures that drivers can confidently switch to electric vehicles, 

knowing they can recharge conveniently. 
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COMMUNITY/RECREATIONAL FACILITIES ELEMENT 

 

Developing this infrastructure encourages technological advancements and investments in the 

renewable energy sector. EVs often 

integrate with smart grid systems and 

renewable energy sources such as solar and 

wind power. A strong EV infrastructure 

can attract environmentally conscious 

businesses and residents, bolstering the 

city's reputation as a forward-thinking, 

sustainable community. By prioritizing the 

development of EV infrastructure, cities 

and regions can lead the way in the global 

shift towards cleaner, more efficient 

transportation systems, ultimately 

benefiting the environment, economy, and 

public health. 

The City should continue to grow their EV 

fleet for cost saving measures and continue to set the example for residents and visitors. The City 

and the Planning and Zoning Boards should continue with making sure that there is strict adherence 

to the EV ordinance by applicants and property owners.  

 

 

Throughout the past 10 years, the City of Passaic has prioritized and addressed the deficits 

of recreational areas and opportunities. In the 2013 Master Plan, the need to expand the 

accessibility and availability of adequate public recreational facilities and activities was identified. 

The Community Facilities Element focuses on the quality and access to parks and open space, 

recreation, and education.  

IMPROVING RECREATIONAL STANDARDS 

Since 2010, the City Administration has organized a 

Summer Series, offering residents “Movies at Park”, 

“Fitness in the Park”, and “Concerts in the Park”, 

evenly spread throughout the city parks for all to 

attend, providing children and families with outdoor 

community events throughout the summer months. To 

ensure residents reap all the benefits of the city parks, 

focus was given to the beautification, rehabilitation, 

and accessible amenities of the parks. The Boathouse Café came into fruition in 2014, offering 

community members who visit Third Ward Memorial Park an additional amenity, offering a 
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variety of foods and drinks. Throughout the years, it has become a local coffee spot with a pleasant 

atmosphere for people to sit and enjoy their time. Hughes Lake was dredged and restocked with 

fish to provide fishing opportunities for residents and support the activities of the city’s new fishing 

club. 

In 2021, the City of Passaic installed a 

synthetic ice skating rink in Third Ward 

Memorial Park, offering a space for skating year 

round as well as an outdoor dining area and 

community sukkot. This new amenity has 

attracted hundreds of residents of all ages, 

providing a popular recreational option 

throughout every season.                                                                                                                                                                     

The Recreation Department organizes year-

round events that are tailored to each season, 

such as the Fall Festival, Trick or Trunk, 

cooking classes, yoga, Christmas Tree 

Lightings and parade, painting classes, and a 

variety of arts and craft workshops. 

Additionally, the Recreation Department has 

recently hosted its free 2nd annual Family 

Campout, allowing families to camp out in 

Third Ward Memorial Park, enjoying a 

weekend full of activities, movies, a camp fire and great company before children return to school. 

As the Recreation Department consistently provides a variety of activities that are accessible to 

children, adults, seniors, and those with disabilities, the number of total participants continue to 

exponentially grow.  

Table 18: 2013-2023 Participation in Recreation Events 

YEAR  TOTAL PARTICIPANTS  

  

2013 4,243 

2014 4,344 

2015 3,437 

2016 3,737 

2017 1,893 

2018 2,099 

2019 2,750 

2020 1,518 

2021 6,975 
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2022 3,971 

2023 4,104 

 

CONSTRUCTION OF AN INDOOR ATHLETIC FACILITY  

The City Administration recognized the need for an indoor 

athletic facility to accommodate various sports, and by 2014, the 

facility was built. The facility supports activities such as soccer, 

baseball, softball, wrestling, football, and teen nights, and is also 

used by the local high school. In addition to hosting sports, the 

facility has served as the venue for the annual book bag drive 

and provides an indoor option for events during inclement 

weather. 

REHABILITATION OF PARKS  

For several years, Dundee Island was a forgotten and dreary stretch of land. Through the 

collaboration with the County of Passaic, Dundee Island Park was completely renovated in 2019, 

providing residents with a playground, soccer field, amphitheater, spray park, concession and 

restroom facilities, exercise equipment, a boat launch, and canopy in an area that has historically 

lacked green spaces.  

 

 

Pulaski Park was transformed with a new 

baseball field, bleachers, scoreboard, and 

proper fencing. In 2024, The City was 

awarded grant funding through DCA’s Local  

 

Recreation Improvement Grant to add a rubberized surface to Pulaski Park's Officer Robert Strone 

playground. In September of 2023, the Benson and Howard Avenue Tennis Courts located within 

Third Ward Memorial Park were newly renovated, increasing access to recreational opportunities 

for residents of all ages. These courts also accommodate pickle ball and volleyball. Managed by 

the Passaic Recreation Department, children of all ages can participate in summer and winter 

programs that teach them the foundations of various sports, such as tennis, soccer, baseball, 

basketball in well-maintained recreational areas. As part of its commitment to an inclusive 

community, the City launched the "Blue Parks" initiative, which aims to make parks safer and 
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more welcoming for children with special needs. This includes the installation of sensory 

equipment and fencing for added security. 

 

 

 

 

 

 

 

 

In 2023, the City of Passaic was awarded by New Jersey Green Acres Program to enhance the 

playground and amenities at Mayor Johnson Park (Tennyson) and add a rubberized walking track 

around third ward.  

 

 

 

 In 2024, the City of Passaic was once again awarded by New Jersey’s Green Acres Program to 

fund a complete rehabilitation of Colonel Johnson Park.  The park has lost most of its attraction as 

the playground, basketball court, and canopy have been deteriorating. The City of Passaic will be 

installing a new spray pad, bicycle racks, new park benches, rain garden along low points, trees, 

and recycling system to reduce water consumption and waste.  
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Recommendations:  

The City of Passaic has accomplished the majority of all Recreation Goals detailed in the 2013 

Master Plan, and has gone beyond the rehabilitation of Christopher Columbus Park and the 

Veteran’s Memorial Park to the rehabilitation of Pulaski Park and Colonel Johnson Park. The 

improvements and expansion of the public parks and recreational programs over the last ten years 

have addressed the needs of adults, teenagers and children of the City of Passaic.  

 Continue the beautification, maintenance, and protection of all City parks 

 Continue to expand programs that allows children, families, and seniors to gather within 

open space 

 Continue to accommodate all residents and their needs in parks and playgrounds 
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CLIMATE CHANGE VULNERABILITY ASSESSMENT 
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The Municipal Land Use Law, pursuant to N.J.S.A. 40:55D-28(2)(h), requires a Land Use Plan 

Element to include a Climate Change-Related Hazard Vulnerability Assessment. The Assessment 

is required to: 

1. Analyze current and future threats to, and vulnerabilities of, the municipality associated

with climate change-related natural hazards including, but not limited to, increased

temperatures, drought, flooding, hurricanes, and sea-level rise.

2. Include a build-out analysis of future residential, commercial, industrial, and other

development in the municipality, and an assessment of the threats and vulnerabilities

identified above (subparagraph #1) related to that development.

3. Identify critical facilities, utilities, roadways, and other infrastructure that is necessary for

evacuation purposes and for sustaining quality of life during a natural disaster, to be

maintained at all times in an operational state.

4. Potential impacts of natural hazards on components and elements of the Master Plan.

5. Strategies and design standards available to reduce or avoid risks associated with natural

hazards.

6. Policy statement on the consistency, coordination, and integration of the climate-change

related hazard vulnerability assessment with any existing or proposed natural hazard

mitigation plan, floodplain management plan, comprehensive emergency management

plan, emergency response plan, post-disaster recovery plan, or capital improvement plan.

This section was completed using FEMA best management practices for hazard mitigation 

planning and is consistent with the State of New Jersey Climate Change Resiliency Strategy report 

dated October 12, 2021 (“NJ Resiliency Report”). The City of Passaic is located in southeastern 

Passaic County and shares its eastern and western boundary with the City of Clifton and the Passaic 

River, respectively. According to the 2020 Census, the City of Passaic has about 70,537 residents 

- the third largest population in the county - after the City of Paterson and City of Clifton at 159,732 

and 90,296, respectively. It is primarily urban with dense neighborhoods consisting of single-

family residential, multi-family residential, and areas of mixed commercial, office, and residential 

uses. The main business or commercial districts are along Main Avenue, Lexington Avenue, and 

Monroe Street. Saint Mary’s General Hospital, an acute care facility, is located near the western 

border of the city. There is a mix of heavy and light industrial zones near the northeastern border 

of the city. 

As mentioned earlier, the Passaic River traverses along the eastern boundary. The Passaic 

River Basin, the second largest and the longest river in New Jersey, has three distinct geophysical 

regions – the Highlands, the Central Basin, and the Lower Valley. The City of Passaic is located 

in the Lower Valley, which defines the stretch from Little Falls to Newark Bay. The Passaic River 

Basin is one of the most densely developed floodplains in the eastern U.S.  As a result, the areas 

near the Passaic River in the city are susceptible to riverine flooding.  A portion of the overall 
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municipality is within an identified Flood Hazard Area (FHA), totaling approximately 489 acres 

in area or approximately 23.6% of land area.  

The majority of the flood hazard areas are located to the east of New Jersey Route 21 and the 

eastside neighborhood along the Passaic River. Based on the most current FEMA RS Means for 

Passaic County dated 2020, there are 67 buildings located in the 100-year (1%) floodplain and 336 

buildings located in the 500-year (0.2%) floodplain. Based on the FEMA data, approximately one 

tenth (9.6%) of all buildings in the City are in an identified flood hazard area.  

According to the 2020 Passaic County Hazard Mitigation Plan (2020 HMP), the current 

and most significant future threats to Passaic include flooding, thunderstorms, severe storms, 

hurricanes/tropical storms, and nor’easters/severe winter storms. These future threats are likely to 

impact the areas of the city bordering the Passaic River rather than specific locations within the 

City of Passaic. Sea level rise may not have a major impact on Passaic due to the municipality’s 

distance from and elevation above the major bodies of water to have any significant impact.  

However, as depicted in Figure 1, the HMP identifies a few areas surrounding the banks of the 

Passaic River and Weasel Brook that may be impacted by sea level rise. Increasingly intense storm 

events due to climate change will make the potential for the types of future threats discussed above 

more likely.  This report also addresses drought and increased temperatures as required by the 

MLUL; however, these were not identified as major threats to Passaic. 
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Source: Passaic County Office of Emergency Management (2020.) Passaic County Hazard Mitigation Plan: Projected Area 

Impacted by Seas Level Rise in Passaic County. 
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ANALYSIS OF CURRENT AND FUTURE THREATS 

The City of Passaic, located in northeastern New Jersey and southeastern Passaic County, is 

susceptible to coastal storms and flooding. Given that Passaic River runs along the eastern 

boundary of the city, flooding poses a consistent threat in the community. This is because areas in 

the vicinity of the river are located in special flood hazard areas. Thus, flooding is a high ranked 

hazard in the city. Based on the 2020 HMP, the following hazards are of high, medium, or low 

levels of risk for the City of Passaic: 

Hazard Type Level of Risk 

Coastal Storms High 

Dam Failure Low 

Disease Outbreak Medium 

Drought Medium 

Earthquake Medium 

Extreme Temperature Medium 

Flood High 

Geological Hazards Medium 

Hazardous Substances Medium 

Infestation and Invasive Species Medium 

Severe Weather Medium 

Severe Winter Weather Medium 

Wildfire Low 

 

Increased Temperatures/Extreme heat and Cold 

N.J.S.A. 40:55D-28(h)(i) requires a land use plan to address increased/extreme temperatures. This, 

according to the 2020 HMP, is a medium threat to the City of Passaic. According to National 

Oceanic and Atmospheric Administration (NOAA) National Centers for Environmental 

Information, New Jersey’s annual average temperatures have increased by three degrees 

Fahrenheit over the past century, and it is predicted that heat waves will become more intense in 
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the future. While temperatures are variable on a year-to-year basis, the general trend over a long 

span of years shows a clear increase in average temperatures. For example, comparing 2019 to 

2020 does not indicate much of a temperature difference; but, when looked at over a period of 100 

or more years it is evident that there is an overall increase in temperature, as seen in Figure 2. Data 

featured in this analysis is from the National Centers for Environmental Information (NCEI) 

divisional climate dataset, nClimDiv. This analysis from 1895 to 2022 shows that 77% of the five 

warmest months have occurred since 1990 and none of the top five coldest months have happened 

since 1990. 

Typically, hazard mitigation planning addresses extreme heat or extreme cold as it relates to the 

Centers for Disease Control (CDC) extreme events. The 2020 HMP identified extreme temperature 

as a hazard with medium impact for the county as a whole. Extreme heat events can sometimes 

cause short periods of utility failures, commonly referred to as “brownouts,” due to increased usage 

from air conditioners, appliances, etc. Similarly, heavy snowfall and ice storms, associated with 

extreme cold temperature events, can cause power interruption as well. In this context, backup 

power is recommended for critical facilities and infrastructure. More specifically, the HMP 

acknowledges that Passaic has obtained generators to ensure continuity of operations at critical 

facilities and to assist medically vulnerable populations with mobile generators.  

The 2020 HMP also notes that inland urban areas are more vulnerable to heat waves due to the 

urban heat island effect. In the occurrence of an extreme temperature event, which includes both 

heat and cold events, loss of business function is possible due to unexpected repairs (e.g., pipes 

bursting), power failures, or additional operational costs due to increased use of generators, 

thermal expansion, and other impacts to infrastructure.  Although Passaic is a highly urbanized 

area, the HMP identifies extreme temperatures as a medium risk. This may be attributed to the 

numerous acres of parkland present in the city. As per the 2013 Master Plan, out of the total 3.2 

square miles about 1.25 square miles have been reserved for open space.          
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‘Source: Office of New Jersey State Climatologist. 2023. https://climate.rutgers.edu/stateclim/, accessed on May 30, 2024. 
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DESCRIPTION OF THE EXTREME TEMPERATURE HAZARD 

Temperatures that are significantly above normal are considered extreme temperatures. There is 

no specific point when air temperatures are defined as significantly above normal. However, the 

National Weather Service (NWS) will initiate alert procedures such as special weather statements 

when the heat index is expected to exceed 105°F-110°F (depending on local climate), for at least 

two consecutive days. Heat stress can be indexed by combining the effects of temperature and 

humidity.  

 
 

Source: National Weather Service. (n.d.) What is the Heat Index?  
https://www.weather.gov/safety/cold-wind-chill-chart, 
accessed May 30, 2024 

Source: National Weather Service. (n.d.) Wind Chill Chart 
https://www.weather.gov/safety/cold-wind-chill-chart, 
accessed May 30, 2024 

 

Temperatures that are significantly below normal are considered extreme cold 

temperatures. What constitutes extreme cold, and its effect varies across different areas of the 

United States. In areas unaccustomed to winter weather, near freezing temperatures are considered 

"extreme cold." Freezing temperatures can cause severe damage to citrus fruit crops and other 

vegetation. Pipes may freeze and burst in homes that are poorly insulated or without heat. In the 

northeast, below zero temperatures may be considered as "extreme cold.” The consequences of 

extreme cold on humans are intensified by high winds that increase the rate of heat loss and have 

the effect of making it feel colder than the actual air temperature. Extreme cold temperatures 

combined with high winds can lead to frostbite, permanent damage to the body, or even death.  

 

 

 

https://www.weather.gov/safety/cold-wind-chill-chart
https://www.weather.gov/safety/cold-wind-chill-chart
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OCCURRENCES OF EXTREME TEMPERATURE  

The 2020 Passaic County HMP identified that there were nine (9) instances of heat / extreme heat 

events from 1950 to 2019 and four (4) cold/wind chill / extreme cold/wind chill events during the 

same period. Passaic County and the City of Passaic have a high probability of experiencing times 

of extreme heat, and it is likely that 70% of summers in the county will be hotter than the current 

warmest summer on record by around 2050.  Record-setting cold temperatures are expected to 

continue decreasing, as they have since the early 1990’s. This decrease in record setting low 

temperature will be due to the increasing average temperatures caused by climate change.  

Vulnerability Mitigating Risk 

As indicated earlier in this document, 

excessive heat or cold is a medium 

health threat in Passaic. Passaic 

County and the City of Passaic often 

retain more heat due to a greater 

number of impervious surfaces and 

buildings. These conditions can be 

exacerbated with the heat island effect, 

which is more prevalent in highly 

urbanized communities like Passaic. 

As future growth occurs, Passaic 

should consider the ability of new 

developments to withstand extreme 

temperatures through sustainable building design (e.g. Leadership in Energy and Environmental 

Design [LEED]) and consistent enforcement codes and regulations for new construction. The city, 

like other municipalities that experience an increase in population, may require utility system 

upgrades. These upgrades will help to keep up with increases in utility demands during extreme 

temperature events and prevent increased stresses on systems.  

Source: Urban Land Institute. Urban Heat Island Profile from (2020). 
https://urbanland.uli.org/sustainability/four-approaches-to-reducing-the-

urban-heat-island-effect, accessed May 30, 2024. 
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DROUGHT 

According to NOAA’s National 

Integrated Drought Information 

System database, Passaic County 

has experienced one (1) extreme 

drought event in the period from 

2000 to 2023.   

Droughts are characterized between 

D1- Moderate Drought to D4- 

Exceptional Drought. Since 2000, 

Passaic County has experienced 

eighteen (18) drought events. Of 

the events, thirteen (13) were moderate droughts, four (4) were severe droughts and one (1) was 

considered an extreme drought.   

While droughts can have detrimental effects on different types of communities, agricultural 

communities are the most susceptible to direct impacts of drought. The drought hazard is a concern 

for Passaic County because the county’s water is supplied by both surface water and groundwater. 

Surface water supplies are affected more quickly during droughts than groundwater sources.  The 

City of Passaic, being a dense urban community with no significant agricultural activity, may not 

Source: NJ Climate Change Resource Center at Rutgers University (n.d.) Projected 
Climate Data 

Source:  National Integrated Drought Information System. (2023.) Historic 
Conditions for Passaic County. https://www.drought.gov/ 
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necessarily be susceptible to drought. However, the impacts of drought could potentially affect 

water supply. In a future scenario of extreme and exceptional drought, the city may need to 

consider certain mitigation efforts to conserve water. Mitigation efforts can include moratorium 

on watering of lawns and washing of cars among other non-essential uses. The establishment of 

water conservation tactics such as rain collection systems is another way of ensuring efficacy in 

water usage. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NOAA defines drought as “a period 

characterized by long durations of 

below normal precipitation. Drought 

conditions occur in virtually all 

climatic zones, yet characteristics of 

drought vary significantly from one 

region to another, relative to normal 

precipitation within respective 

regions. Drought can affect 

agriculture, water supply, aquatic 

ecology, wildlife, and plant life. 

Drought is a temporary irregularity in 

typical weather patterns and differs 

from aridity, which reflects low 

rainfall within a specific region and is 

a permanent feature of the climate 

of that area.” 
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SEVERE WEATHER (HURRICANE, NOR’EASTER, SEVERE STORMS, WINTER 

STORM) 

The City of Passaic and Passaic County primarily experience extreme storm events associated with 

winter weather. According to NOAA’s Storm Events database, Passaic County experienced 130 

severe weather events between 2017 and 2023. In that eastern Passaic County, which includes the 

City of Passaic, experienced 31 severe weather events. These 31  severe weather events involved 

winter weather (11), heavy snow (3), flash flood (5), high wind (3), thunderstorm wind (2), winter 

storm (6) and tropical storm (1). 

  
Source: Office of the State Climateologist at Rutgers University (2023.) Winter Storm Totals. 
https://climate.rutgers.edu/stateclim/?section=menu&%20target=wint2223snowtotals, accessed on May 30, 2024. 

In New Jersey, winter storms include blizzards, snowstorms, and ice storms. Nor’easters 

are also common type of storms that may occur during winter months within the state. Winter 

weather impacts include lost productivity, traffic accidents, downed trees, medical events (such as 
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heart attacks), and hypothermia (which rarely causes any significant or long-term problems). 

Traffic accidents and road closures due to wintry conditions are most likely to cause damage. 

Projecting future vulnerability to Passaic from winter weather events is difficult due to climate 

change. As described in the 2019 New Jersey State Hazard Mitigation Plan, there are two climate 

change trends affecting winter weather in the state. First, rising temperatures are likely to decrease 

the number of days when the temperature is cold enough for winter weather, as was experienced 

during the Winter of 2022-2023 and this past winter. The countervailing trend is that the climate 

has gotten wetter. It is likely that there will be fewer winter events but when they do occur, then 

the intensity of the winter storms may increase. In order to mitigate the adverse impacts of winter 

storm events, the city should ensure that there is adequate green space and vacant areas available 

for the city’s public works to clear off snow from the roadways. It is also important that the city 

maintains adequate right of way widths to have enough area for snowplows to be able to deposit 

the snow from the cartway during a winter storm event.  

WIND DAMAGE 

Significant damage can occur from high winds associated with severe weather events like 

hurricanes, nor’easters, tropical storms, and winter storms. FEMA classifies these threats to be 

accompanied by high winds. The risk is present across all of Passaic County and equally impacting 

all the municipalities therein. The threat of wind damage to the City of Passaic is not unique 

compared to surrounding municipalities. Because the probability of the City of Passaic 

experiencing a high wind event during a severe storm and winter storm is high, Passaic is likely to 

experience wind damage. These potential damages are discussed below.  

Wind Damage Impacts and Hazard Vulnerability 

The City of Passaic is a densely populated urban community, with a mix of multi-family 

and single-family residences, industrial buildings, and mixed-use offices and retail with apartments 

above. The city has a mix of multi-story reinforced buildings, balloon frames, and unreinforced 

masonry. As discussed in the 2020 HMP, wind profiles in this area of the county indicate a 

relatively low potential for severe events, and adequate construction techniques and building codes 

have generally sufficed to keep risks low. There are two main sources of potential wind damage 

in such communities: (1) structural damage to residential and non-residential buildings, and (2) 

power losses, mainly due to trees falling on above-ground lines. There are established 

methodologies for completing general risk assessments for these hazards.  

Hazus is a regional multi-hazard loss estimation model that was developed by FEMA and 

the National Institute of Building Sciences. Hazus’ methodology is an established technique to 

assess potential risk to existing structures in the scenario of high-wind events. These high-winds 

are projected to occur during extreme weather events that could potentially affect Passaic such as 

Nor-easters, tropical storms and hurricanes. Based on Hazus model data for the Passaic County 
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HMP, it is projected that a 100-year wind event would result in a loss of $3,468,783. In a 500-year 

probabilistic wind event, the resulting damage would result in a loss of $16,624,328. 

Table 1 below summarizes the estimated losses related to a high wind and flood event for both the 

100-year and 500-year event in City of Passaic.  

Table 1: Total Damage for 100- and 500-year Hurricane Wind Events in Passaic 

Cause 100-year Risk 500-year Risk 

Wind Damage $3,468,783 $16,624,328 

 

The numbers noted above, in Table 1, are the total damage to buildings (structure only). The HMP 

notes that the total economic loss due to a 100-year hurricane and flooding in a 100- and 500-Year 

Mean Return Period Event is $3,593,517 and $8,408,327, respectively. 

There are several recommendations that the City of Passaic could adopt to mitigate the potential 

damage from high winds in a severe weather event. The city should adhere to the most up-to-date 

building codes to ensure the highest quality of construction. The city should have an active tree 

inventory that includes an assessment of tree conditions and a prioritization list for trees that should 

be removed, based upon their potential to cause damage to utilities and structures in a high wind 

event. Where feasible, the city should move utilities underground to make them less susceptible to 

outages in high wind events. Provision of backup generators for all critical facilities is one 

mitigation action and the other is updating municipal codes as required. As per the 2020 HMP, the 

city has obtained backup generators to ensure continuity of operations at critical facilities and assist 

vulnerable populations.  The city should continue to  obtain  backup generators and also update 

municipal codes, as required.  
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FLOOD HAZARD 

 

Figure 8, above, shows the areas affected by the flood zones near the Passaic River, McDonald’s 

Brook, and Weasel Brook.  
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There is localized flooding during storm events such as severe thunderstorms, nor’easters, and 

sometimes hurricanes / tropical storms. Flooding most often occurs in or near the areas described 

below: 

1. Passaic River – this area is a major flood area in the city that runs along the eastern 

boundaries of the city. Much of the area east of Route 21– along the river are within 

the 1% and 0.2% annual chance of flooding or in other words within the 100-year and 

500-year floodplain, respectively. 

2. McDonalds’ Brook– this flood area runs through Third Ward Memorial Park. There 

are very few buildings in this area, most of which fall within the 500-year flood plain.  

3. Weasel Brook – The Weasel brook is largely covered within the boundaries of the city, 

with the surrounding area located in the 500-year floodplain. 

One of the best resources for determining flood risk in a jurisdiction are FEMA’s Flood 

Insurance Rate Maps (FIRMs). The FIRM is the official map of a community on which FEMA 

has delineated both the special flood hazard areas (1% annual chance of flooding) and the risk 

premium zones applicable to the jurisdiction. The effective FIRM date for Passaic County is April 

17, 2020, and the delineated areas are depicted below. 
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Source: Passaic County Office of Emergency Management (2020.) Passaic County Hazard Mitigation Plan: Flood Hazard Area. 

 

Current FEMA guidance uses the term extent as analogous to potential severity. The extent 

of the flood hazard in the City of Passaic is of high rank. The most flood-prone areas of the 
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jurisdiction can expect to experience a depth of flooding ranging from one to three feet, with more 

frequent rain events causing a few inches of inundation at low spots, and those adjacent to culverts 

and stream channels. The current engineering design standard for the jurisdiction is a 25-year event 

(i.e., one with a 4% annual chance of occurring), so events more significant than that have the 

potential to inundate areas. However, projecting for future flooding events likely requires 

assuming that properties that are located outside the identified flood hazard areas are potentially 

susceptible to flooding from the Passaic, as was the case during Tropical Storm Ida.  

Passaic has 67 buildings located in the 100-year (1% annual) floodplain and 336 buildings 

located in the 500-year (0.2% annual) floodplain. Although these figures offer some insight into 

the flood hazard in this jurisdiction, they are not particularly reliable as a risk indicator because in 

many cases structures and infrastructure (where the risk-producing impacts occur) are not located 

in the specific areas that are in the floodplain.  

Another potential indicator of the damage that could occur as the result of flooding events 

is to review the number of FEMA repetitive loss properties and the cumulative amount of money 

paid out for flood damaged properties. Compared to other municipalities within Passaic County, 

the City of Passaic has a moderate number of repetitive loss properties and damage caused by 

repetitive flooding. In the city, there have been a total of 119 losses and a total of $10,577,415 in 

payments. There are currently 10 repetitive loss (RL) properties and only one (1) severe repetitive 

loss (SRL) property in the city. In order to minimize the potential damage that can occur in future 

flood events, it is recommended that the city consider conducting an outreach to the property 

owners to enquire about the preferred mitigation actions such as elevating the properties or buyout 

and based upon the input compile a list of property owners interested in applying for a grant. The 

city may want to consider developing a FEMA FMA grant application to mitigate these properties.  

The City of Passaic may want to consider participating in the Community Rating System 

(CRS), a voluntary incentive program that recognizes and encourages community floodplain 

management practices that exceed the minimum requirements of the National Flood Insurance 

Program (NFIP). Flood insurance premium rates are discounted in CRS communities to reflect the 

reduced flood risk resulting from the community’s efforts that address the three goals of the 

program: reduce and avoid flood damage to insurable property; strengthen and support the 

insurance aspects of the National Flood Insurance Program; and foster comprehensive floodplain 

management.  

In addition to flood damage caused by riverine flooding in the identified floodplains, the city is 

also susceptible to flooding due to surface water runoff and flash flooding. These two categories 
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of flooding can occur throughout the  City as it is not necessary for a body of water to be the source 

of flooding. This is explained in detail in the following section.  

URBAN STORM WATER FLOODING 

Heavy rainfall that overwhelms a developed area’s stormwater infrastructure and causes 

flooding is commonly referred to as urban flooding. Urban flooding can be exacerbated by aging 

and inadequate infrastructure and over development. The growing number of extreme rainfall 

events that produce intense precipitation are resulting in increased urban flooding (Center for 

Disaster Resilience 2016). While riverine and coastal flooding is mapped and studied by FEMA, 

urban flooding is not. 

NOAA defines urban flooding as the flooding of streets, underpasses, low lying areas, or 

storm drains. Urban drainage flooding is caused by increased water runoff due to urban 

development and inadequate drainage systems. Drainage systems are designed to remove surface 

water from developed areas as quickly as possible to prevent localized flooding on streets and 

other urban areas. The systems make use of a closed conveyance system that channels water away 

from an urban area to surrounding streams. This bypasses the natural processes of water filtration 

through the ground, containment, and evaporation of excess water. Because drainage systems 

reduce the amount of time the surface water takes to reach surrounding streams, flooding in those 

streams can occur more quickly and reach greater depths than prior to development in that area.  

On August 11, 2018, flash flooding was recorded in Passaic that required evacuation of the flooded 

areas.  

Surface runoff occurs if the rainfall intensity exceeds the evaporation rate and infiltration 

capacity of the soil, or rainfall falls on impervious surfaces and local drainage conditions are 

inadequate to accommodate rainfall through a combination of evaporation, infiltration into the 

ground, and surface runoff. Due to the increased intensity of heavy rainfall events and the City’s 

older stormwater infrastructure, these types of flooding events are likely to be more frequent in the 

future.  

FLOOD MITIGATION EFFORTS 

Flooding from the Passaic River, as a result of Tropical Storm Ida, caused renewed efforts 

to address long standing issues with flooding along multiple portions of the river. The city is 

currently engaged in the McDonald Brook and Benson Avenue Realignment Flood Control 

Project, which encompasses 7,000 feet of stream channels bound by Park Road on the upstream 

and the confluence of the McDonald Brook with the Passaic River on the downstream. The project 
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will evaluate the hydrologic and hydraulic condition to initiate appropriate improvements to 

waterways, structures, and dams to reduce the frequency and intensity of flooding. The city is also 

considering installing barriers—that comply with Department of Environmental Protection 

Barriers— around the brook to prevent people and vehicles from entering the flood area at times 

when flash flooding is likely.     

From the prior Passaic County HMPs, the City of Passaic has completed the following mitigation 

actions: 

 

 Obtain backup power generators to ensure continuity of operations at critical facilities and to 

assist vulnerable populations. 

 Tie the Hazard Mitigation Plan into the Master Plan redevelopment/revitalization. 

 Develop all hazards public education and outreach program for hazard mitigation and 

preparedness. 

Additionally, the City of Passaic identified the following mitigation activities that were completed 

but not identified in the 2015 HMP mitigation strategy: 

 

 The city has resource centers in place for warming and cooling centers. 

 Public Services has been proactive with tree trimming and participating in the Community 

Forestry Program. 

NJDEP BLUE ACRES PROGRAM 

The NJDEP is in the process of redesigning the Blue Acres buyout program to be more proactive 

in targeting properties in flood-prone areas. It is likely that the program will focus on areas along 

river valleys that are particularly vulnerable to fluvial flooding. Given that the flood prone areas 

of the City of Passaic are along the river, it is likely that the DEP will be looking at properties 

along the Passaic River to focus on the future buyout program. The city may want to be proactive 

and begin the process of working with vulnerable property owners for potential buyouts. Doing so 

could help mitigate the potential damage done by future flooding events. It is likely that funding 

for the buyout programs will grow over time as governments at both the state and federal levels 

increase attention on climate resiliency. The city should prioritize gaining support among property 

owners and the public in general for this strategy in tandem with other efforts occurring to improve 

the flow of the Passaic River.      
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BUILD-OUT ANALYSIS 

Development Trends 

As an older urban community in the New York metropolitan area, Passaic is left with little 

vacant land available for development. The existing land use patterns highlight the little amount 

of vacant land in the city.  

Since 2013, the City has seen building permits issued for 361 new residential units, most 

of these in multifamily structures with some one- and two-family units. The development trends 

highlight the relatively high amount of multi-family residential development in the city over the 

past decade. 

Number of Housing Units Authorized by Building Permits for New Construction 

Year 1&2 Family Multifamily Total 

2013 8 117 125 

2014 0 0 0 

2015 0 0 0 

2016 0 0 0 

2017 0 0 0 

2018 6 9 15 

2019 15 22 37 

2020 4 56 60 

2021 3 40 43 

2022 0 0 0 
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2023 43 38 81 

Total 79 282 361 

Official site of the State of New Jersey. New Jersey Department of Community Affairs (DCA) | Building Permits: Yearly 

Summary Data. https://www.nj.gov/dca/codes/reporter/building_permits.shtml, accessed on May 30, 2024. 

 

ANALYSIS 

A build-out analysis was performed as a part of the master planning process to understand 

the potential impact that proposed recommendations and recently approved development would 

have on the city. Land Use recommendations that could affect future build-out are concentrated in 

the area east of Route 21, which are adjacent to recognized floodways along the Passaic River and 

in the neighborhoods surrounding the McDonald Brook. These recommendations were made with 

Priority 1 of the NJ Resiliency Report. The city has adopted ordinances with regards to stormwater 

management that are designed to:  

 Protect human life and health 

 Minimize expenditure of public money for costly flood control projects 

 Minimize the need for rescue and relief efforts associated with flooding and generally 

undertaken at the expense of the general public 

 Minimize prolonged business interruptions 

 Minimize damage to public facilities and utilities such as water and gas mains, electric, 

telephone and sewer lines, streets, bridges located in areas of special flood hazard 

 Help maintain a stable tax base by providing for the second use and development of areas 

of special flood hazard so as to minimize future flood blight areas 

 Ensure that potential buyers are notified that property is in an area of special flood hazard, 

and 

 Ensure that those who occupy the areas of special flood hazard assume responsibility for 

their actions. 

 

Any potential impact from severe weather events is likely to be applicable to the city as a whole 

and are not confined to specific areas where the recommendations are primarily focused, as these 

https://www.nj.gov/dca/codes/reporter/building_permits.shtml
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areas do not have any unique characteristics that make them acutely susceptible to these events. 

Land Use recommendations made in this document are not intended to exacerbate any of the 

existing flood hazards in the city. The results of the build-out analysis can be found below.  

Table 3: Projected Build-Out Analysis 

  
Total Projected 
Retail Space (SQ 

FT) 

Total Projected 
Retail Employees 

Total Projected 
Units 

Total Projected 
Residents* 

Eastside Redevelopment 0 0 50 100 

Main Avenue 
Redevelopment 

29,784 8 79 158 

Market Street 
Redevelopment Area 

0 0 305 610 

Other Redevelopments 52,266 105 578 1,097 

Total 59,568 8 434 1,965 

*Assumption: Two (2) residents per unit  

 

It should be noted that the projected build-out analysis represents a high-end estimate for 

planning purposes based on existing and recommended zoning regulations. These estimates are 

intended for the timespan of the Master Plan and may not come to fruition in totality due to factors 

such as market forces, site-specific environmental issues, site constraints, and bulk standards.  

Given the small amount of vacant land existing in Passaic, the most significant 

development activity would occur through redevelopment. While most areas designated in need 

of redevelopment are located away from flood-prone areas, portions of the Eastside 

Redevelopment Area and the Market Street Redevelopment Area are at greatest risk of flooding 

as they are within the 1% and 0.2% Annual Chance Flood Hazard area or 100-year and 500-year 

floodplain, respectively.   

EMERGENCY FACILITIES 

Critical facilities for emergency response in the city include volunteer fire stations, office of 

emergency management, a police station, and gas stations. The Office of Emergency Management 

(OEM) is housed in the City Hall building at 330 Passaic Street. The OEM coordinates all the 

emergency services for the city including emergency medical services, fire, health department, 

police, public works, and all additional agencies contributing to any large-scale emergency 

incident or disaster.   

Police Facility 

 Police Department at 330 Passaic Street  
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Fire Stations 

 Westside Firehouse on Paulison Avenue 

 Eastside Firehouse on Jefferson Street 

Potential Emergency Shelters 

According to FEMA’s National Shelter System database, there are five locations within the City 

of Passaic that would serve as potential shelter in case of an emergency.  These are listed below:  

Shelter Address 

Passaic High School Gym 143 Gregory Ave 

Reception Center - Senior Citizen Building 330 Passaic St 

Martin Luther King Jr. Elementary School 85 Hamilton St 

Etta Gero #9 Elementary School 140 EAST FIRST STREET 

Daniel F. Ryan Elementary School # 19 320 Highland Ave. 

Dignity House* 276 Broadway 

*This was identified by the City of Passaic. 

The 2020 HMP identifies Number 8, Pulaski Elementary School as a critical facility located 

within a 100-year floodplain.  

Gas Stations 

Gas service stations are an important resource in case of power outage and during other emergency 

events. There are several gas stations located throughout the City of Passaic with alternative gas 

stations in neighboring Clifton, Garfield, and Wallington.   

Hospitals 

St. Mary’s General Hospital, a critical care facility, is located at 350 Boulevard in the City of 

Passaic. The hospital campus has frontage along four streets, namely Boulevard to the south, 

Lafayette Avenue to the north, Oak Street to the west, and Crescent Place to the east.  
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POTENTIAL IMPACTS OF NATURAL HAZARDS ON COMPONENTS AND 

ELEMENTS OF THE MASTER PLAN 

The city intends to promote redevelopment projects that are located in safe areas, away from the 

flood zones. Please refer to the Land Use Plan Element for specific recommendations. 

Additionally, the recommendations are intended to promote resiliency and ensure that future 

development will be able to withstand significant damage that affects the older built out areas 

along known floodways. In fact, it is likely that the recommendations set forth in this document 

along with the city’s stormwater management ordinance requirements will help mitigate any 

potential impacts of future extreme weather events.  

CITY OF PASSAIC MITIGATION STRATEGY 

This section contains the strategies and recommendations that are intended to reduce or avoid risks 

associated with natural hazards. These recommendations are consistent with and are in addition to 

the mitigation strategies identified in the 2020 HMP. Refer to Section 9.8.16 of the HMP for the 

County’s mitigation strategies for the city.  

 Update municipal codes as required.  

 Repetitive loss outreach 

 Consider CRS participation 

 Tie the Hazard Mitigation Plan into the Master Plan redevelopment/revitalization. 

A policy statement regarding consistency, coordination, and integration of the Vulnerability 

Assessment with various existing or proposed plans 

The City of Passaic participated in Passaic County’s 2020 HMP and intends to continue to prepare 

for future hazards as per the 2020 HMP. The City’s Master Plan Reexamination is intended to be 

consistent with and effectuate the Passaic County 2020 HMP. 
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The specific changes recommended for the Master Plan or Development Regulations, if any, 

including underlying objectives, policies, and standards, or whether a new plan or regulation 

should be prepared. The recommendations of the Planning Board concerning locations appropriate 

for development of public electric vehicle infrastructure, including, but not limited to, commercial 

districts, areas proximate to public transportation and transit facilities and transportation corridors, 

and public rest spots; and recommended changes, if any, in the local Development Regulations 

necessary or appropriate for development of public vehicle infrastructure. The incorporation of 

Redevelopment Plans adopted pursuant to the “Local Redevelopment” and Housing Law”, into 

the Land Use Plan Element of the Municipal Master Plan, and recommended changes, if any, in 

the local Development Regulations necessary to effectuate the redevelopment plans of the 

Municipality. 

 

As It Relates To: 

 

Electric Vehicle Infrastructure 

 Develop strategies with PSEG for Federal and State funding of the necessary upgrades to 

infrastructure in the City of Passaic. Specifically in the Main Avenue NJ Transit Bus Station 

and Market Street Development Areas to promote economic growth and stability for the 

existing and proposed businesses and residential development 

 Partner with NJ Transit to install charging facilities at the Passaic Rail Station 

 Continue to grow the number of electric vehicles in the municipal fleet 

 Enforce strict adherence of the City’s electric vehicle ordinance by property owners and 

developers 

 Design all applicable City projects with electric vehicle infrastructure 

 

Transportation 

 Implement a shuttle service for users to navigate key locations within the City 

 Develop a bike share program for residents to have an alternate means of transportation 

 Design future roadway projects to accommodate bike lanes and boulevards 

 To upgrade the pedestrian system through systematic replacement, and where needed, 

widening sidewalks 

 To work with Passaic County on ways to upgrade the County Roads including the curbs and 

sidewalks 

 To realize that with population growth will come additional vehicular traffic and to proactively 

plan for this increased traffic with capacity upgrades at key sites such as Monroe Street and 

Main Avenue 

 

Economic Development 
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 Expand job training 

 Forward technical trades and apprenticeship programs 

 To strategically replace or reuse obsolete industrial buildings with other uses 

 To infill all vacant lots in the commercial corridors within inline stores 

 Expand economic opportunities through job creation and retention. 

 Foster business and pedestrian friendly atmosphere  

 Provide for an environment that will attract new businesses to the industrial and redevelopment 

areas  

 Continue with a focus on complete street concepts and on programs that will expand the 

appearance and infrastructure of the business districts 

 

Land Use 

 Continue to utilize the Scatter Site Redevelopment Planning Tool in specific areas in the city 

to address development challenges and issues 

 

Development Regulations 

 Evaluate the “bulk Standards” in the R – 3 Residential Zone District particularly lot area and 

building setbacks 

 Review and update Article III Definitions and Word Usage 

 Consider developing Conditional Use Standards for Day Care and Child Care Centers to 

establish a consistent set of standards to minimize impacts on other land uses 

 Review Conditional Use Criteria for Religious Uses permitted in all zones in regard to impacts 

to neighborhood residential uses 

 Amend the C-R zone to remove all R-3 permitted uses  

 Amend the R-1 and R-2 Zone to include townhouses as permitted uses 

 

Housing 

 Increase Home Ownership Opportunities 

 Maintain Existing Affordable Housing Units 

 Continue to Encourage Inclusionary and affordable Housing 

 Increase Market Rate Housing 

 Continue to use LHRL to promote Scattered Site Redevelopment 

 Provide assistance and resources to low‐income families avoid becoming homeless 

 Utilizing Redevelopment powers to construct higher density housing, where appropriate 

 Review the permitted densities for all multi-family housing types in each Zone (specifically 

the R – 3 Residential Zone District) and make appropriate modifications in-conjunction with 

the Housing Element 

 To allow and encourage significantly higher density housing in the immediate area around the 

train station 
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Roadway Infrastructure 

 Complete full road reconstructions that include sidewalk repairs and sanitary and storm 

upgrades, whenever possible 

 

Climate Vulnerability 

● Update municipal codes as required 

● Repetitive loss outreach 

● Consider Community Rating System participation  

● Tie the Hazard Mitigation Plan into the Master Plan redevelopment/revitalization 

 Allow a wider mix of residential and non-residential uses in existing zoning districts. 

 Amend existing residential districts to allow more types of housing by right 

 Clearly define artisan manufacturing uses as commercial uses and allow them in more 

zoning districts 

 Require high levels of accessibility and connectivity for pedestrians, bicycles, and motor 

vehicles in all new development and significant redevelopment 

 Reduce minimum off-street parking requirements in areas where those requirements serve 

as significant barriers to investment and are not necessary to protect public safety of 

pedestrians, bicyclists, motorists, older adults, or persons with disabilities 

 Encompasses a wide variety of housing at a range of costs, types and tenure. This ensures 

that the housing supply provides for the diverse needs of residents 

 Facilitate the development of small-scale residential projects such as duplexes, triplexes, 

and other neighborhood-scale housing types 

 Allow flexibility for residential use on land owned by faith-based or educational 

organizations 

 Expand the list of residential use types permitted in neighborhoods to include 

nontraditional and missing middle housing, including modest-scale multifamily residences 

 Allow multifamily and mixed-use developments in all commercial areas 

 Update live/work and occupational use regulations: Accommodating the demands of 

remote work and desire for mixed use requires updating rules and zoning for occupational 

use and live/work arrangements 
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Appendix A: Median Household income By Census Tract 
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Appendix B: Bachelor’s Degree or Higher 
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Appendix C: Percent of Owner-Occupied Housing Units By Census Tract 



 

Page | 101  
 

 

Appendix D: Traditional Present Need By Municipality 
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Appendix E: City of Passaic Zoning Map 
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Appendix F: UEZ Areas 
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Appendix G: Percentage of Alternate Means of Transportation to Work  
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Appendix H: Percentage of No Vehicle Availability By Census Tract   
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Appendix I: Percentage of Structures Built 1939 or Earlier   



 

Page | 107  
 

  

Appendix J: Scattered Sites Redevelopment 2013-2023   
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Appendix K: Neighborhood Preservation Program Map 
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As cities around the world face the impacts of climate change, many are taking steps increase their 

resilience and prepare for the challenges ahead. For the past decade, the City of Passaic has been working 

on implementing measures that will reduce its vulnerability to climate hazards, such as extreme heat and 

flooding, while also taking advantage of opportunities to create a more sustainable and livable 

community. Through a combination of policy, infrastructure, and community engagement strategies, the 

plan seeks to ensure that the City of Passaic remains a vibrant and resilient place to live and work for 

generations to come.  

The world is facing an existential climate crisis that presents a significant and growing risk to the safety, 

effectiveness, equity and sustainability of the City’s infrastructure systems. In order to address this risk, 

the City of Passaic Engineering Department has implemented solutions and policies that will help preserve 

the community from the adverse effects of climate change.  

The Engineering Department oversees the safety and effectiveness City’s infrastructure systems. The 

range of impacts from these threats may include flooding and damage to roadways weakened structures 

such as bridges, brooks and areas within the vicinity of the Passaic River where the flooding directly affects 

the properties and residents. Severe conditions may reduce the life of capital assets, increase operational 

disruptions, and create the need to improve the existing infrastructure.  

The scope of the Engineering Department includes, but is not limited to: 
 

1- Improving roadway conditions enhancing drainage, reducing pollution, and increasing safety  

2- Decrease total GHG emissions from transit fleet by 25% by 2033 providing to the facilities to 

accommodate electric vehicles. 

3- Implementing safety measures in order to avoid flooding in areas where the life has been lost  

4- Funding studies and design projects to provide solutions in areas where the flooding could be 
minimized or completely avoided.  
 

Projects from 2013-2023 

 MacDanold Brook Flood Control Phase 1, 2, 3, 4 (2015-2018) 
 Broadway & Liberty Street Drainage Improvements (2016)  
 Broadway & Liberty Street Drainage Installation System (2016) 
 Burgess Pl Drainage Installation System (2016) 
 Van Buren St Drainage Installation System (2016) 
 John St Drainage System Improvement (2018-2019) 
 Linden St Storm Sewer System Cleaning (2018) 
 Dundy Island Park Phase I (2017-2019) 
 Passaic Ave Drainage Improvements (County) (2020-2021) 
 Pennington Culvert Replacement (County) (2022-2023) 
 Passaic Ave Culvert / Bridge Replacement (County) (2022-2024) 
 Speer Village Sink Hole Repair (2022-2023) 
 Pulaski Park Extension with Bioretention Rain Gardens as Non-Structural Stormwater 

Management  
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Policy & Regulations 2013 - 2023 

 Adoption of new NJDEP Stormwater Control Ordinance 
 Adoption of new FEMA Flood Damage Prevention Ordinance 
 Redevelopment Plans that include stricter stormwater regulations & requirements 
 Municipal Stormwater Management Plan 
 Stormwater Pollution and Prevention Plan 
 GIS Assessment Management & Implementation Services (Mapping of all City-owned Stormwater 

Infrastructure) 
 

Roadway Improvement Projects 2013 -2023 

 8th St from Wall Street to Lodi St (2014-2016) 
 Aycrigg Ave from River Dr to Eight St 
 Factory St form Van Houten Ave to Dead-end. 
 Passaic St from Old Rail Road/ Passaic St to Passaic River  
 Monroe St from Monroe Bridge to Lexington Ave  
 Howe Ave from Grove St to Paulison Ave  
 Terhune Ave from Rover Dr to Park Ave  
 Spring St from Brook to Marietta St 
 Madison St from Hope Av to Lexington Ave  
 8th Ave from Linden St to Dead-end 
 First St from Passaic St to Monroe St 
 Ascension St from Passaic Ave to Pennington Ave  
 Pine St from Mac Kenly St/ Harrison St to Summer St 
 Federal St from Summer St to City Border 
 Summer St from Lexington Ave to Central Ave 
 Passaic St from 4th St to Market St  
 Oak St form Linden Ave to Paulison Ave (Paulison Ave -County Road) 
 Howe Ave from Oak Ave to Howe Ave 
 Linden St from Oak St to Howe Ave. 
 Hope Ave from Monroe St to Van Buren St 
 Pine St from Summer St to Highland Ave (Highland Ave -County Road) 
 Gregory Ave from Passaic Ave to Pennington Ave (Pennington Ave - County Road) 
 Columbia Ave from Passaic St to Aspen Pl 
 Garden St from Oak St to Howe Ave  
 Summer St from Central Ave to City Border (Central Ave - County Road) 
 Vreeland Ave from Madison St to Washington Pl 
 Third St from Passaic Ave to Monroe St 
 Parkview Pl from Orth Ave to Broadway (Broadway- County Road) 
 Orth Ave from Katherine Ave to Donald Ave  
 Donald Ave from Orth St To Dead End  
 Ball Ave from Orth Ave to Dead End  
 8th St from Lodi St to 8th St Bridge (8th St Bridge -County Bridge) 

 
Parking Lots: 



 

Page | 112  
 

 Christopher Columbus (Paulison Ave)  
 Myrtle Ave  
 First St  
 Hoover Ave 
 Christopher Columbus (Gregory Ave) 
 Pulaski Park   

 
Future Projects 
 

1- Oak St Storm Sewer System Improvements & Gregory Ave Sanitary Sewer Improvements (2023-

2024) 

2- Hammond St Sanitary & Storm Sewer Improvements (2023-2024) 

3- Passaic Ave & NJ Transit Bridge Overpass 
4- Benson Ave & MacDanold Brook Realignment Project (2024-2026) 
5- Parking Deck at State St with EV Parking (2023) 
6- Reconstruction of Outfalls (2025-2028) 
7- Installation of Prevention flood Valve in the Outfalls (2025-2033) 
8- FEMA Flood Mitigation Projects: 

a. Hughes Lake Dam & Spillway reconstruction 
b. Installation of Rip-rap aprons at all culvert discharge points 
c. Howard Avenue Tennis Courts Drainage Improvements 

9- Planting flood-resistant vegetation and landscaping in flood-prone Areas (2023-2033) 
10- Implementation of Green Infrastructure and Non-structural stormwater management measures 

(2023-2033) 
11- Ongoing Roadway Improvements at multiple locations (2023-2033) 
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Appendix M: City of Passaic Census Tracts 

 



 

Page | 114  
 

Bibliography 

APA Policy Guide on Smart Growth. (n.d.). American Planning Association. 

https://www.planning.org/policy/guides/adopted/smartgrowth.htm#:~:text=Core%20prin

ciples%20of%20Smart%20Growth%20include%3A&text=A%20greater%20mix%20of%

20uses,of%20environmental%20and%20cultural%20resources 

American Planning Association. (2023, February 8). Equity in Zoning Policy Guide. 

https://www.planning.org/publications/document/9264386/ 

American Planning Association. (2019, June). Practice Housing Affordability. 

Community rating system. FEMA.gov. (n.d.). https://www.fema.gov/floodplain-

 management/community-rating-system; accessed May 30, 2024.  

ArcGIS Map Service. Map Layer: National Shelter System – Open Shelters. Federal 

 Emergency Management Agency, 2023. 

 https://www.arcgis.com/home/item.html?id=d000037396514f70a2ba3683e037caee, 

 accessed February 2024. 

Connolly, B. J. & Forcinito. (2020). Singled Out of Residential Land Use. American Planning 

Association. https://www.planning.org/planning/2020/jul/tools-legal-lessons/ 

 

DeAngelis, J. (2022, January 21). Grappling with the Racist Legacy of Zoning. American 

Planning Association. https://www.planning.org/blog/9228712/grappling-with-the-racist-

legacy-of-zoning/ 

 

Econsult Solutions (2017). New Jersey Affordable Housing Need And Obligations. 

https://econsultsolutions.com/wp-content/uploads/New-Jersey-Affordable-Housing-

Need-and-Obligations-Econsult-Solutions-11-29-2017.pdf 

 

ETM Associates, LLC. (2022 October). Passaic County Historic Preservation Element for the 

Park, Recreation and Open Space Master Plan. County of Passaic Department of 

Cultural & Historic Affairs  

Hammon, M. (2021, March 1). Manage the Curb With Smart Loading Zones. American Planning 

Association. https://www.planning.org/planning/2021/winter/manage-the-curb-with-

smart-loading-zones/ 

 

H2M (2023). Market Street Redevelopment Plan. https://cityofpassaic.com/DocumentCenter 

/View/7774 /Market-Street-Redevelopment-Plan-PDF 

Housing Supply Accelerator Playbook. (2024, May 6). American Planning Association. 

 https://www.planning.org/publications/document/9289884/ 

Hurtado, P. Shah, S., DeAngelis, J., Gomez, A. 2022 Trend Report for Planners. (2022). 

American Planning Association. 



 

Page | 115  
 

https://www.planning.org/publications/document/9228382/#:~:text=The%202022%20Tre

nd%20Report%20for,the%20urgency%20of%20planners'%20action. 

 

Hurtado, P., PhD. (2021, July 1). Planning With Foresight. American Planning Association. 

https://www.planning.org/pas/quicknotes/94/planning-with-foresight/ 

Kendig, L. (2020). Eliminating Existing Single-Family Zoning Is a Mistake. Journal of the 

 American Planning Association, 86(1), 124–125. 

 https://doi.org/10.1080/01944363.2019.1689016 

Liberty, R. (2021, February 1). 3 Zoning Changes That Make Residential Neighborhoods More 

 Affordable. American Planning Association.  https://www.planning.org/planning/ 

 2021/winter/3-zoning-changes-that-make-residential-neighborhoods-more-affordable/ 

Litman, T. (2023, October 8). Where We Want To Be. Home Location Preferences and Their 

Implications for Smart Growth. Victoria Transport Policy Institute. 

https://www.vtpi.org/sgcp.pdf  

Make the Road New Jersey. (2022 October). Housing Insecurity: A Survey of Tenants in 

Elizabeth, Passaic, and Perth Amboy. https://maketheroadnj.org/housing/  

 

Manville, M., Monkkonen, P., & Lens, M. (2019). It’s Time to End Single-Family Zoning. 

Journal of the American Planning Association, 86(1), 106–112. 

https://doi.org/10.1080/01944363.2019.1651216 

 

McCann, B., Rynne, S. (2010, April 1).  Complete Streets Best Policy and Implementation 

Practices. American Planning Association. 

https://www.planning.org/publications/report/9026883/ 

Morris, M. (2009, April 15). Smart Codes: Model Land- Development Regulations. American 

Planning Association. https://www.planning.org/publications/report/9026880/  

 

Morton, E. (2022, February 17). How to Help Black-Owned Businesses Thrive. American 

Planning Association. https://www.planning.org/planning/2022/winter/how-to-help-

black-owned-businesses-thrive/ 

 

National Centers for Environmental Information(NCEI). (2019). Annual 2019 Global Climate 

Report.https://www.ncei.noaa.gov/access/monitoring/monthly-report/global/201913; 

accessed on June 6, 2024  

New Jersey Department of Environmental Protection & New Jersey Department of 

Transportation. (2019). Energy Master Plan Pathway to 2050. 

https://nj.gov/bpu/pdf/publicnotice/NJBPU_EMP.pdf  

NJ news from Bergen, Passaic: Bergen Record. 

 https://www.northjersey.com/story/news/passaic/passaic-city/2021/10/22/passaic-nj-

https://maketheroadnj.org/housing/
https://doi.org/10.1080/01944363.2019.1651216
https://www.planning.org/publications/report/9026883/
https://www.planning.org/publications/report/9026880/


 

Page | 116  
 

 struggles-finding-ways-reduce-flash-flooding-deaths/6104561001/; accessed February 

 21, 2024. 

Nichols, C., M. & Dorsett, J. (2022, January 7). Create a Curb-Management Framework in 7 

Steps. American Planning Association. https://www.planning.org/planning/2022/win 

ter/create-a-curb-management-framework-in-7-steps/  

 

Olabi, A., Wilberforce, T., Obaideen, K., Sayed, E. T., Shehata, N., Alami, A. H., & 

Abdelkareem, M. A. (2023). Micromobility: Progress, benefits, challenges, policy and 

regulations, energy sources and storage, and its role in achieving sustainable development 

goals. International Journal of Thermofluids, 17, 100292. 

https://doi.org/10.1016/j.ijft.2023.100292 

 

Office of Emergency Management. Office of Emergency Management, Passaic, NJ. (n.d.). 

 https://www.cityofpassaic.com/194/Office-of-Emergency-Management; accessed on June 

 6, 2024 

Ohio Department of Health Creating Healthy Communities. (2019). Zoning 101 Frequently 

Asked Questions. https://cms2.revize.com/revize/athenscch/Land%20Use%20Zoning.pdf 

 

Passaic County Office of Emergency Management. (2020.) Prepared by Tetra Tech, Inc. Passaic 

 County and All Municipalities Hazard Mitigation Plan 2020 Update. 

 https://www.passaiccountynj.org/home/showpublisheddocument/2250/637672038994270

 000, accessed on May 30, 2024. 

Passaic County conditions. Drought.gov. (n.d.). https://www.drought.gov/states/new-

 jersey/county/passaic; accessed on May 30, 2024.  

Passaic City Aging-Friendly Community Initiative. (2023, February 16). New Jersey Future.  

 

People Over Parking. (n.d.). American Planning Association. 

https://www.planning.org/planning/2018/oct/peopleoverparking/ 

 

Rethinking Off-Street Parking Requirements. (2022). American Planning Association. 

https://www.planning.org/knowledgebase/parkingrequirements/ 

 

Shuford, S., Rynne S., & Mueller J. (2010, March 15). Planning for a New Energy and Climate 

Future. American Planning Association. 

https://w1.planning.org/publications/report/9026882/ 

 

Stalled Out: How Empty Parking Spaces Diminish Neighborhood. (2024, July 16). Center for 

Neighborhood Technology. https://cnt.org/publications/stalled-out-how-empty-parking-

spaces-diminish-neighborhood-affordability 

Searle, G., & Phibbs, P. (2020). Ending Single-Family Zoning: Is There a Plan B? Journal of the 

American Planning Association, 86(1), 121–122. 

https://doi.org/10.1080/01944363.2019.1689013 

https://www.planning.org/knowledgebase/parkingrequirements/
https://doi.org/10.1080/01944363.2019.1689013


 

Page | 117  
 

Swedberg, T., & Swedberg, T. (2023, October 27). New Jersey State Policy Lab: The Revival of 

Urban Enterprise Zones in New Jersey - Edward J. Bloustein School of Planning & 

Public Policy. Edward J. Bloustein School of Planning & Public Policy - Rutgers 

University. https://bloustein.rutgers.edu/new-jersey-state-policy-lab-the-revival-of-urban-

enterprise-zones-in-new-jersey/ 

Topology (2021). Main Avenue Redevelopment Plan. https://www.cityofpassaic.com/ 

DocumentCenter/View/3123/Main-Avenue-Redevelopment-Plan-Adopted-PDF 

 

The Center for Neighborhood Technology. (2016 March). Stalled Out | How Empty Parking 

Spaces Diminish Neighborhood Affordability.  

 

Untapped Potential. (2020). RPA. https://rpa.org/work/reports/untapped-potential 

U.S. Census Bureau. (n.d.-a). Explore Census data. https://data.census.gov/table/A 

CSST5Y2022.S2503?t=Housing&g=160XX00US3456550  

 

U.S. Census Bureau. (n.d.-b). Explore Census Data. https://data.census.gov/table/ACSDT5Y202 

2.B08201?q=transporation&g=160XX00US3456550&moe=false 

 

 U.S. Census Bureau. (n.d.-c). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

18.S2504?t=Housing&g=1400000US34031175200,34031175301,34031175302,3403117

5401,34031175402,34031175501,34031175502,34031175601,34031175603,3403117560

4,34031175701,34031175703,34031175704,34031175801,34031175803,34031175804,3

4031175900_160XX00US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-d). Explore Census Data. https://data.census.gov/table/DECENNI 

ALPL2020.P1?t=Populations%20and%20People&g=050XX00US34031_160XX00US34

13690,3456550,3457000&y=2020  

 

U.S. Census Bureau. (n.d.-e). Explore Census Data. https://data.census.gov/table 

/ACSST5Y2022.S2504?q=vehicle&g=040XX00US34_050XX00US34031_160XX00US

3456550&moe=false  

 

U.S. Census Bureau. (n.d.-f). Explore Census Data. https://data.census.gov/table/ACSS 

T5Y2022.S2504?q=vehicle&g=040XX00US34_050XX00US34031_160XX00US34565

50&moe=false  

 

U.S. Census Bureau. (n.d.-g). Explore Census Data. https://data.census.gov/table/ACSS 

T5Y2022.S2504?t=Housing&g=1400000US34031175200,34031175301,34031175302,3

4031175401,34031175402,34031175501,34031175502,34031175601,34031175603,3403

1175604,34031175701,34031175703,34031175704,34031175801,34031175803,3403117

5804,34031175900&moe=false 

 



 

Page | 118  
 

 U.S. Census Bureau. (n.d.-h). Explore Census Data. https://data.census.gov/table/ACSST5Y202 

2.S2503?t=Income%20(Households,%20Families,%20Individuals)&g=160XX00US3456

550&moe=false  

 

U.S. Census Bureau. (n.d.-i). Explore Census Data. https://data.census.gov/table/ACSST5Y2 

022.S2503?t=Income%20(Households,%20Families,%20Individuals)&g=040XX00US34

_050XX00US34031_160XX00US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-j). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

22.S2501?t=Housing&g=040XX00US34_050XX00US34031_160XX00US3456550&m

oe=false  

 

U.S. Census Bureau. (n.d.-k). Explore Census Data. https://data.census.gov/table/ACSST5 

Y2022.S1901?t=Income%20(Households,%20Families,%20Individuals)&g=160XX00U

S3456550&moe=false  

 

U.S. Census Bureau. (n.d.-l). Explore Census Data. https://data.census.gov/table/ACSST5Y2022 

.S1901?t=Income%20and%20Poverty&g=040XX00US34_050XX00US34031_160XX0

0US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-m). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

22.S1901?t=Income%20and%20Poverty&g=1400000US34031175200,34031175301,340

31175302,34031175401,34031175402,34031175501,34031175502,34031175601,340311

75603,34031175604,34031175701,34031175703,34031175704,34031175801,340311758

03,34031175804,34031175900  

 

U.S. Census Bureau. (n.d.-n). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

22.S1701?t=Income%20and%20Poverty&g=1400000US34031175200,34031175301,340

31175302,34031175401,34031175402,34031175501,34031175502,34031175601,340311

75603,34031175604,34031175701,34031175703,34031175704,34031175801,340311758

03,34031175804,34031175900&moe=false  

 

U.S. Census Bureau. (n.d.-o). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

22.S0502?t=Native%20and%20Foreign-Born&g=040XX00US34_160XX00US34 

56550,3457000&moe=false  

 

U.S. Census Bureau. (n.d.-p). Explore Census Data. https://data.census.gov/table/ACSST5Y202 

2.S0502?t=Native%20and%20Foreign-Born&g=160XX00US3456550 

  

U.S. Census Bureau. (n.d.-q). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

22.S0502?g=160XX00US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-r). Explore Census Data. https://data.census.gov/table/ACSST5Y202 

2.S0102?g=160XX00US3456550&moe=false  

 



 

Page | 119  
 

U.S. Census Bureau. (n.d.-s). Explore Census Data. https://data.census.gov/table/ACSST5Y202 

2.S0101?g=050XX00US34031_160XX00US3413690,3456550,3457000&moe=false 

 

U.S. Census Bureau. (n.d.-t). Explore Census Data. https://data.census.gov/table/ACSST5Y202 

2.S0101?t=Age%20and%20Sex&g=1400000US34031175200,34031175301,3403117530

2,34031175401,34031175402,34031175501,34031175502,34031175601,34031175603,3

4031175604,34031175701,34031175703,34031175704,34031175801,34031175803,3403

1175804,34031175900&moe=false  

 

U.S. Census Bureau. (n.d.-u). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

10.S1002?t=Families%20and%20Living%20Arrangements&g=1400000US34031175200

,34031175301,34031175302,34031175401,34031175402,34031175501,34031175502,34

031175601,34031175603,34031175604,34031175701,34031175703,34031175704,34031

175801,34031175803,34031175804,34031175900&y=2010&moe=false  

 

U.S. Census Bureau. (n.d.-v). Explore Census Data. https://data.census.gov/table/ACSST5Y20 

10.S1002?t=Families%20and%20Living%20Arrangements&g=1400000US34031175200,34031

175301,34031175302,34031175401,34031175402,34031175501,34031175502,34031175

601,34031175603,34031175604,34031175701,34031175703,34031175704,34031175801

,34031175803,34031175804,34031175900&y=2010&moe=false  

 

U.S. Census Bureau. (n.d.-w). Explore Census Data. https://data.census.gov/table/ACSDT5Y202 

2.B08201?q=transporation&g=160XX00US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-x). Explore Census Data. https://data.census.gov/table/ACSDT5Y20 

22.B08141?q=transporation&g=040XX00US34_050XX00US34031_160XX00US34565

50&moe=false  

U.S. Census Bureau. (n.d.-y). Explore Census Data. https://data.census.gov/table/ACSDT5Y20 

22.B08015?q=transporation&g=040XX00US34_050XX00US34031_160XX00US34565

50&moe=false  

 

U.S. Census Bureau. (n.d.-z). Explore Census Data. https://data.census.gov/table/ACSDT5Y20 

22.B07009?t=Educational%20Attainment&g=1400000US34031175200,34031175301,34

031175302,34031175401,34031175402,34031175501,34031175502,34031175601,34031

175603,34031175604,34031175701,34031175703,34031175704,34031175801,34031175

803,34031175804,34031175900_160XX00US3456550&moe=false  

 

U.S. Census Bureau. (n.d.-aa). Explore Census Data. https://data.census.gov/table/ACSDT5Y20 

10.B05001?t=Native%20and%20Foreign%20Born&g=1400000US34031175200,340311

75301,34031175302,34031175401,34031175402,34031175501,34031175502,340311756

01,34031175603,34031175604,34031175701,34031175703,34031175704,34031175801,

34031175803,34031175804,34031175900&y=2010&moe=false  

 

U.S. Census Bureau. (n.d.-ab). Explore Census Data. https://data.census.gov/table/ACSDP5Y20 

22.DP05?t=Age%20and%20Sex:Older%20Population:Populations%20and%20People&g=14000

00US34031175200,34031175301,34031175302,34031175401,34031175402,34031175501,3403



 

Page | 120  
 

1175502,34031175601,34031175603,34031175604,34031175701,34031175703,34031175704,3

4031175801,34031175803,34031175804,34031175900 

 

Weitz, J. (2002, January) Growing Smart User Manual | For the Growing Smart Legislative 

Guidebook: Model Statues for Planning and the Management of Change. American 

Planning Association. https://w1.planning.org/publications/document/9148729/  

 

Wegmann, J. (2019). Death to Single-Family Zoning…and New Life to the Missing Middle. 

Journal of the American Planning Association, 86(1), 113–119. 

https://doi.org/10.1080/01944363.2019.1651217 

 

Welch, K. (2021, May 19). New NCRC report affirms small businesses help maintain cultural 

identity of communities. Kresge Foundation. https://kresge.org/news-views/new-report-

affirms-small-businesses-help-maintain-cultural-identity-of-communities/ 

 

2023 New Jersey Revised Statutes :: Title 52 - State Government, Departments and Officers :: 

Section 52:27D-329.20 - Multigenerational Family Housing Continuity Commission. 

(n.d.). Justia Law. https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-

20/ 

2023 New Jersey Revised Statutes :: Title 52 - State Government, Departments and Officers :: 

Section 52:27D-310 - Essential components of municipality’s housing element. (n.d.). 

Justia Law. https://law.justia.com/codes/new-jersey/title-52/section-52-27d-310/ 

 

 

 

 

 

 

 

 

 

 

https://w1.planning.org/publications/document/9148729/
https://doi.org/10.1080/01944363.2019.1651217
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-20/
https://law.justia.com/codes/new-jersey/title-52/section-52-27d-329-20/



