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To Whom It May Concern:

We have been retained by the Borough of Hasbrouck Heights to prepare an improvement plan for the Boulevard
downtown area. As a member of the businsss commuumity, we are contacting you to discuss some of our prelinunary
findings and obtain your views, concerns and suggestions for the improvements to the Boulevard.

Please read through the enclosed synopsis of our mitial findings. We will be contacting you within the next week to
arrange an informal meeting, at 2 mutually convenient time to discuss these issues further.

1t is our viewpoint that the planning for the business area improvement plan should be a collaborative process and we look
forward to your participation.

Smccrcly,
/%14/ bugeo (¥
H BurglsPiE)AICP -

cc: Michael Kronvak, Borough Administrator



INTRODUCTION

The Borough of Hasbrouck Heights retained Burgis Associates, Inc. to provide tzchnical assistance in the
preparation of ap improvement plan for the borough’s Central Business District (CBD). The borough
proceeded with this endeavor recognizing the need for the development of a comprehensive and
coordinated long-range plan to guide the growih, development and physical improvements which are
necessary to ensure the contmued vitality of the commumity’s business district. The objective of the study
is to provide a blueprint for the upgradmg of the downtown ares which would serve as the basis for
guiding improvements of the district in the twenty-first century,

The accompanying documsnt represents & summary of the preliminary draft of the first phase of an
anticipated three-step process which will culminate in the adoption of 2 comprehensive pian’ for the
revitalization and upgrading of the borough’s central business district. The report is designed 1o identify
progress to-date on this study, presenting background date on the CBD. The data regards information on
existing land use and intensities-of-use. It includes mformation on the number of parking spaces serving
the district and an assessment of the actual number of spaces necessary to adequately serve the district. It
also includes preliminary comments on the character of the district and its physical attributes and the
elements which reguire improvement.

Members of our firm will be contacting store owners to review some of this mformation on a one-to-one
basis and get individual comments regarding their perceptions of the existing CBD and their views on au
enhanced business district. Once these mestings and interviews iake place, a draft Central Business
Disirict Plan will be prepared and circuiated for comment. This document it being circulated to store
owners and to property owners in the distriet, to apprise them of progress to date.

OVERVIEW OF THE PROCESS AND ANALYSIS

Sindv Area

The siudy area incinded the Boulevard corridor as well as an area extending 2 half block to the east and
west of this street. The area is bound by LaSalle Avenue to the north, Raymond Street to the south.

Analvsis of Existine Conditions

The analysis of the area’s exisiing condifions reveals a number of f=atures that merit attention. One’s
initial iropression 1s simply that the Hasbrouck Heights business district is a conventional inear business
corridor that s typical of many New Jersey mumicipalities. On the positive side is the fact that this
corridor has a number of distinetly traditional downtown characteristics. This is exemplifisd by a
development pattern which inciudes a combination of small ot sizes, side line to side line building
arrangements, compatible building heights, narrow street width and sidewalk dimensions, modest linear
dimension of individual blocks, and the complementary retail character of the stores along these streets.
The fully developed land use arrangement along Boulevard, coupled with the limited number of open
parking lots or driveways serving parking lots which would disrupt pedestrian movement and cause
conflicting turning movements on Boulevard, the specific mix of retail and personal service
egtablishments, and the availability of bus service, all serve to reinforce the iraditional downtown
character of the area.



The district alse contains 2 mumber of featurss that detract from the wraditiona! downtown cheracter and
degign of the district, thereby diminighing the overall integrity and design of the area and adversely
affecting the local shopping experience. These critical elements relate to the area’s small phrysical size,
the detached single-famnily residential development pattern of the immediately adjoining arsa, limited
availability of parking, discordent design elements, types of stores, and related items that, when taken
together, impect the district’s perception as & pleasant and atiractive place to work, shop, or visit. The
areas of concern as are foliows:

L. Size and Orientation: The business district is small. It is only seven acres in area and effectively
is on only one street. This represents a significemt limitation. This is conpounded by the location
of adjoning detached single-family residenital development to the east and west of the corndor,
which restricts commercial growth, and the modest linear dimension of individnal blocks,

The area’s small 1ot arrangement, modest area, and adjoming residential development representa
significant impediment to the disitrict’s growth and expansion. These factors also impede the
ability to encourage the development of retail uses with e substantive amount of floor area. At
present, the largest retail establishment in the district is the 9,000 square foot Rite Aid. The next
largest facility is the 8,200 square foot telecommmmications/computer store at 172 Boulevard.
Most storefronis are less than 2,000 square feet. The accompanying table depicts the range of
floor spaces in commercial and office buildings in the CBD.

Table 1
Range of Floor Areas In Establishments
Central ABpsineslsl_District

i

0-959 18
1,000t0 1,999 - 40
2,000 10 2,999 19
3,000 to 3,999 10
4,000 to0 4,999 5
5,000 to 5,999 5
6,000 to 6,999 1
7,000 to 7,999 1
8,000+ 4
Median 1,765 square feet

Block dimension also impedes growth. Most blocks are only 200 fest long, which in conjumetion
with the limited depth of the commercial district restricts the ability to encourage larger stores
which can then serve as a suitable anchor for the district. Successful central busmess districts
which draw from &n area which is larger than just their own mumicipality typically are larger m



arez and encompass multiple blocks m all directions. Districts confined to a few linear blocks,
particularly with Hmited parking end an inability to attract a suitable anchor store, are likely to
remain neighborhood districts with limited abiiity to enhance market share.

Segmented District: The district’s 1ot arrangement and lapd use pattern effectively segments the
character of the shopping experience and further limits its pedestrian scale and orientation. There
is what may be referred to as the retail core grea (Kipp Avenue and southward), which is
characterized aimost exclusively by retail end service cormmercial nsas and is heavily pedestnan
oriented due to the small lot size pattern and adjoining storefront arrangement with limited
mterruption of storefronts, and the ares to the north of Kipp Avenue which is typified by 2 more .

spread-out development patter: on larger lots, as well as 2 more vaned mix of land uses includmg
msany which are not pedestrian ariented.

Lack of distinct usage characteristics: Many CBD’s are kmown by their particuiar uzage
characteristics. For example, Ridgewood’s downtown has buflt a reputation on its large mamber
of restaurants, Pietmont is known for its art galleries, and Lambertvilie, Nanuet and Chester for
antique shops. Even smalier business districts such as Westwood are developing specific market
reputations, in Westwood's case for their increasingly eclectic mix of retail shops and upscale
clothing stores. Hasbrouck Heights, on the other hand, iacks a discernabie image or particular
market niche which it.can trade off to enhance fts image, This is an issue which must be
addressed if the CBD is to broaden its commereial base.

Many active business districts also contain a variety of uses which complement each other,
enabling one business to feed off another. For example, Westwood’s movie theater provides a
significant amount of pedestrian movement in the evening hours. Restaurants bave geered their
menus accordingly, serving after-dinner fare which keeps people m the area after-hours. In
Piermont the plethora of restaurants, craft and antique shops has served to complement each other
as people combine shopping and dining as part of 2 day’s oufing.

Lack of a Focal Point or Anchor; The district does not have an apparent focal point that draws
shoppers to the area. There is no single iarge-scale anchor store i the business district that would
serve as a magnet for people, or more critically, which can attract other gtores that fes! they can
draw sufficient customers from people shopping at the anchor store. The Borough of Westwood
represents a prime example. Their business district had fimetioned as 2 primarily localized
commercial area until, amongst other things, the Gap moved in and served as an anchor for the
area. Other stores immediately foliowed, confident that the Gap would draw people to the area.
The district witnessed a2 profound shift in the type of stores and the extent of drawing power from
surrounding communities, and today Westwood serves as a regional commercial hub for all of the
towns in the Pascack Valley section of the county.

Limited Parking: The business district Jacks sufficient parking to accommodate need. A parking
analysis of the arsa reveals that the district contains 2 total of 890 parking spaces, including 470
gpaces on Boulevard and side streets, and 420 on-site parking spaces. The study noted that only 2
small number of establishments provide off-sireet parking for customers and employees, notably
the three banks in the district, the Rite Aid pharmacy, and the Heights Medical office building.

The number of available spaces contrasts with the need for parking in the area. An analysis of

parking need based on standard planming design criteria suggests that the busmess distnet
requires a total of 1,320 parking spaces for all business uses and apartments in the area. This 15
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the number of parking spaces which would be required based on the gross amount of floor spaces
in the diswict, which is estimated to be 239,300 square fest of non-residential space (this excludes
church and other quasi-public uses parking needs). This shortfall of 430 spaces represents a
critical deficiency. The lack of off-sireet parking is a deterrent for shoppers who expect parking
to be provided in a location reasonably convenient to the shopping district. It impacts nearby
residents as shoppers perk in front of residents homes on side streets off of Boulevard. The plan
must address this issue.

Physical Character: The central business district is cheracterized by & mwnber of nominal
architectural features and discordant design elements. Examples are noted below. Photographs
on the accompanying pages illustraie the accompanymg exampies.

2. Buildings in the business district generally lack a distinet architectural motif. There 18 no
particular architectural style whick defines the area. There is a bank with 2 Greek
Revival style, buildings with brick colonial styling, modernist office buildings, and a
number of buildings with no discernable style. There iz no pronoumced elements which
would serve to reprasent an identifying or unifying theme, Some architecrural features
apparently have been covered by recent facade renovations.

b. The existing ‘cobra head’ light foctures located along Boulevard are more common to
highway lighting tham a downtown busmess district,

c. The district lacks a common public open space area which can be viilized for public
gathering or otherwise used as anciliary space to provide a respite for shoppers.

d. Existing signage is comprised of discordant themes lacking any unifying elements.
L. The district lacks a unifying physical focal point.

Lack of a Marketable Theme: The borough’s central business district has no distmet identity in
the marketplace that distinguishes it from other downtowns and shopping districts.

Existing Land Use Pattern: The analysis of existing land use and physical conditions is designed
to provide an imventory of the types of land uses and enable an evaluation of current conditions in
the borough’s business district. The analysis reveals the following about the business district,

which extends for approximately 3,050 feet along Boulevard between Raymond Street and
LaSalle Avenue:

a. ‘The land use analysis categorized uses into ten different categories. They meiude two
yesidential categories and separate categories for retail, personal services, office uses,
restaurants, automotive uses, vacant land, public/quasi public, and 2 miscellaneous category.
‘The retail use category was refined mare precisely into three subgroups, meiuding shopper
goods, convenience goods, and ‘other” retail.

b. There are 164 individual uses in the business district, of which 124 are non-residential. For
the purposes of this study, upper floor apartrnents in a mixed-use property are treated as a
separate use. The nonresidential iand uses are categorized in the following table.



Table 2
Land Use by Number and Percent of Uses
Central Business District

— T

Retail

Shoppers Goods 26 20.5

Convenience Goods 9 7.1

Other Retail 2 1.6
Subtotal Retail 37 20.8
Personal Services 21 . 16.9
Office 44 385
Restanrants g 7.3
Automotive N 3 2.4
N.[iscellaneous' 6 4.8
Public/Quasi-Public 4 3.2
TOTAL 124 100.0

These nonresidential uses contain approximately 302,900 square feet of fioor area. The
foliowing table shows the distributien fioor area by 1and use category.

Table 3
Land Use by Floor Area
Central Business District
| Retail sales 75,100 24.8
Personal service 25,900 8.6
Office 107,100 353
Restaurant 12,300 4,1
Automotive 7,400 2.4
Miscellaneous 75,100 24.8
Public/Quasi-Public 63,600 21.0
Total 302,900 100.0
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2)

3)

4)

5)

6)

7)

8)

The following comments are offered with respect to the district’s land use pattern and arrangement:

There are 37 retail sales establishments in the study area, mostly small neighborhood business
establishments. Retail uses represent the second largest single land use in the central busmness
district (after office use) with 75,100 square feet. Excludmg church usage, this category
represents & third of 21l dsvelopment in the district There is no discemible concentration of
particular retail uses, but stores seliing shopper goods comprise the vast majority of retail uses.
The Rite Aid pharmacy is the only large chain store, and is the largest retail establishment within
the study ares,

There is no store that acts as & retail anchor, drawing people from beyond the immediate area.

Personal services comprise 25,900 square feet of floor area. Barber shops, hair salong, end nail
salons are the predommant forms of this land use category. There are seven hair salons, four nail
salons, and three barber shops. Other types of retail services include a print shop, dry cleaning,
and = launderetie. Al but one of these personal service sstablishments is located south of Kipp
Avenue,

An extensive pumber of hair and nail salons is often looked upon as one mdice mio the relatrve
economic strength, or weakness, of a commumity’s local business district. In fhus mstance the
number of such fasilitiss may presage an area of concern. This, of course, is compounded by a
number of the other issues highlighted here, such as the small iot arrangements which preciude
larger establishments, the lack of parking, etc.

It iz noted that the U.S. Bureau of the Census will be releasing its Retail Trade Data For Local
Municipalities this fall. Once this data is published we will evaluate it to see what it has to say
about the relative sirength of the local economic situation.

Offices are the most nurmerous land use in the business district, by number and squere footage.
There are 44 separate office usss encompassing 107,100 square feet of floor area. This represents
35 percent of all floor space in the district, and nearly half the square footage if the quasi-public
places of worship are not meluded in the assessment.

The land use survey found mine restaurants, generally located in the cemtral portion of the
business district between Hamilton and Kipp Avenues. Restaurants constitute five percent of the
nonresidential floor space in the business district.

There are three quasi-public uses. These are the Corpus Christi Church and school, the Corpus
Chrigti community center, and the Euclid Lodge. The only public use in the study area is the
local post office. The church and commumity center, located directly across from each other
between Kipp Avenue and Washington Place act, in part, to break up the continuity of shopping
activity along Boulevard, dividing the central business district mto two distinct areas.

Thres service stations are located in the business disirict, one of which has fuel pumps located
within the street right-of-way.

There are approximately 121 dwelling units in the study aree, of which 100 are apartments on
upper floors of mixed-use buildings, and 21 are in multifamily housing units. The two
mmultifamily residential properties are both located north of Kipp Avenue. Upper floor apartments
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gre found in 38 of the B3 buildings in the central business district, and are located mostly to the

south of Kipp Avenue. Residential uses are the predominant use of the upper floors of buildings
mn the business district.

A pumber of vacant stores were found in the study area. A total of ten commercial spaces were
vacant There is only one vacant building lot in the business district.

The following preliminery conclusions can be drawn from the existing land use analysis:

10.

a. ‘The land use survey found that, for the most part, buildings are well maintained. There 15 no-

significant conditions of deterioration evident in the district.

The digirict does not contain a mixture of stores which encourage window shopping and
could represent a catalyst for pedestrian movement through the district.

The commercial area located 1o the north of Kipp Avenue functions as 2 secondary
commercial district. This area contains a significant number of office ures as well as other
uses that are not traditionally associated with central business districts, such as funeral
homes, multifamily residences, service stations, and 2 church with 2 community center. A
separate zone designaiion may be appropriate here.

Streetscape Flements: The term ‘strestscape elements’ is a plarmer’s term used to describe
ancillary features found along the street. It regards architectural features, street paving,
sidewalls, signage, benches, kiosks, trash receptacies, bammers, stc

The following is noted:

8.

Architecture: The central business digirict coniains mostly one and two story buildmgs
built in 2 variety of architectural styles. The buildings are situated in a linear faghion
along Boulevard, Many of the buildings have been yenovated to include new building
facades that hide the original building dssign, at least on the first fioor. Renovations with
new facadss often lack any significant architectural features, aithough shingle-sided
buildings are somswhat cormmon. Clearly, the buildings lack 2 common architectural
theme which would serve to integrate the district with a umified theme. The scale of
development, mostly one and two stories with a few three story structures, is appropriate
for the disinict. Addftional second story elements would add to the character of the

"district.

The forthcoming second report will give consideration to developing design guidelines
for future building renovations. This will help to create a distinet character for the
business district. The feasibility of establishing an architectural design review committee
will also be svaluated.

Sidewalks: The sidewalks in front of buildings generally range from 15 feet in the central
retail core, to five feet at the northerly and southerly portions of the business district
where there is 2 narrow planting strip between the sidewalk and the cirb. Generally, the
sidewalks appear to be in good to fair condition. Some areas are beginning to exhibit
cracking or discoloration due to weathering and will require replacement in fhe near
future. The variation of the condition of the sidewalis gives the area a patchwork
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EppeaTance.

The forthcomng report contaiming specific recommendations will address the following,

)] The miroduction of 2 consistent thematic paving design incorporsiing elements
such as brick pavers, colored concrete and/or scoring pattemns, especialty in the
area between Raymond Street end Kipp Avenune. The brick paver strip along the
curb I front of the Rite Aic pharmacy is one example of this type of pavement
treatment. A pavement treatment would not only renew the pedestrian sirface
areas, but would transform the sidewalk into an slement that helps to create a
unifying design character for the borough’s central businsss district.

2) The provision of ontdoor seating in those segments of the sidswalk which are
typified by twelve to fifteen foot wide dimensions. This is another elenent

which bas been used successfully elsewhere to enhance pedestrian activity and
Iife to a business district.

Signage: Each business has its own signage that is unrelated to the signage on adjoining
businesses, even at the same building, Consideration is to be given to implementing 2
coordinated signage system which wouild serve as another unifyimg element for the
borough’s business district. Issues relating to size, colar, latiering, wall and projecting
signs, placement, and stylized framing will be addressed.

Banmers: The banners along the length of Boulevard provide an element of colar to the
district. They can also be used to identify a particular site, location, special events, or an
area of special interest. The banmers can be changed on 2 seasonal basis. Poles used to
hang banners may also be used to support other seazonal displays, plantings or lighting.
Details will be provided.

Street furnitre: The survey found that 2 mmmber of l;mches and refuse receptacies are
provided throughout the area, but that there is no other type of street furniture in the ares.
Improved coordination between the location of the benches and trash cans is necessary.

Sireet Lights: Two types of sireet light poles are found in the CBD. Some lights poles
have a styhzed design, although many of these appear rusted or damaged. Many of these
have been replaced by standard cobra-head light poles. Both types of light poles are
found in approximately equal numbers in the central business district. Consideration
should be given to the use of pedestrian stylized firtures which are more appropriate to a
CBD tharn those presently in the district. Recommendations will be offered in the
upconung report..

Strest Trees: The busmess district includes a large number of mature trees, especially m
the area between Raymond Street and Kipp Avenue, as well as the biock between
Madison and LaSalle Avenues. Most of the trees in these two areas are London Plane
trees. Some new trees have been planted in the area to the north of Kipp Avenue which
has experienced office and residential development fairly recently. The trees help to
create a established character for the borough’s central business district, and should be
carefully maintamed.



b Traffic calming devices: The use of distinctive pavement treatment for pedestrian
crosswalks conld be used a6 2 means to slow vehiouler traffic throngh the distnict and
provide an acgihstic amenity.

JIVIINARY \ G 8 (for review 058

The Borough of Hasbrouck Heights Central Business Plan will serve as & general guide for the physical,
economic and social development of the Borough. It is designed to guide the development of the central
business district in a mapner which promotes the public health, safety and general welfare. The following
epumnerstion presents broad planming goals which form the basis for the planning and design _
recommendations which comprise the Plan component of this report. These goals and objectives will also
form the basis for discussion with the commumity regarding the direction the ‘plan section’ of this
document is o take.

1. To establish 2 heightened sense of commmumity pride in Hasbrouck Heights by creating 2 cohesive
and attractive business district.

2. To provide a comprehensive and coordinated long-range plan to guide the growth, development,
and physical improvements which are necessary to ensure the continued vitality of the Boroughs
business district.

3. To establish 2 prioritized list of improvements which are to occur over time.

4. To expand the cormmercial base of the Borough, with an emphasis on retail sales and service uses
gerving the residents of the commumity and immediate strrounding commumities.

3. To enhance the physical appearance of the business district throngh comprehensive and mtegrated
streetscape improvements, building renovations, and related physical improvements.

6. To encourage the cooperation of merchants, property ownets, residents and government in the
overall revitalization of the business district. '

7. To encourage public and private investment in the area.

g. To encourage uses and activities which will bring vitality to the area and an increased pedesirian
presence.

These represent some of the planning and design issues which are evident, and which require planning
responses if the community’s business district is to fulfill its promise. These issues will be the subject of
the discussion with the planmming board, members of the business commumity, and residents, as we proceed
with this planming program.



