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Executive Summary

Th e Backdrop

Th e Inner Morris & Essex (M&E) Rail Corridor 
is comprised of NJ TRANSIT’s Orange and 
Highland Avenue stations in the City of Orange 
Township, and the East Orange and Brick 
Church stations in the City of East Orange 
(fi gure 1).  Th ese communities and station neigh-
borhoods form a unique area in Essex County 
and the region, linked by common demographic 
and socio-economic characteristics and 
employment patterns, a common commercial 
corridor (Main Street) and by the central role 
both bus and rail transit play in connecting each 
community to jobs, health care, recreation, open 
space, housing and each other. 

Despite the institution in 1996 of Midtown 
Direct, one-seat ride service to New York Penn 
Station, the robust housing and development 
market that was present in New Jersey up until 
2008,  the availability of various State incentive 
programs and revitalization eff orts “on the 
ground” by a diverse group of community-
based organizations and not-for-profi t housing 
developers, the four station areas along the 
Inner M & E Corridor have not realized the 
level of sustained private investment that other  Figure 1: Th e Inner M & E Corridor in Context
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Figure 2: City of Orange Community Outreach Session

Figure 3: City of East Orange Community Outreach Session

Economic Vitality & New Investment • – identi-
fying  why success has been limited as well 
as the actions necessary to move forward 
while ensuring more equitable opportunity

Neighborhood Revitalization • – identifying 
what is necessary (e.g. job training, loan 
programs, etc.) to move forward/expand 
existing eff orts to  stabilize and improve 
neighborhoods, using transit as a means to 
access existing marketplaces as well as create 
new markets locally (fi gure 4)

Community Mobility • – identifying how 
residents and businesses along the corridor 
can take full advantage of transit, ensuring 
improved access and mobility for all modes 
of transportation

Project Outcomes & Next Steps

Th is project achieved several important positive 
outcomes:  

Initiated collaboration between two neigh-• 
boring communities in a mutually benefi cial 
planning eff ort 

Started identifying common issues and • 
opportunities

communities with comparable transit service 
enhancements have experienced. Yet this 
segment of the Inner M & E Corridor presents 
a number of opportunities to increase the 
relevance of transit in the lives of the corridor’s 
residents.

Th e Project

In August 2011, NJ TRANSIT launched Phase 
I of the “Inner M&E Strategic Corridor Analysis 
& Community Empowerment Project,” an eff ort 
to provide analysis and technical assistance to 
Orange and East Orange using a comprehensive, 
collaborative approach to better understand 
why revitalization has not occurred anywhere 
near the levels it has for other communities to 
the west along this rail corridor.  Th is corridor 
planning approach was determined to have great 
value, given its potential to leverage community 
groups (fi gures 2 and 3), local governments and 
county, regional and state agencies to spur neigh-
borhood revitalization, local economic devel-
opment strategies and regional prosperity.  As 
such, the primary goals of this project centered 
on the following; 
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Established communications with potential • 
funding and organizational collaborators, 
(e.g., Greater Newark and Jersey City LISC, 
JP Morgan Chase, Rising Tide Capital, Th e 
Housing and Community Development 
Network of NJ, NJ Department of 
Transportation, NJ Department of 
Environmental Protection, NJ Offi  ce of 
Planning Advocacy, NJ Department of 
Community Aff airs, the North Jersey 
Transportation Planning Authority, Essex 
County, etc.) 

Showed that NJ TRANSIT has the capacity • 
to organize resources and link partners 
to focus on community development and 
quality of life issues, using the transit 
network as the common, connective thread 
to ensure success (fi gure 5)

However, this project is only the beginning.  
More partners need to be brought to the table 
to build on this initial phase in order to truly 
be a “game changer” for the communities, 
the partners and the region. As issues were 
uncovered through the community workshops, 
data collection and analysis, potential actions 
for consideration were identifi ed for follow-up; 
these actions are detailed within this report.  
What became very clear was the need for the 

communities themselves to “dive deeper” into 
the common issues and opportunities before 
them; not just physically, but socially.  

A cursory look at communities across New 
Jersey quickly revealed that the most successful 
community development initiatives result from 
locally-led eff orts. Leadership at the highest of 
local levels within Orange and East Orange must 
drive this eff ort forward in order to truly ensure 
success.  Th e elected offi  cials in both commu-
nities - working together - are the key.  In order 
to begin that critical “next step,” this report 
suggests an inter-municipal “Mayor’s Summit” 
be convened in early 2012.  

Th is summit should bring together the partners 
identifi ed in this report – and others who 
have not yet been named – to work together 
on future planning, neighborhood revital-
ization, community development and economic 
investment activities along this shared Corridor. 

Figure 4: Main Street, Looking toward East Orange

Figure 5: Two Cities Linked by Transit
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I. Introduction

Th e Inner Morris & Essex (M&E) Rail Corridor 
is comprised of NJ TRANSIT’s Orange and 
Highland Avenue stations in the City of Orange 
Township, and the East Orange and Brick 
Church stations in the City of East Orange 
(fi gure 6).  Th ese communities and station 
neighborhoods form a unique area in Essex 
County and the region, linked by common 
demographic and socio-economic character-
istics and employment patterns, a common 
commercial corridor (Main Street, fi gure 7) and 
are linked by the central role both bus and rail 
transit play in connecting each community to 
jobs, health care, recreation, open space, housing 
and each other. 

Despite the institution in 1996 of Midtown 
Direct, one-seat ride service to New York Penn 
Station, the robust housing and development 
market that was present in New Jersey up until 
2008,  the availability of various State incentive 
programs and revitalization eff orts “on the 
ground” by a diverse group of community-
based organizations and not-for-profi t housing 
developers, the four station areas along the 
Inner M & E Corridor have not realized the 
level of sustained private investment that other  
communities with comparable transit service 

Figure 7: Local Businesses on Main Street, Orange

Figure 6: Th e Inner M & E Corridor in Context

enhancements have experienced. Yet this 
segment of the Inner M & E Corridor presents 
a number of opportunities to increase the 
relevance of transit in the lives of the corridor’s 
residents.
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Th e project’s overall goals include:

Working collaboratively with the cities, • 
CDCs, State and regional agencies and 
other key stakeholders to enhance ongoing 
neighborhood revitalization and community 
redevelopment initiatives;

Leveraging NJ TRANSIT’s political and • 
institutional capital to engage County, State 
and regional agencies in providing technical 
assistance and fi nancial resources to advance 
neighborhood-based projects;

Support community development corpora-• 
tions (CDCs) and municipal TOD plans 
and projects in a way that is mutually 
benefi cial to NJ TRANSIT and the 
communities;

Linking potential TOD plans and projects • 
to existing work of CDCs and other 
community partners to eff ectively deliver 
social services and other quality of life 
improvements for residents and transit users; 
and

Furthering NJ TRANSIT’s goals for • 
sustaining and capitalizing on its assets 
by building ridership and increasing the 

relevance of transit to Orange, East Orange 
and the regional economy.

Phase 1 had a four-part focus:

An analysis of the role of transit in corridor, 1. 
the corridor’s demographic and physical 
make up;

Identifi cation of follow-up measures to 2. 
address these fi ndings;

A proactive outreach eff ort to fl esh out 3. 
technical fi ndings with input from local 
leaders and stakeholders and to assess 
interest on the part of other organizations 
in a longer term initiative focused on this 
corridor; and 

Identifi cation of fi rst steps to establish a 4. 
self sustaining coalition for advancing these 
measures and to pursue funding to support 
these eff orts.

Th is Phase has had several positive outcomes: 

Initiated collaboration between two neigh-• 
boring communities in a mutually benefi cial 
planning eff ort (fi gure 8)

Started identifying common issues and • 
opportunities 

Established communications with potential • 
funding and organizational collaborators 

Showed that NJ TRANSIT can organize • 
communities to focus on community devel-
opment and quality of life issues related to 
transit with NJ TRANSIT as a partner

Figure 8: East Orange Community Outreach Work Session
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II. Issues and Opportunities 
Aff ecting Transit-Oriented 
Community Development

Th e City of Orange Township and the City of 
East Orange share the key commercial corridor 
of Main Street, Interstate 280, as well as the 
Morris & Essex Line Rail Corridor and exhibit 

Figure 9: Demographic Characteristics of Each of the Four Station Areas

many similarities in demographics, employment 
and development potential.

A. Two Communities with Much in 
Common

With minor variations, the station neigh-
borhoods that comprise the Inner M&E 
Corridor share common physical and social 

characteristics. Th e communities in the corridor 
have a large African-American population, 
with a relatively young population and a sizable 
working-age group. Th e corridor has a high 
percentage of renters and lower per capita 
income than elsewhere in Orange and East 
Orange, as well as the surrounding commu-
nities (fi gure 9). It also has a lower percentage of 
auto ownership (appendix A). Trends indicate 
signifi cant increases in children eligible for free 
lunch programs and extreme racial segregation 
occurring within the schools based on the 2000 
Census tract data. Th ese factors indicate that the 
residents of the Inner M&E Corridor are highly 
vulnerable and dependent on transit. Indeed 
transit plays an essential role in the daily life of 
the corridor, providing access to jobs, commerce 
and educational opportunities. A fi nding of 
this analysis detailed herein indicates that the 
majority of residents are utilizing the NJT bus 
systems for lower paying, lower skilled jobs 
west, rather than rail customers heading into 
Manhattan and the New Jersey “Gold Coast” 
jobs.

Despite exhibiting many similar demographic 
characteristics, the four station areas vary both in 
the physical character of their immediate neigh-
borhood context and the role the train stations 
play in relationship to their surroundings.
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Figure 10: Brick Church Station Area from northeast

Figure 12: Brick Church Station Entrance

Brick Church Station

Although Brick Church Station has the highest 
service capacity and rail ridership of any of 
the Inner M&E stations, its full potential is 
untapped due to specifi c physical constraints 
in the immediate area around the station. On 
the south side, half of the station area is largely 
severed from the station by the barrier formed by 
I-280; the rail line itself, which is elevated; and 
Freeway Drive. Both the scale of the streets and 
the dimensions of the street grid on north side 
of the Brick Church Station form a comfortable 
physical framework for pedestrians. Th e 
exception is the Brick Church Plaza Shopping 
Center, which sits directly adjacent to the station 
and blocks views from Main Street (fi gure 10), 
making wayfi nding and access to and from the 
station and surrounding neighborhood diffi  cult.  
It also creates a perception of a lack of personal 
safety at the entrance for both pedestrian and 
automobile commuters. Th e station’s isolation 
prevents the surrounding blocks from leveraging 
the station for new development opportunities. 
Th e Shop-Rite and adjacent surface parking lots 
not only interrupt Main Street’s continuity but 
draw shoppers away from Main Street (fi gures 11 
and 12).

Figure 11: Brick Church Plaza Shopping Center
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Figure 13: Aerial View of Orange Station from northeast 

Figure 14: Orange Station entrance drive 

Orange Station

As with the Brick Church station area, the street 
grid and streets around the Orange Station 
establish a framework that is largely favorable 
to pedestrian activity (fi gure 13). A good part of 
the land around the station however is occupied 
by non transit-dependent uses, including several 
churches, a school and the Post Offi  ce. Th e 
dominant physical presence in the area immedi-
ately surrounding the station is the historic 
Post Offi  ce building and its surface parking lot. 
Th is property plays a role relative to the station 
similar to role the Shop-Rite has played in the 
Brick Church station area, ie. as an impediment 
that holds the station back from playing a 
more visible and positive role in economic and 
community development, particularly along 
Main Street. Orange Station, set back over 350 
feet from Main Street, is not well connected 
to, or visible from the City’s main commercial 
corridor (fi gures 14 and 15). Th e Post Offi  ce also 
blocks views to the station from Main Street, 
making wayfi nding diffi  cult.

Figure 15: East Side of Station: Tony Galento Plaza
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Figure 16: East Orange Station

East Orange Station

At East Orange Station, the physical barriers 
created by I-280 and the Garden State Parkway 
makes access to the station from three quarters 
of the station neighborhood extremely diffi  cult. 
Most of the station area north of I-280 and 
west of the Parkway is within a half mile walk 
of Brick Church Station. Th e fact that Brick 
Church off ers a one-seat ride to Manhattan and 
more frequent service than East Orange Station 
makes it a potentially more important driver for 
transit-oriented development at the east end of 
Main Street than the East Orange Station. 

East Orange Station itself is a handsome historic 
structure (fi gure 16) but in need of repair 
and restoration. Unlike the Orange and Brick 
Church Stations, it is located directly on Main 
Street. While this section of Main Street encom-
passes the East Orange Municipal Building and 
the new Cicely Tyson School for Performing 
& Visual Arts, it has not performed well, with 
many vacant storefronts and a large vacant 
parcel of land interrupting pedestrian continuity 
between Main Street and both the School and 
the Municipal Building. A strategy featuring 
creative adaptive reuse of the station building 
would be coupled with an aggressive business 
expansion and attraction initiative for the 

storefronts in this area, a focused revitalization 
strategy for this end of Main Street (fi gure 17). 
While East Orange Station provides service 
to Manhattan, service is limited and it does 
not off er a one seat ride. Growth potential for 
ridership does exist in the service it provides to 
Hoboken, where riders would be able to transfer 
to PATH to go to downtown Manhattan. 

Figure 17: Aerial of East Orange Station Area
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Figure 19: Aerial of Highland Avenue Station showing the outline of the Valley Arts District

Figure 18: Highland Avenue Station

Highland Avenue Station

Unlike the other three Inner M&E stations, 
the Highland Avenue Station (fi gure 18) is not 
located on Main Street and is not near I-280. 
Most signifi cant bus routes are also located 
away from the station. Perhaps refl ecting these 
constraints, anecdotal reports from Orange City 
staff  indicate that many of the station’s users are 
coming from neighboring West Orange, rather 
than within Orange. Highland Avenue has the 

lowest service and ridership levels, so transit 
alone is unlikely to be a driver of redevelopment 
in this station neighborhood. 

However, the station is part of the Central Valley 
Redevelopment Plan, which has helped to spur 
a number of development projects since it was 
adopted in 2005. Much of this development 
has been led by the nonprofi t group HANDS, 
active throughout the Valley neighborhood along 
the Orange/West Orange border. Th rough the 
creation of the Valley Arts District (fi gure 19), 
the area has begun to take on a unique identity, 
with development commonly occurring through 
reuse of the industrial buildings for lofts, artists’ 
studios and small-scale retail. Future devel-
opment around the Highland Avenue station is 
more likely to be driven by the reuse potential of 
the industrial building stock and access to I-280. 
For NJTRANSIT, the physical presence of the 
station itself is arguably more than its role as a 
transit node. A creative adaptive reuse strategy 
for the station building could be the most 
eff ective step to complement the area’s ongoing 
redevelopment.
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Figure 20: Orange Marketing Brochure

Main Street: A Shared Transit-based 
Commercial Corridor

Th e communities of Orange and East Orange 
share two commercial corridors, Main Street, 
which extends from East Orange Station to 
Northfi eld Avenue; and Central Avenue (fi gure 
21)  Each street plays a role in the life of the two 
municipalities, and their distinct characteristics 
shape their future opportunities. Main Street, 
which includes the Municipal Buildings of both 
cities, has been the most important historically 
and symbolically. With its three train stations 
and diverse mix of uses, Main Street also has 
the potential to attract investment associated 
with transit-oriented development, one of rare 
development scenarios that has held its own in a 
challenging real estate market over the last few 
years.  

Th e Orange and East Orange sections of Main 
Street have diff erent characteristics, strengths 
and weaknesses: Th e Orange section has mostly 
local retailers with a relatively small percentage 
of restaurants and other food off erings. It has 
benefi ted from infrastructure improvements and 
an aggressive marketing campaign (fi gure 20). 
Th is section can boast of relatively low vacancy 
rates. In East Orange, Main Street features more 
national retailers such as Walgreens, CVS, and 
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Figure 21: Main Street Corridor 
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Figure 22: New Development in Orange and East Orange
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Shop-Rite, most set off  from the street behind 
surface parking lots. Th ese stores are interspersed 
with smaller local retailers occupying storefront 
spaces oriented to the sidewalk. Vacancies on 
the east end of Main Street are higher, and in 
general, this section is characterized by empty 
storefronts, dilapidated buildings and underuti-
lized lots. Together the Main Street Corridor 
approaches 1 million square feet of commercial 
space and the potential to generate the critical 
mass to attract more signifi cant and sustained 
investment.  

Th e Corridor’s other commercial corridor, 
Central Avenue, which lies outside the study 
area, has a larger scale and encompasses many 
larger format stores. Future revitalization plans 
for the Main Street Corridor should take into 
account and complement this key corridor.

Th e one-seat transit service into Manhattan 
provided at the Orange and Brick Church 
stations form the Corridor’s most unique 
competitive advantage to attract outside 
investment. Yet neither station has a physical 
presence on Main Street; neither participates 
in the life of the commercial corridor. And 
while there has been some recent development 
activity in the Brick Church station area 
(fi gure 22), neither station has played a catalyst 
role in attracting any further signifi cant new 
investment. 
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Figure 24: Number of Trains along the Morris and Essex Line

Figure 23: Harrison Street Bridge over Freeway Drive, East Orange

Highway Access and Visibility
  

Th e Corridor has good access and visibility to 
I-280, a major east-west interstate connecting 
to I-80, Newark and the Garden State Parkway. 
Yet the properties along I-280 have not been 
developed to take advantage of the signifi cant 
highway access (fi gure 23). Th is is most likely 
due to the lack of appropriate assemblages 
suitable to highway oriented uses, and the 
character of Freeway Drive, which is not seen as 
a high quality addressing street. Instead, Freeway 
Drive could embrace a new identity: attracting 
development that is more pedestrian-friendly.  
Indeed, the highways have played a signifi cant 
role as a physical barrier dividing north from 
south and limiting the ability of residents south 
of I-280 from walking and biking to Main 
Street. 
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Figure 25: Passenger Ridership along the Morris and Essex Line 

B. Th e Role of Transit: 

Rail Service

Rail service varies widely among the four Inner 
M&E stations. Of the four, only Orange and 
Brick Church have Midtown Direct service. 
Th ese stations have roughly comparable service 
to nearby Maplewood and South Orange, 
which are considered to be among the most 
successful benefi ciaries of the one-seat-ride New 
York service (fi gure 24).  Despite the one-seat 
ride and connection to Hoboken’s PATH train 
into downtown Manhattan, they have much 
lower ridership than Maplewood and South 
Orange (fi gure 25). Both service and ridership 
at Highland Avenue and East Orange stations 
are signifi cantly lower, more comparable to the 
Watsessing Avenue (Bloomfi eld) and Watchung 
Avenue (Montclair) Stations, with some of the 
lower ridership numbers in the region.
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Figure 26: East-Bound Destinations from the Oranges

According to NJT ridership surveys, passengers 
using the four Inner M&E rail stations are more 
affl  uent, better-educated and more ethnically 
diverse than those who live around the four 
stations. Nearly three-fourths of Inner M&E rail 
passengers are going to New York City (fi gure 
26) with most of the rest traveling to Hoboken. 
By contrast, the top 10 employment destina-
tions for Inner M&E residents are in suburban 
areas of Morris, Essex and Hudson Counties, in 
locations that are not largely directly accessible 
by rail.
 
Th us, demographic and employment data 
suggest that rail in Orange and East Orange 
is primarily serving residents of surrounding 
communities, not Inner M&E residents.
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Figure 27: How the Corridor is Connected to the Region by Bus

Buses: Backbone of the Main Street Corridor 
and Critical Link to Jobs

Because the vast majority of Inner M&E 
residents work in Essex, Hudson and Morris 
counties, most residents who commute via 
transit reach their jobs by bus (fi gure 27). Th is 
dynamic, combined with the high level of transit 
dependency of the resident population, means 
that buses serve as the backbone for transit access 
throughout the corridor (fi gure 28).  

Figure 28: Bus Along Main Street
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Figure 29: Bus Map for Orange and East Orange
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In Orange and East Orange, Main Street is the 
major NJ TRANSIT bus corridor, carrying 
nine bus routes (fi gure 29). Th ese routes provide 
an essential service in connecting residents to 
the corridor’s top ten employment locations 
including Newark, Secaucus, Morristown and 
Parsippany.  Th e Main Street bus lines provide 
corridor residents with access to jobs, as well 
as the goods and services located along the 
corridor.  While the robust bus service serves 
to moderate traffi  c congestion along Main 
Street and reinforce Main Street’s central role 
in the community, feedback from the project 
community work sessions indicated that the 
presence of the buses may have negative impacts 
on the commercial strength of the corridor due 
to the frequency of stops, the passenger queues 
blocking storefronts and nuisance factors such as 
noise and exhaust. 

Buses also play a major role along Central 
Avenue, connecting residents to the corridor’s 
goods and services. It also plays an important 
role providing residents of the southern end 
of Orange and East Orange with access to 
Downtown Newark, one of the area’s most 
important employment destinations (fi gure 30).   

Figure 30: Top Five Employment Destinations for Corridor Residentss
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Increasing Rail Ridership

Th ere are several factors aff ecting the potential 
to increase rail ridership along the corridor: 
infrastructure constraints; station confi guration; 
access to the stations and parking; and quality 
of the environment around the stations, and the 
demographics of the station area.

Given the structural constraints to increasing 
the capacity of rail service into New York 
Penn Station created by limited capacity in the 
existing rail tunnel, the potential for signifi cant 
increases in New York-bound train service 
from any of the Corridor’s stations is limited. 
Potential initiatives to increase capacity to Penn 
Station discussed by NJT include measures such 
as adding cars to existing trains. While this 
is unlikely to result in the type of signifi cant 
“game-changing” increase in service compa-
rable to the prior Midtown Direct service 
enhancement in 1996, it could allow both 
Orange and Brick Church, in particular, to 
realize marginal increases.

Th e greater potential for improved service and 
increased ridership lies with increasing the 
number of Hoboken-bound trains. Increasing 
train service to Hoboken will not only provide 
increased service to New Jersey’s Gold Coast Figure 31: Areas within 1/2 Mile of Stations that are Pedestrian-Accessible

but would leverage existing PATH service, in 
eff ect expanding capacity to New York and in 
particular Lower Manhattan, with projections 
of an additional 25,000 jobs in the next eight to 
10 years as new developments come online at the 
World Trade Center site.

Reverse commuting to job centers in suburban 
areas (e.g. hospitals, retail centers, offi  ce parks, 
etc.) also represents a future opportunity. 
Approximately 30% to 40% of riders at Inner 
M&E stations are reverse commuters, and this 
ridership has been much more stable than the 
eastbound ridership during the current recession.
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Figure 32: North-South barriers to accessing the Brick Church Station

Structural constraints in the confi guration of the 
Inner M&E stations also limit potential service 
improvements. For example, the Orange Station 
has no center platform, a defi ciency which 
limits the number of trains that can stop there. 
Addressing these station-specifi c constraints 
would likely involve investments that are not 
probable in the immediate future.
 
Th e main circulation and access issues around 
the stations mostly have to do with the I-280 
divide as well as specifi c issues at Brick Church 
and Orange Stations.

Th e I-280 divide forms a gauntlet composed 
of four successive barriers, Freeway Drive 
East and West, the bridge over I-280 and the 
elevated train trestle (fi gure 31). Each of these 
four elements presents a hostile environment for 
pedestrians; its 344’ total length poses a signif-
icant barrier for those trying access the stations 
from the south (fi gure 32).
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At Brick Church the Shoprite supermarket 
blocks direct access to the station from Main 
Street, forcing traffi  c around what is a large 
superblock formed by the Brick Church Plaza 
Shopping Center into a narrow access drive 
that is hidden from neighboring thoroughfares 
(fi gures 33 and 34).

Figure 34: Improving Access to Brick Church Station from Main Street Figure 33: Brick Church Station Entrance
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Orange Station enjoys a more generous area for 
the access drive circulation on its north side, but 
its presence is not perceived from Main Street, 
hindering wayfi nding (fi gures 35 and 36).

Bus and shuttle could play a role in improving 
north-south access and better connecting the 
stations to Main Street.

Figure 35: Redeveloping Tony Galento Plaza can help Orange Station’s presence on Main Street Figure 36: Tony Galento Plaza
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Th e generally poor quality of the public 
environment and perceived lack of personal 
security around the stations also play a role in 
the decision making process of potential riders 
and has a negative eff ect on ridership. Th e 
presence of litter, lack of amenities, and harsh 
lighting in the area immediately surrounding 
the stations all contribute to a negative image. 
Th e lack of visibility from Main Street and “eyes 
on the street” in the area in front of each of the 
station contributes to the perception of a lack 
of personal safety. As the experiences of South 
Orange and Rahway have demonstrated, locally-
led eff orts to improve the immediate area around 
the stations can have a big impact on ridership as 
well as downtown revitalization.          

Parking conditions vary among the four stations. 
For instance, East Orange has available parking 
south of the Municipal Hall, but the demand 
is low; Highland Avenue has excess parking 
capacity.  Th is illustrates a discrepancy between 
levels of demand and supply for parking 
around these two stations.  Conversely, based 
on the historical NJTRANSIT occupancy 
data (appendix B), it is apparent that the Brick 
Church and Orange stations have had robust 
occupancy rates over a 10-year period. According 
to NJTRANSIT, the estimated unmet future 
commuter parking demand at Brick Church 
is 250-300 spaces. Th e fact that NJTRANSIT 
does not control many properties that could be 
used for parking will be a challenge in meeting 

this demand and ensuring that parking is not 
a limiting factor in future ridership growth.  
Identifying both private and public lots in the 
vicinity of these station lots and studying shared 
parking opportunities should be considered, 
especially if mixed use, transit-oriented devel-
opment is being sought on privately or city-
owned properties at or near the stations.

While addressing parking supply and utilization 
may assist in increasing ridership by those living 
outside the Corridor, the demographics of the 
Corridor’s residents suggest other opportunities 
for increasing transit ridership. As discussed 
above, ridership surveys indicate that most of 
the passengers using the Corridor’s stations do 
not live within the corridor. Disparities between 
the educational level of station passengers and 
Corridor residents indicates that Corridor 
residents may not have the educational quali-
fi cations and skills that match the white-collar 
jobs that Manhattan-bound rail service provides 
access to.  As such, development around the 
station areas, and education and job training 
initiatives for corridor residents may present 
other longer term opportunities to broaden the 
pool for potential rail commuters and ultimately 
increase ridership. Adopting approaches that 
strengthen from within the corridor will not 
only help bolster the local tax base, but increase 
utilization of transit as well.

Figure 37: Recent Development, Grand Central Housing

Figure 38: Recent Development, Martin Luther King Jr. Plaza
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Transit-Oriented Development

Th e weak economy has dampened the residential 
markets throughout the region, including 
Orange and East Orange. Multi-family 
residential development with easy access to rail 
stations has been one area however, which has 
shown signs of life (fi gures 37, 38, and 39).  In 
East Orange, some projects initially conceived 
as market-rate have had to re-position their 
unit mix and rental rates toward the aff ordable 
market, while other developers have put projects 
on hold. 

Th e lack of market support and fi nancing due 
to current economic conditions form only part 
of a larger web of issues that have aff ected the 
area’s success in attracting new private devel-
opment and investments.  Th ese issues include: 
the relative lack of diversity of the corridor’s 
population; an overall appearance of decline; 
the lack of assembled sites under the control 
of one owner.  In addition, although both 
municipalities have made signifi cant gains in 
public safety, perceptions of crime and security 
issues continue to plague both Orange and 
East Orange, and serve as another signifi cant 
impediment to attracting development.  While 
both municipalities have made gains in public 
safety, continued marketing and public relations 

Figure 39: New Development in Orange and East Orange
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eff orts are necessary to spread the word.  As the 
transformation of neighborhoods such as South 
Orange and Downtown Jersey City demonstrate, 
changes in perceptions can occur over time, and 
will help residents and potential investors alike 
to experience and view the economic potential 
of the corridor in a more positive light. Changes 
in intangibles elements such as community 
pride, which was identifi ed as an issue in the 
stakeholder work sessions, will also help the 
market to begin to think diff erently about the 
communities.  

While most of the areas around the Orange 
and Brick Church stations have been designated 
redevelopment areas (fi gure 40), much of the 
East Orange Station area has not been desig-
nated, and current zoning around that station 
may not be conductive to new development.  
Zoning and redevelopment plans for the station 
areas need to refl ect both the community 
redevelopment goals as well as economic 
realities, but should also be adaptable enough to 
elicit developer interest and allow for fl exibility 
in implementation.
 
Th e area surrounding the Orange station has 
been designated by the state as a Transit Village, 
and therefore its redevelopment plans and 
initiatives will be supported by the State of New 

Jersey.  With this support, the City of Orange is 
working with a designated re-developer for the 
area around Tony Galento Plaza and Orange 
Train Station under an existing redevelopment 
plan (Central Orange Redevelopment Plan), 
but that plan does not include the Post Offi  ce 
property. Depending on the outcome of discus-
sions with the U.S. Postal Service – which is 
closing facilities nationwide – the plan could be 
amended to include all or a portion of the Post 
Offi  ce parcel, which could provide an important 
development connection between the train 
station and Main Street. 

Th e Redevelopment Plan which includes the 
Highland Avenue station (Central Valley 
Redevelopment Plan) should be revised – in 
cooperation with neighborhood community 
organizations such as HANDS and with repre-
sentatives from adjacent West Orange – to 
ensure that it fully refl ects the desired and 
appropriate development for the area. Although 
the Highland Avenue Station area is part of a 
development plan, the plan does not seem to 
function particularly well, and has had to be 
revised multiple times to accommodate specifi c 
development projects.

In East Orange, much of the area around 
the Brick Church station is included in 

redevelopment plans, and the City is in the 
process of seeking New Jersey “Transit Village” 
designation for the station and surrounding 
neighborhood. Yet the vicinity remains 
dominated by suburban-scaled retail uses, 
including Brick Church Plaza and the Forman 
Mills site. 
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Figure 40: Redevelopment Districts in Orange and East Orange

N
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Around the East Orange train station much of 
the land is not in a redevelopment area, except 
for the portion immediately north and west, 
which is in the Lower Main Street Phase 1 
Redevelopment Area and within a half-mile of 
Brick Church. Th e City of East Orange is in 
the process of updating its municipal zoning 
code, which should generally help to address 
key zoning issues for areas outside of its redevel-
opment areas. But the area bound by I-280 to 
the south, the Garden State Parkway to the 
east, William Street to the north and Arlington 
Avenue to the west could benefi t from a separate 
redevelopment plan addressing the unique set 
of needs for the eastern end of Main Street and 
surrounding neighborhood (fi gure 41). 

To ensure the creation and promotion of a 
mutually supportive, cross-municipal Main 
Street corridor, both Orange and East Orange 
need to cooperate to change current redevel-
opment plans at the Orange and Brick Church 
stations (and any expansion to, or revision of 
the redevelopment plan around the East Orange 
station). While zoning and planning eff orts 
clearly remain a municipal responsibility, it 
would be helpful for these eff orts to leverage the 
presence of an existing, collaborative community 
organizational framework, as will be discussed 
below.   

Figure 41: Linking North and South of Route 280
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Figure 42: City of Orange Community Outreach Session

Figure 43: City of East Orange Community Outreach Session

III. Transit and Quality of Life: 
Community Input

NJTRANSIT, Orange and East Orange hosted 
two community work sessions, on August 30, 
2011, in Orange, and September 8, 2011, in East 
Orange, to meet, engage with and gather input 
from selected community participants, interested 
parties and stakeholders (fi gures 42 and 43) 
Participants were selected and invited by the two 
municipalities. Th e goal was to get viewpoints 
representing the broad range of interests, groups 
and geographical areas (eg. representatives from 
every ward in the City of Orange attended) and 
identify community assets, opportunities and 
challenges for the Inner M & E Corridor. Each 
work session was attended by approximately 50 
leaders from local businesses and community 
organizations, civic leaders, and residents. 
Discussions were organized around the partici-
pants’ opinions of the strengths, weaknesses, 
opportunities and threats to each community 
and the role of transit in six key areas (fi gure 44, 
next page): 

Mobility and Transportation • 
Workforce and Education • 
Economic Re/Development & New • 
Investment 
Main Street Commercial Corridor • 
Neighborhood Revitalization • 
Quality of Life (Safety & Security)• 

Key takeaways of participant surveys are summa-
rized below:

NJTRANSIT’s rail stations were clearly • 
acknowledged as key assets to both commu-
nities. Community participants also recog-
nized that the connections the stations and 
rail service provide to “regional and national 
resources” are critical to the future of both 
municipalities.

Stakeholders in both communities agreed • 
that creating a better atmosphere in which 
business can thrive (i.e. loan programs, 
quality of the environment, crime reduction, 
job training and education) was paramount. 
Th is points to the need to create partnerships 
to address issues and opportunities collab-
oratively so their limited resources can be 
best used by the most people. It was felt that 
banks and businesses in particular needed to 
be part of these collaborative eff orts. 
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Figure 44: Six Key Areas of Discussion in Community Outreach Sessions

A major theme with regard to improving the • 
quality of life downtown along Main Street 
in both communities was more diverse food 
off erings – both family friendly and more 
upscale restaurants as well as grocery stores.

Th e stations were recognized for the signifi -• 
cance of their physical presence;

Increasing community pride was identifi ed • 
as a priority.

Stakeholders recognized the value and • 
multiple roles NJT plays in the Corridor 
in facilitating community meetings and 
workshops about transit opportunities. 
NJT’s role as transit providers and owners of 
the corridor’s stations was also a frequently 
mentioned.

Th e two communities diff ered as to the • 
appropriate economic development strategy 
to adopt: i.e. big box (East Orange), or small 
(“micro”) businesses (Orange).

With so many places in need of • 
improvement, there is a need to focus and 
prioritize.
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IV. Next Steps: an Action Agenda

Th e Inner M&E Corridor communities of 
Orange and East Orange form a unique area in 
Essex County and the region, linked by common 
demographic characteristics and employment 
patterns, and a common commercial corridor. 
Th ey are also linked by the central role transit 
plays in each of the communities (fi gures 45 and 
46). Th is study revealed that while rail does not 
currently play a signifi cant role for Orange and 
East Orange residents, it is vital to attracting 
future investment and spurring downtown 
revitalization in these communities. 

Buses, and the Main Street commercial corridor, 
are far more important to residents’ access to 
jobs, educational opportunities and other desti-
nations. Main Street’s role as a commercial and 
bus corridor is an important common element 
between the two communities. Based on this 
dynamic it is clear that buses deserve attention 
equal to rail for future study of transit invest-
ments in these areas.  Bus operations along 
the Inner M & E Corridor must be planned 
lock-step with economic growth opportunities 
and, equally importantly, with pedestrian safety 
initiatives. 

Th e Inner M&E Strategic Corridor and 
Community Empowerment Project represents 
a new approach for NJ TRANSIT’s Transit 
Friendly Planning Program, a “process change” 
that will impact how future Transit Friendly 
Planning projects, collaborations and partner-
ships may be undertaken. Th is approach brought 
together two municipalities in a regional 
approach to understand and unlock the benefi ts 
of collaborative transit friendly planning. It 
also involved assembling a much broader range 
of project partners than have been typically 
engaged by NJT, including Non-Governmental 
Organizations, Community-Based 
Organizations and potential funding partners to 
focus on prioritizing important issues for these 
communities, the corridor and the region. Th is 
broad-based assemblage of project partners has 
established a unifying platform for the commu-
nities, Non-Governmental Organizations and 
Community-Based Organizations to formulate 
next steps and combined collaborative actions 
to implement change. With this in mind, the 
following next steps are suggested.

Figure 45: Two Cities Linked by Transit

Figure 46: Transit Connection at Orange Station
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A. Creating a Self-Sustaining 
Organizational Structure: Th e Idea of the 
“Inner Oranges Alliance”

While NJTRANSIT’s continuing role in 
advancing this initiative is essential, bringing 
more partners to the table will be critical 
to building on this initial phase. Th e Team 
uncovered signifi cant interest on the part of 
several public, private and non-governmental 
organizations, including J.P. Morgan Chase, 
LISC and Rising Tide Capital.  A fi rst step in 
advancing the Inner M&E project beyond Phase 
I is to create an organizational structure to build 
on the initiative and momentum. Th is organi-
zation should play a central role in supporting, 
vetting and initiating future planning and 
community development activities within the 
corridor. Th e confi guration of this structure 
could take many forms, but it is clear that 
NJTRANSIT must maintain a role, given its 
proven success in bringing the Orange and East 
Orange communities together and in engaging 
County, State and regional agencies and other 
major stakeholders (fi gures 47 and 48). 

One approach would be to create an advisory 
organization or steering committee (eg. the Inner 
Oranges Alliance) that could be co-chaired by 
a respected leader from an organization with 

an ongoing interest in both communities. Th is 
group would include potential funding partners 
as well as representatives from both munici-
palities. If resources and interest were suffi  cient, 
it could have operational responsibilities, such as 
the creation of community plans, grant writing, 
and implementation initiatives. 

Alternatively, the Alliance could retain and fund 
an existing third-party community-based organi-
zation to implement the action items identifi ed 
by the Alliance or those identifi ed in the fi rst 
phase of this project. To encourage organiza-
tions to come forward with the most innovative 
and effi  cient approaches, and the most qualifi ed 
professionals, the third-party organization could 
be selected through a competitive RFP/Q process 
using an intermediary such as Greater Newark 
and Jersey City LISC. Th e selected organization 
would be responsible for undertaking action 
plans and other implementation measures 
to build on the fi ndings of this fi rst phase, 
and pursuing funding from outside sources, 
including foundations, HUD, etc.

Figure 47: Orange Community Outreach Session

Figure 48: East Orange Community Outreach Session
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B. Following-up on the Study’s fi ndings

Early Action
Mayor’s Summit

Th e Cities of Orange and East Orange share 
common resources, challenges and opportu-
nities. Working together, the two municipalities 
will realize greater effi  ciencies and have a greater 
impact than would be achievable on their own. 
As with any community planning initiative, 
eff ective leadership is the basic ingredient for 
success. Th e elected offi  cials in both commu-
nities - working together - are the key to demon-
strating the commitment of the two munici-
palities to this concept. A logical immediate 
fi rst step is for the mayors of both municipalities 
to convene a summit to establish an action 
platform with key interested funders in early 
2012.   Th is summit should bring together the 
partners identifi ed in this report – and others 
who have not yet been named – to work together 
on future planning, neighborhood revital-
ization, community development and economic 
investment activities along this shared Corridor. 

Connecting People to Jobs

Th e Study revealed the central role the bus 
system plays in connecting the Corridor’s 
residents to jobs. It also pointed to the challenges 
in making sure potential riders are familiar with 
this information. Th rough the course of Phase I, 
it became apparent that there is a dearth of easy 
to understand information on how the buses that 
stop along the Main Street Corridor connect to 
key destinations. One early action could be for 
NJTRANSIT’s community relations and bus 
planning units to work with both the municipal-
ities and local Community-Based Organizations 
that work to improve employment options to 
provide information on how bus routes connect 
the communities to major employment centers 
(fi gures 49 and 50) in a clear and understandable 
format.

Another action could be to analyze the desti-
nations that transit reaches, as part of a larger 
eff ort to focus job training programs on the most 
relevant skills to Corridor residents. Partnerships 
between job training providers, transit service 
planning analysts and economic development 
initiatives could be eff ective in advancing these 
goals. 

Figure 49: St. Barnabas Hospital, Livingston, NJ

Figure 50: Newark International Airport workers, Newark, NJ
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Follow-up Technical Studies

Main Street Bus Corridor

In the course of stakeholder outreach, the 
presence and role of buses emerged as one of the 
major challenges facing the Corridor. Further 
study could help the cities work with NJT to 
develop strategies for how to optimize the bus 
system’s role in connecting Corridor residents 
to jobs, how buses could more eff ectively 
complement commercial retail activity along 
Main Street, and how buses could interface more 
eff ectively with the rail stations (fi gure 51). 

Th e scope could include:

studying the current location of bus stops • 
and their impact on ground level uses and 
quality-of-life for corridor residents. 

conducting origin and destination studies to • 
determine how each bus stop is functioning 
and whether some may be relocated or 
consolidated for effi  ciency, without signif-
icant negative impacts on service;

Figure 51: Main Street Corridor 

examining how existing bus routes can be • 
modifi ed to better connect corridor residents 
(e.g. utilize Freeway Drive); and

looking at how to improve intermodal • 
connections at Brick Church and Orange 
Stations, so their buses could actually stop at 
the stations in time for riders to make train 
connections during morning and evening 
peak weekday periods.
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Brick Church Station Area 

Th e key to unlocking the value of Brick Church 
Station is in redevelopment of the block bounded 
by Main Street, Halstead Street, Harrison Street 
and Brick Church Plaza. As discussed earlier, 
the high level of service at the Brick Church 
Station has strong potential to attract new transit 
oriented development. Existing non-transit 
dependent uses surrounding the station have 
impeded this (fi gure 52). Th e most productive 
next step would be to study the development 
potential of this site and its immediate environs. 
Th is would provide East Orange with an under-
standing of what combination of incentive 
programs and zoning changes would be 
necessary to induce further redevelopment. Th e 
scope could include an analysis of site control 
and ownership, current and potential zoning, 
economics of the current tenants, fi nancial 
feasibility of implementing redevelopment, the 
potential for public-private strategies, access and 
parking around the station and available State 
and Federal programs and other creative funding 
strategies.

Brick Church Station Adaptive Reuse 
Strategies

Th ough there is potential for signifi cant new 
private investment in transit-oriented devel-
opment around the Brick Church station 
(fi gure 53), a possible role for this station and 
its surrounding neighborhood may be in estab-
lishing creative strategies for reusing the station 
building itself. Such potential reuses of the 
building could include a community nonprofi t 
group or organization – capitalizing on the 
strong institutional uses already in place in 
the vicinity of the Brick Church station – or a 
small food service establishment or retail use 
that could serve members of the surrounding 
community.  If re-use of this station building 
was a desired fi rst step for the two munici-
palities, they could work with NJTRANSIT 
and other stakeholders to develop an RFP that 
could facilitate a public-private development 
partnership.

Figure 52: Brick Church Plaza

Figure 53: Brick Church Station Detail
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Orange Station Area

As with Brick Church, redevelopment of the area 
immediately to the north of the Orange Station 
is critical to leveraging the station’s value to the 
Main Street Commercial Corridor. Th e City of 
Orange has taken the initiative by designating 
a developer for Tony Galento Plaza. Th e City is 
also in discussions with the U.S. Postal Service 
on relocating its current operations, which 
primarily serve locations outside of Orange. Th e 
City of Orange has also established the Central 
Orange Redevelopment Plan (CORP) and 
pursued designated Transit Village designation 
for the area by the New Jersey Department of 
Transportation. 
A comprehensive redevelopment strategy for 
Tony Galento Plaza and the adjacent properties 
would be valuable in providing the City with 
a roadmap to guide both private and public 
implementation actions and ensuring that transit 
access, visibility and overall station environment 
are improved. Th e scope could establish a set 
of consensus-built, market-driven principles 
that adjacent property owners (on either side of 
Scotland, Essex and Main Streets) can follow to 
facilitate redevelopment of these properties; an 
analysis of the fi nancial feasibility of the current 
redevelopment proposal to ensure its market 
“deliverability” would be helpful as well.

Orange Station Adaptive Reuse Strategies

Th ough there is potential for signifi cant new 
private investment in transit-oriented devel-
opment around the Brick Church, a possible 
role for this station and its surrounding neigh-
borhood may be in establishing creative strat-
egies for reusing the station building itself (fi gure 
54). Th e Orange station, which is not listed on 
the National Register, could provide greater fl exi-
bility in adaptive reuse given the lack of historic 
regulation and the larger size of the building. 
It also appears to be suitable for a nonprofi t or 
retail/food use, or some combination.  If re-use 
of this station building was a desired fi rst step 
for the two municipalities, they could work with 
NJTRANSIT and other stakeholders to develop 
an RFP that could facilitate a public-private 
development partnership.

Highland Avenue and East Orange Station 
Adaptive Reuse Strategies

Given the limited potential for signifi cant new 
private investment in transit-oriented devel-
opment around the Highland Avenue and East 
Orange stations due to their lower levels of 
service and somewhat weaker highway and bus 
access, the most eff ective role for these corridor 
stations and their neighborhoods in fact, may 

Figure 54: Orange Station 

Figure 55: Highland Avenue Station
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be in establishing creative strategies for reusing 
the station buildings themselves (fi gure 55). 
Th e National Park Service has designated the 
East Orange station for listing on the National 
Register of Historic Places. While this desig-
nation places some limitations on potential 
redevelopment of the building and would require 
coordination with the State Historic Preservation 
Offi  ce (SHPO), it would also allow for the use of 
federal and state grants and tax incentives for an 
appropriate adaptive reuse. Such potential reuses 
of the building could include a community 
nonprofi t group or organization – capitalizing 
on the strong institutional uses already in place 
in the vicinity of the East Orange station – or 
a small food service establishment or retail use 
that could serve members of the surrounding 
community. 

Th e Highland Avenue station in Orange, which 
is not listed on the National Register, could 
provide greater fl exibility in adaptive reuse given 
the lack of historic regulation and the larger size 
of the building. It also appears to be suitable for 
a nonprofi t or retail/food use, or some combi-
nation building off  of the Valley Arts District 
Plan (where Orange and West Orange are 
partners in redevelopment with a focus on the 
arts). If re-use of these station buildings was a 
desired fi rst step for the two municipalities, they 
could work with NJTRANSIT and other stake-
holders to develop an RFP that could facilitate a 
public-private development partnership.

Adopt-a-Station

Th e community work sessions indicated that 
the train stations are a source of pride for local 
residents in Orange and East Orange. To 
leverage that sense of pride and community 
ownership, NJTRANSIT, the municipalities 
and local established Community-Based 
Organizations and Non-Governmental 
Organizations could work together to formalize 
an “Adopt-a-Station” program, in which 
community organizations or corporate partners 
would take responsibility for station clean-up 
and beautifi cation, as well as the addition of 
amenities such as public art and landscaping. 

Th e goals of the program would be to ensure a 
strong connection among stations, community 
organizations and surrounding neighborhoods 
by tapping into local talent and resources. 
Similar programs have been successfully imple-
mented around the country. One of the oldest is 
in the Chicago metro area, which was launched 
in 1990, but Adopt-a-Station programs are also 
found in Phoenix, AZ; greater San Diego, CA; 
and Miami-Dade County, FL.

North-South Access and Freeway Drive 
Strategy

North-South access along the corridor and 
between the neighborhoods was identifi ed as a 
major issue that cuts across mobility, economic 
development, and neighborhood revitalization. 
Access across the I-280 divide would address 
pedestrian safety, automobiles and buses (fi gure 
56). As the quality of the environment plays an 
important role in the pedestrian experience, any 
further study in action should address not just 
traffi  c engineering, but streetscape and lighting 
as well. Plans should integrate access and land 
use by encompassing the parcels along the south 
side of Freeway Drive East and the north side of 
Freeway Drive West. 

Figure 56: Pedestrian-Accessible Areas
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Figure 57: Parking under Viaduct near Brick Church Station

Transit Parking Summary

Based on the historical NJTRANSIT occupancy 
data (appendix B), it is apparent that the 
Brick Church and Orange stations have had 
robust occupancy rates over a 10 year period. 
Commuter parking expansions at Brick Church 
(fi gure 57) and Orange Stations could contribute 
needed spaces and expand the existing supply.  
However, this should not be done as a stand-
alone endeavor. It may be advisable to identify 
both private and public lots in the vicinity of 
these station lots and look at the possibility of 
shared parking opportunities, especially between 
any new transit-oriented development projects 
and the station neighborhoods. Th is can be an 
aff ordable alternative to developing and paying 
for new surface or structured parking.

Downtown Parking Assessment

Eff ective and effi  cient management of municipal 
parking assets can be critical to local economic 
development and access to mass transit. In 
both downtowns, land for parking is diffi  cult 
to acquire and costly to develop. Accordingly, 
a downtown parking assessment would be 
benefi cial to identify the extent to which each 
municipality is maximizing the utilization of 
existing assets and generating suffi  cient revenue 

to cover operating and capital reserve expenses. 
In addition, should the municipal parking 
operations generate a profi t, these monies can 
be reinvested in the downtown to help support 
economic development, TOD and transit 
options.

Shared Car Service

Shared car services have the benefi t of reducing 
the reliance on vehicle ownership and thereby 
increase household income available for rent 
or mortgage payment. Car sharing services 
typically are in high-income, urban areas where 
high demand for the service ensures a profi t for 
the shared car company (Zip Car, Connect Cars, 
etc., fi gure 58). However, it may be helpful for 
Orange and East Orange to understand the feasi-
bility of implementing a car sharing service to 
serve existing and new residents as well as under-
stand the potential barriers to entry. Car sharing 
is a very eff ective tool to reduce the amount of 
parking for TOD projects in those communities 
where it is currently used.  However, partner-
ships must be established between employers, 
residents, businesses and funders to support the 
startup of these kinds of services if they are to 
take hold and be successful; this may be a longer-
term goal for the corridor.

Figure 58: Zip Car in designated Parking Space
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Figure 59: *See appendices E and F: “Report - East Orange Work Session” and “Report - Orange Work Session”

Inner M&E Corridor Outcomes and Actions

Th e table below summarizes recommended 
follow-up actions derived from the community 
work sessions and project analysis, and outlines 
how they relate to the areas of concern discussed 
at the stakeholder work sessions (fi gure 59). 

Each of these actions would need to be coordi-
nated through a local or regional organizational 
alliance (as outlined above), with the munici-
palities as key partners, as well as State, County 
and Regional government agencies, Community-

Based Organizations, Non-Government 
Organizations, foundations and NJTRANSIT.
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Conclusion

Th is Study was launched in order to better 
understand why Orange and East Orange have 
not realized the level of success achieved in other 
communities along the Inner M&E rail corridor 
and identify the actions necessary to move 
forward on neighborhood revitalization eff orts, 
community mobility, etc.  Th e Study’s multi-
disciplinary approach combined with continuous 
and broad-based outreach enabled the Team 
to identify common issues and opportunities, 
along with actions to begin to address them; 
initiate collaboration between two neighboring 
communities on a joint planning eff ort; and 
garner interest on the part of potential funding 
and organizational collaborators throughout the 
State.  

But this Study is only the beginning. In order 
to have a signifi cant impact both municipalities 
need to work collaboratively and more partners 
need to be included to address their common 
challenges. Th e participation (fi gure 60) of the 
elected leadership of both municipalities in this 
process has demonstrated an encouraging level 
of confi dence in this approach.  With the release 
of the updated State Plan, and the recent award 
of a HUD Sustainable Communities Grant 
recently to the Rutgers’ Bloustein School for 
Planning and Public Policy and NJTPA to create 
a sustainable and equitable regional plan for 
transit-oriented development for the Northern 
New Jersey region, the opportunities to build on 
the momentum and interest generated by this 
initiative should be seized. 

Figure 60: Community Outreach Work Session
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Executive Summary 
RESGroup completed a review of the real estate market for the Cities of Orange and East 
Orange.  The real estate market review included a summary of recent activity, planned projects, 
and current trends in rental rates, sales prices and vacancy rates to understand issues each 
community is facing in regard to redevelopment.  A demographic analysis was completed for 
each City, as well as the half mile, and three mile radius around each station to provide an 
overview of the population, household and income trends impacting the real estate market 
around the transit stations. 
 
In addition, case studies of two other New Jersey transit friendly development stations were 
completed to understand lessons that can be applied to the Cities of Orange and East Orange.  
The two selected case study locations were South Orange (a more mature TFD) and Newark’s 
North Broad Street Station (a market in transition). 

Real Estate Overview 
Although the cities of Orange and East Orange are two separate cities they are linked by 
common geographic boundaries, a Main Street retail corridor that extends through both 
communities and similar economic and demographic attributes.  Given the prominence of the 
retail corridor in both communities, strengthening it through infrastructure improvements and 
retail strategies to connect these communities could improve the environment for all residents.  
Both communities are actively involved in planning for future development and have to date 
improved the public infrastructure of portions of their retail corridors to attract private 
investment (Main Street in Orange and Central Avenue in East Orange).   
 
Both communities face common challenges with high levels of housing foreclosure and 
unemployment due to the economic downturn.  Redevelopment of the areas around their 
transit stations can help to reverse some of these downward trends by providing construction 
and long-term jobs, supporting retail opportunities and spending within the community, and by 
providing new housing choices.  To achieve transit friendly development in the areas 
surrounding the stations the continuation of supportive planning efforts, public-private and 
community partnerships and availability of incentives are essential.  Although there are two rail 
stations in each community, the City of Orange’s Orange Station and the City of East Orange’s 
Brick Church Station provide more frequent train service and serve as HUBS for transportation 
increasing the opportunity for future transit oriented development through long term planning 
and redevelopment efforts.   
 
However, there are also differences between these two communities as reflected in historic 
and recent development trends.  Where Orange is mostly low rise, East Orange has a mix of 
housing types and has more opportunities for more mid rise and high rise development with 
increased density.  Also, East Orange has a mix of residential, retail with some office while 
Orange has very little office space.  Although the weak economy has negatively impacted both 
Cities, particularly in the residential markets, both have experienced recent investment as a 
result of strong public sector involvement.  In Orange, many projects initially conceived as 
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market rate have re-positioned their unit mix and rental rates towards the affordable market 
with the help of public private partnerships, allowing developers to access tax credits, tax 
abatements and other financing sources not available for market-rate housing.  Other market 
rate developers have put projects on hold or are considering selling development sites due to 
lack of financing and lack of sufficient market support at required rent levels.  Major 
investments in Main Street are linked to a coordinated marketing effort to assist current 
retailers and attract new retailers to capture a greater share of the local population’s spending. 
 
Alternatively, East Orange has attracted interest from a small number of developers for both 
affordable and market rate housing.  East Orange projects, which include the adaptive reuse of 
commercial buildings, have occurred primarily in the vicinity of the Brick Church Station.  The 
State sponsored Urban Transit Hub Tax Credit could help to incentivize developers to further 
develop the area around this station as East Orange was recently designated as an eligible 
community.  When packaged with other incentives including tax abatements, developers may 
be able to offset the market’s lower rental and sale prices.   
 
The Station Areas 
Despite the high level of Midtown Direct train service, highway access, and recent planning 
efforts, the areas surrounding the Brick Church and Orange Stations have not experienced large 
amounts of private investment and lack the density of development associated with the 
successful TOD’s such as South Orange.  In Orange, which has been designated as a Transit 
Village, although a developer has been selected to redevelop the station area which will 
improve the connection to Main Street, little has happened.  Some of the issues noted include 
the lack of market support and financing due to current economic conditions, lower rents than 
can support new construction, lack of an assembled site under the control of one owner, and 
the perception of crime.   
 
In East Orange, the area around the station currently has a low density suburban style shopping 
center preventing higher density development in the immediate area.  Although new 
residential development has occurred near the station, the ground floors of those properties 
and other retail buildings along Main Street suffer from high vacancies.  This is further impacted 
by the area within a few blocks of the train station having empty lots and dilapidated buildings.  
Some of the issues noted by local officials, in addition to the impact of the economy, include 
the lack of available parcels around the station to attract higher density, the need to attract a 
greater diversity of retail to Main Street, development of a plan for the area around Brick 
Church station that will allow developers to take advantage of the UTHTC financial incentives, 
improved pedestrian and bike linkages to the station area to allow safer connections.  
 

Demographic Overview 
Although the City East Orange has more than twice the number of households of Orange due to 
the density of their housing stock they have similar median household income levels near 
$40,000.  East Orange is less racially diverse than Orange, with a predominantly black 
population.  While the ratio of home ownership in East Orange overall is similar to levels in 



Real Estate Analysis of the Inner M & E  

5 
 

Orange, ownership ratios in the vicinity of the two central NJT stations are much lower than the 
City-wide average.  Also, the percentage of households without vehicles is much higher near 
both station areas, which may be related to the greater density of housing, lower income levels 
and proximity to retail and transit services.    
 

Conclusion 
The analysis of the two communities and the lessons learned from the selected case studies has 
allowed the team to highlight potential opportunities for the areas around the East Orange and 
Brick Church Stations.  Three early on potential projects identified include: 

• The connection of Main Street through retail improvements in both communities to link 
the redevelopment of the rail stations and surrounding residential communities.   

• Continuation of the redevelopment of the Orange Station area focusing on the 
assemblage of strategic sites and redevelopment of the surrounding area to connect to 
Main Street.  

• A plan for redevelopment of the area surrounding the Brick Church Station to create 
increased density and take advantage of UTHTC incentives.   
 

Given the current and near term economic environment, it is clear that each city can no longer 
accomplish results without partnerships between the Cities, developers, community groups, 
NJT and other State public entities.  A strong partnership will help the public sector leverage its 
resources to attract private investment through implementation of strategic plan and 
framework for future public investment and actions. 
 
 
 
Real Estate Market Scan  

City of Orange 

Overview 
• Almost all of the development occurring throughout the 2.2 square mile City has been 

accomplished through provision of some form of public financing, tax incentives or 
public-private partnerships.  Financial incentives available include tax abatements, New 
Market Tax Credits, the ERGG, Tax abatement, HOME and CHOICE funds, allowing 
developers to either develop market-rate housing, affordable or mixed income. 

• The City has a mix of low scale suburban housing with some mid-rise apartments and 
scattered neighborhood retail.  Within the half mile radius of the Orange Station uses 
are mostly low-rise housing, government offices and Main Street retail.   

• Main Street has been improved with sidewalks and lighting, providing an attractive 
urban retail setting for shoppers.  Stores cater to the low-to moderate-income 
population in the surrounding area with a variety of stores including clothing, furniture, 
hardware, etc with few visible vacancies on the first floors.  However, upper floors 
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appear to be largely vacant and could provide opportunity for residential units or small 
office spaces, thereby increasing values of properties. 

• Orange is not a significant office employment center.  There are no privately owned 
office buildings and the industrial/manufacturing companies that were located there 
have closed. 

• Located in Essex County, it is an older City with access to major highways, trains and 
buses allowing residents and workers to access the major employment, cultural and 
entertainment centers in the region.  As with other older Cities in the area, the buildings 
are architecturally appealing, but signs of deferred maintenance are not uncommon. 

• Most of the proposed development is proximate to the Orange train station and in some 
cases, such as the Walter G. Alexander developments, are actually closer to the Brick 
Church station, although located in Orange.  The City benefits from access to three 
stations:  Brick Church, Orange and Highland Avenue.     

• The area around the Orange Train Station is designated as a Transit Village, which is the 
focus of redevelopment efforts.  The City is providing a catalyst through an RFQ process 
and has selected the developer RPM to create a mixed-use development.  The City is 
working on assembling the property to allow a larger-scale phased development to 
include the publicly owned site, an adjacent privately owned parcel and the Federally 
owned USPS trucking location - providing a connection to the retail shopping corridor on 
Main Street. 

• The Valley Arts District, which crosses the border with West Orange, has a vision to 
create an arts and entertainment district.  HANDS has been instrumental in purchasing 
some of the older industrial buildings and renovating them for artist live-work housing, 
a restaurant and an art center.  Private developer interest in projects has been stalled by 
lack of financing, the high cost of removing contamination, and general market support 
with the economic downtown.  The area does not benefit from frequent rail service at 
the Highland station, making Transit Oriented Development less of an incentive for 
development.  One private developer expressed interest in increased service to the 
station to increase opportunity for Transit Oriented Development. 

• City does not have advanced technology for crime detection and prevention – higher 
crime rate than East Orange although there has been a reduction due to 
implementation of environmental designs, particularly along Main Street. 

Real Estate Market Indicators 
Market trends and statistics were obtained from secondary sources including Loopnet, Movota, 
Trulia as well as discussions with brokers, developers and windshield surveys.  References to 
the East Orange Metro market include the larger metropolitan area including the City of 
Orange.  As shown, both communities have fairly similar ranges of rents for all uses with 
differences depending upon the location of properties, size, condition and age. 

Retail 
Although neighborhood retail is scattered throughout the area, the major concentration is 
along Main Street.  Retail along Main Street is a mix of low cost clothing, shoes, jewelry, nails/ 
hair, hardware and other neighborhood types of retail offerings.  Although not on Main Street, 
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Orange has 4-5 off-brand grocery stores used by the local population since many don’t have 
cars.  Those with cars shop outside the areas spending money in adjacent communities.  This 
“leakage” of purchasing power is being addressed by the Discoverorange.com efforts to attract 
additional retailers and shoppers to the area.  
 
The East Orange Metro area (which includes Orange), according to Loopnet, has had 
consistently higher asking rents than the County, State, or the City, spiking in 2009 to almost 
$35 per square foot.  The Metro market currently averages $27.28 per square foot, versus the 
County at $21.72 and the State-wide average at $18.42 per square foot.   

 
The retail stores along Main Street have asking rents that are, for the most part, lower than the 
larger market area, with smaller older buildings with spaces between 1,000 and 2,000 square 
feet asking between $10.80 and $14.40 per square foot.  Larger retail spaces available in the 
5,000 to 15,000 square foot range are asking between $19 and $25 along Main Street.  There 
are very few stores available for rent, particularly within the designated Transit Village 
boundary.   

Office 
According to Loopnet, asking rents for office space in Metro area $23.02 per square foot, 
compared to the County at $19.91 and the State-wide average of $18.06 per square foot.  Over 
the last 5 years, the Metro office market has experienced higher rents than the rest of the 
County and State.  Aside from public tenants, there have been no privately owned office 
buildings identified although the upper floors of the buildings along Main Street are being 
marketed to small office tenants.  At this time, most of these upper floors are vacant.   

Residential 
Based on discussions with brokers and publicly available listings, one bedroom apartments 
range from $910 or $1.83 per square foot to $1,010 or $1.60 per square foot.  Two bedroom 
apartments range from $1,075 to $1,350 per month or around $1.39 per square foot.  There 
are fewer three bedroom apartments available but the asking price is $1,450 per month or 
$1.26 per square foot.  These rental rates are slightly higher than the affordable rental rates of 
$735 for a one bedroom in the new Grand Central project or up to $1,450 for a three bedroom 
unit.  Discussions with developers indicate that a minimum household income of $50,000 to 
$60,000 is required to support market rents for new construction at rents higher than the most 
of the current market.  One developer is projecting rental rates for new construction to be $900 
to $1,000 for a one bedroom and $1,100 to $1,200 for a two bedroom unit. 
 
Single home sales, according to Trulia.com, have been declining in price since 2007, reflecting 
general market conditions and the high rate of distressed sales.  Five years ago, the median sale 
price was $270,000, as compared to the median sale price today of $88,000, a 67.4% decline.  
According to Movoto.com, Orange's home resale inventories decreased, with an 11 percent 
decrease since July 2011.  Distressed properties such as foreclosures and short sales increased 
as a percentage of the total market in August.  Housing prices currently on the market range 
from $39,000 for a 3 bedroom one bath to $329,000 for a 4 bedroom 2.5 baths and range 
based on location, condition and seller motivation.  One developer of single family homes 
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reported that the original pre-recession prices were $200 per square foot but is now reselling 
for $160 per square foot.  This decline is further supported by the average listing price for 
homes as being twice as high as the actual sales price at $170,272 for the week ending Jul 27, or 
$64 per square foot indicating a continued downward trend.   

Foreclosures throughout the City are a major issue.  Although the actual number is not known, 
City officials are concerned that the problem is only going to get worse.  Estimates of 1,500 
foreclosures to date provide a range of magnitude of the problem.  

Average Home Prices by Location 

 

Source:  Movoto.com 

The prices for homes in Orange until May of this year were significantly higher than East 
Orange. However, since May, this gap has narrowed. 
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Average Home Prices by Location 

 

Orange Station Area 
Average Daily Ridership:  1,135 

General Market Overview 
• In 2009, the City of Orange was designated as an NJT Transit Village.  Through a $100,000 

grant, the City has created a way-finding system around the station, which was 
supplemented by a $466,000 grant to the station area’s Tony Gallento entrance Plaza.   

• The City issued an RFQ in 2010 for City owned property adjacent to the Plaza and is 
negotiating agreements with the selected developer for residential mixed-use 
development.  One objective is to link the new development around the station with the 
development of the adjacent Main Street retail.  Another is to increase ridership by 
making the station area more attractive and a location for activity.  RPN was selected to 
negotiate a phased development project that will include privately owned parcels, City-
owned land and the USPS trucking and distribution facility.   

• Changes in zoning creating a Transit Village Center zone allow increased densities up to 
120 feet or 12 stories, along with reduced parking requirements, which also add to the 
economic feasibility of the projects within the TVC - the boundaries are I-280, Main 
Street, South Essex Avenue and Lincoln Avenue.   

• To encourage more dense development along the Central Avenue Commercial Corridor, 
one story buildings will not be permitted and relaxed parking requirements will apply to 
all new projects as well as enforcement of signage and other street-front controls 
intended to create an attractive and marketable retail district.   The redevelopment plan 
provides numerous other planning and redevelopment initiatives designed to encourage 
more densely designed private investment that is also focused on maintaining the urban 
fabric and history. 
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• The retail initiative is a partnership called the Orange Business Revitalization Project – a 
partnership with Seton Hall University, Profeta Foundation and Intersect Fund – to 
provide private loans and technical assistance to new and struggling local businesses. 

Trends in Residential Development 
• The residential neighborhoods in Orange range from very poorly maintained housing to 

attractive single family and large estate-like homes in the “7 Oaks” neighborhood.  The 
City has spurred partnerships with developers to encourage more multi- family housing 
and affordable in-fill housing.  

• The following projects are planned, approved or under construction, indicating a high 
degree of interest in residential development both affordable and market rate.  
However, market rental rates have made it difficult for developers to resolve financing 
gaps that occur when achievable rents are combined with the cost of construction, 
availability of private financing and, in some cases, remediation and clean up costs, 
without some form of public support. 

o Transit Village- Galento Plaza:  RFP selected RPM Developers: 200 units, retail, 
parking, office 

o Grand Central on Central Avenue:  70 affordable units (60 one bedroom and 10 
two bedroom) completed July, 2011. Developer: RPM, received Tax abatement. 

o Neighborhood Stabilization Program:  NPS I, II and III: Scattered site housing 
developments. NPS I – 20 units new construction starting this year in partnership 
with RPM developers; NPS II – 53 units in partnership with HANDS- new 
construction and rehabilitation some starting this year.  NPS III – 15 units starting 
in fall 2011 in partnership with RPM.  These houses are within walking distance 
to Brick Church Station. 

o Former Peppermint Lounge:  30 rental units and ground floor retail.  
Construction planned to start in the fall, 2011. 

o Gregory’s Bar:  18 rental units.  Construction was planned to start summer 2011, 
although is being delayed due to a funding gap.  It is anticipated that at 
minimum, the building will be demolished to prepare for future construction. 

o Highview Village:  Proposed 28 unit mixed income project.  CHOICE funds 
subsidy. Permits issued. 

o Walter G. Alexander I and II:  First phase 66 affordable units; phase two, 48 
senior units have begun construction.  Phase III will be market rate units.  Joint 
venture between Housing Authority and developer, Joe Alpert.  Use of Low 
Income Housing Tax Credits.  

o Churchview:  proposed and approved, 8 affordable rental units.  
o Orange Memorial Hospital:  purchased by Metrovest, which has site plan 

approval and is zoned for dense development of 80 units per acre.  The property 
has been vacant since 2004.  However, the developer has decided not to move 
forward. 

o Within the Transit Village, Grand Central is a 70 unit affordable housing project 
completed by RPM on Central Avenue.  Many other projects are planned and 
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approved but are stalled by lack of financing, lack of sufficient market support, 
combined with the high cost of clean-up and construction.  

o 53-63 S. Esex:  A 36 unit mixed-use project, approved by the Planning Board 
o 124-130 S. Essex:  a 22 unit rental property with a retail component was 

approved. 
o 310 Mechanic Street:  a 7 unit rental property is undergoing renovation. 

 
• Those projects that have successfully moved forward are targeted to the affordable 

housing market and benefit from financial incentives and tax credits.  
• The City is focusing on attracting market-rate housing, particularly at the Orange Train 

Station.   

Trends in Office 
There are no office buildings available in the area around the station with the exception of 
municipal buildings.  Upper floors over the Main Street retail in some cases are marketed to 
small office users although this is fairly infrequent.  There is an area of obsolete industrial 
warehousing between I-280 and the railroad tracks from the border of East Orange and the 
Orange Train Station area adjacent to Main Street that could be considered for expansion of the 
mixed-use transit area.   

Trends in Retail 
A major streetscape improvement funded by the City and the County was completed on 4-5 
blocks of Main Street extending from the Orange station, creating an attractive shopping 
district.  Sidewalks, underground power lines, and decorative lighting have made Main Street 
an attractive location for businesses and shoppers.   The City hired a consultant to complete a 
retail marketing strategy for the transit-oriented retail area called “DiscoverOrange.com,” 
targeted to attract retailers to the area.   
 
Main Street has very few vacancies and its retail tenants are targeted to the lower income 
residents in the surrounding neighborhoods and throughout the City.  They include clothing, 
shoes, furniture, hardware, nails, hair salons, jewelry, etc.  Main Street connects to West 
Orange on one end and to East Orange on the other.  The vision is to connect the East Orange 
Main Street with Orange to create a unified streetscape improvement.   
 
In addition to Main Street, parts of Central Avenue have been improved with installation of 
decorative lighting from the East Orange border to South Essex Street.  Sidewalk beautification, 
benches and trash cans are planned but have not been completed. 

Highland Avenue Station Area:  
Average Daily ridership:   228  

General Market Overview: 
• The station is not widely used since it lacks frequent service to New York and Newark. 
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• Highland Avenue is part of a Brownfield Development area:  the City partnered with West Orange 
to create the Brownfield Valley Arts Housing and Retail District.  1,500 housing units are planned 
along with 250,000 square feet of arts and retail. 

• The Valley Arts District has been designated a redevelopment area to attract artist live-work and 
entertainment in close proximity to the Highland Train Station but on the border with West Orange.  
HANDS has been the major developer in the early efforts removing buildings for artist housing, a 
studio/gallery, the Hat City Restaurant and plans for future housing.  The goal is to attract a 
diversity of restaurants, musicians and artists as well as provide a meeting place for the 
community.  There has been private developer interest although the economy and lack of financing 
has caused projects to stall. 

• The area around the station has not been redeveloped with the exception of one condominium 
older loft building that is currently experiencing some financial problems with the Condominium 
Association.  The City would like to see more investment in this area, and recognizes the need for 
beautification and lighting around the station.  

Trends in Residential 
The station building, which is closed, has ticketing machines along the tracks.  The station is not 
widely used since it does not have frequent service.  A local developer expressed interest in 
increasing service to the station to support the more transit oriented development and noted 
that the area could support large scale redevelopment of housing.  Known projects proposed 
include:  

• Berg Hat Factory:  approved for adaptive reuse with 31 market rate and 8 affordable for-sale units. 
• Washington Dodd:  Rehabilitation of over 300 units started 1-2011 to be completed by 2012.  

Received Tax abatement. 
• 50-53 Essex:  50 affordable rental units proposed 
• Brass Company II Factory (Kelli Copeland Artist Lofts: 8 Units- construction has been stalled due 

to lack of financing. 

Trends in Office 
There are no office buildings existing or contemplated for this market area.   

Trends in Retail 
Although there is no significant retail corridor, the area benefits from a new restaurant by 
HANDS as well as the Hat City Kitchen and two older sit down restaurants that have continued 
to attract both longstanding customers and new customers.  Plans call for the area to have a 
concentration of entertainment and arts venues, which is anticipated to attract additional 
restaurants and retail on the ground floor of older renovated buildings. 

City of East Orange 
• The City has a diverse residential housing stock throughout its 3.9 square miles including 

diverse single family suburban architecture and mid- to high-rise multi-family apartment 
buildings.  The multi-family properties are primarily rental apartments with only a few 
for sale condos or co-ops.  Most are older and well maintained with a few new high-rise 
buildings under construction including one recently completed.  Although there have 
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been an estimated 1,500 foreclosures, they are scattered throughout the 
neighborhoods, appearing to have a similar impact across all areas. 

• A new zoning and redevelopment plan is being put in place, which encompasses both 
stations.  There are zones for office, retail, and residential with the Village Core area 
focusing on higher density mixed use with lower parking ratios required. 

• East Orange is experiencing developer interest in building multi-story residential 
market-rate buildings within the half mile radius of the two stations.  There are two 
primary smaller scale “entreprenerial” developers responsible for the majority of the 
projects, although there are other developers with projects proposed or under 
consideration.   

• Although some of the residential projects under construction or proposed have not 
required public incentives, some have utilized, or are now asking for, some form of 
financing or tax incentives.  Financial incentives available include tax abatements, New 
Market Tax Credits, the ERGG, Redevelopment Area Bonds, Urban Transit Hub Tax 
Credits, HOME, CHOICE funds, and other targeted programs available from NJEDA and 
HMFA, allowing developers to either develop market-rate housing, affordable or mixed 
income. 

• City has invested in camera and audio technology throughout city to fight crime, which 
has effectively reduced the crime rate. 

• There are two primary retail corridors:  Central Avenue, which has been improved with 
street planting, sidewalks and center islands; and Main Street, which connects the two 
stations.  At the end of Main Street closest to the East Orange Station, there has not any 
major public investment.  It has high vacancies, poor signage and suffers from 
disinvestment.  The part of Main Street close to Brick Church Station has benefitted 
from the construction of new residential development by RPM and the longstanding 
suburban-style shopping center. 

• There are three supermarkets serving the population, all of which are in East Orange:  
the ShopRite on Main Street which attracts shoppers from the surrounding area, 
adjacent to the Brick Church station; the Tropicana supermarket that caters to the 
Carribean community and attracts from an area-wide market; and an off-brand 
supermarket on Central Avenue. 

• East and West Freeway Drives are viewed as an impediment to pedestrian accessibility 
to the station area and are under consideration by the City for improvement.  A traffic 
study is underway to consider reducing the number of car lanes, adding parking, bike 
paths and increase pedestrian safety. 

• There are two hospitals in the City providing employment and healthcare:  the VA 
Medical Center near South Orange on Harrison Street and the East Orange General 
Hospital.  The other major employers are the public sector and the school district.  There 
are no large private-sector employers. 

• Although the projects that are under construction or planned are located throughout 
the 0.5 mile radius, they will be identified with the station to which they are closest. 
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Real Estate Market Indicators 
Market trends were obtained from secondary sources including Loopnet and Trulia as well as 
discussions with brokers and windshield surveys.  References to the East Orange Metro market 
include the larger metropolitan area including the City of Orange.   

Retail 
The East Orange Metro area, according to Loopnet, has had consistently higher asking rents 
than the County or State, spiking in 2009 to almost $35 per square foot.  The East Orange 
Metro market currently averages $27.28 per square foot, versus the County at $21.72, and the 
Statewide average at $18.42 per square foot.  However, listings for properties in close proximity 
to the transit area have asking rents ranging from $12 per square foot near City Hall, up to 
$23.99 on Central Avenue.  Prices vary based on location, size, condition and age of the space 
available.  There is considerable vacancy along Main Street as exhibited by the vacant space in 
the newer RPM properties as well as the smaller storefronts towards the East Orange Station.  
Asking rents for the RPM property are at $20-25 per square foot triple net, and at Brick Church 
Plaza, $16-$18 per square foot.  Brick Church Plaza appears to be fully leased and attracts 
shoppers from the surrounding communities. 

Office 
According to Loopnet, asking rents for office space in East Orange Metro area are $23.02 per 
square foot, compared to the County at $19.91, and the State-wide average of $18.06 per 
square foot.  Over the last 5 years, the East Orange Metro office market has experienced higher 
rents than the rest of the County and State.  Although this is an average rent, those properties 
on the market located close to the 0.5 mile radius of the downtown are for older buildings 
whose asking rents range from $10 to $23.99, illustrating how the location, condition and size 
of space have a significant impact on rental rates.  The office buildings located near the transit 
are older and primarily occupied by public tenants.  Based on a windshield survey and 
discussions with City officials, there are no new office buildings within the Transit area planned 
or under construction, which reflects the current economic climate as well as the lack of 
interest from developers and tenants at this time. 

Residential 
Based on listings and discussions with brokers and developers, rental apartments in the older 
high-rise and mid-rise buildings can range from $675 for a one bedroom ($.96 per square foot) 
to $1,500, depending on size, location, and condition of the building and amenities.  Two 
bedroom apartments range from $850 to over $1,275.  In the newer RPF building, a two 
bedroom unit is offered at $1,295 ($1.13 per square foot).  There appear to be many more one 
bedroom units available in the market in the multi-story buildings with larger 3 and 4 bedrooms 
available in houses.  The Indigo, a recently completed high rise in walking distance to the Brick 
Church Station offers one bedrooms for $1,050 to $1,400 per month, $1,450 to $1,750 for two 
bedroom units and loft units available for $1,200 to $2,100.  Based on a site inspection it 
appears that the higher cost units, such as the loft and penthouse for $3,000, are more difficult 
to rent.  This building is the highest rent found in East Orange, which appears to be required to 
justify the cost of new construction.  The building appears to be close to fully rented. 
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According to Trulia, the average sales price for single family homes in August, 2011 was 
$155,554, with the median sales price of $117,500, indicating that the economy continues to 
create a downward trend for home sales.   
 
Similar to the market in Orange, East Orange home prices are well below the County and State.  
As previously shown, although home prices historically had been higher in Orange, the two 
Cities are now similar in terms of their sales prices.  
 
Foreclosures throughout the City are a major issue.  Although the actual number is not known, 
City officials are concerned that the problem is only going to get worse.  Estimates of 1,500 
foreclosures to date provide a range of magnitude of the problem.  
 

Average Home Prices by Location 

 
Source : Movoto.com 
 

Brick Church Station Area 
Average Daily Ridership:  1,542 

General Market Overview 
• Most of the redevelopment activity has occurred in and around the Brick Church Station area as 

opposed to the area around the East Orange Station.  However, there has been significant 
residential redevelopment throughout the 0.5 mile radius of both stations due to their close 
proximity. 

• The City is in the process of applying to gain a Transit Village designation for the Brick Church 
Station by NJT and has recently made improvements to lighting and design to address the issue of 
crime.  The area surrounding that station has an older retail suburban-style mall that attracts 
shoppers from the surrounding communities, however it is not conducive to creating an urban 
center.  It is one-story low density. 

• There is little public parking around the station - only a small lot owned by NJT.  The City is 
considering on-street parking additions, particularly along Freeway Drive, and has a traffic study 
underway. 

• New zoning codes are designed for more dense transit-oriented development, with lower parking 
ratios encouraging shared parking for multiple uses.   
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• The City is identifying City-owned parcels to issue RFP/RFQs for private developers, with 2030 
Evergreen Place currently in process. 

• There is a Ramada Hotel that is successfully operating within 4 blocks of the station, primarily 
servicing tourists visiting New York.  

• The area designated for office use is to the south of the Station area along Evergreen Place.  
Office buildings are older and are either owned by, or rented to, public-sector and non-profit 
organizations.  There are no significant private-sector employers in the Transit area or the City as a 
whole. 

Trends in Residential 
Two primary developers have had a significant impact on the development of new residential 
mid- and high-rise buildings within a 0.5 mile radius of the Brick Church Station.  One developer, 
RPM, has completed two mid-rise residential mixed-income rental projects along Main Street, 
approximately 2 blocks from the station, as well as market-rate townhouses.  Although the 
residential units have been renting, the ground floor retail has high vacancy.  One residential 
apartment building, the Indigo, has been completed and one other is under construction and 
one is proposed by Blackrock.  This developer has purchased obsolete office buildings and 
builds high-rise apartments above, utilizing the foundations to save on costs. The following 
summarizes the major projects completed, approved and proposed. 
 

• 20-30 Evergreen Place: Halstead and Freeway Drive East 
o 2.1 acre site subject of recent RFQ by City 
o Current Owner - City 
o Proposed as market rate residential with ground floor retail and parking on 

vacant remediated land owned by City 
o Will require public incentives including NMTC, tax abatement, etc. 

 
• SE Corner of Harvard and Evergreen Streets: The Althea  

o 17,200 sq ft parcel currently occupied by a vacant office building 
o Current owner -  Harvard Evergreen Properties, LLC, (developer Michael 

Trencher) 
o Vacant office space will be renovated into 22 Mixed Income residential & 

ground floor retail units.  Developer recently lost bank financing and is trying 
to obtain LIHTC and HMFA financing. 
 

• East side of Halstead Street, intersection of Halstead Place:  The Halsted  
o Acreage -  28,500 sq ft 
o Current owner – Halsted Amherst Properties, LLC, (developer, Michael 

Trencher) 
o Vacant office space will be renovated into 58 Mixed Use & Income residential 

& commercial units.  Developer recently lost bank financing. 
 

• 530-546 Dr. Martin Luther King , Jr. Blvd. ( Main Street):  Dr. MLK Plaza Phase I  
o Acreage -  1.8 acres  
o Current owner – Dr. King Urban Renewal Associates II, LP (RPM 

Developers) 
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o Residential building that offers 96 rental apartment units (80-20 mixed 
income) , 26,000 sq ft of retail space, 98 below grade parking spaces and 
103 surface parking spaces (completed 2005) 
 

• 520 Main Street; Brick Church Commons:  Dr. MLK Plaza Phase II  
o Acreage -  2 acres  
o Current owner – Dr. King Urban Renewal Associates II, LP; (RPM 

Developers) 
o Mixed Income residential & commercial building with 104 rental apartment 

units, 31,000 sq ft of retail space, 105 below grade parking spaces and 80 
surface parking spaces.  Difficulty leasing retail- (completed 2002) 

 
• 141 South Harrison St:  The Indigo 

o Acreage -  1.71 acres 
o Current owner – Indigo 141 South Harrison Street, LLC (developer, 

Blackstone) 
o Residential high-rise building that offers 105 rental apartment units, 15,000 sq 

ft of retail space, currently leased to a children’s daycare facility, and surface 
parking  

 
• 144 South Harrison St:  The Essence  

o Acreage - 1.33 acres  
o Current owner – Essence Urban Renewal, LLC Corporation (developer- 

Blackstone).   
o Will be presented for Approved to Planning Board in August.   
o Market rate residential building with 90 rental apartments  

 
• 315 South Harrison St:  The Espre (2-3 blocks outside of half mile radius) 

o Acreage - 3.70 acres  
o Current owner – 315 Urban Renewal, LLC Corporation (developer, 

Blackstone) 
o Proposed Mixed-Use, market rate 123 rental apartment units and commercial 

space to be leased to a bank, café, restaurant and supermarket.  Approved 
by Planning Board, requesting tax abatement. 

 
• 240 South Harrison St:  The Aura 

o Acreage - 2.20 acres  
o Current owner – 240 Urban Renewal, LLC Corporation (developer, 

Blackstone) 
o Development of a market rate residential building that offers 96 rental 

apartment units. 
• Prospect Street and Carlton Street:  Millennium Homes at Prospect 

o Current land use – Market rate townhome community   
o Current owner – various fee simple homeowners (RPM Development) 
o 18 attached townhomes that offer two car garage parking accessed via the 

rear of the site.  
 

• 90 Halsted Street:  Bowser Family Senior Center 
o Acreage - 26,250 sq ft 
o Current owner – City of East Orange  
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o $2 million rehabilitation of a vacant commercial/retail facility, formerly known 
as the Wilkerson Center, financed with $500,000 grant from the federal 
government, City funds, and personal contributions from City residents and 
businesses into two-story state-of-the-art Senior Center.  Annually, more than 
10,000 senior citizens and disabled adults will utilize the facility  
 

• Clinton and Main Street – (mid way between 2 stations) 
o Acreage: unknown 
o Current Owner: 
o 6 affordable apartments with retail rented at 80% of median income.  Funded 

partially with HOME funds. 
 

Trends in Office 
There is no new office activity in the area of note.  The major existing tenants are public offices 
and non- profits.   

Trends in Retail 
As noted, retail development is generally along Main Street and Central Avenue between the 
two stations.  Central Avenue has very low vacancy with many local neighborhood stores 
serving the surrounding residential community.  Although Central Avenue has benefitted from 
public infrastructure investments, the storefronts lack a coordinated vision as a retail district 
and could benefit from façade improvements, signage controls, etc.  Main Street, closer to the 
Brick Church Station, has more urban ground floor retail at the base of the new residential 
apartments constructed by RPM, and the opposite extreme or suburban-style large lots ranging 
from the Shop Rite shopping center adjacent to the train station to a suburban-style Rite Aid 
and gas station interrupting any pedestrian-oriented retail.  There is only one retail project 
currently under consideration located on Central Avenue:  
 

• 466-472 Central Avenue and Amherst Street(Central Plaza)    
o 13,299 square feet commercial retail use under construction 
o Current owner -  466 JMJ, LLC 
o Existing commercial building previously occupied by one tenant (Ira Rose 

Furniture Store) will be renovated to 6 or 7 retail spaces. 
 

East Orange Station Area 
Average Daily Ridership:  308 

General Market Overview 
• No visible development activity is occurring along Main Street near the station in this area, 

although it is only 4-5 blocks from Brick Church Station.  According to City representatives, there 
are many more small retail parcels, making it difficult for redevelopment, with high vacancies, 
intermittent vacant lots and poorly maintained facades and buildings appear along the street front.  

• The character of the retail changes abruptly at Lincoln, where new development has occurred. 
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• To the north of the station is one of the few major areas of large-scale disinvestment, known as 
North Walnut.  The City is working with developers who currently own properties to encourage 
redevelopment of these multi-family mid-rise properties. 

Trends in Residential 
There has not been significant new residential development around the station area, although 
there are older buildings that are attracting potential interest as opportunities for 
rehabilitation, including the following: 

• 311 William Street (The Esperanza) 
o .25 acres (10,890 sq ft) developed with market rate residential apartments 
o Current owner -  DDDJ Associates, LLC 
o Renovation of a vacant four story, 17 unit apartment building. 

Trends in Office 
There is no office development around the station with the exception of public offices including the Post 
Office and City Hall. 

Trends in Retail 
As noted retail development is generally along Main Street and Central Avenue between the 
two station areas.  Central Avenue has very low vacancy with many local neighborhood stores 
serving the community.  Main Street, within the 5 blocks closest to the East Orange Station is 
comprised of small retail parcels interrupted by vacant neglected lots.   According to City 
Planning the 5,000 square foot lot size has made it difficult to attract larger retail tenants.  This 
area of Main Street also could benefit from coordinated improvement and redevelopment, 
perhaps a project for the East Orange CDC, located on Main Street at Ashland.  The Caribean 
Supermarket at North Walnut, 4 blocks from the station provides an anchor for future 
reinvestment. 
 
The only project currently under consideration is a sit down restaurant, of which there are few. 

• A local restaurateur is interested in buying the diner and parking lot to redevelop as a sit 
down restaurant, which would attract shoppers to this area.  There are no known sit 
down restaurants in the City. 
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Demographic Profile 

Although the two Cities are adjacent to one another, there are differences in their eco-
demographic trends.   

• Compared with the City of Orange, East Orange has a larger population, with lower household 
income levels.  This may be attributed to the number of high-rise apartment buildings in East 
Orange as compared to Orange with its housing stock primarily comprised of low-rise and single 
family homes.   

• East Orange is less racially diverse than Orange, especially when compared with the Highland 
Avenue and Orange Station neighborhoods, which are comprised of a predominantly black 
population.   

• While the rate of home ownership in East Orange overall is similar to levels in Orange, ownership 
levels in the vicinity of Brick Church and East Orange stations is much lower than the City-wide 
average.  Renting has become more predominant and with the economic downturn, this trend is 
likely to continue. 

• Income levels around the East Orange station area are significantly lower than for the other three 
stations and suffers from a lack of reinvestment.  Both in the City of East Orange and in the vicinity 
of the Brick Church and East Orange stations, the percentage of households without vehicles is 
much higher than in the City of Orange, which may be related to the greater density of housing 
near the Brick Church Station in particular.      

City of Orange 
The following compares the changes that have occurred since 1990 with a projection to 2015 
for most of the demographic information.  Employment trends were unavailable, and 2008 data 
was the most recent available.   

The Orange Station and the Highland Avenue Station are both located in the City of 
Orange.  Various demographic information was gathered for the 0.5 Mile Radius and 
3.0 Mile Radius from each station, and was compared to the statistics for the City 
overall.   

Orange Station  
Generally, demographic data for the 0.5 Mile Radius suggests that it is less affluent than the 
City of Orange overall and the larger 3.0 Mile Radius.  Representing over 35% of the City's total 
population, the average age within the 0.5 Mile Radius is slightly younger than both larger 
geographic areas, with the majority of residents below 35 years old.  Both population and 
households declined in 2000, with this trend expected to continue through 2015, as compared 
to the City, which is expected to slightly increase.  Development of housing in the Transit Village 
area has the potential to reverse this declining trend.   
 
Although primarily black, the racial composition of this immediate area is more diverse than the 
City overall, and has a growing ethnic Hispanic population.  Home ownership levels for the 0.5 
Mile Radius are below levels for the larger areas, but vacancy rates appear to have been stable.  
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Nearly one in three households in the 0.5 Mile Radius does not own a vehicle, suggesting that 
the local population is highly dependent on NJT. 
 
The following presents the more detailed demographic analysis for the 0.5 Mile Radius, City of 
Orange and 3.0 Mile Radius from the Orange Station in Orange, New Jersey.   
 

Orange Station - Orange, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 10,548 12,573 1.8% 11,512 -0.9% 11,095 -0.7%

Total Households 3,982 4,243 0.6% 3,961 -0.7% 3,859 -0.5%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 29,925 32,868 0.9% 30,798 -0.6% 31,416 0.4%

Total Households 11,579 11,885 0.3% 11,396 -0.4% 11,829 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 303,312 305,781 0.1% 293,399 -0.4% 294,459 0.1%

Total Households 108,952 108,777 0.0% 105,866 -0.3% 107,328 0.3%

 
Source:  Demographics Now 

 
• Trends in population and number of households were similar for the City of Orange and the 3 Mile 

Radius during the last two decades, trending slightly positive between the 1990s, and then turning 
slightly negative during the 2000s.  Between 2010 and 2015, these areas are expected to return to a 
slow rate of growth. 

• While similar during the historic period, the number of households in the 0.5 Mile Radius between 
2010 and 2015 is expected to continue to decrease. 
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Orange Station - Orange, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 27.7% 31.4% 1.3% 30.1% -0.4% 30.1% 0.0%
Age 20-34 28.3% 25.5% -1.1% 23.2% -0.9% 21.5% -1.5%
Age 35-54 24.1% 26.9% 1.1% 27.0% 0.0% 26.0% -0.8%
Age 55+ 19.9% 16.2% -2.0% 19.7% 1.9% 22.4% 2.6%
  Median Age 31.8 31.1      32.8      33.8 

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 27.2% 30.3% 1.1% 29.1% -0.4% 28.8% -0.2%
Age 20-34 27.1% 23.9% -1.3% 21.5% -1.1% 19.8% -1.6%
Age 35-54 24.7% 27.1% 0.9% 27.2% 0.0% 26.1% -0.8%
Age 55+ 21.0% 18.6% -1.2% 22.3% 1.8% 25.3% 2.6%
  Median Age 32.7 32.5 34.6 36.0

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 28.3% 30.4% 0.7% 29.3% -0.4% 29.2% -0.1%
Age 20-34 26.0% 21.8% -1.7% 20.0% -0.8% 18.8% -1.2%
Age 35-54 25.5% 28.3% 1.1% 28.2% -0.1% 26.9% -0.9%
Age 55+ 20.2% 19.4% -0.4% 22.5% 1.5% 25.1% 2.2%
  Median Age 32.5 33.4 35.3 36.3

 
Source:  Demographics Now 

 
• As with many areas in the region, the local population is aging, with median ages increasing 

between 1990 and 2010 in all three geographies.  This trend is anticipated to continue through 
2015.  Population in the 0.5 Mile Radius is slightly younger than in the City and the 3.0 Mile Radius. 
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Orange Station - Orange, NJ
Race and Ethnicity

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 33.0% 20.8% -4.5% 27.6% 2.9% 29.3% 1.2%
Black Population 58.4% 63.1% 0.8% 57.9% -0.9% 57.7% -0.1%
Asian 1.8% 1.9% 0.3% 2.7% 3.7% 3.1% 2.3%
Other Races 6.8% 8.3% 2.0% 11.8% 3.6% 10.0% -3.4%
Hispanic Ethnicity 15.7% 19.8% 2.3% 24.9% 2.3% 24.9% 0.0%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

White 24.0% 13.2% -5.8% 20.0% 4.2% 22.0% 1.9%
Black 70.3% 75.1% 0.7% 69.0% -0.9% 68.4% -0.2%
Asian 1.3% 1.4% 0.6% 2.2% 4.8% 2.5% 3.0%
Other Races 4.4% 10.3% 8.8% 8.9% -1.5% 7.1% -4.3%
Hispanic 
Ethnicity

10.8% 12.5%
1.4%

16.2%
2.6%

17.7%
1.8%

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 34.9% 26.2% -2.8% 32.0% 2.0% 33.5% 0.9%
Black Population 58.5% 60.7% 0.4% 55.7% -0.9% 54.5% -0.4%
Asian 2.1% 2.8% 2.6% 3.5% 2.3% 3.8% 1.8%
Other Races 4.5% 6.4% 3.7% 8.9% 3.2% 8.2% -1.5%
Hispanic Ethnicity 9.4% 12.9% 3.1% 17.0% 2.9% 17.0% 0.0%

 
Source:  Demographics Now 

 
• Although the total population has been relatively stable, there has been some movement in the 

racial and ethnic makeup of the 0.5 Mile, City and 3 Mile areas.    
• Each of the three geographies has a majority black population.  This majority increased in all three 

areas during the 1990s, but then decreased during the 2000s.   
• The percentage of white population changed inversely, and appears to be the result of an increase 

in the number of ethnic Hispanics during the 2000s.  The percentage of whites and ethnic Hispanics 
is higher in the 0.5 Mile Radius, compared with both the City and the 3 Mile Radius.   

• The percentage of Asians also increased more significantly during the 2000s, compared with the 
1990s.   

• The racial composition of these areas is anticipated to remain stable between 2010 and 2015. 
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Orange Station - Orange, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $30,848 $39,670 2.5% $49,801 2.3% $53,963 1.6%

Median Hhld Income $26,004 $30,918 1.7% $36,906 1.8% $39,022 1.1%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $33,317 $45,556 3.2% $55,860 2.1% $60,407 1.6%

Median Hhld Income $27,680 $35,926 2.6% $40,036 1.1% $41,538 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $42,073 $57,566 3.2% $75,110 2.7% $80,731 1.5%

Median Hhld Income $31,318 $39,561 2.4% $45,759 1.5% $48,020 1.0%

 
Source:  Demographics Now 

 
• Household incomes in the 0.5 Mile were lower than those for the City overall and the 3.0 Mile Radii.   
• Household incomes for all three areas increased more strongly in the 1990s than in the 2000s; 

slower income growth is anticipated for the 2010 to 2015 period.   
• The large difference between the average and median incomes for the 0.5 Mile, City and 3.0 Mile 

indicates that there are significantly higher income neighborhoods or households included in each of 
the three geographies.   
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Orange Station - Orange, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 4,265 4,514 0.6% 4,440 -0.2% 4,325 -0.5%
  Ow ner Occupied 21% 18% 19% 19%
  Renter Occupied 72% 76% 70% 70%
  Vacant Units 7% 6% 11% 11%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 12,318 12,665 0.3% 12,814 0.1% 13,289 0.7%
  Ow ner Occupied 26% 24% 25% 25%
  Renter Occupied 68% 70% 64% 64%
  Vacant Units 6% 6% 11% 11%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 116,878 116,762 0.0% 119,947 0.3% 121,556 0.3%
  Ow ner Occupied 36% 36% 36% 36%
  Renter Occupied 57% 57% 53% 52%
  Vacant Units 7% 7% 12% 12%

 
Source:  Demographics Now 

 
• The number of housing units in the three geographies remained relatively stable between 1990 and 

2010. 
• The percentage of home ownership has also generally remained stable, with higher levels of home 

ownership in the 3.0 Mile Radii and City compared with the 0.5 Mile Radius.  This could be the 
result of the lower median incomes in the area immediately surrounding the Orange Station. 

• Vacancy rates in all three geographies increased during the 2000s, after decreasing or remaining 
stable during the 1990s.  This appears to be the result of declining rental occupancy levels.   
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Orange Station - Orange, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 3,982 4,243 0.6% 3,961 -0.7% 3,859 -0.5%

1 & 2 Person Hhld 56.9% 49.8% -1.3% 53.5% 0.7% 54.5% 0.4%

Average Hhld Size 2.6 2.9 2.9 2.8

Households w /o Vehicles 31.2% 36.3% 33.0% 31.5%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 11,579 11,885 0.3% 11,396 -0.4% 11,829 0.7%

1 & 2 Person Hhld 58.8% 55.0% -0.7% 56.9% 0.3% 58.1% 0.4%

Average Hhld Size 2.6 2.7 2.7 2.6

Households w /o Vehicles 28.0% 33.1% 30.3% 28.9%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 108,952 108,777 0.0% 105,866 -0.3% 107,328 0.3%

1 & 2 Person Hhld 54.7% 53.7% -0.2% 54.9% 0.2% 55.7% 0.3%

Average Hhld Size 2.7 2.8 2.7 2.7

Households w /o Vehicles 26.0% 28.9% 26.0% 25.0%

 
Source:  Demographics Now 

 
• The majority of households in all three geographies were 1 or 2 persons, meaning that multifamily 

units could likely appeal to the majority of households in the area. 
• Average household sizes were relatively stable in the 0.5 Mile, City and 3.0 Mile, and were also 

similar. 
• The percentage of households without a vehicle increased during the 1990s, but then declined 

slightly during the 2000s.  This trend is anticipated to continue through 2015 and may represent a 
need for increased service at this transit node.   

• Nearly one in three households in the 0.5 Mile Radius does not own a car, higher than in the City 
and the 3.0 Mile Radius.   
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Orange Station - Orange, NJ
WFS - Industry Employment 2 level NAICS 

2008

.5 miles 
radius

City of 
Orange

3 miles 
radius

Total Employment 5,954 10,268 93,565

Finance and Insurance; Real Estate and Leasing 6.6% 7.6% 8.6%

Information; Management of Companies and 
Enterprises; Other Services; Professional and 
Technical Services

14.4% 16.1% 18.5%

Manufacturing; Mining; Transportation and 
Warehousing; Utilities; Wholesale Trade 

17.3% 17.9% 13.2%

Accommodation and Food Services; Retail Trade; 
Arts, Entertainment, Recreation

28.3% 23.2% 22.1%

Administrative and Waste Services; Public 
Administration

11.9% 10.2% 8.7%

Construction 4.9% 7.6% 4.4%

Educational Services 4.5% 7.8% 7.8%

Health Care and Social Assistance 12.1% 9.6% 16.5%

 
Source:  Demographics Now 

 
• Employment segmentation was relatively similar in all three geographies, but with a higher 

concentration in the Finance, Insurance and Real Estate Sectors in the City and the 3.0 Mile Radii 
than in the 0.5 Mile Radius.   

• Employment in the 0.5 Mile Radius and City was more concentrated in the Manufacturing, 
Transportation and Warehousing, Utilities, and Wholesale Trade sectors than in the 3.0 Mile Radius. 

• Employment in the 0.5 Mile radius was also more concentrated in the Accommodation and Food 
Services, Retail Trade and Arts, Entertainment and Recreation Sectors than in the City and 3.0 Mile 
Radius. 

• Together, these statistics suggest that employment in the 0.5 Mile Radius is more blue-collar 
oriented than in the City and the 3 Mile Radius.   
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Highland Avenue Station 
Demographic data for the 0.5 Mile Radius suggests that the population in the area immediately 
surrounding the Highland Avenue Station is declining slightly, but is more affluent than the City 
of Orange overall.  Representing nearly 37% of the City's total population, the average age 
within a 0.5 Mile Radius of the Highland Avenue Station is slightly younger than the City-wide 
average; again, the majority of residents in this area is below 35 years old.  The racial 
composition of this immediate area is more diverse than the City and the 3.0 Mile Radius, and 
reflects a growing ethnic Hispanic population in the 2000s.  Home ownership levels for the 0.5 
Mile Radius are higher than those for the City, but below those for the 3.0 Mile Radius.  
Vacancy rates are below those for both the larger geographies.  A smaller percentage of 
households in the 0.5 Mile Radius does not own a vehicle than in the City overall and in the 3.0 
Mile Radius, which may indicate that they rely on public transportation although ridership at 
this station is relatively low.  
 
The following presents the more detailed demographic analysis for the 0.5 Mile Radius, City of 
Orange and 3.0 Mile Radius from the Highland Avenue Station in Orange, New Jersey.   
 

Highland Avenue Station - Orange, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 10,982 12,446 1.3% 11,359 -0.9% 11,043 -0.6%

Total Households 4,187 4,447 0.6% 4,133 -0.7% 4,066 -0.3%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 29,925 32,868 0.9% 30,798 -0.6% 31,416 0.4%

Total Households 11,579 11,885 0.3% 11,396 -0.4% 11,829 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 287,788 289,883 0.1% 278,048 -0.4% 279,684 0.1%

Total Households 102,989 103,248 0.0% 100,487 -0.3% 102,119 0.3%

 
Source:  Demographics Now 
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• Trends in population and number of households were similar for the City of Orange and the 3 Mile 

Radius during the last two decades, trending slightly positive between the 1990s, and then turning 
slightly negative during the 2000s.  Between 2010 and 2015, these areas are expected to return to a 
slow rate of growth. 

• While similar during the historic period, the number of households in the 0.5 Mile Radius between 
2010 and 2015 is expected to continue to decrease during this period.   
 

Highland Avenue Station - Orange, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 26.2% 30.3% 1.5% 29.0% -0.4% 29.1% 0.0%
Age 20-34 29.1% 25.1% -1.5% 22.7% -1.0% 21.0% -1.5%
Age 35-54 25.6% 29.0% 1.2% 28.7% -0.1% 27.5% -0.9%
Age 55+ 19.1% 15.7% -1.9% 19.6% 2.2% 22.4% 2.8%
  Median Age 32.4 32.1 33.9 34.9

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 27.2% 30.3% 1.1% 29.1% -0.4% 28.8% -0.2%
Age 20-34 27.1% 23.9% -1.3% 21.5% -1.1% 19.8% -1.6%
Age 35-54 24.7% 27.1% 0.9% 27.2% 0.0% 26.1% -0.8%
Age 55+ 21.0% 18.6% -1.2% 22.3% 1.8% 25.3% 2.6%
  Median Age 32.7 32.5 34.6 36.0

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 28.3% 30.4% 0.7% 29.3% -0.4% 29.2% -0.1%
Age 20-34 26.0% 21.8% -1.7% 20.0% -0.8% 18.8% -1.2%
Age 35-54 25.5% 28.3% 1.1% 28.2% -0.1% 26.9% -0.9%
Age 55+ 20.2% 19.4% -0.4% 22.5% 1.5% 25.1% 2.2%
  Median Age 32.6 33.6 35.5 36.5

 
Source:  Demographics Now 

 
• Reflecting national trends, median ages in all three geographies increased between 1990 and 2010.  

This trend is anticipated to continue through 2015. 
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• The population in the 0.5 Mile Radius is slightly younger than in the City and the 3.0 Mile Radius, 
which likely reflects a high percentage of young singles and couples and few retirees. 
 

Highland Avenue Station - Orange, NJ
Race and Ethnicity

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 43.4% 26.4% -4.8% 33.2% 2.3% 35.0% 1.0%
Black Population 48.3% 58.8% 2.0% 53.1% -1.0% 52.0% -0.4%
Asian 2.1% 2.7% 2.6% 3.6% 2.9% 4.0% 2.0%
Other Races 6.3% 7.4% 1.7% 10.1% 3.2% 9.1% -2.1%
Hispanic Ethnicity 16.2% 17.7% 0.9% 23.0% 2.7% 23.0% 0.0%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

White 24.0% 13.2% -5.8% 20.0% 4.2% 22.0% 1.9%
Black 70.3% 75.1% 0.7% 69.0% -0.9% 68.4% -0.2%
Asian 1.3% 1.4% 0.6% 2.2% 4.8% 2.5% 3.0%
Other Races 4.4% 10.3% 8.8% 8.9% -1.5% 7.1% -4.3%
Hispanic 
Ethnicity

10.8% 12.5%
1.4%

16.2%
2.6%

17.7%
1.8%

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 33.3% 24.7% -3.0% 30.5% 2.1% 32.1% 1.1%
Black Population 60.8% 64.0% 0.5% 58.6% -0.9% 57.6% -0.3%
Asian 2.2% 2.6% 1.8% 3.3% 2.5% 3.6% 2.0%
Other Races 3.8% 4.9% 2.7% 7.7% 4.5% 6.7% -2.7%
Hispanic Ethnicity 8.0% 10.2% 2.5% 13.9% 3.2% 13.9% 0.0%

 
Source:  Demographics Now 

 
• The racial and ethnic makeup of the 0.5 Mile, City and 3 Mile geographies have changed during the 

last 20 years.  Each of the three areas has a majority black population.  This majority increased in 
all three areas during the 1990s, but then decreased during the 2000s.   

• Inversely, the percentage white population in the immediate area decreased during the 1990s, but 
then increased in the 2000s.  This increase appears to be the result of growth in the number of 
ethnic Hispanics during the 2000s.  The percentage of ethnic Hispanics is higher in the 0.5 Mile 
Radius compared with both the City and the 3 Mile Radius.   
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• The percentage of Asians also increased more significantly during the 2000s compared with the 
1990s.   

• The racial composition of these areas is anticipated to remain stable between 2010 and 2015. 
 

Highland Avenue Station - Orange, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $36,849 $52,450 3.6% $63,912 2.0% $68,429 1.4%

Median Hhld Income $31,616 $41,679 2.8% $47,245 1.3% $49,400 0.9%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $33,317 $45,556 3.2% $55,860 2.1% $60,407 1.6%

Median Hhld Income $27,680 $35,926 2.6% $40,036 1.1% $41,538 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $43,524 $59,691 3.2% $76,665 2.5% $82,096 1.4%

Median Hhld Income $31,921 $40,545 2.4% $46,923 1.5% $49,229 1.0%

 
Source:  Demographics Now 

 
• Household incomes in the 0.5 Mile and 3.0 Mile Radii were both higher than for the City as a whole.   
• Household incomes for all three areas increased at a faster rate in the 1990s than in the 2000s; 

slower income growth is anticipated for the 2010 to 2015 period.   
• The large difference between the average and median incomes for the 0.5 Mile, City and 3.0 Mile 

indicates that there are significantly higher income neighborhoods or households included in each of 
the three geographies.   
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Highland Avenue Station - Orange, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 4,497 4,643 0.3% 4,547 -0.2% 4,469 -0.3%
  Ow ner Occupied 33% 31% 32% 33%
  Renter Occupied 60% 64% 59% 58%
  Vacant Units 7% 4% 9% 9%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 12,318 12,665 0.3% 12,814 0.1% 13,289 0.7%
  Ow ner Occupied 26% 24% 25% 25%
  Renter Occupied 68% 70% 64% 64%
  Vacant Units 6% 6% 11% 11%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 110,495 110,808 0.0% 113,822 0.3% 115,652 0.3%
  Ow ner Occupied 38% 37% 37% 37%
  Renter Occupied 56% 56% 51% 51%
  Vacant Units 7% 7% 12% 12%

 
Source:  Demographics Now 

 
• The number of housing units in the three geographies remained relatively stable between 1990 and 

2010. 
• The percentage of home ownership has also generally remained stable, with higher levels of home 

ownership in the 0.5 Mile and 3.0 Mile Radii compared to the City overall. 
• Vacancy rates in all three geographies increased during the 2000s, after decreasing or remaining 

stable during the 1990s.  This appears to be the result of declining rental occupancy levels.   
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Highland Avenue Station - Orange, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 4,187 4,447 0.6% 4,133 -0.7% 4,066 -0.3%

1 & 2 Person Hhld 55.2% 50.6% -0.9% 53.8% 0.6% 54.7% 0.3%

Average Hhld Size 2.6 2.8 2.7 2.7

Households w /o Vehicles 20.8% 23.6% 22.3% 21.7%

City of Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 11,579 11,885 0.3% 11,396 -0.4% 11,829 0.7%

1 & 2 Person Hhld 58.8% 55.0% -0.7% 56.9% 0.3% 58.1% 0.4%

Average Hhld Size 2.6 2.7 2.7 2.6

Households w /o Vehicles 28.0% 33.1% 30.3% 28.9%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 102,989 103,248 0.0% 100,487 -0.3% 102,119 0.3%

1 & 2 Person Hhld 54.4% 53.5% -0.2% 54.8% 0.3% 55.7% 0.3%

Average Hhld Size 2.7 2.8 2.7 2.7

Households w /o Vehicles 25.5% 28.1% 25.3% 24.4%

 
Source:  Demographics Now 

 
• The majority of households in all three geographies were 1 or 2 persons, meaning that multifamily 

units could likely appeal to the majority of households in the area. 
• Average household sizes were relatively stable in the 0.5 Mile, City and 3.0 Mile, and similar. 
• The percentage of households without a vehicle increased during the 1990s, but then declined 

slightly during the 2000s.  The percentage of households without a vehicle was much lower in the 
0.5 Mile Radius than in the City overall and the 3.0 Mile Radius.   
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Highland Avenue Station - Orange, NJ
WFS - Industry Employment 2 level NAICS 

2008

.5 miles 
radius

City of 
Orange

3 miles 
radius

Total Employment 4,165 10,268 87,728

Finance and Insurance; Real Estate and Leasing 10.5% 7.6% 8.9%

Information; Management of Companies and 
Enterprises; Other Services; Professional and 
Technical Services

13.9% 16.1% 18.9%

Manufacturing; Mining; Transportation and 
Warehousing; Utilities; Wholesale Trade 

17.6% 17.9% 12.9%

Accommodation and Food Services; Retail Trade; 
Arts, Entertainment, Recreation

22.4% 23.2% 21.6%

Administrative and Waste Services; Public 
Administration

10.3% 10.2% 8.8%

Construction 8.7% 7.6% 4.4%

Educational Services 6.8% 7.8% 7.0%

Health Care and Social Assistance 9.8% 9.6% 17.3%

 
Source:  Demographics Now 

 
• Employment segmentation was relatively similar in all three geographies, but with a higher 

concentration in the Finance, Insurance and Real Estate Sectors in the 0.5 Mile and 3.0 Mile Radii 
than in the City overall.   

• Employment in the 0.5 Mile Radius and City was more concentrated in the Manufacturing, 
Transportation and Warehousing, Utilities, and Wholesale Trade sectors than in the 3.0 Mile Radius. 

City of East Orange 
The Brick Church Station and the East Orange Station are both located in the City of East 
Orange.  Various demographic information was gathered for the 0.5 Mile Radius and 3.0 Mile 
Radius from each station, and was compared to the statistics for the City overall.  Compared 
with the City of Orange, East Orange has a much larger population, but much lower household 
income levels.  East Orange is less racially diverse than Orange, especially when compared with 
the Highland Avenue and Orange Station neighborhoods, with a predominantly black 
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population.  While home ownership in East Orange overall is similar to levels in Orange, 
ownership ratios in the vicinity of the two NJT stations are much lower than the City-wide 
average.  Both in the City of Orange and in the vicinity of the two NJT stations, the percentage 
of households without vehicles is much higher than in the City of Orange.       

Brick Church Station 
Demographic data for the 0.5 Mile Radius indicates that the population in the area immediately 
surrounding the Brick Church Station is declining and is less affluent than the City of East 
Orange overall and the larger 3.0 Mile Radius.  Representing 20% of the City's total population, 
the average age within the 0.5 Mile Radius is slightly younger, with the largest percentage of 
residents below 35 years old of the geographies studied.  The racial composition of this 
immediate area similar to that of the City and is homogenous.  Home ownership levels for the 
0.5 Mile Radius are below levels for the larger areas, with increasing vacancy rates.  Nearly 40% 
of the households in the 0.5 Mile Radius do not own vehicles, suggesting that the local 
population is highly dependent on NJT or other means of transportation. 
 
The following presents more detailed demographic analyses for the 0.5 Mile Radius, City of East 
Orange and 3.0 Mile Radius from the Brick Church Station in Orange, New Jersey.   
   

Brick Church Station - East Orange, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 15,117 14,703 -0.3% 13,383 -0.9% 13,242 -0.2%

Total Households 5,719 5,635 -0.1% 5,150 -0.9% 5,141 0.0%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 73,644 69,921 -0.5% 65,778 -0.6% 65,995 0.1%

Total Households 27,224 26,040 -0.4% 24,854 -0.5% 25,156 0.2%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 375,226 380,067 0.1% 367,181 -0.3% 370,646 0.2%

Total Households 133,524 133,487 0.0% 130,767 -0.2% 133,501 0.4%
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Source:  Demographics Now 
 

• Historically, the population of the 0.5 Mile Radius and the City have declined slightly from 1990 
through 2010.  This trend is anticipated to continue for the 0.5 Mile Radius from 2010 through 2015, 
with the City's population anticipated to stabilize.  In 2010, the area immediately surrounding the 
Brick Church Station represented only 20% of the City's total population.   

• The population trend in the 3.0 Mile Radius increased slightly in the 1990s, decreased slightly in the 
2000s and is anticipated to return to slight growth between 2010 and 2015.   

• Trends in households were generally similar to population trends in all three geographies; however, 
the number of households in the 0.5 Mile Radius is anticipated to remain stable between 2010 and 
2015, reflecting a slight decrease in household size for this area.   

 

Brick Church Station - East Orange, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 31.5% 31.5% 0.0% 30.3% -0.4% 30.2% -0.1%
Age 20-34 23.6% 23.6% 0.0% 21.5% -0.9% 20.2% -1.3%
Age 35-54 26.5% 26.5% 0.0% 26.9% 0.1% 25.8% -0.8%
Age 55+ 18.4% 18.4% 0.0% 21.2% 1.4% 23.9% 2.4%
  Median Age 31.2 31.7 33.6 34.7

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

28.7% 30.8% 0.7% 29.6% -0.4% 29.6% 0.0%
Age 20-34 26.5% 22.3% -1.7% 20.4% -0.9% 19.1% -1.3%
Age 35-54 25.2% 27.0% 0.7% 27.1% 0.0% 25.9% -0.9%
Age 55+ 19.7% 19.9% 0.1% 22.9% 1.4% 25.3% 2.1%
  Median Age 32.2 33.0 35.0 36.0

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 29.1% 30.6% 0.5% 29.5% -0.4% 29.4% -0.1%
Age 20-34 27.0% 23.3% -1.5% 21.3% -0.9% 19.9% -1.4%
Age 35-54 24.3% 27.4% 1.2% 27.5% 0.0% 26.4% -0.8%
Age 55+ 19.6% 18.7% -0.5% 21.7% 1.5% 24.4% 2.3%
  Median Age 31.6 32.5 34.4 35.6

 
Source:  Demographics Now 
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• Reflecting national trends, the population in the area is aging, with median ages increasing between 

1990 and 2010 in all three geographies.  This trend is anticipated to continue through 2015. 
• The population in the 0.5 Mile Radius of Brick Church Station is slightly younger than in the City and 

the 3.0 Mile Radius.   
 

Brick Church Station - East Orange, NJ
Race and Ethnicity

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 6.5% 4.0% -4.7% 11.6% 11.2% 14.4% 4.4%
Black Population 90.8% 87.2% -0.4% 79.3% -0.9% 78.5% -0.2%
Asian 0.5% 0.5% 0.9% 1.1% 7.0% 1.4% 5.3%
Other Races 2.2% 3.1% 3.6% 8.0% 9.9% 5.7% -6.7%
Hispanic Ethnicity 4.2% 6.1% 3.9% 9.3% 4.3% 9.3% 0.0%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

White 7.2% 3.8% -6.1% 11.5% 11.6% 14.5% 4.7%
Black 89.9% 89.5% -0.1% 81.0% -1.0% 79.3% -0.4%
Asian 0.6% 0.5% -2.2% 1.3% 10.2% 1.7% 4.9%
Other Races 2.2% 6.2% 10.8% 6.1% -0.1% 4.6% -5.8%
Hispanic 
Ethnicity

4.1% 4.7%
1.5%

7.8%
5.1%

10.1%
5.4%

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 33.0% 25.1% -2.7% 30.9% 2.1% 32.1% 0.8%
Black Population 57.5% 59.5% 0.3% 55.2% -0.7% 53.9% -0.5%
Asian 2.0% 2.5% 2.4% 3.1% 2.0% 3.4% 1.7%
Other Races 7.5% 8.9% 1.8% 10.9% 2.0% 10.6% -0.4%
Hispanic Ethnicity 14.9% 18.1% 2.0% 22.6% 2.3% 22.6% 0.0%

 
Source:  Demographics Now 

 
• In terms of race, the 0.5 Mile Radius and the City are both very homogenous, with nearly 4 out of 

every 5 residents being black.   
• While the percentage of blacks decreased for both geographies during the 1990s, they are 

anticipated to remain 80% black by 2015.   
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• The percentage of blacks in the 3.0 Mile Radius was more similar to statistics for the City of Orange, 
still reflecting a majority black population, but also featuring a larger and growing ethnic Hispanic 
population.      

 

Brick Church Station - East Orange, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $29,250 $38,558 2.8% $55,134 3.6% $59,643 1.6%

Median Hhld Income $22,967 $29,104 2.4% $33,382 1.4% $34,598 0.7%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $32,747 $43,422 2.9% $56,911 2.7% $60,930 1.4%

Median Hhld Income $26,725 $32,694 2.0% $37,735 1.4% $38,979 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $37,739 $51,468 3.2% $66,994 2.7% $72,269 1.5%

Median Hhld Income $28,793 $36,322 2.4% $41,906 1.4% $43,890 0.9%

 
Source:  Demographics Now 

 
• Household incomes in the 0.5 Mile Radius were lower than both the City and the 3.0 Mile Radius.   
• Household incomes for all three areas increased at a faster rate in the 1990s than in the 2000s; 

slower income growth is anticipated for the 2010 to 2015 period.   
• The large difference between the average and median incomes for the 0.5 Mile, City and 3.0 Mile 

indicates that there are significantly higher income neighborhoods or households included in each of 
the three geographies.   
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Brick Church Station - East Orange, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 6,203 6,265 0.1% 6,054 -0.3% 6,046 0.0%
  Ow ner Occupied 16.3% 13.7% 15.6% 16.0%
  Renter Occupied 75.9% 76.2% 69.5% 69.0%
  Vacant Units 7.8% 10.1% 14.9% 15.0%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 29,002 28,503 -0.2% 28,647 0.1% 28,986 0.2%
  Ow ner Occupied 25.8% 24.3% 25.1% 25.0%
  Renter Occupied 68.1% 67.1% 61.7% 61.8%
  Vacant Units 6.1% 8.6% 13.2% 13.2%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 145,295 143,676 -0.1% 148,621 0.3% 151,632 0.4%
  Ow ner Occupied 31.4% 31.5% 32.0% 32.5%
  Renter Occupied 60.5% 61.4% 56.0% 55.5%
  Vacant Units 8.1% 7.1% 12.0% 12.0%

 
Source:  Demographics Now 

 
• The number of housing units in the three geographies remained relatively stable between 1990 and 

2010. 
• The percentage of home ownership has also generally remained stable, although levels in the 0.5 

Mile Radius is well below those for the City overall and for the 3.0 Mile Radius.  This likely reflects 
the lower median incomes in the area immediately surrounding the Brick Church Station. 

• Vacancy rates in the 0.5 Mile Radius and the City increased during the 1990s and 2000s, and are 
higher than those in the 3.0 Mile Radius.   
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Brick Church Station - East Orange, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 5,719 5,635 -0.1% 5,150 -0.9% 5,141 0.0%

1 & 2 Person Hhld 59.3% 60.7% 0.2% 60.5% 0.0% 61.1% 0.2%

Average Hhld Size 2.6 2.6 2.6 2.5

Households w /o Vehicles 40.8% 45.9% 39.5% 37.6%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 27,224 26,040 -0.4% 24,854 -0.5% 25,156 0.2%

1 & 2 Person Hhld 57.9% 57.6% 0.0% 58.6% 0.2% 59.3% 0.2%

Average Hhld Size 2.6 2.6 2.6 2.6

Households w /o Vehicles 33.1% 37.1% 32.6% 31.3%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 133,524 133,487 0.0% 130,767 -0.2% 133,501 0.4%

1 & 2 Person Hhld 54.6% 53.7% -0.2% 55.1% 0.2% 55.9% 0.3%

Average Hhld Size 2.7 2.8 2.7 2.7

Households w /o Vehicles 30.2% 32.5% 29.0% 27.6%

 
Source:  Demographics Now 

 
• The majority of households in all three geographies were 1 or 2 persons, meaning that multifamily 

units could likely appeal to the majority of households in the area. The 0.5 Mile Radius has the 
highest percentage of 1 or 2 person households of any of the geographies analyzed.   

• Average household sizes were relatively stable in the 0.5 Mile, City and 3.0 Mile, with the 0.5 Mile 
Radius being slightly smaller than the City and the 3.0 Mile.   

• The percentage of households without a vehicle increased during the 1990s, but then declined 
slightly during the 2000s.  This trend is anticipated to continue through 2015 and may represent a 
need for increased service at this transit node.   

• With nearly 40% of the households in the immediate area surrounding the Brick Church Station 
having no vehicles, this area is highly dependent on mass transit, walking or other non-vehicular 
means to travel to work, school, shop for groceries, and other day-to-day functions.   
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Brick Church Station - East Orange, NJ
WFS - Industry Employment 2 level NAICS 

2008

.5 miles 
radius

City of East 
Orange

3 miles 
radius

Total Employment 5,374 18,252 117,731

Finance and Insurance; Real Estate and Leasing 7.7% 8.1% 7.5%

Information; Management of Companies and 
Enterprises; Other Services; Professional and 
Technical Services

22.5% 19.1% 16.8%

Manufacturing; Mining; Transportation and 
Warehousing; Utilities; Wholesale Trade 

11.3% 10.3% 12.1%

Accommodation and Food Services; Retail Trade; 
Arts, Entertainment, Recreation

26.1% 20.8% 21.9%

Administrative and Waste Services; Public 
Administration

9.1% 8.6% 8.0%

Construction 3.7% 3.6% 4.2%

Educational Services 6.7% 6.9% 10.3%

Health Care and Social Assistance 12.8% 22.5% 19.2%

 
Source:  Demographics Now 

 
• Employment segmentation was relatively similar in all three geographies, but with a higher 

concentration in the Information, Management of Companies, Other Services and Professional and 
Technical Services Sectors in the 0.5 Mile Radius and City than in the 3.0 Mile Radius.   

• Employment in the 0.5 Mile radius was also more concentrated in the Accommodation and Food 
Services, Retail Trade and Arts, Entertainment and Recreation Sectors than in the City and 3.0 Mile 
Radius. 

East Orange Station 
Demographic data for the 0.5 Mile Radius indicates that the population in the area immediately 
surrounding the East Orange is declining and is significantly less affluent than the City of East 
Orange overall and the larger 3.0 Mile Radius.  Representing 25% of the City's total population, 
this area is more densely populated than the Brick Church Station area.  Like the other areas, 
the average age within the 0.5 Mile Radius is slightly younger than the City overall and the 
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greater area.  The racial composition of this immediate area similar to that of the City and is 
homogenous.  Home ownership levels for the 0.5 Mile Radius are well below the levels for the 
larger areas, perhaps reflecting the neighborhood's lower income levels.  Over 41% of the 
households in the 0.5 Mile Radius do not own vehicles, suggesting that the local population is 
highly dependent on NJT or other non-vehicular means of transportation. 
 
The following presents more detailed demographic analyses for the 0.5 Mile Radius, City of East 
Orange and 3.0 Mile Radius from the East Orange Avenue Station in Orange, New Jersey.   
 

East Orange Station - East Orange, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 18,180 17,167 -0.6% 16,232 -0.6% 17,784 1.8%

Total Households 7,120 6,656 -0.7% 6,281 -0.6% 6,855 1.8%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 73,644 69,921 -0.5% 65,778 -0.6% 65,995 0.1%

Total Households 27,224 26,040 -0.4% 24,854 -0.5% 25,156 0.2%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 425,369 424,904 0.0% 411,486 -0.3% 417,149 0.3%

Total Households 150,706 149,142 -0.1% 146,487 -0.2% 150,046 0.5%

 
Source:  Demographics Now 

 
• Historically, the population of the 0.5 Mile Radius and the City have declined slightly from 1990 

through 2010.  While the City's population is anticipated to stabilize between 2010 and 2015, 
unprecedented growth is projected for the 0.5 Mile Radius.  In 2010, the area immediately 
surrounding the East Orange Station represented nearly 25% of the City's total population, reflecting 
a higher population density than around the Brick Church Station.   

• The population trend in the 3.0 Mile Radius was stable in the 1990s, decreased slightly in the 2000s 
and is anticipated to return to slight growth between 2010 and 2015.   

• Trends in households were generally similar to population trends in all three geographies.   
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 East Orange Station - East Orange, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 30.8% 32.4% 0.5% 31.6% -0.2% 31.8% 0.1%
Age 20-34 28.7% 23.1% -2.1% 21.2% -0.9% 19.8% -1.4%
Age 35-54 23.3% 26.3% 1.2% 26.5% 0.1% 25.4% -0.9%
Age 55+ 17.2% 18.2% 0.5% 20.6% 1.3% 23.0% 2.2%
  Median Age 30.4 31.4 32.9 33.7

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 28.7% 30.8% 0.7% 29.6% -0.4% 29.6% 0.0%
Age 20-34 26.5% 22.3% -1.7% 20.4% -0.9% 19.1% -1.3%
Age 35-54 25.2% 27.0% 0.7% 27.1% 0.0% 25.9% -0.9%
Age 55+ 19.7% 19.9% 0.1% 22.9% 1.4% 25.3% 2.1%
  Median Age 32.2 33.0 35.0 36.0

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 29.6% 30.8% 0.4% 29.7% -0.4% 29.6% 0.0%
Age 20-34 27.3% 23.7% -1.4% 21.6% -0.9% 20.0% -1.5%
Age 35-54 23.9% 27.1% 1.2% 27.3% 0.1% 26.3% -0.7%
Age 55+ 19.2% 18.4% -0.4% 21.4% 1.5% 24.1% 2.4%
  Median Age 31.2 32.2 34.1 35.3

 
Source:  Demographics Now 

 
• As with many areas in the region, the nearby population is aging, with median ages increasing 

between 1990 and 2010 in all three geographies.  This trend is anticipated to continue through 
2015. 

• The population in the 0.5 Mile Radius is slightly younger than in the City and the 3.0 Mile Radius, 
which could reflect the population living in nearby high-rises many of which are one and two 
bedrooms units.   
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 East Orange Station - East Orange, NJ
Race and Ethnicity

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 4.5% 3.1% -3.5% 11.0% 13.5% 13.9% 4.7%
Black Population 92.2% 88.4% -0.4% 80.0% -1.0% 78.9% -0.3%
Asian 0.6% 0.3% -4.7% 1.0% 11.0% 1.3% 5.7%
Other Races 2.8% 3.8% 3.3% 8.0% 7.8% 5.9% -6.0%
Hispanic Ethnicity 4.6% 6.4% 3.4% 9.9% 4.4% 9.9% 0.0%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

White 7.2% 3.8% -6.1% 11.5% 11.6% 14.5% 4.7%
Black 89.9% 89.5% -0.1% 81.0% -1.0% 79.3% -0.4%
Asian 0.6% 0.5% -2.2% 1.3% 10.2% 1.7% 4.9%
Other Races 2.2% 6.2% 10.8% 6.1% -0.1% 4.6% -5.8%
Hispanic Ethnicity 4.1% 4.7% 1.5% 7.8% 5.1% 10.1% 5.4%

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 31.5% 24.4% -2.5% 30.4% 2.2% 31.6% 0.7%
Black Population 58.5% 59.1% 0.1% 54.9% -0.7% 53.5% -0.5%
Asian 2.0% 2.5% 2.5% 3.1% 2.2% 3.4% 1.7%
Other Races 8.1% 12.5% 4.4% 11.5% -0.8% 11.6% 0.1%
Hispanic Ethnicity 16.6% 20.3% 2.1% 25.1% 2.1% 25.1% 0.0%

 
Source:  Demographics Now 

 
• The racial character of the 0.5 Mile Radius and City are very similar with approximately 80% of 

residents being black.   
• While the percentage of blacks decreased for both geographies during the 1990s, they are 

anticipated to remain by far the largest racial segment by 2015.   
• The percentage of blacks in the 3.0 Mile Radius was more similar to statistics for the City of Orange, 

still reflecting a majority black population, but also featuring a larger and growing ethnic Hispanic 
population.      
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East Orange Station - East Orange, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $25,102 $32,825 2.7% $42,231 2.6% $44,579 1.1%

Median Hhld Income $18,907 $21,544 1.3% $27,658 2.5% $29,390 1.2%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $32,747 $43,422 2.9% $56,911 2.7% $60,930 1.4%

Median Hhld Income $26,725 $32,694 2.0% $37,735 1.4% $38,979 0.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $34,764 $47,045 3.1% $61,326 2.7% $66,331 1.6%

Median Hhld Income $26,803 $33,663 2.3% $39,064 1.5% $40,814 0.9%

 
Source:  Demographics Now 

 
• Household incomes in the 0.5 Mile Radius were significantly lower than for the City overall and the 

3.0 Mile Radius, and were the lowest of any of the geographies analyzed.   
• Household incomes for the City and the 3.0 Mile Radius increased more strongly in the 1990s than 

in the 2000s; slower income growth is anticipated for these areas the 2010 to 2015 period.  
• However, income grew at a faster rate for the 0.5 Mile Radius in the 2000s than during the 1990s.  

Growth below 1990s levels is forecast between 2010 and 2015.   
• The large difference between the average and median incomes for the 0.5 Mile, City and 3.0 Mile 

indicates that there are significantly higher income neighborhoods or households included in each of 
the three geographies.   



Real Estate Analysis of the Inner M & E  

46 
 

East Orange Station - East Orange, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 7,691 7,392 -0.4% 7,322 -0.1% 7,993 1.8%
  Ow ner Occupied 13.1% 11.6% 14.1% 14.4%
  Renter Occupied 79.5% 78.4% 71.7% 71.4%
  Vacant Units 7.5% 10.0% 14.2% 14.2%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 29,002 28,503 -0.2% 28,647 0.1% 28,986 0.2%
  Ow ner Occupied 25.8% 24.3% 25.1% 25.0%
  Renter Occupied 68.1% 67.1% 61.7% 61.8%
  Vacant Units 6.1% 8.6% 13.2% 13.2%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 164,552 161,230 -0.2% 167,386 0.4% 171,396 0.5%
  Ow ner Occupied 28.3% 28.5% 29.2% 29.7%
  Renter Occupied 63.3% 64.0% 58.3% 57.9%
  Vacant Units 8.4% 7.5% 12.5% 12.5%

 
Source:  Demographics Now 

 
• The number of housing units in the three geographies remained relatively stable between 1990 and 

2010, but is anticipated to increase at an unprecedented rate in the 0.5 Mile Radius between 2010 
and 2015.   

• The percentage of home ownership has also generally remained stable, with significantly higher 
levels of home ownership in the City and 3.0 Mile Radius compared to the 0.5 Mile Radius. 

• Vacancy rates in the 0.5 Mile Radius and the City increased during the 1990s and 2000s, but are 
anticipated to remain stable during the 2010 through 2015 period.    
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East Orange Station - East Orange, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 7,120 6,656 -0.7% 6,281 -0.6% 6,855 1.8%

1 & 2 Person Hhld 60.7% 61.9% 0.2% 60.4% -0.2% 60.4% 0.0%

Average Hhld Size 2.5 2.5 2.5 2.5

Households w /o Vehicles 48.1% 49.3% 41.6% 39.4%

City of East Orange

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 27,224 26,040 -0.4% 24,854 -0.5% 25,156 0.2%

1 & 2 Person Hhld 57.9% 57.6% 0.0% 58.6% 0.2% 59.3% 0.2%

Average Hhld Size 2.6 2.6 2.6 2.6

Households w /o Vehicles 33.1% 37.1% 32.6% 31.3%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 150,706 149,142 -0.1% 146,487 -0.2% 150,046 0.5%

1 & 2 Person Hhld 54.4% 53.7% -0.1% 55.0% 0.2% 55.8% 0.3%

Average Hhld Size 2.7 2.8 2.7 2.7

Households w /o Vehicles 32.7% 35.4% 31.4% 29.9%

 
Source:  Demographics Now 

 
• The majority of households in all three geographies were 1 or 2 persons, meaning that multifamily 

units could likely appeal to the majority of households in the area. 
• Average household sizes were relatively stable in the 0.5 Mile, City and 3.0 Mile, and similar. 
• The percentage of households without a vehicle increased during the 1990s, but then declined 

slightly during the 2000s.   
• The percentage of households without a vehicle in the 0.5 Mile Radius was the highest of the 

geographies studied with 41.6% of households not owning a car or truck in 2010.  As such, this 
population is highly dependent on mass transit and other means for necessary day-to-day travel.   
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East Orange Station - East Orange, NJ
WFS - Industry Employment 2 level NAICS 

as of 2008

.5 miles 
radius

City of East 
Orange

3 miles 
radius

Total Employment 4,589 18,252 146,858

Finance and Insurance; Real Estate and Leasing 6.6% 8.1% 11.7%

Information; Management of Companies and 
Enterprises; Other Services; Professional and 
Technical Services

17.3% 19.1% 17.6%

Manufacturing; Mining; Transportation and 
Warehousing; Utilities; Wholesale Trade 

7.3% 10.3% 12.0%

Accommodation and Food Services; Retail Trade; 
Arts, Entertainment, Recreation

24.7% 20.8% 20.4%

Administrative and Waste Services; Public 
Administration

6.7% 8.6% 8.4%

Construction 2.7% 3.6% 3.6%

Educational Services 6.9% 6.9% 10.7%

Health Care and Social Assistance 27.9% 22.5% 15.5%

 
Source:  Demographics Now 

 
• Employment segmentation was relatively similar in all three geographies, but with a higher 

concentration in the in the Accommodation and Food Services, Retail Trade and Arts, Entertainment 
and Recreation Sectors for the 0.5 Mile Radius than in the City and 3.0 Mile Radius. 

• Employment in the 0.5 Mile Radius was also more concentrated in the Health Care and Social 
Assistance Sector.   
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Case Studies 
There have been numerous studies highlighting the benefits of Transit Friendly Development 
(“TFD”) in New Jersey with its State-wide rail commuter system providing access to the major 
employment and residential centers within the New York- New Jersey Metropolitan area.  It has 
been documented in numerous studies that housing near transit both holds its value and 
improves value over non-transit locations; and employers also recognize the benefits of a TFD 
locations to attract a diversity of employees.   
 
Two station areas, South Orange and the North Broad Street Station in Newark, were selected 
as case studies to understand both the success factors that contributed to a growing TFD in 
South Orange and the potential challenges that must be overcome in an emerging TFD that is 
situated in an older, diversely populated urban location.  The lessons learned from these two 
locations will provide insight for the Orange and East Orange station areas as they move 
forward.   

South Orange Station 

Demographic Profile 
• Demographics within the 0.5 Mile and 3.0 Mile Radius of the South Orange Station reflect relatively 

stable population and household levels, although slight growth is forecast by 2015.   
• The 0.5 Mile Radius reflect the highest average and median household incomes of any of the 

geographies analyzed ($112,797 and $78,330, respectively, in 2010), and was the only area that 
experienced faster household income growth in the 2000s than in the 1990s.  This was likely due 
to older and higher income people moving into the neighborhood such as empty nesters seeking a 
small town location with access to Manhattan.   

• The median age for the 0.5 Mile Radius, like all of the geographies studied, experienced an 
increase in median age between 1990 and 2010, from 36.8 years to 38.8 years.  The 2010 median 
age is the highest of all the geographies analyzed.   

• Racial diversity in the area is increasing, although it remains primarily a white neighborhood.  The 
percentage of ethnic Hispanics is also increasing, but not at the levels experienced in Orange and 
East Orange.   

• The 0.5 Mile Radius has the highest percentage of home ownership of the areas being analyzed, 
with 50% of the housing units being owner-occupied in 2010.  Vacancy is also the lowest of all 
areas analyzed.   

• The percentage of households without vehicles in 2010 was higher than in 1990, but it is still the 
lowest of any of the Station areas considered, lending credence to the value of proximity to a train 
station.   
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South Orange Station, South Orange, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 4,543 4,957 0.9% 4,920 -0.1% 5,162 1.0%

Total Households 1,956 2,133 0.9% 2,115 -0.1% 2,228 1.0%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 263,030 267,418 0.2% 257,641 -0.4% 259,533 0.1%

Total Households 94,300 94,973 0.1% 92,721 -0.2% 94,214 0.3%

 

South Orange Station, South Orange, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $68,143 $83,427 2.0% $112,797 3.1% $125,668 2.2%

Median Hhld Income $45,858 $59,296 2.6% $78,330 2.8% $85,067 1.7%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $46,549 $63,890 3.2% $83,075 2.7% $88,923 1.4%

Median Hhld Income $33,675 $43,065 2.5% $49,690 1.4% $52,006 0.9%
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South Orange Station, South Orange, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 20.7% 22.7% 0.9% 23.4% 0.3% 24.2% 0.7%
Age 20-34 26.2% 23.8% -1.0% 21.2% -1.1% 19.5% -1.7%
Age 35-54 26.6% 31.9% 1.8% 31.5% -0.1% 29.8% -1.1%
Age 55+ 26.5% 21.6% -2.0% 23.9% 1.0% 26.5% 2.1%
  Median Age 36.8 37.1 38.8 39.7

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 28.3% 30.4% 0.7% 29.3% -0.4% 29.2% -0.1%
Age 20-34 26.0% 21.8% -1.7% 20.0% -0.8% 18.8% -1.2%
Age 35-54 25.5% 28.3% 1.1% 28.2% -0.1% 26.9% -0.9%
Age 55+ 20.2% 19.4% -0.4% 22.5% 1.5% 25.1% 2.2%
  Median Age 32.9 33.8 35.8 36.9

 

South Orange Station, South Orange, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 2,094 2,198 0.5% 2,295 0.4% 2,413 1.0%
  Ow ner Occupied 49% 48% 50% 52%
  Renter Occupied 44% 49% 42% 40%
  Vacant Units 7% 3% 8% 8%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 100,870 101,527 0.1% 104,465 0.3% 106,129 0.3%
  Ow ner Occupied 41% 40% 40% 40%
  Renter Occupied 53% 54% 49% 49%
  Vacant Units 7% 6% 11% 11%
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South Orange Station, South Orange, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 1,956 2,133 0.9% 2,115 -0.1% 2,228 1.0%

1 & 2 Person Hhld 64.8% 66.8% 0.3% 64.0% -0.4% 63.5% -0.1%

Average Hhld Size 2.3 2.3 2.3 2.3

Households w /o Vehicles 12.6% 20.8% 17.8% 16.4%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 94,300 94,973 0.1% 92,721 -0.2% 94,214 0.3%

1 & 2 Person Hhld 54.0% 53.2% -0.1% 54.2% 0.2% 54.9% 0.3%

Average Hhld Size 2.7 2.8 2.7 2.7

Households w /o Vehicles 23.5% 25.7% 23.1% 22.2%

 
 

History of Development 
South Orange was in decline resulting from disinvestment in the downtown primarily in the 
1970s and 1980s.  In 1989 the City participated in the Main Street New Jersey Program, which 
was followed by the designation of South Orange’s Main Street in 1991.  Revitalization of the 
central business district started with the formation of the Main Street South Orange 
organization in 1991.  With the organization’s encouragement, the township began making 
improvements to the downtown area in 1994.  Improvements on South Orange Street, the 
Main Street, and Sloan Street included sidewalk brick paving, new signage, lighting, 
landscaping, and the street was narrowed from four to three lanes making it more pedestrian 
friendly.  Irvington Avenue was also later improved.  The area around the Station was 
transformed into a town square through the creation of a plaza with angled parking to narrow 
the roadway, positively altering driver behavior while providing a place for socializing and 
outdoor gathering.  As part of a station reconstruction effort, the six unproductive commercial 
spaces under the station’s viaduct were renovated into commuter oriented retail shops and 
restaurants.  As a result of the station upgrades, the public improvements and the station’s 
proximity to Seton Hall University, several developers began building medium-density housing 
near the station, resulting in 500 new residential units. 
 
In 1999 South Orange was designated by New Jersey Transit as a Transit Village.  This visibility 
and marketing brought an awareness combined with the creation of public policies at several 
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different levels of government and helped to attract private developers to South Orange.  
Mixed-use and transit-oriented development (TOD) projects have benefited from priority 
funding and coordination among state agencies.  Developers sought this location since the 
barriers to entry were lower than other locations, potential funding was available, public 
policies were in place to reduce approval time for projects.  The transit village designation also 
enables the township to apply for grants from the NJDOT Transit Village Fund.  The introduction 
of direct service from South Orange to Manhattan’s Penn Station, reducing travel from 50 
minutes to 30 minutes, helped to increase potential market demand for housing, making South 
Orange a more attractive community for commuters to New York City. 
 
The village adopted a Bicycle and Pedestrian Circulation Plan as an element of the 
Comprehensive Plan in 2005.  The civic environment is further supported by the South Orange 
Performing Arts Center, a 34,840 square foot, four-level structure situated on 17,512 square 
feet of land adjacent the station which brings people to the area, has expanded the attraction 
of retailers, adding a vibrant evening population.   
 
New Jersey is a home-rule state which does not provide term limits for mayors.  This actually 
provided an opportunity for political leaders to ensure that their revitalization objectives are 
implemented over a long development cycle.  The mayor’s background in real estate helped to 
recognize the need for comprehensive planning and development-oriented policies.  Also, the 
town benefited from a series of state-, federal- and transit authority-level decisions that encouraged 
redevelopment in the station area.  Programs and rulings at these levels facilitated the designation of 
the village center as a priority location and provided funding to support a range of local projects.  

Projects Completed 

Gaslight Commons: 
LCOR built through partnership with the Village of South Orange and was the first project built 
near the station.  It was built in 2002, on the site of an old auto dealership, located within 
walking distance of train station.  The Luxury apartment rentals- won “Smart Growth Award” 
for pedestrian friendly development. 
 

Beifus Mercedes Parcel: 
In 2002, the project was proposed as a mixed residential-retail development that would have 
included 56 condominium units and nearly 10,000-square-feet of retail space. The project, near 
the station went into foreclosure in 2010, reflecting the economic recession. 
 
New Market Square-: 
This project includes a 13,500 square foot gourmet market, condos on and a parking deck to 
accommodate shoppers and residents.  
 
Saiyd Plaza: 
7,000 sq. ft. of first floor retail, 16 apartments above and 24 parking spaces in the rear with access from 
Church Street. (proposed).  

http://www.southorange.org/development.asp?project=11
http://www.southorange.org/development.asp?project=11
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Church Street:  
40 units built in two projects- Church Street Commons 

Lessons Learned 

Planning and Zoning 
• One of challenges noted was educating local leaders and volunteers on planning boards 

about the benefits of TFD to obtain agreement on the need for project development 
and the benefits to the community. 

• To encourage market attraction, development and investment over time it is important 
to find ways to hold the private accountable for quality execution of design. 

• There is a need to balance parking needs with development through shared parking for 
mixed uses. 

• Reinvestment in public infrastructure is important to attracting private development 
and the market for retail, office and housing 

• Smart growth planning is important for allowing highest densities near the station areas 

Timing 
• Private investment can take decades since development cycles change constantly, 

making consistent planning efforts over time critically important to provide continuity 
for developers and investments. 

• Early planning or planning during a down market can set the stage for new development  

Community Leadership and Interaction 
• Educating the community on the minimal impact on schools and municipal budgets and 

the positive increase in tax revenue was critical in gaining a consensus, often an 
impediment to more suburban development.  This may not be as critical an issue for 
Orange and East Orange.  

• Strong political leadership is crucial in reviving an ailing downtown.  
• Throughout its ongoing redevelopment, South Orange has involved community 

residents and business owners. 

Role of Transit 
• Upgrades in transit services and locational efficiency attract new riders. 
• Historic station-oriented urban fabric is an ideal setting for new mixed-use development  

Financing 
• Utilization of several funding sources (local, state and other) facilitates TFD.  
• In addition to public participation, collaborative relationships between local officials, 

state agencies and others have been invaluable.  These partnerships have also helped in 
putting financing together for the various projects. 
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Newark Broad Street Station 

Demographic Profile 
• The population and number of households in the 0.5 Mile  and 3.0 Mile Radii of the Newark Broad 

Street Station has have slightly decreased between 1990 and 2010, but are projected to increase 
slightly by 2015.   

• This area is similar in size to the population and number of households of all four stations with the 
exception of South Orange which is less than half of their size.  It is also similar in household size 
at 2.6, although households around the Orange station are larger at 2.9 and South Orange is much 
smaller at 2.3.  

• The median age for the 0.5 Mile Radius, which is adjacent to, and may include, portions of the 
Rutgers Newark campus, is the lowest of the geographies analyzed.  Like most of the other station 
areas, median ages increased here during the 1990 to 2010 period.  The median age for the 3.0 
Mile Radius was also at the lower end of the range established by the other station areas, and 
increased between 1990 and 2010.   

• The median household income for the 0.5 Mile Radius was $31,916 for 2010, lower than the other 
station areas at Orange, Highland and Brick Church, although East Orange was lower.     

• The racial composition of 0.5 Mile Radius was very diverse, and reflected the highest percentage 
of ethnic Hispanics of any of the station areas (42.5% in 2010).   

• Homeownership in the 0.5 Mile Radius is the lowest of the station areas in 2010, at only 12% of 
total housing stock although within the range of East Orange Station, Brick Church and Orange.   
South Orange was at 50% and Highland was at 32%.   

• Given the development density of Newark, the availability of mass transit and the relatively low 
household incomes, it was expected that vehicle ownership would be low and is actually the lowest 
among the station areas, as was indicated in 2010.  47.5% of the households in the 0.5 Mile 
Radius did not own vehicles.   
 

Newark Broad Street Station, Newark, NJ
Population and Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 11,642 11,145 -0.4% 10,368 -0.7% 10,582 0.4%

Total Households 3,538 3,574 0.1% 3,452 -0.3% 3,586 0.8%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Population 374,302 375,613 0.0% 369,218 -0.2% 373,922 0.3%

Total Households 128,890 129,021 0.0% 128,633 0.0% 131,542 0.4%
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Newark Broad Street Station, Newark, NJ
Income

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $23,843 $35,615 4.1% $49,497 3.3% $53,434 1.5%

Median Hhld Income $19,011 $26,304 3.3% $31,916 2.0% $33,475 1.0%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Average Hhld Income $30,810 $41,785 3.1% $54,833 2.8% $59,043 1.5%

Median Hhld Income $25,133 $31,154 2.2% $36,826 1.7% $38,416 0.8%

 

Newark Broad Street Station, Newark, NJ
Population Age

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 31.3% 29.9% -0.4% 28.2% -0.6% 28.6% 0.3%
Age 20-34 34.7% 31.8% -0.9% 29.2% -0.8% 26.2% -2.2%
Age 35-54 21.7% 25.5% 1.6% 27.3% 0.7% 27.1% -0.1%
Age 55+ 12.3% 12.8% 0.4% 15.3% 1.8% 18.1% 3.4%
  Median Age 27.1 28.2 30.5 31.7

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

Age 0-19 28.3% 30.4% 0.7% 29.3% -0.4% 29.2% -0.1%
Age 20-34 26.0% 21.8% -1.7% 20.0% -0.8% 18.8% -1.2%
Age 35-54 25.5% 28.3% 1.1% 28.2% -0.1% 26.9% -0.9%
Age 55+ 20.2% 19.4% -0.4% 22.5% 1.5% 25.1% 2.2%
  Median Age 30.6 31.7 33.6 34.9
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Newark Broad Street Station, Newark, NJ
Race and Ethnicity

.5 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 28.9% 30.3% 0.5% 36.9% 2.0% 37.0% 0.1%
Black Population 46.2% 43.0% -0.7% 40.9% -0.5% 40.1% -0.4%
Asian 4.3% 3.9% -0.9% 5.3% 3.2% 5.7% 1.5%
Other Races 20.6% 17.0% -1.9% 17.0% 0.0% 17.2% 0.2%
Hispanic Ethnicity 36.3% 37.0% 0.2% 42.5% 1.4% 42.5% 0.0%

3 Mile Radius

1990 2000 CAG 2010 CAG 2015 CAG

White Population 37.5% 33.3% -1.2% 39.0% 1.6% 39.5% 0.2%
Black Population 51.3% 46.7% -0.9% 44.2% -0.5% 42.9% -0.6%
Asian 1.7% 2.3% 3.2% 3.1% 2.9% 3.3% 1.6%
Other Races 9.5% 13.2% 3.4% 13.7% 0.3% 14.3% 0.8%
Hispanic Ethnicity 22.7% 27.7% 2.0% 32.8% 1.7% 32.8% 0.0%

 

Newark Broad Street Station, Newark, NJ
Housing Units

.5 Mile Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 4,387 3,844 -1.3% 3,921 0.2% 4,068 0.7%
  Ow ner Occupied 9% 10% 12% 12%
  Renter Occupied 72% 83% 76% 76%
  Vacant Units 19% 7% 12% 12%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Housing Units 141,894 139,812 -0.1% 147,493 0.5% 150,860 0.5%
  Ow ner Occupied 24% 25% 26% 27%
  Renter Occupied 67% 67% 61% 61%
  Vacant Units 9% 8% 13% 13%
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Newark Broad Street Station, Newark, NJ
Households

.5 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 3,538 3,574 0.1% 3,452 -0.3% 3,586 0.8%

1 & 2 Person Hhld 58.6% 57.4% -0.2% 60.5% 0.5% 61.5% 0.3%

Average Hhld Size 2.7 2.7 2.6 2.6

Households w /o Vehicles 46.3% 57.0% 47.5% 45.2%

3 Miles Radius 

1990 2000 CAG 2010 CAG 2015 CAG

Total Households 128,890 129,021 0.0% 128,633 0.0% 131,542 0.4%

1 & 2 Person Hhld 51.5% 51.3% 0.0% 52.8% 0.3% 53.6% 0.3%

Average Hhld Size 2.8 2.8 2.8 2.8

Households w /o Vehicles 35.4% 38.4% 33.9% 32.3%

 
 

History of Development 
In 2008, New Jersey’s largest city, Newark, created a Redevelopment Plan to capitalize on the 
improved transportation connections at the Newark Broad Street Station.  Reinvigorated by 
new leadership and a greater emphasis on community planning, Newark focused on the area 
that benefitted from the $76 million transit improvement project.  The Redevelopment District 
includes an estimated 60 acres of developable properties, most of which are within a 5-10 
minute walking distance of New Jersey Transit’s Broad Street Station, the Newark Light Rail line, 
the Newark Subway system, the vibrant Downtown campuses of Rutgers University and NJIT, 
cultural institutions and sports venues, and an increasingly accessible Passaic Riverfront.  The 
primary goal of the Broad Street Station District Redevelopment Plan is to create a transit-
oriented development hub that is a 24/7 “living” district where people choose to live, work and 
play. 
 
The Redevelopment District includes the James Street Commons Historic District and benefits 
from a mix of the region’s pre-eminent academic, cultural and other institutions such as Rutgers 
University, NJIT, the Newark Museum, Newark Public Library, Washington Park, Newark Bears 
and Eagles Stadium, St. Michael’s Medical Center and historic Washington Park.  Past public 
investment in the District’s commuter rail, light rail, subway and surface transit represent 
millions of dollars worth of capacity around which transit-oriented development can occur.  
Mayor Bookers commitment to the redevelopment also stems from his commitment to reduce 

Formatted: Font: (Default) Arial



Real Estate Analysis of the Inner M & E  

59 
 

carbon emissions - transit development will help the city to achieve those goals through 
sustainable development. 
 
The Broad Street station serves three NJ TRANSIT commuter rail lines with more than 50 
weekday arrivals, 12 major bus routes and the newly expanded Newark Light Rail.  The Station 
is has undergone $73 million in improvements, which will expedite boarding and exiting of 
trains, increase the availability of information to customers, improve pedestrian circulation in 
and around the station and make it accessible to travelers with disabilities.   
 
In March of 2008, the City issued a request for expressions of interest (RFEI) for purchase and 
redevelopment of three publicly owned sites.  Joining Newark in this effort was the New Jersey 
Institute of Technology (NJIT), Rutgers-Newark and the Newark Housing Authority (NHA).  
Together, the Broad Street Station area partners have identified an additional 39 acres of 
property to be targeted for future redevelopment.  Additional redevelopment opportunities 
exist among the RFEI partners, the NHA, NJIT, and Rutgers-Newark.  The comprehensive Broad 
Street Station District Redevelopment Plan is anticipated to be a catalyst for new investment in 
mixed-use, mixed-income development that supports and is supported by transit.  
 
These partners are all key land owners and are also supported by other projects under 
consideration or underway by private landowners St. Michael’s Medical Center, the Newark 
Museum, the Newark Library and the Performing Arts Center. 

In addition, there are many privately owned parcels within a few blocks of the Station that are 
under consideration for development.  Many of these projects require some type of public 
financial incentives to be financially feasible in the Newark market.   

Projects 
The following identifies projects that are underway or under consideration in the 
Redevelopment District around Broad Street Station. 

• Major developers have taken notice of Newark’s efforts and the opportunities afforded 
by the Urban Transit Hub Tax Credit Program.  Tucker Development Corporation, a large 
Midwest company with experience in transit-supportive projects, planned to build on 
the former Lincoln Motel property — a 3.5-acre site situated less than 100 feet from the 
Broad Street Station.  Plans include a 20-plus story mixed-use tower include Class A 
office space, a 200-room hotel and 50,000 square feet of street-level shops.  

• Westinghouse, next to the Station, was a vacant and contaminated building that was 
recently demolished.  This 3.78 acre site comprises a full square block on Orange Street 
between University Avenue and Martin Luther King Jr. Boulevard.  No development 
program has been prepared to date, but the anticipation is that the site will be 
redeveloped into a high density, mixed-use building(s). 

• Baxter Terrace, Phase I broke ground in 2011 for mixed income housing - land owned by 
Housing Authority but developed by Michaels Development. The Newark Housing 
Authority (NHA) intends to dispose of a13-acre property, known as Baxter Terrace, 
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through a ground lease.  Baxter Terrace is bound by Orange Street to the north, Nesbitt 
Street to the west and south, and Boyden and Summit Streets to the east.  The two 
high-rise senior housing towers will remain and will not be part of any redevelopment. 
The site is bisected by James Street.  Baxter Terrace is slated for demolition with the 
exception of the two senior housing towers located to the southeast of the site.  The 
NHA vision includes new housing units spread out among apartment, townhouse, and 
loft building types that replaces 500 public housing units from the existing Baxter 
Terrace development.  The vision also calls for small amount of neighborhood retail 
along the ground floor uses of those buildings fronting on Orange Street.  368 Broad 
Street - Studebaker Lofts - 60 rental units - 50 %market rate - 50 %affordable units 
across from Station- developer RPM- completed. 

• One Washington Park- owned by a local developer - renovated and leased to Rutgers 
Business School and Audible.com has been completed. 

• In addition to One Washington Park, Rutgers Rutgers-Newark’s master plan anticipates 
significant growth of its student population to an expected 15,000 students, and the 
University is making investments on several fronts including expanding its 
undergraduate programs, developing its sciences cluster, increasing and energizing 
residential and campus life, addressing parking, commuter and transit needs, and 
generating retail and recreational opportunities.  Supporting the activities of the 
Business School, it is anticipated that the University will invest in 15 Washington for its 
renovation as a mixed-use development providing graduate housing, office space and 
retail amenities.  

• 422 Broad Street is a 3.43 acre of land which was the former site for the Lincoln Motel.  
It is located between Broad Street and McCarter Highway, abuts Interstate 280 and is 
across Broad Street from Broad Street Station.  The site has been cleaned and cleared 
and is currently ready for development.  It was proposed as office but no tenant has 
been found. This site is appropriate for dense, transit-oriented, mixed-used 
development. 

• NJ PAC residential, retail and parking- proposed by Dranoff Properties on ground leased 
from NJPAC.  High construction costs require financial incentives such as the UTHTC and  
a RAB.  The project is continuing in the planning stages. 

• Science High is planned for redevelopment by Boraie Development as designated 
developer.  The property was previously owned by the City and is proposed as a 
residential high rise condominiums, which is on hold due to market conditions. 

• 349-377 Broad Street - A private developer plans to build a 40,000 square foot 
supermarket and 10,000 square feet of inline retail two blocks from the Station on the 
other side of I-280.  Construction is anticipated to start in the Fall, 2012. 

• Bridge Street and Broad Street along the light rail is partially owned by a private owner.  
The City is conveying a small piece of ground through acquisition from NJT and is 
planning office and retail development 
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• Broad Street Urban Renewal Site:  At the foot of the Mies Van Der Rohe twin towers 
now known as the Pavilion Apartments, just under 5 acres.  This site has remained 
vacant since it was cleared in the late fifties as part of slum clearance.  Historically the 
land on this site was meant to include a retail component.  The current owners of the 
site have not yet prepared a specific development proposal but contemplate medium- 
to large-format retail at the base of a mixed-use development. 

• NJIT is the designated developer for a project to move dorms from MLK Boulevard to a 
site near the station.  NJIT, in close cooperation with area Stakeholders, completed a 
comprehensive plan for a re-imagined “Gateway” to provide linkage to its campus and 
revitalization for the James Street Commons Neighborhood.  Completed in September 
2007, the NJIT Gateway Plan outlines a redevelopment vision for approximately 21.5 
acres in the Broad Street Station District.  The 21.5 acres is comprised of four sites, 
identified as the MLK Gateway, University Park, Greek Village and the St. Michael’s 
Medical Center.  The Plan is to create a vibrant, 24/7 neighborhood that will include 
more retail amenities, housing, leisure space, and hotel space. 

• The Newark Museum’s 100th Anniversary Signature Project is a $200million expansion 
of the Museum that will “create an architecturally distinguished, world-class museum 
complex -- equal to the status of its collections -- that will enhance the position of the 
Museum as one of the premiere cultural and educational facilities on the East Coast.  It 
will make a significant contribution to the redevelopment of the City and will continue 
to be a major resource enhancing the quality of life of the City’s residents.  The 
signature project will include increased gallery space, collection storage and educational 
facilities, relocation of Museum office and administrative space and expanded on-site 
parking.” 

• The Newark Public Library, the largest library in the state and the first cultural anchor of 
the Washington Park District, is embarking on a $100 million expansion of its historic 
facility.  The expansion will double the library space and add an entrance on Essex Street 
that will become its main entrance. 

Lessons Learned 

Planning and Zoning 
• The City’s Redevelopment Plan for the Broad Street District increases density and 

provides the groundwork for transit area development and investment. 
• The plans and rezoning are meant to set the stage for private investment as the 

economy improves.  With this framework already in place, developers know what the 
parameters are for building and don’t have to contend with a lengthy approval process.  

Timing 
• Private investment can take decades since development cycles change constantly 

making consistent planning efforts over time critically importance to provide continuity 
for developers and investments. 

• Some projects have been completed although the economy has caused some delays, 
particularly those properties owned by the private sector.   



Real Estate Analysis of the Inner M & E  

62 
 

Community Leadership and Interaction 
• Housing Authority (Baxter terrace), City (sells, assembles property, assists with financial 

incentives/tax abatements) 
o Numerous developers have been involved, some of which have owned 

properties historically, others through acquisition from the City of public entities. 
• Extensive community stakeholder engagement process was completed to create buy-in 

from all parts of the community to create the Redevelopment Plan. 
• Newark differs from the other station areas as it has a diversity of uses and major 

institutions with long-term investment in the vicinity of the station.   
• It is similar in many ways to the other station areas with a large lower income minority 

population that requires affordable housing and jobs. 

Role of Transit 
• Upgrades in transit services and locational efficiency attract new riders. 
• Historic station-oriented urban fabric is an ideal setting for new mixed-use development. 
• The Broad Street station with the M&E also is the connection point for other forms of 

transportation, increasing the desirability for transit friendly development - the light rail and 
connections to AMTRAK and the Airport. 

• The area around the station benefits from a number of demand drivers including the 
Universities, office buildings, and hotels, all of whom can benefit from the location of 
the light rail. 

• For Newark, the multiple lines of transit are an asset for the local population seeking 
mobility to jobs in the City and region. 

• The ability to use transit creates an opportunity for mobility particularly for those 
segments of the population that either cannot afford to own a car or do not choose to 
own a car.  

Financing 
• Newark has an organized economic development corporation designed to interact with 

the development community through public private partnerships.  It provides a one-
stop shop for developers seeking to invest in projects throughout the City and obtain 
alternative financing sources. 

• The recent change in the UTHTC to increase the tax credit to 35% for residential appears 
to be jumpstarting some projects in addition to the tax credit available for more job 
intensive uses such as office and industrial.   The City of East Orange also hopes to 
benefit from this financing program. 

• Panasonic has proposed to locate near the Station and will take advantage of the UTHTC 
allowing Newark to attract office tenants which would have been less likely to locate 
there.  This may be an opportunity for East Orange as well given the right circumstances.  

• There has been a lack of market support in the current economic environment causing a 
greater need for public private partnerships, similar to the communities of Orange and 
East Orange.   

• For Westinghouse in particular, the cost of clean-up and liability has made it difficult to 
move forward with residential development.  This is similar to the properties around the 
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Highland Station.  As the market changes, there may be more opportunity to redevelop 
these sites if sufficient public incentives can be made available. 
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Inner M&E Strategic Corridor Analysis & Community Empowerment Project:  
Parking Issues 
 
The following parking issues and considerations have arisen from several meetings with 
members of NJ Transit, the municipalities, and consultants working on the Inner M&E Project.  
 
Parking Issues and Considerations 
 

• East Orange is currently looking to add on-street parking on Main Street at Brick Church.  
• They are also looking at adding on-street parking at Freeway Drive. Right now there are 

3-4 lanes of traffic and adding on-street parking could act as a buffer to the sidewalk and 
increase safety while also increasing the amount of commuter spaces. 

• The all-day parking meters at the East Orange station are not currently being utilized. 
• Orange and Brick Church stations are parking constrained.  
• East Orange has constraints but the demand is low. Meanwhile Highland Ave. has excess 

parking capacity. 
• The estimated unmet future commuter parking demand at Brick Church is 250-300 

spaces (estimated by NJ Transit). It was higher with the ARC tunnel estimations. 
• NJ Transit owns one parking lot at Orange (96 spaces); one at East Orange (52 spaces), 

both lots at Brick Church (115 spaces) and the one at Highland Avenue (28 spaces). 
Brick Church also has a large municipal lot. 

• NJ Transit does not control many of properties that could be used for parking. 
• It is tough to find parking in Orange with a lot of illegal street parking. 
• South Mountain Arena parking deck in West Orange is well used – lots of people park 

there, take bus to Newark train stations. 
 
Transit Parking Summary 
 
The tables below (Table 1 and Table 2) show the occupancy percentages of the three station lots 
(Brick Church, Orange, Highland Ave.) from December 2001 to December 2010 and the parking 
rates for the three stations.  Based on the historical NJ Transit occupancy data presented in Table 
1, it is apparent that the Brick Church and Orange stations have had robust occupancy rates over 
a 10 year period. Parking expansions at Brick Church and Orange Stations could contribute to 
the needed spaces and expand the amount of spaces already supplied. It may also be advisable to 
identify both private and public lots in the vicinity of these station lots and look at the possibility 
of shared parking opportunities. This can be an affordable alternative to developing surface or 
structured parking. 
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Table 1 - Historical Occupancy of Stations 
 
                                                                                                

Occupancy % 
    

Station Capacity Dec-
01 

Dec-
02 

Dec-
03

Dec-
04

Dec-
05

Dec-
06

Dec-
07 

Dec-
08 

Dec-
09

Dec-
10 

Brick 
Church 

115 97% 94% 99% 94% 99% 92% 107% 106% 108% 110% 

Orange 191 100% 100% 114% 109% 106% 107% 95% 95% 96% 96% 

Highland 
Ave. 

28 88% 58% 65% 81% 39% 13% 42% 77% 71% 64% 

Source: NJ Transit 
 
Table 2: Station Parking Rates 
 
Station Permit Fee Daily Fee 
Brick Church $60/moth 

$180/quarter
$4 

Orange $40/month 
$120/quarter

$2.50 

Highland Ave. $30/month 
$90/quarter

$2 

Source: NJ Transit 
 
Next Steps and Recommendations 
 
The following are recommendations and next steps to take in regards to parking.  
 
Downtown Parking Assessment 
 
Effective and efficient management of municipal parking assets can be critical to local economic 
development and access to mass transit.  Accordingly, a downtown parking assessment would be 
beneficial to identify the extent to which each municipality is maximizing the utilization of these 
assets and generating sufficient revenue to cover operating and capital reserve expenses.  In 
addition, should the municipal parking operations generate a profit, these monies can be 
reinvested in the downtown to help support economic development, TOD, and transit options. 
 
A supply and demand study should be undertaken to determine the existing stock of the lots and 
surroundings downtown area and to see if there is a demand for more parking spaces. The 
following steps would be taken: 

• Inventory existing public and private street spaces with a breakdown of on and off-street 
parking. 

• Determine turnover and duration characteristics at selected facilities. 
• Determine existing demand and compare with supply. Identify areas with deficits and 

surpluses.  
• Determine future parking demand under projected growth development scenarios.  

 
A review of the management of parking should also be taken into consideration This includes
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• Review operations layout, usage, and control of the existing facilities.  
• Review the current parking management strategies. 
• Review the existing organization and administration structure and develop alternatives 

for: 
o The decision making process (both operational and policy based). 
o Organization and administration of parking activities.  
o Use of private parking operators to manage facilities.  

• Prepare operating budget and revenue impact for alternatives. 
• Develop plan to implement any changes. 

 
Site Feasibility Analysis  
 
It may be beneficial to perform a site selection and feasibility study for a future commuter / 
mixed use parking structure. A site feasibility study at this time identifying the most beneficial 
location and the amount of parking that could be developed to provide a long term and proactive 
vision to meet commuter and TOD parking demand thereby increasing regional access to the 
Inner M&E. 
 
The following steps should be taken to complete a site feasibility analysis: 

• Identify possible sites for new parking facilities. 
• Compare the costs of each alternative.  
• Evaluate various alternatives. 
• Develop a recommended plan for parking improvements and determine the parking yield 

for each site.   
 
 
Shared Parking and Smart Parking Strategies for Brick Church Development Site 
 
With the study of the development potential of this site, a parking analysis should be included to 
provide “smart” parking strategies to enhance the project’s viability and increase access to mass 
transit including the following: 
 

• Shared parking analysis for the mixed use project component and the ability to develop 
and share additional commuter parking. 

• Application of appropriate parking ratios. 
o A parking occupancy and drive ratio study of nearby projects should be conducted 

to inform the establishment of the appropriate parking ratio and the ability to 
share parking with commuters. 

 
Shared Car Service 
 
A feasibility study regarding the application of shared car services to the serve these areas may 
be beneficial.  Shared car services have the benefit of reducing the reliance on vehicle ownership 
and thereby increased household income available for rent or mortgage payment. Car sharing 
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for communities such as the Oranges to understand the feasibility of implementing a car sharing 
service to serve the residents and the potential barriers to entry.  With this information there may 
be the possibility for some sort of subsidy if necessary to support what may be a very effective 
tool to reduce the amount of parking for TOD projects in these communities. 
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Intent of the Inner M&E Corridor Project

Leverage New Jersey Transit’s political and institutional capital to engage 
other State and regional agencies in providing technical assistance and 
financial resources to advance neighborhood-based projects.

Capitalize on NJT’s influence and resources targeted for station and facility 
improvements to support community development corporations (CDCs) and 
municipal transit-oriented development (TOD) plans and projects in a way 
that is mutually beneficial to NJT and the communitiesthat is mutually beneficial to NJT and the communities.

Work collaboratively with the cities, CDCs, State and regional agencies and 
other key stakeholders to enhance the relevance of the NJT system to ongoing 
neighborhood revitalization and community redevelopment initiativesneighborhood revitalization and community redevelopment initiatives.

Link potential TOD plans and projects to existing work of CDCs and other 
community partners to effectively deliver social services and other quality of 
life improvements for residents and transit userslife improvements for residents and transit users.

Further NJT’s goals for sustaining and capitalizing on its assets by building 
ridership and increasing the relevance of transit to Orange and East Orange.

Inner M+E Corridor Empowerment August, 2011 2



Benefits of a Corridor-Wide Strategy

Integrated, system-wide 
approach.

Understand how transit canUnderstand how transit can 
serve as an organizing principle 
for development.

Capitalize on positive effect of p p
transit on market dynamics in 
an area.

Better understand relative 
f hposition of each station areas 

re development and investment.

Engage a broader range of 
stakeholdersstakeholders.

Encourages coordination, 
rather than competition, among 
municipalities.

Inner M+E Corridor Empowerment 3August, 2011
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Who Lives in the Inner M&E Corridor?

% w/o Vehicle: 33

M di I $36 9kMedian Income: $36.9k
% Renters: 70

% w/o Vehicle: 39.5

% w/o Vehicle: 22.3

Median Income: $33.4k
% Renters: 69.5

Median Income: $47.2k
% Renters: 59

% w/o Vehicle: 41.6/

Median Income: $27.7k
% Renters: 72

Inner M+E Corridor Empowerment 4August, 2011



Characteristics of Existing Population – Age and Race

The age distribution for all four stations is very similar, with an approximate 
median age of 33-34.

All four stations have a relatively young population with a sizable working-ageAll four stations have a relatively young population, with a sizable working age 
population.

The 55+ population represents the smallest age group for each station area, but 
may show future growth as the large 35-54 age group agesmay show future growth as the large 35 54 age group ages.

Highland Avenue and Orange have large, growing Hispanic populations.

Passengers using the four rail stations are more diverse and have higher incomes 
than those who live within the Corridor.

Inner M+E Corridor Empowerment 5August, 2011



What are the Corridor’s Centers of Employment?

Major Employers:

- Government offices

- Schools

- retail/services

Office buildings are concentrated 
in the area south of Brick 
Church

Inner M+E Corridor Empowerment 6August, 2011



What are the Corridor’s Centers of Commerce?

M i St t• Main Street: a 
single retail 
corridor, 
spanning two p g
municipalities but 
serving one 
market

l• Central Avenue: 
local 
neighborhood 
retail streetretail street

Inner M+E Corridor Empowerment 7August, 2011



What are the Corridor’s Centers of Commerce?

M i St t• Main Street: a 
single retail 
corridor, 
spanning two p g
municipalities but 
serving one 
market

Inner M+E Corridor Empowerment 8August, 2011



Looking at Main Street
East EndWest End
- High vacancy rate
- Continuity and scale break down

- No vacancies,
- Recently upgraded public environment 

with pedestrian-oriented scale
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Looking at Main Street

T i St ti d t l h i l i l M i St t b t h t ti l t b• Train Stations do not play a physical or economic role on Main Street but have potential to be a 
major driver for development, gateway and civic presence

• Shop-Rite is an important presence within the corridor, but it does not anchor Main Street retail

• Numerous off-brand grocery stores in Orange 

• Main Street does not provide the amenities that will attract investment

East Orange 
East OrangeM i i l Bld

ShopritePost Office

Senior Citizens East Orange 
Fire Department

Post Office

Municipal Bldg

Orange Station Brick Church Station East Orange Station

Orange Public Library
Municipal 
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Major Developments Recently Completed, in the Pipeline

Most recent 
development has 
been around 
B i k Ch hBrick Church 
and Orange 
Stations

Inner M+E Corridor Empowerment August, 2011 11



What Role does the Rail Play in the Corridor?
Connects the Residents of the 
Region to High Paying Jobs 

h

74% of passengers boarding 
rail stations in the corridor 

i N Y k P

in Manhattan

are going to New York Penn 
Station.
21% of passengers boarding 
rail stations in the corridorrail stations in the corridor 
are going to Hoboken. 
This is anticipated to grow 
with increased development p
in Lower Manhattan.
Fewer riders to Newark 
Broad Street could indicate 
b i tt ti f thibus is more attractive for this 
destination.

Inner M+E Corridor Empowerment 12August, 2011



What Role does the Rail Play in the Corridor?
Service

Orange & Brick ChurchOrange & Brick Church 
have a similar number of 
trains to South Orange 
and Maplewood.

East Orange & Highland 
Ave. have comparable # 
of trains to Montclair, 
Glen Ridge, Bloomfield 
stations.

Destinations of four 
Orange/East Orange 
stations: Midtown NYC, 
Hoboken, westbound.

Inner M+E Corridor Empowerment August, 2011 13



What Role does Rail Play?

Orange & Brick Church 
are the Corridor’s 
workhorse stations … but 
th f fthey serve far fewer 
passengers than other 
Midtown Direct stations..

Inner M+E Corridor Empowerment August, 2011 14



What Role does the Bus System Play in the Corridor? 
Connects Residents of

T 10 l

Connects Residents of 
the Corridor to 
Northern Jersey Job 
Centers

21

71

94

97

71

94

• Top 10 employment 
destinations for residents 
are in Essex, Morris and 
Hudson County 

21

21

21
73

97

31

communities within 10-
15 miles.
Most  Corridor residents 
are not commuting toare not commuting to 
New York
So….most of the 
corridor’s rail passengers p g
do not live within a half 
mile of the stations, and 
most Corridor residents 
are commuting via bus.

Inner M+E Corridor Empowerment August, 2011
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What is the role of the Bus System in the Corridor? 
• Main Street is a major busMain Street is a major bus 

corridor 

• Buses also carry passengers 
along North-South corridors 
(connecting to Montclair and 
Irvington)

• Orange, Brick Church  and 
East Orange Station are majorEast Orange Station are major 
intermodal transfer locations

Inner M+E Corridor Empowerment August, 2011 16



Barriers and Opportunities to growing ridership: Early Observations

Limited Midtown Direct service
Poor access for bus transfer
Many bus lines near station
Jitney service
Ongoing redevelopment effortsOngoing redevelopment efforts

Poor visibility from Shop-Rite location
Lack of on-street parking
Strong Midtown Direct service
New development in station area

Very limited NYC-bound service

Small parking lot

New development in station area
inability create dense development 
around the station

Very limited NYC-bound service

Few amenities for commuters

Excess parking capacityp g p y

Perception of lack of security at all stations

Inner M+E Corridor Empowerment August, 2011 17



Strengths and 
Opportunities for 
D l t ODevelopment: Orange

• Redevelopment plans in 
place, developer 

dagreements underway

• Public-Private Partnerships 
for affordable housingTransit 

• Robust market campaign –
Discover Orange NJ

• Improved public

Village 
District

Improved public 
environment

• Midtown Direct Train 
serviceservice

Orange Hope VI 
Redevelopment Area

Inner M+E Corridor Empowerment August, 2011 18
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Barriers to Future Development: Orange

Train Station is hidden away from Main Street and hard to get to 
Hi h i l k i d l b idiHigh construction costs, low market rents require developer subsidies.
Challenge to assemble large sites
Perception of lack of public safety

Inner M+E Corridor Empowerment August, 2011 19



Opportunities for Future Development: Orange

Area between rail line 
and I-280 offers unique 

fopportunity for 
commercial and mixed-
use redevelopment that 
can take advantage ofcan take advantage of 
the highway 

Neighborhoods across 
Freeway Drive/I-280Freeway Drive/I 280 
could be connected with 
train station and 
business district.
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Strengths and Opportunities 
Brick Church

Established urban fabric.

Some momentum created 
b t d l tby recent development.

Three grocery stores.

Existing redevelopmentShoprite Existing redevelopment 
areas and funding 
mechanisms (UTHTC)

Improved pedestrian
Brick Church Station

1/2 mile

Improved pedestrian 
access over I-280

Large parcels available 
south of I-280

East Orange 
High School

sou o 80
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Opportunities for future development: Brick Church

Large parcels across Freeway 
Drive/I-280 offer 
redevelopment possibilities. 

Potential for reconnecting 
these neighborhoods to train 
station, Main Street.
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Barriers to Future Development: Brick Church

Shop-Rite blocks visibility and access to the station
Physical barrier, pedestrian safety issues created by I-280
Public safety (reality and perception)

h l k d l b dHigh construction costs, low market rents require developer subsidies
Limited retail amenities for residents within walking distance (beyond Brick 
Church Plaza)
Lack of improvements along Main Street

ff l A l
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Bringing the Station onto Main Street: South Orange
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Opportunities for 
Development: Highland Ave.

R 280

Orange Train Station

Intermunicipal branding of area as 
Valley Arts District.

Evidence of developer interest in reuse of 
industrial buildings for residential.

Route 280

industrial buildings for residential.

Strong commitment to area and track 
record by HANDS

Access to West Orange market for Arts 
dand Entertainment District

Access to brownfield funding sources for 
industrial job creation

Highland Avenue 
Station

Valley Arts District

Inner M+E Corridor Empowerment August, 2011 25



Barriers for Development: 
Highland Avenue Station 
AR 280

Orange Train Station

Area
• Redevelopment plan has 

resulted in few projects.
titi f S th

Route 280

• competition from South 
Orange for Arts and 
Entertainment dollars
Lack of private-sector fundingLack of private sector funding 
for development.
High construction & clean-up 
costs, low market rents ,
require developer subsidies

Valley Arts District
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Barriers to Development: 
East Orange Station Area

Shoprite

• Only Northwest quad has 
direct pedestrian access to 
train station

• Overabundance of institutional• Overabundance of institutional 
uses could limit development 
options.

• Small lot zoning along Main g g
Street

• High construction costs, low 
market rents require developer 

b idisubsidies.
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R il t ti d t h M i St t

Orange and Brick Church Station Areas

Rail stations need to have a presence on Main Street

Crime and safety initiatives need to be maintained

Focus on public-private and public/public partnerships to achieve goals.Focus on public private and public/public partnerships to achieve goals.

Presence of Midtown Direct service could play a valuable role in spurring 
future redevelopment. But infill, adaptive reuse, redevelopment and improved 
access/connectivity must be advanced together to fully capitalize on transitaccess/connectivity must be advanced together to fully capitalize on transit

Identify development sites 
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Both station areas need a vision that capitalizes on their unique assets

Highland Avenue and East Orange Station Areas

Both station areas need a vision that capitalizes on their unique assets

- East Orange: Garden State Parkway and I-280, new school, institutions

- Highland Ave. – Industrial building stock, Valley Arts District  

T i lik l b h d i f d lTransit unlikely to be the driver for development

Potential adaptive reuse of station buildings themselves could play a positive role in 
the areas around them.

P i ll l f CBO d CDC i i hb h d i li i dPotentially greater role for CBOs and CDCs in neighborhood revitalization and 
community development programs?
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T di i l f f h CDC i O d E O

Role of CDCs

Traditional focus of the CDCs in Orange and East Orange:
Housing production to address widespread homelessness and housing blight.

B d d h i f th CDCBroadened emphasis of the CDCs:
Commercial revitalization
Community safety
Workforce developmentWorkforce development
Creation of charter schools
Child-care facilities
Recreation and open spacep p
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Key areas for the CDCs to address:

Long- and short-term priorities

Physical development

Economic vitalityEconomic vitality

Sustainability

Quality of life improvements for transit users and residents around the four 
NJT stations in Orange and East OrangeNJT stations in Orange and East Orange

Next Steps:Next Steps:
Create a steering committee made up of partners committed to supporting 
this effort long-term should be explored.
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Initial Observations:

Redevelopment initiatives in the Corridor should focus on improvements 
throughout the entire transportation system: rail, bus, auto, pedestrian.

Redevelopment should be inclusionary and strike a balance of outside 
investment and revitalization of existing neighborhoods.

Priorities:

Orange and Brick Church have strongest potential for TOD development, 
cities should continue and advance efforts with developers for these areas.

Highland Ave. and East Orange should craft a vision for their roles within 
the Corridor, work with CDCs on community development and 
redevelopment projects that further that vision.

NJT k i h CDC d d i f i iNJT can work with CDCs to educate and inform users on existing programs, 
e.g. ridership guides, BusinessPass, WorkPass, Get a Job/Get a Ride.

Other NJT initiatives to be pursued: Roll-out of platform ticket vending 
machines (by October 2011) website improvements

Inner M+E Corridor Empowerment August, 2011 32
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Inner M&E Strategic Corridor Analysis & Community Empowerment Project
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Where we started

What the Team was Originally Charged with Doing:

Technical Assessment
• Define and articulate the range of benefits of approaching the four station 

area communities on a regional level
• Identify Barriers and Opportunities for Increased Transit Ridership
• Identify Barriers and Opportunities for Transit Oriented Development

Outreach
• Identify Key Community Leaders
• Two Stakeholder Work Sessions

Next Steps
• Identify potential next steps to be undertaken by municipalities and identified 

partnerspartners

November 2011Inner M & E Strategic Corridor & Community Empowerment Project 



What Has Been Accomplished
• Assembled municipal leaders, neighborhood leaders, 

community-based organizations, business community, 
potential funding partners, county, regional, and state 

i d th j tagencies around the project 

• Assembled and assessed data related to the local 
community that allowed the NJ TRANSIT to gain a better 
understanding of the Corridor’s demographic trends,understanding of the Corridor s demographic trends, 
barriers to development, and the role of transit in the lives 
of the Corridor’s residents

• Connected NJ TRANSIT to neighborhood revitalization 
efforts, local economic development initiatives, local 
participants and leaders and potential project partners

• Organized two Community Outreach Work Sessions,
resulting in the identification of key community concernsresulting in the identification of key community concerns, 
opportunities and suggested actions

• Identified potential next steps actions to be considered by 
the municipalities and community stakeholdersp y
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Why One Corridor?

The two communities• The two communities 
share demographic 
characteristics and a 
single commercial corridor, g
anchored by Orange and 
Brick Church Stations

• The combined resources 
of the two communities will 
help the public AND not-
for-profit sectors leverage 
resources to improveresources to improve 
conditions on the ground 

• A coordinated strategy will 
create a more broadly y
appealing framework for 
future public  and private 
investment and actions. 
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Where we are now

A combined, Corridor-wide effort led by the cities of Orange and East Orange and 
the different stakeholders is needed to address shared challenges and 
opportunities.

Here’s why:
- Revitalization has not occurred anywhere near the levels it has for other 

communities along this rail corridorcommunities along this rail corridor
- The combined resources of the two communities will help the public sector 

and others leverage its resources to attract private investment
Coordinated actions are necessary to move forward while ensuring more- Coordinated actions are necessary to move forward while ensuring more 
equitable opportunity for the residents of the Corridor

- No one party can effect this change alone
Access and mobility are key to unlocking the Corridor’s potential- Access and mobility are key to unlocking the Corridor s potential
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The Inner M&E Corridor: Demographic Profile

% w/o Vehicle: 33

M di I $36 9kMedian Income: $36.9k
% Renters: 70

% w/o Vehicle: 39.5

% w/o Vehicle: 22.3

Median Income: $33.4k
% Renters: 69.5

Median Income: $47.2k
% Renters: 59

% w/o Vehicle: 41.6/

Median Income: $27.7k
% Renters: 72
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The Inner M&E Corridor: Bus Service that Links Corridor 
Residents to Regional Employment Centers

% w/o Vehicle: 33

M di I $36 9k

g p y

Median Income: $36.9k
% Renters: 70

% w/o Vehicle: 39.5

Main Street

% w/o Vehicle: 22.3

Median Income: $33.4k
% Renters: 69.5The Main Street bus 

corridor  functions as a 
focal point in connecting

Median Income: $47.2k
% Renters: 59

focal point in connecting 
Corridor Residents with 
major regional 
employment centers 

N
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The Inner M&E Corridor: Two Communities with One 
Shared Main Street Commercial Corridor

% w/o Vehicle: 33

M di I $36 9kMedian Income: $36.9k
% Renters: 70

% w/o Vehicle: 39.5

% w/o Vehicle: 22.3

Median Income: $33.4k
% Renters: 69.5

Median Income: $47.2k
% Renters: 59

November 2011Inner M & E Strategic Corridor & Community Empowerment Project 



The Inner M&E Corridor: Interconnected Issues
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Takeaways from the Community Outreach Workshops

• NJT’s stations are acknowledged as assets 
to both communities. 

• Access to regional destinations is critical to 
the future of both communitiesthe future of both communities

• Better atmosphere for business needed

• Need to improve food offerings: access to 
fresh food resta rants and specialtfresh food, restaurants and specialty 
grocery stores 

• Increasing community pride was identified 
as a priorityp y

• The multiple roles NJT plays in the corridor 
were recognized

• Which economic development strategy to• Which economic development strategy to 
adopt?: big box v. small business

• Need to focus and prioritize in order to 
improve
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Potential Actions that cut across all areas of life

• Connecting People to Jobs: Bus Route Info 

Improvement

Main Street Bus Corridor Study• Main Street Bus Corridor Study

• “Adopt-a-Station”

• Access Across Rt. 280/Freeway Drive Studyy y

• Brick Church Station Area Study

• Orange Station Area Development Strategy

• Highland Ave. and East Orange Station Reuse 

Strategies

• Transit Parking Assessment• Transit Parking Assessment

• Downtown Parking Assessment

• Shared Car Service

November 2011Inner M & E Strategic Corridor & Community Empowerment Project 



Potential Actions that cut across all areas of life
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Linking North and South

St ti f I fl f T O D i t tStation area of Influence for T.O.D investment

Station Area Within 10-Minute Walking Distance

November 2011

Station Area not Accessible to Station
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Linking North and South

Improving Linkages Across 
I-280 will Improve Access to 
the Stations and Yield 
Benefits in all Categories 

St ti f I fl f T O D i t tStation area of Influence for T.O.D investment

Station Area Within 10-Minute Walking Distance

Station Area not Accessible to Station

November 2011
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Benefits of a Coordinated Approach for Stakeholders

• Main Street forms a single commercial corridor, anchored by Orange and 
Brick Church Stations. Transit provides a local link between the two p
communities, but also provides regional connections to jobs and other key 
destinations.

• Key barriers to success (e.g. lack of skilled work force, educational 
divide, social service issues, crime, physical access) are shared 
between two communities, so are best addressed by working together.

• Coordinated effort will help the public sector combine resources to 
attract private investment .

• A collaborative strategic plan will create a more broadly appealing 
framework for future public investment and actions. 
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Next Steps…the BIG IDEA!!

• Community Leadership
o Inter-municipal Mayor’s Summit to include CBOs; neighborhood 

leaders; business community; potential funding partners; county, 
regional and state agencies.

o Identify potential actionso Identify potential actions 
o Identify potential partners 
o Identify a way or group to build on this initiative

ff f fo Ideally, this effort would result in the formulation of an "alliance" 
between the two communities, the CBOs and the funders - as well 
as county, regional and state government entities - to move an 
agreed-upon agenda forward.agreed upon agenda forward.

November 2011Inner M & E Strategic Corridor & Community Empowerment Project 



Capture the momentum…

o Orange is a designated NJ “Transit Village”

o East Orange vigorously pursuing Transit Village designation

o HANDS Valley Arts District (Orange/West Orange) continued 
success

o DiscoverOrangeNJ.org – new “all about Orange” website 
(launched)

Bike Safety Analysis for East Orange and Orange pro bonoo Bike Safety Analysis for East Orange and Orange – pro bono 
work by APA NJ and APA NY Metro (ongoing)

o Rising Tide Capital Entrepreneurship Training in Orange 
schools (beginning)schools (beginning)

o NJTPA Pedestrian Walkability Audit for Freeway Drive and I-
280 (about to launch)
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Inner M&E Strategic Corridor Analysis & Community Empowerment Project

Appendix E: Orange Community Outreach 
Work Session Report



Community Outreach Work Session Report 
Inner M&E Strategic Corridor Analysis & Community Empowerment Project 
Orange Community Outreach Work Session – August 30, 2011 
 
 
Overview: 
A total of 48 people that included community residents and stakeholders met on August 30, 2011, at 
Bethel Baptist Church for the Orange Community Outreach Work Session. The purpose of the work 
session was to support the work being done by the Municipalities of Orange and East Orange in 
partnership with NJ Transit on a cooperative planning project entitled “Inner M&E Strategic Corridor 
Analysis & Community Empowerment Project.”  This effort is providing technical assistance to both 
communities through a comprehensive, collaborative approach that connects transit to on‐the‐ground 
neighborhood revitalization, local economic development strategies and regional prosperity. The focus 
area within the communities is the inner segment of the Morris & Essex Rail Corridor, comprised of the 
Orange, Highland Avenue, East Orange and Brick Church train stations. The intent of the Inner M&E 
Strategic Corridor & Community Empowerment Project is to accomplish the following: 

• Leverage New Jersey Transit’s political and institutional capital to engage other State and 
regional agencies in providing technical assistance and financial resources to advance 
neighborhood‐based projects; 

• Capitalize on NJT’s influence and resources targeted for station and facility improvements to 
support community development corporations (CDCs) and municipal transit‐oriented 
development (TOD) plans and projects in a way that is mutually beneficial to NJT and the 
communities; 

• Work collaboratively with the cities, CDCs, State and regional agencies and other key 
stakeholders to enhance the relevance of the NJT system to ongoing neighborhood revitalization 
and community redevelopment initiatives; 

• Link potential TOD plans and projects to existing work of CDCs and other community partners to 
effectively deliver social services and other quality of life improvements for residents and transit 
users; 

• Further NJT’s goals for sustaining and capitalizing on its assets by building ridership and 
increasing the relevance of transit to Orange and East Orange. 

 
The goal of Community Outreach Work Session is to bring together residents from each ward, local 
business leaders, community development corporations, board of education members, bankers and 
civic leaders you to give input into the planning process by identifying community assets and tagging 
elements of change that will improve our community. 
 
What did we learn: 
Of the 48 people who attended the Orange Community Outreach Work Session 32 were participants 
who responded to inquiries through their participation in two exercises. In the first exercise participants 
were asked to share their responses to the question: What are the assets, opportunities and challenges 
for the City of Orange Township? The following are the top five responses for each area. 
 



The top five assets of the City of Orange Township: 
• Historic or architectural significant buildings – commercial, residential and houses of worship; 
• Good transportation connections; 
• Strong administrative leadership at the Township; 
• Diversity of its residents – age and ethnicity; 
• An improving school district. 

 
The top five opportunities for the City of Orange Township: 

• Utilization of train links as well as highway and bus systems to neighboring towns to bring 
visitors to Orange in order to build the local economy; 

• Doing a better job at marketing the affordable housing and good property management that 
exists in Orange; 

• Continued development and expansion of the emerging arts district; 
• Increased involvement of long‐time residents who are committed to the future of the Township; 
• Develop a public relations campaign that highlights the positive of Orange/East Orange. 

 
The top five challenges facing the City of Orange Township: 

• Too many places in need of improvement or redevelopment – abandoned or vacant homes, 
Main Street, Tony Galento/Orange Train Station, Wallace Street, improved parking, too many 
Brownfields sites; 

• Need to increase community pride – clean your property, cut grass, pick up empty trash cans, 
curbside dumping; 

• Need more large businesses to generate income for the Township – supermarket, brand stores; 
• Better signage directing visitors to Main Street and better advertising for businesses; 
• More community support and involvement. 

 
For the second exercise participants were directed through a Powerpoint presentation that highlighted 
the key elements of a planning study, of the four M&E train stations in Orange and East Orange, being 
undertaken by EE&K, planning consultants for the project. The presentation identified six priority areas 
that have emerged as critical points of interest within the study area. They include: (1) Mobility and 
Transportation; (2) Workforce and Education; (3) Economic Development; (4) Main Street Commercial 
Corridor; (5) Neighborhood Revitalization; and (6) Quality of Life (Safety and Security). Participants were 
asked to respond to a survey that sought their insight on these six critical areas. A total of 89 surveys 
covering all six areas were collected, their results are as follows: 
 
Mobility and Transportation – A total of 15 people responded in the survey, of that number one‐third 
used their automobile as their primary form of transportation and one‐third used public transportation. 
Eight people responded that their transportation needs were not being met. Three people responded 
that their transportation needs were being met and four did not respond. Twenty‐seven percent of 
respondents stated pedestrian safety as their main issue or impediment in accessing their choice of 
transportation, the next highest response at 13% was “more bus and train during peak hours”. An 



overwhelming number of respondents (11) felt NJT should do a better job up‐keeping the areas in and 
around the train stations. In terms of solutions, station up‐keep and locating service and food 
concessions within the train stations were the most common responses. 
 
Workforce and Education – A total of 8 people responded in the survey. The majority of people saw 
creating programs to improve the quality of K‐12 education as the most pressing education/workforce 
issue. In responding to who is leading the education/workforce discussion most people (6) responded 
“no‐one” or “I don’t know”. Developing more businesses including big‐box retail, light manufacturing 
and small businesses was the unanimous solution to grow and develop the current workforce. In 
response to what NJT can do, forty percent of respondents, the number one response, felt NJT should 
provide transit connections to job centers outside of the local area. 
 
Economic Re/Development & New Investment – A total of 19 people responded to the survey. Thirty‐
two percent of respondents saw the promotion of micro‐businesses as a missing element to achieving 
economic resurgence in Orange. In a close second was creating and atmosphere in which businesses can 
thrive (loan programs, esthetic, crime reduction, job training and education). Central Avenue and The 
Valley were cited most often as the two places where development were currently occurring and the 
redevelopment of Orange Memorial Hospital was the most popular response for places that needed to 
be redeveloped. Fifty percent of respondents identified up‐scale family restaurants and coffee shops as 
the type of developments most needed in the community. A supermarket was a close second. At 37% 
money/lack of investors was identified as the primary obstacle to development, with “too much 
government red‐tape” coming in second. Respondents would like to see NJT help by renovating the train 
stations and helping to bring visitors to Orange. 
 
Main Street Commercial Corridor – A total of 16 people responded in this survey. The three top answers 
to what should be done to revitalize Main Street all had relatively the same number of votes – about 
30% each. They were implement community safety strategies, attract new businesses, and make Main 
Street cleaner and more attractive. At 38% “implementing a streetscape program” was the most popular 
answer to what should be done to support existing businesses. Restaurants at 50% and upscale 
department stores at 20% were the most popular answers to what businesses should be attracted to the 
corridor. Renovating and upgrading the stations was identified as the number one thing NJT could do. 
 
Neighborhood Revitalization ‐ A total of 17 people responded in this survey. Respondents identified 
developers, community based organizations and business owners as the key stakeholders in 
neighborhood revitalization. The Housing Authority and local government was a close fourth. 
Community events were the most popular answer to how these stakeholders collaborate. A significant 
number of respondents (25%) did not see these stakeholders collaborating at all. Banks, business 
owners and young people were seen as segments of the community that were missing from 
collaborative efforts. Increased community outreach was seen as the number one way to get them to 
the table. Renovating and upgrading the stations was identified as the number one thing NJT could do. 
 



Quality of Life (Safety & Security) ‐ A total of 14 people responded in this survey. Eighty percent of 
respondents said that maintaining the size and visibility of the police force was the number one thing to 
be bone about real or perceived crime. Making environmental improvements such as trash removal, 
adequate lighting in problem areas and addressing vacant properties was second. Community programs 
(PAL, crime watch) were identified as the most popular forms of collaboration with law enforcement. 
Public officials and residents were identified as two segments of the population that needed to be 
added to the discussion. Addressing safety issues around the rail underpasses and on the bridges and 
walkways over I‐280 were seen as the number one public safety issue. Implementing best community 
safety and security practices from elsewhere was also high on the list. Addressing crime problem areas 
inside and outside the  train stations by adding more small businesses in stations, addressing lighting, 
placing local artwork, and opening food and service concessions were identified as things NJT should do. 
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Community Outreach Work Session Report 
Inner M&E Strategic Corridor Analysis & Community Empowerment Project 
East Orange Community Outreach Work Session – September 8, 2011 
 
 
Overview: 
A total of 49 people that included community residents and stakeholders met on September 8, 2011, at 
City Hall for the East Orange Community Outreach Work Session. The purpose of the work session was 
to support the work being done by the Municipalities of Orange and East Orange in partnership with NJ 
Transit on a cooperative planning project entitled “Inner M&E Strategic Corridor Analysis & Community 
Empowerment Project.”  This effort is providing technical assistance to both communities through a 
comprehensive, collaborative approach that connects transit to on‐the‐ground neighborhood 
revitalization, local economic development strategies and regional prosperity. The focus area within the 
communities is the inner segment of the Morris & Essex Rail Corridor, comprised of the Orange, 
Highland Avenue, East Orange and Brick Church train stations. The intent of the Inner M&E Strategic 
Corridor & Community Empowerment Project is to accomplish the following: 

• Leverage New Jersey Transit’s political and institutional capital to engage other State and 
regional agencies in providing technical assistance and financial resources to advance 
neighborhood‐based projects; 

• Capitalize on NJT’s influence and resources targeted for station and facility improvements to 
support community development corporations (CDCs) and municipal transit‐oriented 
development (TOD) plans and projects in a way that is mutually beneficial to NJT and the 
communities; 

• Work collaboratively with the cities, CDCs, State and regional agencies and other key 
stakeholders to enhance the relevance of the NJT system to ongoing neighborhood revitalization 
and community redevelopment initiatives; 

• Link potential TOD plans and projects to existing work of CDCs and other community partners to 
effectively deliver social services and other quality of life improvements for residents and transit 
users; 

• Further NJT’s goals for sustaining and capitalizing on its assets by building ridership and 
increasing the relevance of transit to Orange and East Orange. 

 
The goal of Community Outreach Work Session is to bring together residents from each ward, local 
business leaders, community development corporations, board of education members, bankers and 
civic leaders you to give input into the planning process by identifying community assets and tagging 
elements of change that will improve our community. 
 
What did we learn: 
Of the 49 people who attended the Orange Community Outreach Work Session 35 were participants 
who responded to inquiries through their participation in two exercises. In the first exercise participants 
were asked to share their responses to the question: What are the assets, opportunities and challenges 
for the City of Orange Township? The following are the top five responses for each area. 
 



The top five assets of the City of Orange Township: 
• Strong public services – schools, police, hospital, library, water, underground electric; 
• Location – close to major urban centers; 
• Parks and open space; 
• Strong housing stock for family and seniors; 
• Connectivity and easy access to major highways 
 
The top five opportunities for the City of Orange Township: 
• Youth activities; 
• Community that is ready for change; 
• Available commercial space for new business and existing stores; 
• Owner occupied housing; ie tax base; 
• While there was not a strong fifth option, there were seven other response that each received one 

vote 
 
The top five challenges facing the City of Orange Township: 
• Too many vacant and abandoned buildings; 
• High rate of unemployment; 
• High crime or the perception of crime; 
• Need better communication from public officials; 
• Need more affordable housing 
 
For the second exercise participants were directed through a Powerpoint presentation that highlighted 
the key elements of a planning study, of the four M&E train stations in Orange and East Orange, being 
undertaken by EE&K, planning consultants for the project. The presentation identified six priority areas 
that have emerged as critical points of interest within the study area. They include: (1) Mobility and 
Transportation; (2) Workforce and Education; (3) Economic Development; (4) Main Street Commercial 
Corridor; (5) Neighborhood Revitalization; and (6) Quality of Life (Safety and Security). Participants were 
asked to respond to a survey that sought their insight on these six critical areas. A total of 69 surveys 
covering all six areas were collected, their results are as follows: 
 
Mobility and Transportation – A total of 8 people responded in the survey. Sixty‐three percent of the 
people surveyed reported that they used a combination of car and public transportation (bus and rail) as 
their primary mode of transportation. An equal number 38% used car only or bus only. The number one 
improvement needed to be made was “improve (repair) or add more bus shelters”. Sixty percent of 
respondents felt that their transportation needs were not being met. When asked about impediments 
that get in the way of accessing their choice of transportation, the number one answer was “better car 
access to Brick Church train station”. Clearer signage, bike trails and walking paths, mid‐town direct at 
the E. Orange station and pedestrian safety all received an equal amount of votes. A large percentage 
(75%) felt NJT should improve the appearance of its train stations. Improved parking at the train stations 



and adding service and food concessions at the Brick Church station were the two highest solutions vote 
getters. 
 
Workforce and Education – A total of 13 people responded in the survey. Twelve of the thirteen people 
surveyed responded that “employment and the need for job training programs” were the most pressing 
workforce/education need. The second highest vote getter, which received votes from 62% of the 
respondents, was “programs to improve public K‐12 education”. Most people felt that the Board of 
Education and the public library were leading the workforce/education discussion. CDCs and CBO 
directors led the way as to who should join in on the discussion, with business leaders and other 
professionals in a close second. The development of internship programs was the number one vote 
getter as to strategies that should be employed to grow and develop the current workforce and the 
creation of alternative staffing agencies with urban experience was second. Fifty percent of respondents 
felt NJT should provide grants and other funding to implement workforce strategies as well as hire local 
people. 
 
Economic Re/Development & New Investment – A total of 14 people responded to the survey. When 
asked what they thought was the missing elements to achieving resurgence in East Orange, the top two 
vote getters each receiving 36% were large employers (big‐box retail) with higher wages and new 
jobs/job training/job readiness programs. By far most people identified Harrison Street as the location 
where development is currently being conducted. Lower Main Street at 43% was cited the most as the 
place where development should occur. Family restaurants/coffee shops were the types of 
development people most wanted to see. Nine of the fourteen respondents cited the lack of 
money/investment/capital as the greatest obstacle to development. Renovating the existing stations 
and seeding TOD projects were the top two things people felt NJT should do. 
 
Main Street Commercial Corridor – A total of 11 people responded in this survey. Almost forty percent 
of respondents voted that commissioning a new retail study to redevelop Main Street as most 
important. Six of the eleven people surveyed said “providing business development programs” was the 
most logical way to support existing businesses, followed by the provision of short and long term capital 
and tax incentives. Ninety percent of the respondent voted “upscale restaurants” and the new business 
that should be attracted to the corridor, followed by big‐box retail (bookstore). Renovation of the train 
stations and provision of best practices and connection to regional and national resources was identified 
as the thing NJT should do. 
 
Neighborhood Revitalization ‐ A total of 11 people responded in this survey. Community based 
organizations was cited most often as the key community stakeholder followed closely by 
homeowners/residents and business owners. Stakeholders’ primary way of collaborating was seen 
through community meetings/public events. No one segment of the community was seen as missing 
from the discussion. Written and personal invitation was cited as the best way to get people together. 
Facilitating community meetings and workshops about transit opportunities was stated as the best way 
for NJT to fit in. 
 



Quality of Life (Safety & Security) ‐ A total of 12 people responded in this survey. Fifty percent of 
respondents said that maintaining the current police force and existing community safety programs was 
most important in changing attitudes about real or perceived crime. Community programs that are 
supported by law enforcement (PAL, crime watch) was the most popular response to how law 
enforcement, public officials and community stakeholders were collaborating. There were no clear cut 
leaders when it came to who was missing from the discussion. Ten responses, one receiving 2 votes and 
nine receiving 1 vote were mentioned. Most of them were the predictable ones – residents, public 
officials, educators etc. However, three suggestions that are worth singling out are young people, ex‐
convicts and former gang members. More community programs for teens and young adults were cited 
most often as an additional crime prevention strategy that should be implemented. Addressing potential 
crime spots inside and outside of the train stations and implementing crime prevention and 
employment programs were cited most often as things NJT should do. 
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NJ Transit Inner M&E Strategic Corridor Analysis & Community Empowerment Project 
Orange Community Outreach Work Session 

Bethel Baptist Church 
229 Wallace Street 

Orange, New Jersey 07050 
 

Work Station Survey Responses 
 
Station 1: Mobility and Transportation (walking, biking, taking transit – bus and rail, driving) 
 
Number of Respondents: 15 
 
What are your experiences/needs with regard to getting around town, to and from work and to other 
destinations outside of town?  
 
Personal vehicle  5 
Walk/Ride bike  1 
Bus  1 
Train/rail  4 
Better rail to bus connections  2 
More bus shelters  1 
 
 
Are your needs being met?  
 
Yes  3 
No  8 
 
 
What are the issues or impediments that get in the way of your access to your choice of transportation? 
 
Road congestion (Traffic Control, crosswalks, J‐walking)  1 
Pedestrian safety  4 
More bus and train service during peak hours  2 
Better road signage for drivers  1 
Limited bus service to neighborhoods  1 
Handicap access  1 
Improve parking on Main Street  1 
 
 
How well do you think existing transit facilities are integrated within the community; where does transit 
“fit in?”  
 
Visibility of train stations from Main Street  1 
Encourage more train usage during peak hours to relieve bus over crowding  1 



Make areas in and around train stations clean and safe – adjacent buildings, 
tunnels, underpasses, parking 

11 

 
 
What do you see as solutions to access issues or impediments listed above? 
 
More police presence  2 
More or improved parking and bike racks at train stations  2 
Better station up‐keep  5 
More business and community uses for train stations  3 
More bus service at Orange train station  1 
Better weekend bus service  1 
 
 
   



 
Station 2: Workforce and Education 
 
Number of Respondents: 8 
 
What are the pressing education/workforce issues? 
 
Connecting residents to jobs and training programs  1 
Programs to improve public K‐12 education  2 
Job training programs  1 
 
 
Who is leading the education/workforce discussion in Orange? 
 
MJ Peterson, E. Orange  1 
No one/Don’t know  6 
Superintendent of Schools  1 
The Street Doctors  1 
Fredrica Bey  1 
 
 
Are they the appropriate leaders?  Who else should join in? 
 
No responses recorded 
 
 
What strategies should be employed to grow and/or develop the current workforce? 
 
Relocate employers in Orange – big box retail, light manufactures  2 
Programs to start and build small businesses  2 
Fill existing commercial space on Main Street  1 
 
 
How do you see transit fitting in? 
 
Transit connections to jobs/employers outside local area  3 
NJ Transit employees involvement in community service projects  1 
NJ Transit provide discounts to local businesses to start kiosks in stations  1 
Advertise Main Street businesses in stations, on buses/trains. Follow priceline 
model – any ad space not sold on the market can be sold to a secondary market 
(local business) at discount rates 

1 

 
   



Station 3: Economic Re/Development & New Private Investment 
 
Number of Respondents: 19 
 
What are the missing elements to achieving economic resurgence in Orange? 
 
Promotion of micro‐businesses for stimulating the local economy and providing jobs  6 
More advertising  1 
Develop a community in which businesses can thrive – reduce crime/increase 
education 

3 

One‐stop shop at City Hall for developing small businesses  1 
Improve Main Street esthetics  3 
Skilled labor force  2 
Require favored developers who receive City assistance and resources to acquire 
and rehabilitate vacant problem properties in residential neighborhoods 

1 

 
 
Where is development currently being conducted? 
 
Oakwood and Harrison  2 
Center  Street, Central Avenue  7 
The Valley  5 
Heart of Orange  1 
Scotland Road  1 
Highland Avenue  1 
Freeway Drive  1 
 
 
Are these the correct locations?  Where else would you include? 
 
More development should occur in the Valley, Orange train station, and Highland 
Avenue 

I 

Complete Valley Arts district  1 
Old Orange Memorial Hospital  2 
North Ward which has limited public transportation  1 
Heywood at the cemetery  1 
Main Street  1 
Highland Avenue  1 
 
 
What types of development would you include that is not being done currently? 
 
Movie theater  2 
Family restaurants/coffee shops  9 



Supermarket – Whole Foods, Trader Joe’s  5 
Newspaper stands  1 
A real downtown  1 
Social and recreation centers  3 
Residential, especially in the East Ward  4 
More arts  2 
Book store  2 
Open plaza at Tony Galentp side of Orange station  1 
 
 
What are the obstacles to development? 
 
Vision and collaboration  1 
Money, need investors  7 
Too much local government red tape  3 
Lack of community pride on the part of some residents mostly newcomers  1 
Need to develop more small businesses  1 
Perception of crime  2 
Residents not included in decision making  1 
 
 
How do you see transit fitting in? 
 
Low cost space and advertising for local businesses  1 
Share market research with local businesses  1 
Mini‐bus service  1 
Best practices from other locales – no beauty shops and dollar stores  1 
Make it easy for visitors to get to Orange  4 
Adequate parking and security at train stations  2 
Improve service to NYC, especially during peak hours  2 
Renovate existing train stations  6 
 
 
 
   



Station 4: Main Street Commercial Corridor 
 
Number of Respondents: 16 
 
What strategies should be employed to revitalize the Main Street commercial corridor? 
 
Implement community safety strategies to make it safer  5 
Attract new businesses  6 
Upgrade parking  1 
Make it cleaner  4 
Re‐route busses away from Main Street  1 
 
 
What should be done to support existing businesses? 
 
Parking structure to replace surface parking at Tony Galento Plaza  1 
Implement street scape program  6 
Promote existing businesses  2 
Provide business development programs for existing businesses  1 
 
 
What new businesses should be attracted to the corridor? 
 
Restaurant/Upscale coffee shop, eg. Starbucks  8 
Farmers Market  1 
Upscale department stores  3 
Supermarket  1 
Pet store  1 
Office supply  1 
 
 
How do you see transit fitting in? 
 
Connect Orange Station, west bound side, to Main Street with a large public plaza  1 
Renovate/upgrade train stations  3 
Trolley service for the length of Main Street in place of large busses  1 
Place local ads on busses  1 
Locate small businesses within train stations  1 
 
   



Station 5: Neighborhood Revitalization 
 
Number of Respondents: 17 
 
Who are the key community stakeholders? 
 
Government officials ‐ City of Orange Township, Essex County, State  2 
Developers (HANDS, RPM)  5 
Community based organizations (Valley Arts)  5 
Housing Authority  2 
Board of Education  3 
Homeowners  1 
Business owners  4 
Churches/Houses of worship  1 
 
 
How do these stakeholders collaborate? 
 
Not very well/not at all  3 
Around funding  2 
Open community forums and events sponsored by a broad range of institutions  7 
Working of development projects  1 
Social services  1 
 
 
Who is missing? 
 
Residents  1 
Banks/Financial Institutions  2 
Business owners  2 
Young people  2 
Large employers  1 
NJ Transit  1 
Churches/Houses of worship  1 
 
 
How do we get them to the table? 
 
Act on issues that are important to the community  7 
More afternoon meetings  1 
Communicate future projects to local leaders  1 
More evening meetings  1 
 
 
How does transit fit in? 
 



Renovate/upgrade train stations  2 
Provide jobs  1 
Provide market research  1 
Make/keep neighborhoods walkable  1 
 
   



Station 6: Quality of Life (Safety and Security) 
 
Number of Respondents: 14 
 
What can be done to change attitudes about real or perceived crime? 
 
Maintain police force and community safety programs  11 
Make environmental improvements (trash, lighting, vacant buildings)  5 
More police community liaison officers  1 
Add more police substations  1 
 
 
What types of collaborating is being done with law enforcement, public officials and community 
stakeholders in order to foster and build safe livable neighborhoods? 
 
Annual crime watch night outs that is currently ongoing  1 
Remedy vacant properties  1 
Community programs supported by law enforcement (PAL, Crime watch)  4 
Utilize technology to provide low cost solutions  1 
 
 
Who should be added to this discussion? 
 
Residents  2 
Public officials (State, County and Municipal)  2 
Business owners  1 
Seniors  1 
Parents  1 
Young people  1 
 
 
What additional crime prevention strategies should be implemented? 
 
More block watch implemented/more organized process for crime watch groups  2 
More community forums  1 
More community programs and activities  1 
Implement criminal justice courses into the K‐12 curriculum  1 
Address safety issues around rail underpasses and walkways over I‐280  3 
Keep schools open with after school programs for students and families  1 
Look for and implement best practices from other places  3 
 



 
How do you see transit fitting in? 
 
Work with CBOs to train residents on safety around travel and public transportation  1 
Open stations for community activity  3 
Remedy crime problem areas inside and outside train stations/more small 
businesses in stations (lights, art, shops) 

7 

Re‐route busses to serve more cross town travel  1 
More communication between town and NJ Transit  1 
 



Inner M&E Strategic Corridor Analysis & Community Empowerment Project

Appendix H: East Orange Community 
Outreach Work Station Survey Responses and 
Assessment



NJ Transit Inner M&E Strategic Corridor Analysis & Community Empowerment Project 
East Orange Community Outreach Work Session 

City Hall 44 City Hall Plaza 
East Orange, NJ 07019 

 
Work Station Survey Responses 

 
Station 1: Mobility and Transportation (walking, biking, taking transit – bus and rail, driving) 
 
Number of Respondents: 8 
 
What are your experiences/needs with regard to getting around town, to and from work and to other 
destinations outside of town?  
 
Car only  3 
Bus only  3 
Train/Rail only  1 
Car and public transportation (bus or rail)  5 
Walk/Ride bike  2 
Bus  1 
Train/rail  1 
More bus shelters  3 
 
 
Are your needs being met?  
 
Yes  2 
No  5 
 
 
What are the issues or impediments that get in the way of your access to your choice of transportation? 
 
Lack of clear signage  1 
Better car access to Brick Church train station  2 
Bike trails and walking paths needs to be created  1 
No Mid‐town Direct service at East Orange Station  1 
Pedestrian safety – cars speed at S. Harrison and Freeway Drive  1 
 
 
How well do you think existing transit facilities are integrated within the community; where does transit 
“fit in?”  
 
Need to have discounted fares for low income ridership  1 
Brick Church Station in need of repairs (cleanliness, adjacent buildings, tunnels, 
underpasses, parking 

6 



 
 
What do you see as solutions to access issues or impediments listed above? 
 
Better coordination between City and NJT  2 
Creation of a transit village at Brick Church station  1 
Service and food concessions in Brick Church station  3 
Encourage ride/share program  1 
Establish Mid‐town Direct service at East Orange Station  1 
Improved parking facilities at train station  4 
 
 
   



 
Station 2: Workforce and Education 
 
Number of Respondents: 13 
 
What are the pressing education/workforce issues? 
 
Programs to improve public K‐12 education  8 
Growing drop‐out rates  2 
Employment and job training programs needed  12 
Parenting skills programs needed  4 
 
 
Who is leading the education/workforce discussion in East Orange? 
 
East Orange Employment and Workforce Training (MJ Peterson)  2 
East Orange Board of Education  5 
East Orange Public Library  3 
No one/Don’t know  3 
Faith‐based leaders  2 
City Council members  1 
Superintendent of Schools  2 
 
 
Are they the appropriate leaders?  Who else should join in? 
 
Yes  3 
Yes, but need to add more  4 
   Mayor and City Council  1 
   Business leaders and other professionals (Hospital Administrator)  3 
   CDC and CBO directors  4 
   Tennant organizations  1 
   Young people  1 
   Teachers  1 
 
 
What strategies should be employed to grow and/or develop the current workforce? 
 
Access to information so residents can make sound decisions  2 
Need to find and implement best practices from elsewhere  1 
Develop internship programs with local businesses  5 
Alternative staffing agencies with urban experience  2 
Leadership development programs for young people  1 
Bring in businesses that can hire local people  2 
 



 
How do you see transit fitting in? 
 
Work with local organizations to hire people form the community  3 
Locate grants and other funding to implement workforce strategies  7 
 
   



Station 3: Economic Re/Development & New Private Investment 
 
Number of Respondents: 14 
 
What are the missing elements to achieving economic resurgence in East Orange? 
 
Lack of Investors, funding capital  3 
Needs new economic plan/strategy, vision, leadership  3 
Large employers with higher wages, big box retail  5 
New jobs, job training and readiness programs  5 
Lower property tax rate  1 
Initiatives to promote micro‐businesses developments  1 
 
 
Where is development currently being conducted? 
 
Harrison Street  6 
Greenwood  2 
Main Street  2 
North Walnut  1 
Evergreen  1 
Munn Street  2 
Upsala Housing Project  1 
Central Avenue  2 
 
 
Are these the correct locations?  Where else would you include? 
 
Ampere Station  1 
20‐30 Evergreen Place  1 
Lower Main Street  6 
Springdale Avenue and Grove Street  2 
31 Washington Street  1 
4th Avenue  1 
Central Avenue  2 
 
 
What types of development would you include that is not being done currently? 
 
Parking  1 
Retail  2 
Gym/Sports club  1 
Boutiques or small specialty stores  1 
Family restaurants/coffee shops (Starbucks)  3 
Green product manufacturing  1 



Public works and infrastructure projects (tree removal, roads, aging water pipes)  1 
Demolition of abandoned properties  1 
Residential rehabs  1 
Supermarket – Whole Foods  1 
 
 
What are the obstacles to development? 
 
Money, need investors, access to capital  9 
Political will  1 
Community apathy  2 
Communication  1 
Local government red tape  1 
 
 
How do you see transit fitting in? 
 
Seeding Transit Oriented Development projects  3 
Advertise local businesses on buses  1 
Print maps and other materials to attract visitors to East Orange  2 
Locate small businesses within and around train stations  2 
Renovate existing train stations  4 
Grants  1 
 
 
 
   



Station 4: Main Street Commercial Corridor 
 
Number of Respondents: 11 
 
What strategies should be employed to revitalize the Main Street commercial corridor? 
 
Commission new retail study to redevelop Main St (new vision, new strategies)  4 
Attract new businesses  1 
Improve/upgrade parking  1 
Implement community safety strategies to make Main Street  safer and cleaner  1 
Implement a streetscape program  1 
 
 
What should be done to support existing businesses? 
 
Provide short and long term capital and tax incentives (focus on minority owned 
businesses) 

3 

Better code enforcement  1 
Provide business development programs for existing businesses  6 
 
 
What new businesses should be attracted to the corridor? 
 
Big box retail anchor (book store)  4 
Restaurant/Upscale coffee shop, eg. Starbucks  9 
Upscale department stores  1 
 
 
How do you see transit fitting in? 
 
Provide best practices and connection to regional and national resources   4 
Renovate/upgrade train stations ‐ Brick Church and East Orange  4 
Locate small businesses within train stations  2 
Work with municipality on strategies to bring visitors to the city  2 
Provide funding for business development  2 
 
   



Station 5: Neighborhood Revitalization 
 
Number of Respondents: 11 
 
Who are the key community stakeholders? 
 
East Orange Public Library  1 
Community based organizations  7 
Faith based leaders  4 
Government officials ‐ City of Orange Township, Essex County, State  3 
Board of Education/School Superintendent/Teachers/Students  3 
Homeowners/Residents  6 
Business owners  6 
 
 
How do these stakeholders collaborate? 
 
Community meetings and events   3 
Workshops/trainings  1 
Around funding  1 
Working of development projects  1 
 
 
Who is missing? 
 
Faith based leaders  1 
Law enforcement/police  1 
Mayor/Councilmembers/political leaders  1 
Educators and Students  1 
Business leaders/professionals  1 
Residents  1 
PSE&G  1 
Business owners  1 
NJ Transit  2 
 
 
How do we get them to the table? 
 
By written and personal invitation  4 
Act on issues that are important to the community  1 
 
 
How does transit fit in? 
 
Fare discounts for low and moderate income customers  1 
Facilitate community meetings and workshops about transit opportunities  7 



Provide funding  1 
Be a catalyst, introduce new partners to East Orange  4 
Renovate/upgrade train stations  2 
Provide market research  1 
Make/keep neighborhoods walkable  1 
 
   



Station 6: Quality of Life (Safety and Security) 
 
Number of Respondents: 12 
 
What can be done to change attitudes about real or perceived crime? 
 
Maintain police force and community safety programs  6 
Make environmental improvements (trash, lighting, vacant buildings)  2 
Increased relationship between police and community groups  1 
Hold community accountable  2 
 
 
What types of collaborating is being done with law enforcement, public officials and community 
stakeholders in order to foster and build safe livable neighborhoods? 
 
Community policing strategies  2 
Community programs supported by law enforcement (PAL, Crime watch)  3 
 
 
Who should be added to this discussion? 
 
Schools – teachers, students, parents, administrators  1 
Community patrols and citizen watch programs  1 
Faith based leaders (Salvation Army)  1 
East Orange Education Foundation  1 
Residents  1 
Young people  1 
YMCA and Recreation Department  1 
CTA  2 
Seniors  1 
Ex‐convicts and former gang leaders  1 
 
 
What additional crime prevention strategies should be implemented? 
 
Live streaming of surveillance cameras with a hotline to report incidents  1 
More community programs and activities (teens, young adults)  4 
Job training and apprenticeships for young people  1 
Add crime prevention to the school curriculum  1 
Increase police foot patrols and overall visibility  2 
 



 
How do you see transit fitting in? 
 
Locate police sub‐station in train station  1 
Address potential crime spots inside and outside train stations  3 
Implement crime prevention and employment programs  4 
Provide jobs for residents (full time, internships, apprenticeships, community 
service) 

1 

Collaborate with local networks to sponsor events and programs for young people  1 
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Appendix I: List of November 10, 2011 
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MTG INVITEES: 
EACH NAME LISTED BELOW WAS INCLUDED IN MICROSOFT CALENDAR NOTICE FOR MTG 
SENT OUT 2 WEEKS AGO AND AGAIN LAST WEEK TO CONFIRM EVERYONE'S ATTENDANCE; 
(Y) means that person DID attend our meeting on 11/10: 
  
NJ TRANSIT Partners: 
Vivian E. Baker (vebaker@njtransit.com) - (Y) 
Tom Schulze (tschulze@njtransit.com) - (Y) 
Chuck Latini (clatini@njtransit.com) - (Y) 
Sallie Morris (smorris@njtransit.com) - (Y) 
Louis Hoffer, NJT Intern - (Y) 
  
Consultant Team: 
Eric Fang [efang@eekarchitects.com] - Consultant Team Leader - (Y) 
Susan Favate, BFH Plng, (S.Favate@bfjplanning.com) - Team Consultant - (Y) 
Dan Dickson, EEK Architects/Perkins Eastman - Team Consultant - (Y) 
Gerard Joab (gjoab421@aol.com) - Team Subconsultant - (Y) 
  
Municipal Partners: 
Mayor Bowser, City of East Orange - (Y) 
Mayor Hawkins, City of Orange Township - (Y) 
Jillian Barrick, City Administrator, East Orange (cityadmin@ci.east-orange.nj.us) - (Y) 
Troy Webster, Aide to the Mayor/Ombudsman (Troy@ci.east-orange.nj.us) - (Y) 
Stephanie Gidigbi, City of Orange Chief of Staff (Sgidigbi@ci.orange.nj.us) - (Y) 
Valerie Jackson, Director of Plng and Economic Development, City of Orange Twp - (Y) 
Alex Dambach, East Orange - alexd@ci.east-orange.nj.us - (Y) 
Norma Mackey, Manager, Div of Eco Development, East Orange (norma@ci.east-orange.nj.us) - (Y) 
Naiima Horsley-Fauntleroy, Grants Analyst, East Orange (fauntleroy@ci.east-orange.nj.us) - (Y) 
Joe Bianco, Principal Planner, Dept of Policy, Plng & Dev, East Orange (jbianco@ci.east-orange.nj.us) - 
(Y) 
Don Meisel, Planner, City of Orange Township - (Y) 
Christopher Mobley (christopher@ci.east-orange.nj.us) - (Y) 
Candace Goldstein, Director of Special Programs, Orange Twp Public Schools 
(goldstca@mail.orange.k12.nj.us) - (Y) 
  
State Partners: 
Tineen Howard, NJDOT (tineen.howard@dot.state.nj.us) - (Y) 
Stephen Kehayes, NJDEP Brownfields (Stephen.Kehayes@dep.state.nj.us) - (Y) 
Karl Hartkopf, Director of Plng, OPA (karl.hartkopf@sos.state.nj.us) - (Y) 
Donna Rendeiro, Chief of Staff, NJHMFA (drendeiro@njhmfa.state.nj.us) - (Y) 
  
Regional Partners: 
Scott Rowe, NJTPA (srowe@njtpa.org) - (Y) 
  
CBO & Not-for-profit Funder Partners: 
Elliott Lee, VP, NE Region Community Relations, JPMorgan Chase (elliott.d.lee@chase.com) - (Y) 
Richard Manson, VP, LISC (RManson@lisc.org) - (Y) 
Judith Thompson-Morris, Sr Program Officer LISC (judith@lisc.org) - (Y) 
Keith Dent, Rising Tide Capital (kdent@risingtidecapital.org) - (Y) 
Arnold Cohen, Policy Coordinator, Housing and Comm Development Network of NJ 
(acohen@hcdnnj.org) - (Y) 
Pat Morrissey, Exec Director, HANDS (patrick@handsinc.org) - (Y) 
Leonard Robbins, Director of Housing Development, Housing and Comm Dev Network of NJ 
(lrobbins@hcdnnj.org) - (Y) 
  
Higher Education Partners: 



Leo Vazquez, Director, Arts Build Communities Program, Rutgers University (vazquezl@rutgers.edu) - 
(Y) 
  
Partners invited but not able to attend: 
Milton Hobbs, East Orange Community Development 
Lois Goldman, Director, Reg Plng, NJTPA (lgoldman@njtpa.org) 
Danielle Esser, Policy Admin, NJHMFA (desser@njhmfa.state.nj.us) 
Leroy Gould, NJDOT Transit Village Coordinator 
Joyce Paul, NJDCA, Commissioner's Office 
Diane Sterner, Exec Director, Housing & Comm Dev Network of NJ (dsterner@hcdnnj.org) 
Alfa Demmellash, President, Rising Tide Capital 
Andrew  Swords, Director, NJDOT Office of Sustainable Transportation 
Jim Lewis, NJDOT Office of Sustainable Transportation 
Dan Kennedy, Dep Director, OPA (Dan.Kennedy@sos.state.nj.us) 
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M E E T I N G  M E M O R A N D U M  

 

 
1. Comments by City of East Orange  

Mayor Bowser 
• The Federal Government will be looking to fund project like this. The two cities 

working together will make this effort stronger.  
• The City would like this process continue. 
• Transportation and improvements are priorities; need to better access funds for 

them.   
• Creating a priority schedule, and generating incremental successes will be 

important to create momentum 
 
Troy Webster, Eco Dev Ombudsman/Aide to the Mayor 
• Need to understand what will come out of the study that the City can use to 

communicate to residents 
 
Gillian Barrick, BA, City of East Orange 
Priority is bridging across the I-280 divide 

 
 

 

R E  

 

 

M T G  D A T E   

Inner M&E Strategic CorridorAnalysis &   
Community Empowerment Project, Phase I  
Final Presentation & Next Steps Discussion 
11/10/2011 

L O C A T I O N   

 

P R E P A R E D  B Y  

 

C C  

City of  East Orange Municipal Building 
 
Eric Fang  
 
NJT Attendees 
 
 

Purpose of the meeting was to provide a final review of the Inner M&E Strategic Corridor Analysis 
and Community Empowerment Project, Phase I to the municipalities and partners, bringing together the 
mayors of  the Cities of  East Orange and Orange, local CBO’s, potential funders, county, regional and 
state agencies, to discuss next steps for advancing the initiative 
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Alex  Dambach, Director of Planning, City of East Orange  
• Interested in using data coming out the study to pitch investors, especially data 

related to who lives in the Corridor, who uses the stations, etc. and information 
that will help provide insight on how to market the stations 

• Redevelopment strategies should build on what makes the communities unique, 
ie. Caribbean population, etc.   

• Excess parking at East Orange station should be leveraged, perhaps for reverse 
commuters 

• How to best locate the bus stops will be a priority 
 
 
2. Comments by City of Orange 

Mayor Hawkins:  
• Orange has a partnership with West Orange, and the Mayor would like to see a 

similar thing with East Orange  
• Arts district has enabled a more seamless transition between the two towns.   
 
Stephanie Gidigbi, Aide to the Mayor 
• Need to prioritize up the 3 (maybe more?) key inter-municipal actions that both 

Mayors can get behind 
• Need to ensure action items are ready for FY2014 funding cycles from federal 

and state gov’ts to ensure project applications are filed 
• Good idea to get USDOT , NJDOT leaders to visit and tour both cities next 

year to ensure they understand the needs, the strength of an inter-municipal 
coalition and partnership potential 

 
Valerie Jackson, Director Economic Development & Planning, City of Orange Township 
• Interested in a Main Street bus study 
• Need to identify funders 
• Need to attract higher income demographics 

 
 
3. Comments by CBOs, State and Regional Agencies 

Richard Manson, LISC 
• Two keys to development: Quality and diversity of leadership 
• Orange and East Orange are in one of the most competitive economic 

development environments in Northern New Jersey 
• Need to take advantage of multi-cultural opportunity 
• A structured organization is needed to create outcomes; LISC is willing to 

convene a meeting to further this goal 
 
Keith Dent, Rising Tide Capital 
• how to attract people to Main Street will be important 
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• public funds are drying up, and therefore private investment needs to be 
emphasized 

 
Donna Rendeiro, HMFA 
this initiative is a great opportunity to show collaboration 
 
Tineen Howard, DOT  
emphasized that they need to see plans in order to respond.  
 
Steven Kehayes, NJDEP 
• important to state that communities work together; limited funding available for 

singular projects 
• good idea to bring other concerned partners to the table (similar to alliance at 

fed level between US DOT, EPA and HUD) 
• DEP needs to be at the table 
 
Pat Morrissey, Exec Director, HANDS 
• HANDS has had a significant role in redevelopment in the area  
• Heart of Orange vision plan articulated neighborhood ideas for central Orange, 

focused on Orange train station, environment for pedestrians across I-280 and 
under the RR trestle (need to link both sides of communities to each other) 

• Creative/arts lighting of I-280 bridges and underside of RR trestles could help 
bridge the N-S divide 

 
Leo Vazquez, Arts Build Communities Program, Rutgers University 
• Creative Placemaking can be a cost effective strategy to address issues of 

community development, community pride 
• Art has highest return on investment 

 
4. Next Steps 

Both Orange and East Orange emphasized the need to  
• November 28th – Release final report 
• December – Convene a meeting between the two Mayors and their executive 

staff to discuss shared goals, visions and actions to bring forward an inter-
municipal list of priority actions to move forward witih  

• January – Convene meeting between municipal leaders and Greater Newark & 
JC LISC staff to discuss/”fine tune” inter-municipal platform of action items, 
strengthen partnerships with known groups and those not in attendance at this 
meeting, determine best organizational structure for “Inner Oranges Alliance” 
to move  inter-municipal agenda forward, with Mayors at the lead.  

• 1st  Quarter of 2012 – Mayors convene an Inner Oranges Alliance “summit” to 
bring ideas, action platform and various partners together to understand what is 
being done, what needs to get done, and what the priorities are across ALL 
issue categories discussed at today’s meeting (Neighborhood Revitalization, 
Quality of Life/Safety & Security, Workforce & Education, Transportation & 
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Mobility, Main Street Shared Commercial Corridor and Economic 
Development & Investment). 

• 3rd Quarter of 2012 - have funding priorities identified in time for FY2014 
funding cycle  

• Fall 2012 – Meeting/Visit by DOT Commissioner  
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Attendees 
 
NJ TRANSIT Partners: 
Vivian E. Baker (vebaker@njtransit.com)  
Tom Schulze (tschulze@njtransit.com)  
Chuck Latini (clatini@njtransit.com)  
Sallie Morris (smorris@njtransit.com)  
Louis Hoffer, NJT Intern  
  
Consultant Team: 
Eric Fang, EE&K a Perkins Eastman Company [efang@eekarchitects.com]  
Dan Dickson, EE&K a Perkins Eastman Company  
Susan Favate, EE&K a Perkins Eastman Company (S.Favate@bfjplanning.com)  
Gerard Joab (gjoab421@aol.com) 
  
Municipal Partners: 
Mayor Bowser, City of East Orange  
Mayor Hawkins, City of Orange Township  
 
Jillian Barrick, City Administrator, East Orange (cityadmin@ci.east-orange.nj.us)  
Joe Bianco, Principal Planner, Dept of Policy, Plng & Dev, East Orange (jbianco@ci.east-
orange.nj.us)  
Alex Dambach, East Orange - alexd@ci.east-orange.nj.us  
Stephanie Gidigbi, City of Orange Chief of Staff (Sgidigbi@ci.orange.nj.us)  
Candace Goldstein, Director of Special Programs, Orange Twp Public Schools  
Naiima Horsley-Fauntleroy, Grants Analyst, East Orange (fauntleroy@ci.east-orange.nj.us)  
Valerie Jackson, Director of Plng and Economic Development, City of Orange Twp  
Norma Mackey, Manager, Div of Eco Development, East Orange (norma@ci.east-
orange.nj.us)  
Don Meisel, Planner, City of Orange Township  
Christopher Mobley (christopher@ci.east-orange.nj.us)  
 (goldstca@mail.orange.k12.nj.us)  
Troy Webster, Aide to the Mayor/Ombudsman (Troy@ci.east-orange.nj.us)  
 
State Partners: 
Karl Hartkopf, Director of Plng, OPA (karl.hartkopf@sos.state.nj.us)  
Tineen Howard, NJDOT (tineen.howard@dot.state.nj.us)  
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Stephen Kehayes, NJDEP Brownfields (Stephen.Kehayes@dep.state.nj.us)  
Donna Rendeiro, Chief of Staff, NJHMFA (drendeiro@njhmfa.state.nj.us)  
  
Regional Partners: 
Scott Rowe, NJTPA (srowe@njtpa.org)  
  
CBO & Not-for-profit Funder Partners: 
Arnold Cohen, Policy Coordinator, Housing and Community Development Network of NJ 
(acohen@hcdnnj.org)  
Keith Dent, Rising Tide Capital (kdent@risingtidecapital.org)  
Elliott Lee, VP, NE Region Community Relations, JPMorgan Chase (elliott.d.lee@chase.com)  
Richard Manson, VP, LISC (RManson@lisc.org)  
Judith Thompson-Morris, Sr Program Officer LISC (judith@lisc.org)  
Pat Morrissey, Exec Director, HANDS (patrick@handsinc.org)  
Leonard Robbins, Director of Housing Development, Housing and Comm Dev Network of 
NJ (lrobbins@hcdnnj.org)  
  
Higher Education Partners: 
Leo Vazquez, Director, Arts Build Communities Program, Rutgers University 
(vazquezl@rutgers.edu)  
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