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The North Je rs ey Tr a n s p o rtation Planning
A u t h o ri t y, I n c. and the New Je rs ey Institute
of Te c h n o l ogy have completed the firs t
phase of an innova t ive project to explore the
o p p o rtunities for fre i g h t - related re d eve l o p-
ment of abandoned industrial brow n f i e l d
s i t e s .The project is funded under the federal
Tr a n s p o rtation and Community and System
P re s e rvation Pilot (TCSP) progr a m .

The project seeks to harness a major eco-
nomic development opportunity bro u g h t
about by the huge projected growth of
f reight traffic in the re gi o n .The volume of
f reight containers handled by the Po rt of
N ew York and New Je rs ey, which serves 38
p e rcent of the US population, is expected to
d o u ble within ten ye a rs . By the year 2040,
a c c o rding to conserva t ive pro j e c t i o n s , t h i s
volume could increase more than sixfold.
C u rre n t l y, nearly 90 percent of the port ’s
container traffic moves through facilities in
N ewark and Elizabeth.

At the same time, the re gi o n ’s extensive rail
f reight network is being upgraded and
expanded as a result of the acquisition of
Conrail by Norfolk-Southern and CSX
r a i l roads and Newark International A i rp o rt
has become one of the largest and fa s t e s t
growing air cargo hubs in North A m e ri c a .

The increase in freight activity will be a we l-
come deve l o p m e n t , c reating thousands of
n ew jobs not only in freight bu s i n e s s e s

t h e m s e l ves but in new “ s p i n - o f f” bu s i n e s s e s
engaged in wa re h o u s i n g ,p a c k a gi n g ,a s s e m bl y
and other support serv i c e s . C u rre n t l y, N ew
Je rs ey freight businesses handle goods wo rt h
$286 billion and directly employ 484,000
wo r ke rs

But the projected increase in freight activ i t y
also presents a potential thre a t .Based on cur-
rent real estate tre n d s , m a ny of these bu s i-
nesses are choosing to locate on “ gre e n f i e l d ”
sites on the fringes of the re gion where land
and development costs are lowe s t .This tre n d
t h reatens to compound ro a d way congestion,
consume precious open space, wo rsen the
re gion's air quality
and disrupt life in
the re gion's com-
mu n i t i e s .U l t i m a t e l y,
these pro bl e m s
could dampen
f u t u re economic
grow t h .

N J T PA-NJIT project seeks to counter these
t rends through a bro a d - b a s e d , c o o rd i n a t e d
planning effort to encourage freight bu s i n e s s-
es to locate in the re gi o n ’s brownfield sites
near to the port and airp o rt .The project is
working to develop a compre h e n s ive analy-
s i s , m e t h o d o l ogy and set of re c o m m e n d a-
tions that will facilitate efforts by gove rn m e n t
and the private sector to pursue this type of
f re i g h t - related brownfields re d eve l o p m e n t .
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Executi ve Summar y

Phase I of the NJTPA-NJIT project consist-
ed of four tasks — Market A n a l y s i s ,
E nv i ronmental Scan, C o m munity Outre a c h
and Evaluation — which are discussed
b e l ow. In carrying out these tasks, the pro j e c t
team coordinated with a number of re l a t e d
e f f o rts at va rious levels of gove rn m e n t .T h e s e
i n c l u d e d :

• The State Brownfields Redevelopment Ta s k
F o r c e — an official body created by the NJ
L e gi s l a t u re to coordinate general statew i d e
b rownfields effort s ;

• Brownfield Pilot Projects — local and county
b rownfield re d evelopment projects funded
by EPA ;

• The Port way project — a proposed 17-mile
p a rtially-dedicated freight service corri d o r
linking the port , the airp o rt ,i n t e rmodal rail
t e rminals and re gional highways 

• The International Intermodal Tra n s p o rt a t i o n
C o rridor and Center (IITCC) — a federally
funded economic zone of interlinked bu s i-
nesses served by efficient goods move m e n t
i n f r a s t ru c t u re ;

• The Comprehensive
P o rt Improve m e n t
Plan —an initia-
t ive of the USEPA
and the A rmy
C o rps of
E n gi n e e rs in con-
junction with a
c o n s o rtium of
N ew York and
N ew Je rs ey agen-
c i e s ;

• P o rt Au t h o rity of New York & New Jersey
Capital Plans — the authority plans to
expand capacity and improve the efficiency
of goods movement within the port .

MARKET ANAL YSIS

This task was undert a ken with the assistance
of the consulting firm Moffat & Nichol
E n gi n e e rs . It invo l ved surveying analog o u s
US re gions with strong goods move m e n t
s e c t o rs – particularly Los Angeles and Long
B e a c h , CA . Based on the survey, this task
assessed the future of the freight industry in

n o rt h e rn New Je rs ey and the prospects for
f re i g h t - related brownfields re d eve l o p m e n t .
This activity was supplemented by a separate
s u rvey and analysis of the wa rehousing and
d i s t ri bution industry in nort h e rn New Je rs ey
conducted by consultant Ann Strauss-
Wi e d e r.Among the key findings and lessons
l e a rned from the Market Analysis we re the
f o l l ow i n g :

• A large number of firms within 15 miles of
the West Coast ports of Long Beach and
Los Angeles are engaged in pro c e s s i n g
goods arriving from A s i a , including assem-
bl y,p a c k a gi n g , labeling and other operations
to add value to the goods. Located in clean,
m o d e rn facilities of up to 100,00 square feet
and employing wo r ke rs with a range of skill
l eve l s , this “ va l u e - a d d e d ” business sector
could provide a model for facilities that
might be built on brownfield sites in nort h-
e rn New Je rs ey.

• As a result of the dre d ging of the re gi o n ’s
p o rt channels over the next ten ye a rs , a new
class of mega-ships – with up to twice the
capacity of most current vessels – will call at
the North Je rs ey port , b ri n ging goods
d i rectly from Asia through the Suez Canal.
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Located in clean, modern facilities and
employing workers with a range of
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warehouses could be a model for the
reuse of North Jersey brownfield sites..



To handle these goods – including elec-
t ro n i c s , clothing and toys – new We s t
Coast style wa rehouses and value added
facilities will be needed in the re gi o n .

• To d ay, f reight distri bution in the NJTPA
re gion depends heavily on traditional “ b i g
b ox ”wa rehouses of 200,000 square feet or
m o re.These wa rehouses – handling a large
s h a re of finished goods from Europe such
as food, b eve r a g e s , paper and household
items – increasingly are located on the
f ringes of the re gi o n , including Exit 8A of
the Tu rn p i ke and Lehigh Va l l ey,
Pe n n s y l va n i a .

• A large number of brownfields near to the
Po rt and A i rp o rt are ava i l a ble to accom-
modate freight businesses that will accom-
p a ny growing port trade. H oweve r, t h e

i n c reased cost of developing these pro p e r-
t i e s , the stigma attached to them and the
need for transportation improve m e n t s
must be addressed to make them compet-
i t ive with greenfield are a s .

• Because demand for freight related fa c i l i-
ties near the Po rt is likely to take seve r a l
ye a rs to fully deve l o p, the re gion should
b e gin now to landbank brownfield sites of
10 to 150 acres for future use.

• The re gion should work to attract “ p i o-
n e e r ” companies to blighted brow n f i e l d
a re a s . These companies can serve as
a n c h o rs for encouraging further re d eve l-
o p m e n t , including the eventual establ i s h-
ment of value added fa c i l i t i e s .

• The Po rt A u t h o rity of NY/NJ, which is
seeking to move some existing fre i g h t

facilities to make way for port expansion,
should support and encourage re d eve l o p-
ment of nearby brow n f i e l d s .

• B rownfield sites that have promise for
f reight related re d evelopment are likely to
be those located within 35 miles of the port
(ideally within 15 miles) and within two
miles of a highway exit or on a freight rail
l i n e. T h ey should also be larger than 3.3
a c res and located away from re s i d e n t i a l
a re a s .

ENVIRONMENTAL SCAN

This task was undert a ken with the assistance
of the consulting
f i rm BEM, I n c. I t
i nvo l ved compiling
a database of brow n-
field sites in the
N J T PA re gion and
mapping the sites on
a computer GIS sys-
t e m . The data base
was then scre e n e d
using cri t e ria deve l-
oped in the Marke t
Analysis to create an inve n t o ry of brow n f i e l d
sites with promise for fre i g h t - related re d eve l-
o p m e n t . F u rther screening based on local
input and field inspections we re used to
identify several dozen sites that would be
candidates for five to six site specific case
studies during Phase II.Among the key find-
ings and lessons learned from the
E nv i ronmental Scan we re the follow i n g :

• Ava i l a ble data sources on brownfields are
far from compre h e n s ive and contain
incomplete or faulty inform a t i o n .

• While the New Je rs ey Department of
E nv i ronmental Protection's Know n
Contaminated Sites List (KCSL) is a good
s t a rting point for compiling an inve n t o ry of
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become potentially important assets.



b rownfields sites, it must be supplemented
by site inspections, p ro p e rty tax re c o rd
s e a rches and, most import a n t l y, o u t reach to
k n ow l e d g e a ble local officials.

• M a ny brownfield sites close to the port and

a i rp o rt are currently are in “ l ow leve l ” u s e
– such as providing parking for truck trail-
e rs or storage of freight containers .

• Because of the strong re gional economy
and the creation of state and federal brow n-
fields progr a m s , m a ny towns and pro p e rt y
ow n e rs are now awa re that brownfield sites
h ave become potentially important assets
and have begun efforts to plan or encour-
age their re d evelopment 

• Most town officials, p ro p e rty ow n e rs and
other stake h o l d e rs contacted during the

p roject expre s s e d
i n t e rest and support
for efforts to pro-
mote freight re l a t e d
b rownfields re d eve l-
opment along the
lines suggested by
the NJTPA - N J I T
m a r ket analysis.

• S everal local officials are adamant about
seeking the development of offices, re t a i l
or entertainment facilities for brow n f i e l d
s i t e s , even in former industrial are a s .
F u rther outreach and education will be
needed to demonstrate that freight re l a t-
ed reuse can result in attractive, m o d e rn
fa c i l i t i e s ; an expanding job base; and a

p romising economic future based on the
expected dramatic growth in port trade.

• In keeping with their “home ru l e ” p re rog-
a t ives some towns are ve ry wa ry about shar-
ing information on their sites for fear of los-
ing or compromising their control ove r
re d evelopment plans.

COMMUNITY 
OUTREACH

This task was undert a ken with the assistance
of the consulting firm McClaren Hart ,I n c. I t
included a mu l t i l evel outreach approach that
i nvo l ved periodic meetings of an A d v i s o ry
C o m m i t t e e, a quarterly project new s l e t t e r,
c o m munity meetings, workshops and the
N J T PA web site.M a ny activities we re under-
t a ken in conjunction with gathering infor-
mation on specific sites as part of the
E nv i ro nmental Scan.A m o n g the key findings
and lessons learned from the Commu n i t y
O u t reach we re the follow i n g :

• P rivate sector re p re s e n t a t ives are part i c u l a r-
ly interested in the findings of the Marke t
Analysis concerning the increases in fre i g h t
m oving through the port and the bu s i n e s s
a c t ivity it will generate.

• M a ny local gove rn m e n t s , p ro p e rty ow n e rs
and other interested parties remain unin-
f o rmed about state and federal brow n f i e l d s
i n i t i a t ives and progr a m s . I n c reased “ m i s-
s i o n a ry ” work on the part of federal and
state agencies would help sustain and bro a d-
en the local efforts for reclaiming brow n-
field sites.

• The outreach conducted during Phase I
a c h i eved a broad network of groups and
i n d ividuals who have been informed about
the project and whose expertise and part i c-
ipation can be drawn upon in continu i n g
p roject activ i t i e s .
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EVALU ATION

This task was undert a ken with the  assistance
of the consulting firm of Muller-Bohlin
A s s o c i a t e s , Inc (MBA ) . It was designed to
p rovide feedback to the inve s t i g a t o rs duri n g
Phase I as well as an ove r a l l ,s u m m a t ive eva l-
uation of the impact of the pro j e c t . M BA
o f f e red va l u a ble assessments of strategi e s
being discussed which helped the pro j e c t
team make needed mid-course corre c t i o n s .
Muller-Bohlin also rev i ewed the draft
M a r ket Analysis re p o rts and submitted a
c o m m e n t a ry on this effort . A summative
evaluation re p o rt on Phase I is being pre-
p a re d .

PHASE II 

The successful completion of the above tasks
has provided the foundation for Phase II
which invo l ves the detailed investigation of
s everal case study sites.This will include esti-
mating remediation costs, conducting com-
munity outre a c h , d eveloping an analysis of
t r a n s p o rtation issues relating to the sites,
evaluating potential re d evelopment at each
site and suggesting appro p riate marke t i n g
s t r a t e gi e s . I m p o rtant final products of the
e n t i re project will include:

• An overall project methodology detailing
s t r a t e gies for realizing freight related re d e-
velopment for use by local gove rn m e n t s
and the private sector; and 

• A Tr a n s p o rtation and Community A c t i o n
Plan containing recommendations for
i m p roved transportation access and site-spe-
cific brownfields re d evelopment options that
can be considere d
by the NJTPA ,
state and local
a g e n c i e s , p riva t e
sector organizations
and other entities.

CONCLUSIONS

Phase I has confirmed that the deve l o p m e n t
of wa rehousing and other freight re l a t e d
facilities on greenfield sites throughout the
re gion is a major continuing tre n d . U n l e s s
this trend is slowed or reve rs e d , the negative
consequences – in terms of air quality, o p e n
space and quality of life — could be pro-
found given the dramatic increases in fre i g h t
p rojected over the next several ye a rs . Fo rm a l
conclusions and recommendations on how
to address this trend must await the outcome
of Phase II. H oweve r, some implications can
be drawn from the project thus fa r. T h e s e
include the follow i n g :

• The state should work with local gove rn-
m e n t s , re gional agencies and the priva t e
sector to develop a compre h e n s ive plan for
the North Je rs ey port district that wo u l d
realign gove rnment policies, i nve s t m e n t s
and regulations to support re d eve l o p m e n t
of brownfield sites for freight related uses.
This would help fulfill goals of the State
D evelopment and Redevelopment Plan for
ave rting sprawl and promoting urban rev i-
t a l i z a t i o n .

• The Po rt way project will be crucial to
e n c o u r a ging brownfields re d eve l o p m e n t .
Once completed, the ro a d way can effi-
ciently link and serve nu m e rous wa re h o u s e
and value added processing facilities estab-
lished on brownfield sites throughout the
p o rt distri c t . This vision of an economic
“ s t ring of pearls”along Po rt way could pro-
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Planned Unit Developments consisting
of clusters of modern warehouses and
freight facilities along the Portway alignment.



vide the basis for a compre h e n s ive port dis-
t rict development plan.

• To realize this vision, the Po rt way pro-
ject should be expedited so it is com-
pleted in step with the deepening of
p o rt channels. Additional public out-
reach is needed to fully inform pro p e rt y
ow n e rs and local officials about the pro-
j e c t , its alignment and the potential
d evelopment opportunities it will cre-
a t e.

• The state and re gi o n
should investigate acquir-
ing pro p e rties needed to
e s t a blish a number of
Planned Unit
D evelopments (PUDs) —
consisting of clusters of
m o d e rn wa rehouses and
f reight facilities — along
the Po rt way alignment.
Independent facilities on
smaller sites should also be
e n c o u r a g e d .

• The International Intermodal Tr a n s p o r -
tation Corridor and Center (IITCC) can
p rovide the institutional framework for
accomplishing the necessary mobilization
of expertise and re s o u rces for implement-
ing a compre h e n s ive brownfields plan in
the port distri c t .To leverage increased fed-
eral funding for IITCC, the State of New
Je rs ey must be pre p a red to make substantial
funding commitments to achieve its goals.

• State env i ronmental agencies should target
the port district for special brow n f i e l d
e f f o rts including expanding technical and
financial assistance to pro p e rty ow n e rs
specifically for the clean up of sites for
f reight related re u s e.

• As development in and around the port
i n c re a s e s ,use of altern a t ive fuel vehicles and
other “clean port ” s t r a t e gies should be
i nvestigated by state and re gional agencies.

• Because the volume of imports is fa r
greater than export s , t h e re is a glut of
empty freight containers at the port ,m a ny

of which are being stored in “ c o n t a i n e r
m o u n t a i n s ” on brownfield sites. This dis-
courages re d evelopment and provo ke s
c o m munity opposition. The state should

work with the Po rt A u t h o ri t y, f reight com-
panies and municipalities to develop poli-
cies or regulations that would limit the
length of time empty freight containers can
be stored at the port .

• The state, working with counties and
t ow n s , should seek to stem the tide of
u n f e t t e red wa rehouse development in
greenfield are a s .C a reful scru t i ny should be
given to proposals to create Fo reign Tr a d e
Zones in these are a s .

• The Po rt A u t h o rity should insure that its
plans for developing “inland term i n a l s ” d o
not we a ken efforts to make efficient use of
the land, labor and other re s o u rces close at
hand to the port . It should  consider acquir-
ing key brownfields sites in anticipation of
its future port expansion needs.

The lessons learned from the successful com-
pletion of the project's first phase has helped the
N J T PA to better understand the links betwe e n
t r a n s p o rtation infrastru c t u re development and
land use impacts.The NJTPA has updated its
p roject selection cri t e ria to give higher score s
to proposed transportation projects that fa c i l i-
tate the re d evelopment of brow n f i e l d s . T h e
p roject has also allowed the NJTPA to better
assess the opportunities and impacts created by
the huge volume of freight moving thro u g h
the re gi o n ; and has helped to create a more
focused freight movement agenda in its collab-
o r a t ive work with other partner agencies.
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The North Je rs ey Tr a n s p o rt a t i o n
Planning A u t h o ri t y, I n c. and the
N ew Je rs ey Institute of
Te c h n o l ogy have completed the
f i rst phase of an innova t ive pro j e c t
to explore the opportunities for
f re i g h t - related re d evelopment of
abandoned industrial brow n f i e l d
s i t e s .The project is funded under
the federal Tr a n s p o rtation and
C o m munity and System
P re s e rvation Pilot (TCSP) pro-
gr a m . Its premise is that the dra-
matic growth in freight mov i n g
t h rough the port ,a i rp o rt and rail
t e rminals in nort h e rn New Je rs ey
will present important new
o p p o rtunities for re c l a i m i n g
b rownfield sites in the re gi o n
while providing new jobs for
urban re s i d e n t s , ave rting ineffi-
cient spraw l , reducing the vo l u m e
of trucks on re gional roads and
s a f e g u a rding the env i ro n m e n t .
Phase I of the project has yielded
insights into the strategies that
will help the re gion realize these
o p p o rtunities and has prov i d e d
the foundation for a second phase
of the project which is now
under way.This final re p o rt
d e s c ribes the activ i t i e s ,m e t h o d-
o l ogies and findings of phase I.

PROJECT 
OBJECTIVES

As presented in the ori gi n a l
N J T PA-NJIT pro p o s a l , the pro-
ject seeks to harness a major eco-
nomic development opport u n i t y
b rought about by the huge pro-
jected growth of freight traffic at
the port ,a i rp o rt and rail term i n a l s
in nort h e rn New Je rs ey.

S e rving 38 percent of the US
p o p u l a t i o n , the Po rt of New Yo r k
and New Je rs ey is expected to see
its 1999 volume of approx i m a t e l y
2.5 million twenty-foot equiva-
lent container units (TEUs) dou-
ble within ten ye a rs . By the ye a r

2 0 4 0 ,a c c o rding to conserva t ive
p ro j e c t i o n s ,p o rt container traffic
will increase more than sixfold to
as many as 17 million T E U s .
C u rre n t l y, nearly 90 percent of

the port ’s container traffic move s
t h rough facilities in Newark and
E l i z a b e t h .

At the same time, the re gi o n ’s
e x t e n s ive rail freight network is
being upgraded and expanded as
a result of the acquisition of
Conrail by Norfolk-Southern
and CSX railroads and Newa r k
I n t e rnational A i rp o rt has become
one of the largest and fa s t e s t
growing air cargo hubs in Nort h
A m e ri c a .

The rising tide of goods move-
ment will result in the expansion
of a va riety of fre i g h t - re l a t e d
bu s i n e s s e s , including those
engaged in wa re h o u s i n g ,d i s t ri bu-
t i o n ,p a c k a gi n g , and assembl y.T h e
N J T PA-NJIT team found that
the challenges posed by this
growth present the re gion with
t wo starkly different future s :

1) F reight traffic doubles over the
next decade creating we l c o m e
economic benefits for some
business sectors but many
f reight businesses move opera-
tions to “ greenfields" on the
f ringes of the re gion and in
n e i g h b o ring states. O p e n
spaces in these areas are con-
sumed by sprawl deve l o p m e n t .
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Long-distance trucking of
goods to and from the core port
d i s t rict incre a s e s ,c o m p o u n d i n g
a l ready difficult congestion,
wo rsening air quality and we a r-
ing out aging infrastru c t u re.
Residents of urban areas near
the port are left with pre c i o u s
f ew job opportunities as form e r
i n d u s t rial sites sit idle and cru m-
bl i n g .U l t i m a t e l y, the re gi o n ’s
p ro blems depress further grow t h
in trade and economic deve l o p-
m e n t .

2) Large nu m b e rs of bu s i n e s s e s
taking part in the expansion of
trade in the re gion re d eve l o p
and locate in abandoned indus-
t rial brownfield sites scattered in
and around the port district and
along major routes leading to it.
U p graded transportation infra-
s t ru c t u re allows goods fro m
these businesses to move effi-
ciently around the re gion with
t ruck trips kept to a minimu m
distance while facilitating maxi-
mum use of rail intermodal ser-
vices to more distant marke t s .
R e gional air quality improve s .
Residents of Newa r k ,E l i z a b e t h
and other urban areas gain
access to a host of new job

o p p o rtunities as wa re h o u s i n g ,
p a c k a ging and other fre i g h t
related companies expand oper-
ations nearby. Cities gain new
r a t a bles allowing re i nvestment in
i n f r a s t ru c t u re, school systems
and neighborhoods. U l t i m a t e l y,
the progress of the re gi o n

attracts further growth in trade
and economic deve l o p m e n t .

The first scenario is the likely out-
come of an unguided and haphaz-
a rd response to eve n t s .I n d e e d ,
based on current real estate tre n d s ,
m a ny of these businesses are
choosing to locate on “ gre e n f i e l d ”
sites on the fringes of the re gi o n
w h e re land and development costs

a re lowe s t .N J T PA-NJIT pro j e c t
seeks to counter these trends and
guide the re gion towa rd the sec-
ond scenario through a bro a d -
b a s e d ,c o o rdinated planning effort
to encourage freight businesses to
locate in the re gi o n ’s brow n f i e l d
s i t e s .The project seeks to enhance
the match between the expected
re gional demand for deve l o p a bl e
land created by the growth of
f reight related business with the
re gional supply of appro p ri a t e
b rownfield sites.

With the understanding that the
t e rm “ b row n f i e l d ” re f e rs to both
an env i ronmental and an econom-
ic description of a pro p e rt y ’s con-
d i t i o n , the TCSP sponsore d
B rownfield Redeve l o p m e n t
P roject will help the NJTPA to

a c h i eve a number of re gional plan-
ning objectives for the move m e n t
of fre i g h t :

• Reduce truck congestion on the
re gi o n ’s major highway s ;

• I n c rease intermodal transport a-
tion opportunities by rationaliz-
ing distri bution activities near
major intermodal term i n a l s ;

• Reduce truck Vehicle Miles
Tr aveled (VMT) in the re gi o n ;

• Encourage economic re d eve l o p-
ment of abandoned, idled or
u n d e rutilized pro p e rties near
major transportation fa c i l i t i e s ;a n d

• Link transportation improve-
ments to economic re d eve l o p-
ment of brownfield sites near
urban populations.

PHASE I OVERVIEW

The NJTPA-NJIT Brow n f i e l d s
p roject had ori ginally been pro-
posed as a single $1.388 million
p ro j e c t .H oweve r, the federal
TCSP program funded the pro j e c t
in two separate grants (the first for
$700,000 and the second for
$ 6 9 6 , 0 0 0 ) .As a re s u l t , the pro j e c t
team was re q u i red to divide the
p roject into two phases.The goal
of the project remained the same:
to develop a final compre h e n s ive
a n a l y s i s ,m e t h o d o l ogy and set of
recommendations that will fa c i l i-
tate subsequent efforts by gove rn-
ment and the private sector to
p u rsue fre i g h t - related brow n f i e l d s
re d eve l o p m e n t .The pro d u c t s
would be applicable to other
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NJTPA-NJIT project is a 
coordinated planning effort to
help the region prepare for the
dramatic increase in port trade
by encouraging freight businesses
to locate in the region’s
brownfield sites 
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re gions of the U. S. with similar
i n f r a s t ru c t u re s .

Phase I was carried out under the
d i rection of a project team fro m
N J T PA and NJIT. Major pro j e c t
tasks have been accomplished
with the assistance of a number of
consultants and an advisory com-
mittee of public and private offi-
c i a l s . In addition,NJIT gr a d u a t e
and undergraduate students we re
e m p l oyed on specific tasks.

The following is a summary of
the four tasks that compri s e d
Phase I (they are discussed in
m o re detail later in this re p o rt ) :

Market A n a ly s i s– focuses on
f reight and brownfield deve l o p-
ment in other re gi o n s , changes in
national and international trade
p a t t e rns affecting the nort h e rn
N ew Je rs ey re gion and trends in
re gional wa re h o u s i n g .

E n vironmental  Scan focuses on
identifying and gathering infor-
mation on brownfield sites, d eve l-
oping a Geographic Inform a t i o n
System and selecting case studies
for Phase II.

C o m munity Outre a ch - focuses
on educating and enlisting the
s u p p o rt of dive rse stake h o l d e rs
c o n c e rned about brow n f i e l d
re d eve l o p m e n t .

E va l u at i o n- focuses on eva l u a t-
ing the methodology and
a c h i evements of the pro j e c t .

These tasks have provided the
foundation for the commence-
ment of Phase II which invo l ve s
the detailed investigation of seve r-
al case study sites.This will
include estimating re m e d i a t i o n
c o s t s , conducting commu n i t y
o u t re a c h ,d eveloping an analysis
of transportation issues relating to
i m p roved freight and wo r k f o rc e
access to the sites, eva l u a t i n g
potential re d evelopment at each
site and suggesting appro p ri a t e
m a r keting strategi e s .

Final products of the entire pro-
ject will be an overall pro j e c t
m e t h o d o l ogy detailing strategi e s
for realizing freight related re d e-
velopment for use by local gov-
e rnments and the private sector
and a Tr a n s p o rtation and
C o m munity Action Plan contain-

ing recommendations for
i m p roved transportation access
and site-specific brownfields re d e-
velopment options that can be
c o n s i d e red by the NJTPA ,s t a t e
and local agencies, p rivate sector
organizations and other entities.

PROJECT 
CONTEXT

The NJTPA-NJIT Brow n f i e l d s
p roject is being carried out in the
midst of a growing level of publ i c
and private activity to addre s s

b rownfield and freight issues.O n e
of the challenges the project team
has faced stems from the
e x t remely dynamic real estate
m a r ke t .As a result of the stro n g
e c o n o my as well as re l a t ively new
state and federal programs to
facilitate the re d evelopment of
b row n f i e l d s ,t h e re has been an
u n p recedented interest in brow n-
fields in the re gi o n .A number of
p ro p e rties that we re initially iden-
tified as potential sites for fre i g h t
related development we re found
to have already been purc h a s e d
by deve l o p e rs . In other cases,
ow n e rs have undert a ken env i ro n-
mental clean up in anticipation of
re d eve l o p m e n t . Still there are a
large number of sites scattere d
t h roughout the re gion that are
a p p ro p riate for freight re l a t e d
re d eve l o p m e n t .The project team
has sought to stay abreast of
d evelopments in the real estate
m a r ke t .

It has also sought to coord i n a t e

The project goal is to develop a 
comprehensive analysis, methodology
and set of recommendations for use by 
government and the private sector 
in redeveloping brownfields.
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with a number of related efforts at
va rious levels of gove rn m e n t .T h e
goal has been to avoid duplication
of effort and to maximize the use-
fulness of the information pro d u c t s
d eveloped in the course of the
p ro j e c t .Among the public sector
i n i t i a t ives relating to the project are
the follow i n g :

S t ate Brownfields Redevelopment
Task Fo r c e– This task forc e
includes re p re s e n t a t ives of State
agencies and the publ i c, and is
charged with examining state leg-
islation and policies relating to
b row n f i e l d s . It is compiling a
s t a t ewide inve n t o ry of brow n f i e l d
s i t e s .The NJTPA-NJIT team has
attended meetings of the Ta s k
Fo rce and has shared inform a t i o n
with staff working on the Ta s k
Fo rc e.

E PA Pilots – Several commu n i t i e s
t h roughout nort h e rn New Je rs ey
h ave re c e ived grants from the EPA
to develop pilot projects for
b rownfields re d eve l o p m e n t .T h e
N J T PA-NJIT team has been abl e
to work closely with a number of
the EPA Pilot effort s ,i n c l u d i n g
making presentations at meetings,
meeting with town officials and
s h a ring information re g a rding spe-
cific sites.

Portway - The State of New
Je rs ey ’s Po rt way project is being
planned as a 17-mile part i a l l y -
dedicated trucking corridor that is
intended to provide fast and effi-
cient movement of goods
b e t ween key port ,a i rp o rt and
i n t e rmodal rail term i n a l s . It is
being undert a ken as a series of
d i s c rete projects that will improve
existing road and bridge infra-
s t ru c t u re. Po rt way will incorp o-

rate features such as ove r we i g h t
container handling capability and
intelligent transportation systems
(ITS) technolog y. In addition to
speeding goods movement and
helping re l i eve congestion on
local ro a d s , Po rt way will open up
re d evelopment opportunities for
b rownfields and old industri a l
p ro p e rties along and near to its
a l i g n m e n t . For this re a s o n ,t h e
N J T PA-NJIT team has wo r ke d
closely with NJDOT staff to
i n s u re that plans re g a rding trans-
p o rtation access to brownfields are
c o o rd i n a t e d .

International  Intermodal
Transportation Corridor and
Center (IITCC)- The Po rt way
p roject has been incorp o r a t e d
into a geographically larger fed-
erally financed freight corri d o r
d evelopment program in nort h-
e rn New Je rs ey called the
“ I n t e rnational Interm o d a l
Tr a n s p o rtation Corridor and
C e n t e r ” ( I I T C C ) . Federal fund-
ing has been earm a r ked in
TEA-21 towa rds deve l o p m e n t
of the corri d o r.The IITCC
e nvisions an economic zone of
i n t e r l i n ked businesses including
major New Je rs ey industri e s
such as transport a t i o n , p h a rm a-
c e u t i c a l s , t e l e c o m mu n i c a t i o n s ,
p e t rochemicals and others ,
s e rved by efficient goods move-
ment infrastru c t u re. NJIT has
been designated as the re s e a rc h
and re s o u rce “ c e n t e r ” of the
I n t e rnational Corridor effort
and will provide support to the
s t a t e, the NJTPA and other
entities invo l ved in the move-
ment of goods. E f f o rts are
under way to coord i n a t e
IITCC plans with the NJTPA -
NJIT brownfields pro j e c t . S t a f f
f rom the Corridor Center are

s e rving on the NJTPA - N J I T
p roject team.

C o m p re h e n s ive Port Improvement
Plan – This plan and an accompa-
nying Env i ronmental Impact
Statement are being undert a ken by
the USEPA and the A rmy Corp s
of Engi n e e rs in conjunction with a
c o n s o rtium of New York and New
Je rs ey agencies. It is intended to
guide and coordinate the va ri o u s
p o rt planning activities under way.
The NJTPA –NJIT project team
has been monitoring the deve l o p-
ment of this Plan, b ri n ging a
b rownfield pers p e c t ive to its deve l-
o p m e n t .

Port Authority capital plans - T h e
Po rt A u t h o rity of New York &
N ew Je rs ey has released “ B u i l d i n g
a 21st Century Po rt ” which out-
lines its plans to expand capacity
within the port to meet grow i n g
i n t e rnational trade demands.
Among the elements of its plan are

expansion of existing terminals and
the development of new ones;
c o n t i nued maintenance dre d gi n g
and channel deepening; and plans
to develop a Po rt Inland
D i s t ri bution Network composed
of private inland container term i-
nals located 100 miles or more
f rom the port and served by rail
and barge.The NJTPA-NJIT team
c o n t i nues to consult with the Po rt
A u t h o rity on how the NJTPA -
NJIT brownfields re d eve l o p m e n t
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p roject and its approach to fre i g h t
handling issues can further and
i n t e grate with this plan.

In addition to these key initia-
t ive s , the NJTPA-NJIT team has
c o o rdinated with other re l a t e d
e f f o rts including the State
D evelopment and
R e d evelopment Plan, the State
Rail Plan, local economic deve l-
opment initiatives and the New
York Cross Harbor and Po rt
D evelopment effort . It has also
collaborated with other re gi o n s
facing similar transport a t i o n
i s s u e s .

MARKET ANAL YSIS

The Market Analysis conducted
d u ring Phase I resulted in
gro u n d b reaking insights about
p rospects for brownfields eco-
nomic development re s u l t i n g
f rom the growth of freight traffic
in nort h e rn New Je rs ey.

The principal Market A n a l y s i s
i nvestigation was conducted by
D r. John Ricklefs of Moffa t -
Nichol Engi n e e rs . It focused on
four are a s : 1) surveying fre i g h t
d i s t ri bution facilities and deve l o p-
ment patterns at analogous port s
on the West Coast, especially the
p o rts of Long Beach and Los
A n g e l e s ; 2) analyzing existing
f reight distri bution in the NJTPA
re gi o n ; 3) examining brow n f i e l d s
re d evelopment nationally and in
the NJTPA re gi o n ; and 4) analyz-
ing future trade patterns that will

affect freight distri bution in the
N J T PA re gi o n .The final re p o rt
for this investigation has been
p rovided separately in the pack-
age accompanying this document.

Supplementing this effort was a
second Market Analysis inve s t i g a-
tion conducted by Ann Strauss-
Wieder which focused narrow l y
on trends in the wa re h o u s i n g
i n d u s t ry in the NJTPA re gi o n
and the implications of these
t rends for brownfields re d eve l o p-
m e n t .A final re p o rt for this inve s-
tigation has also been prov i d e d
s e p a r a t e l y.

S HIFT IN TRADE PATTERNS

In summary,D r. R i c k l e f ’s inve s t i-
gation revealed that over the next
s everal ye a rs shifts in intern a t i o n a l
trade patterns are likely to cause
dramatic changes in the re gi o n ’s
goods distri bution network that
will create strong demand for
n ew space to handle the river of
f reight moving through the
re gi o n .This demand will, in turn ,
greatly enhance the opport u n i t i e s
for brownfields re u s e.

C u rre n t l y, the largest share of
goods traveling into the Po rt of
N ew York and New Je rs ey
(PONYNJ) ori ginates in Euro p e.
In contrast, the largest ports on
the West Coast (the ports of Long
Beach and Los Angeles in the San
Pe d ro Bay area) pri m a ry handle
goods from A s i a .These differi n g
o ri gins of goods result in differe n t
p rofiles of commodities: g o o d s

e n t e ring the PONYNJ tend to
be bulkier finished goods such as
b eve r a g e s ,f o o d s ,a u t o s , paper and
household items while A s i a n
goods entering West coast port s
include a large share of textiles,
e l e c t ro n i c s ,t oys and sport i n g
g o o d s .The PONYNJ now has a
re l a t ively small share of the mas-
s ive and growing volume of A s i a n
i m p o rt s .I n d e e d , a surp rising find-
ing of the Market Analysis wa s

that most foreign goods import e d
into the NJTPA re gion do not
a rrive at the re gi o n ’s marine port ;
rather they are unloaded at We s t
Coast ports and then are shipped
mostly by rail over the so-called
“ l a n d b ri d g e ” to the East Coast.

This pattern will begin to change
as a result of the dre d ging of the
re gi o n ’s port channels.O ver the
next ten ye a rs channels will be
deepened to 50 feet, a l l owing the
re gion to accommodate a new
class of mega-ships – with up to
twice the capacity of most cur-
rent vessels -- that increasingly is
being used for intern a t i o n a l
goods move m e n t .As the dre d gi n g
p ro c e e d s ,s h i p p e rs will find it eco-
nomical to use these vessels to
t r a n s p o rt Asian goods directly to
the PONYNJ, taking a ro u t e
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t h rough the Suez Canal and acro s s
the Atlantic Ocean with interm e-
diate stops along the way.

VALUE A DDED FACILITIES

Based on his survey of West Coast
p o rt s ,D r.Ricklefs found that the
a rrival of a direct stream of A s i a n
goods will prompt new forms of
wa rehousing and distri bu t i o n .I n
the San Pe d ro Bay are a , the A s i a n
trade has spawned a large nu m b e r
of firms within 15 miles of the
p o rt engaged in activities to
i n c rease the potential resale va l u e
of the commodities.This includes
b a r - c o d i n g , combining pro d u c t s
into kits,“pick and pack” a n d
a s s e m bly of components and mar-
keting materi a l s .About eight per-
cent of the Asian goods shipped
via rail to the NJTPA re gion firs t
undergo such “ value added” p ro-
cessing in the San Pe d ro Bay.

Ty p i c a l l y, at such San Pe d ro Bay
fa c i l i t i e s ,f reight containers are
u n l o a d e d , the contents undergo
s o rting and value added pro c e s s i n g
and then the goods are loaded
onto trucks for distri bution dire c t-
ly to stores or to larger re gi o n a l
wa rehouses on the fringes of the
re gion -- all within 24 to 48
h o u rs .The rapid turn a ro u n d ,o f t e n
accomplished with automated
goods handling systems, helps meet
the growing demand of companies
for “ j u s t - i n - t i m e ”d e l ive ry of goods
and supplies which reduces their
need to maintain large inve n t o ri e s
on hand.The facilities are usually
100,000 square feet or less and

p rovide their services on contract
to a number of companies.T h ey
a re often clustered together in
m o d e rn industrial park settings,
k n own as Planned Unit
D evelopments (PUDs), a n d
e m p l oy a range of skilled and
unskilled wo r ke rs .D r.Ricklefs also
found an emerging va riant of these
types of facilities that ship goods

d i rectly to consumers who place
o rd e rs over the intern e t .

L OCAL WAREHOUSING

In contrast to such West Coast
goods handling, f reight distri bu-
tion in the NJTPA re gi o n
depends heavily on traditional “ b i g
b ox ” wa rehouses of 200,000

s q u a re feet or more. Such fa c i l i t i e s ,
which have mostly disappeare d
f rom the San Pe d ro Bay are a , mu s t
be large to allow the storage of

large volumes of goods, often for
weeks or months. Because of their
need for land, traditional wa re-
houses have migrated to the
f ringes of the re gi o n ,i n c l u d i n g
Exit 8A of the Tu rn p i ke and
Lehigh Va l l ey, Pe n n s y l va n i a .

Analysis by consultant Ann Strauss-
Wieder found that this wa re h o u s-
ing and distri bution industry is a
large and growing sector of the
e c o n o my in the NJTPA re gi o n .
She found that there is nearly 736
million square feet of industri a l
space within nort h e rn and central
N ew Je rs ey,with nearly four mil-
lion additional square feet under
c o n s t ru c t i o n . Of this, nearly 440
million square feet are accounted
for by wa rehouse and distri bu t i o n
s p a c e. She further found that an
estimated 380,000 wo r ke rs are
i nvo l ved in many stages of distri bu-
tion and manu fa c t u ring finishing in
the NJTPA re gi o n .

Ann Strauss-Wi e d e r ’s inve s t i g a t i o n
indicates that West Coast style
goods distri bution is present in the
N J T PA re gi o n , though it is limited
in scope.The NJTPA-NJIT team
t o u red a former industrial fa c i l i t y
on a brownfield site in Elizabeth
that has been conve rted into a
wa rehouse and processing center
for imported goods. C u rre n t l y,
p ri s o n e rs re - e n t e ring the wo r k-
f o rce are employed in value added
p rocessing at the site, i n c l u d i n g
c reating gift packages of foodstuffs.

In addition,Ann Strauss-Wi e d e r
found that many companies with

Shifts in international trade 
patterns are causing dramatic
changes in the region’s goods
distribution network and creating
strong demand for new space 
to handle the river of freight 
moving through the region.
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traditional wa rehouses are engaged
in some form of value added pro-
cessing because it is no longer
economical to use wa re h o u s e s
solely for static storage. She notes
that wa rehouses have become “ t h e
location for the last steps in the
m a nu fa c t u ring pro c e s s .”O n e
c o m p a ny located at Exit 8A, f o r
i n s t a n c e, uses its facility to package
kitchen knives imported thro u g h
the PONYNJ into assort m e n t s
p rior to their distri bution to re t a i l
s t o res throughout the US.
( Traditional wa rehouses also have
greatly increased their turn over of
goods in response to “ j u s t - i n -
t i m e ”d e l ive ry demands.)

F UTURE WAREHOUSING

The scattered examples of va l u e
added processing found in the
N J T PA re gion are likely to grow
m o re nu m e rous when dre d gi n g
of channels allows Asian goods to
b e gin arriving at the port in large
volumes – bri n ging electro n i c s
and other consumer goods that
a re more amenable to this pro-
c e s s i n g .As suggested by the expe-
rience in the San Pe d ro Bay are a ,
this development is likely to gen-
erate significant added demand
for land close to the port where
m a ny brownfields are located.

While the prospect of this
demand re p resents much pro m i s e
for improving the marketability of
b rownfield sites, the finding that
this demand may not be fully
realized for several ye a rs has pre-
sented the NJTPA-NJIT pro j e c t

team with a challenge in its
e f f o rts to identify strategies and
c reate a methodology to fa c i l i t a t e
f reight related brownfields re d e-
ve l o p m e n t .Towns and pro p e rt y
ow n e rs are unlikely to go to the
often considerable expense of
cleaning up brownfield sites now
when the prospects of deve l o p i n g
them for value added pro c e s s i n g
could be ye a rs away.M o re ove r,
D r. Ricklefs found that pro p e rt y
ow n e rs would most likely have to
t a ke on the added risk of bu i l d i n g
a p p ro p riate facilities “on spec,”
because – at least on the We s t

Coast – value added pro c e s s i n g
companies are reluctant to take
on the bu rdens of land deve l o p-
ment and bu i l d i n g .The pre f e r-
ence of such companies for locat-
ing in industrial park settings pre-
sents a further complication in
that the many smaller brow n f i e l d
sites near the port may not be
a p p ro p riate for siting value added
facilities unless they are assembl e d
into larger tracts on which clus-
t e rs of buildings (PUD’s) can be
e s t a bl i s h e d .

To address these difficulties,D r.

Ricklefs recommends a nu m b e r
of actions on the part of gove rn-
m e n t , including the “land bank-
i n g ” of sites from 10 to 150 acre s
near the port and integrating eco-
nomic development considera-
tions into the planning of
Po rt way.These and other policy
implications of the Marke t
Analysis are dealt with in the
“ C o n c l u s i o n s ” section of this final
re p o rt .

P ROJECT S TRATEGIES

For the project team, the findings
of the Market Analysis suggested
that the pro j e c t ’s efforts to identi-
fy strategies for re c l a i m i n g
b rownfield sites must focus on
types of re d evelopment that both
h ave significant demand in the
near term and also hold out the
possibility of being compatibl e
with or even enhancing va l u e
added uses in the long term .O n e
p ro s p e c t , identified by A n n
S t r a u s s - Wi e d e r, i nvo l ves a seg-
ment of the existing wa re h o u s i n g
and distri bution industry that
d e s i res close proximity to the
N ew Yo r k - N ew Je rs ey consumer
m a r ke t .M a ny of companies serv-
ing this market may consider
urban brownfield locations
because the reduced tru c k i n g
times they would realize (along
with a ready labor supply) could
offset higher land and deve l o p-
ment costs.These savings wo u l d
also apply to companies engaged
in import - e x p o rt activities that
re q u i re proximity to the port or

On the West Coast, Asian 
trade – which will grow
dramatically in North Jersey
as the port is dredged – has
spawned a large number 
of firms engaged in “value-
added” processing near port
facilities..
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a i rp o rt .Attracting one or more of
these companies to a bl i g h t e d
i n d u s t rial area could serve as the
anchor for encouraging furt h e r
re d evelopment in the are a ,i n c l u d-
ing the eventual establishment of
value added fa c i l i t i e s .M o t iva t i n g
such companies to become pio-
n e e rs in brownfield areas may
re q u i re additional financial incen-
t ives (as discussed in the
“ C o n c l u s i o n s ” section of this
re p o rt ) .

Another re d evelopment pro s p e c t
i nvo l ves wa rehousing and fre i g h t
operations currently located at the
p o rt itself.M a ny of these opera-
tions invo l ve “ t r a n s l o a d i n g ”g o o d s
f rom ove r weight marine containers
to other containers that meet size
and weight re q u i rements on the
re gi o n ’s ro a d way s . As part of its
plans to expand port capacity, t h e
Po rt A u t h o rity of NY/NJ is seek-
ing to move some of these fa c i l i t i e s
off the port to adjacent are a s .T h e
N J T PA-NJIT project team has
begun discussions with the Po rt
A u t h o rity re g a rding the possibl e
use of brownfield sites for the re l o-
cated fa c i l i t i e s .These facilities may
be well suited to value added
operations which can be per-
f o rmed as goods are transferre d
b e t ween containers .The Po rt way
p ro j e c t , which is being designed to
accommodate ove r weight contain-
e rs , will provide the goods move-
ment infrastru c t u re needed for the
relocation of transloading opera-
tions within the port distri c t .

GENERAL CRITERIA

While the Market Analysis prov i d-
ed important and va l u a ble insights
into current and future goods
m ovement tre n d s , the difficulties
e n c o u n t e red in identifying the
exact nature of fre i g h t - re l a t e d
d evelopment prospects for urban
b rownfield sites meant that the
M a r ket Analysis did not complete-
ly fulfill all the ori ginal expecta-
tions of the pro j e c t . In part i c u l a r, i t
did not provide the kind of defini-
t ive and detailed cri t e ria that had
been ori ginally envisioned to allow
the NJTPA-NJIT team to identify
p romising sites among the large
number of brownfield sites
t h roughout the re gi o n .H oweve r, a
number of bottom-line cri t e ria did
e m e r g e.As discussed in the next
section (Env i ronmental Scan), t h e
p roject team focused upon fre i g h t
related sites that are : located within
35 miles of the port and ideally
within 15 miles (“the Po rt
D i s t ri c t ” ) ; within 2 miles of a
h i g h way exit or on a freight rail
l i n e ; larger than 3.3 acre s ;a n d
re m oved from residential are a s .

The initial project proposal had
also envisioned developing similar
c ri t e ria and market analysis for
businesses invo l ved in air cargo.
H oweve r, it was found that these
e f f o rts could not be accomplished
on an in-depth basis within the
scope and funding of the curre n t
p ro j e c t .Analysis of the economics
and siting considerations of air
cargo businesses re q u i res special-

ized expertise on the part of con-
sultants and there f o re deserves a
separate analysis. S t i l l , general con-
sideration of air cargo economic
d evelopment opportunities wa s
included in the Market A n a l y s i s .

ENVIRONMENTAL
SCAN

The objective of the Env i ro n -
mental Scan task was to identify
b rownfields sites in the re gion that
s h ow promise for freight re l a t e d
re d eve l o p m e n t .F rom the identi-
fied sites, s everal will be selected as
cases studies for detailed inve s t i g a-
tion during Phase II.T h e
E nv i ronmental Scan task was com-
pleted with the assistance of the
consulting firm BEM, I n c.

As detailed in the Env i ro n m e n t a l
Scan methodology included in
Appendix A , the effort to identify
a p p ro p riate sites included both a
“top dow n ”a p p roach invo l v i n g
compiling existing data bases of
potential sites from gove rn m e n t
and other sources and a “ b o t t o m
u p ”a p p roach involving re a c h i n g
out to local gove rn m e n t s ,o r g a n i-
zations and individuals who have
k n owledge about specific sites.T h e
f o l l owing summarizes activ i t i e s
d u ring the Env i ronmental Scan
task and highlights some of the
lessons learned re g a rding method-
o l ogies for re gional assessments of
b rownfield sites.
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DEFICIENT DATA

The initial step in the Env i ro n -
mental Scan was to draw upon
existing data from state agencies
and localities to assemble as mu c h
i n f o rmation as possible on
b rownfield sites and begin deve l-
oping a Geographic Inform a t i o n
System (GIS) based on these data.
In general, the project team found
that ava i l a ble data sources on
b rownfields we re far from com-
p re h e n s ive and contained incom-
plete or faulty inform a t i o n .T h e
largest data sourc e, the New
Je rs ey Department of
E nv i ronmental Pro t e c t i o n ’s
K n own Contaminated Sites List
( K C S L ) , is not a brownfields list
but rather a list of many kinds of
sites and facilities that have been
re p o rted as contaminated under
state disclosure ru l e s .These range
f rom simple truck-spill locations
to sites with decades-long indus-
t rial activ i t y.As a re s u l t , the list
includes many pro p e rties that
clearly are not brow n f i e l d s
including businesses still in opera-
t i o n ,p a r k s , hospitals and others .
C o n s i d e r a ble effort was re q u i re d
to identify and exclude such sites.
H oweve r, the remaining sites on
the list still lacked key data, s u c h
as lot size and ow n e rs h i p.

To supplement the state’s KCSL,
the team undertook an extensive
o u t reach effort including sending
over 500 letters to mayo rs and
officials in the are a ; visiting state
agencies (NJDEP, NJOSP) and

federal agencies (EPA ) ; and con-
sulting with EPA-funded brow n-
fields pilots, c o u n t i e s , major cities
( N ewa r k , Je rs ey City, E l i z a b e t h ) ,
and industry (PSE&G). H oweve r,
the project team found that many
c o m munities have yet to inve n t o-
ry their sites and others we re
reluctant to share information and
so did not respond to mailings
and follow-up contacts.As a re s u l t
of these difficulties, the data base
of 7,000 potential sites compiled
by the project team was a less
than accurate inve n t o ry of
re gional brownfield sites.The dif-
ficulties point up the need for
c o n t i nuing efforts at the state and
federal levels to support and coor-
dinate efforts by local gove rn-
ments on brownfield issues.

E ven so, the project team wo r ke d
with its consultant to use the GIS
to identify the most pro m i s i n g
sites for freight related use.T h i s
i nvo l ved applying va ri o u s

“ s c re e n s ” based on cri t e ria identi-
fied in the Market A n a l y s i s .
H oweve r, as discussed elsew h e re
in this re p o rt , the Market A n a l y s i s
did not provide the kind of
detailed and specific cri t e ria ori g-

inally envisioned for determ i n i n g
p romising sites.The general para-
m e t e rs that did emerge – good
h i g h way/rail access, l o c a t i o n

within 15 miles of the port ,e t c. –
we re useful for narrowing the
s e a rch for promising sites, bu t
t h ey still left a large number of
sites (1,150) in the re gion to be
c o n s i d e re d .

F IELD VERIFICATION

The project team then organized
an extensive field validation effort
by team members and gr a d u a t e
s t u d e n t s . Equipped with a digi t a l
c a m e r a , GPS locational dev i c e
and notebook, the students
attempted to visit all 1,150 sites.
This was a ve ry pro d u c t ive activ i-
t y. In the field, the students we re
a ble to determine that the va s t
m a j o rity of sites in the data base
s h owed some indication of still
being in use. Often this was “ l ow
l eve l ” use involving parking for
t ruck trailers , or storage of fre i g h t
c o n t a i n e rs .The students we re abl e
to gather information on lot size,
condition of bu i l d i n g s , exact loca-
tion and other attri bu t e s .T h ey
also identified 114 potential addi-
tional sites that had not been on
a ny lists used to compile the data

Attracting one company to a blighted
industrial area could serve as an anchor
for encouraging further redevelopment.
Motivating such "pioneers" may require
additional financial incentives. 
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b a s e. Despite some complications
in using the GPS device and judg-
ing activity at sites (as discussed in

Appendix A) the field inspections
thus accomplished an additional
s c reening of sites (down to 75) and
g a t h e red va l u a ble baseline infor-
mation about the sites.

Significant additional work wa s
re q u i red to gain other cru c i a l
i n f o rmation such as identifying site
ow n e rs . In many cases, ow n e rs h i p
could be determined by inspecting
tax re c o rds in municipal offices bu t
the lack of computerized tax
re c o rd keeping by some mu n i c i-
palities complicated this task. I n
a d d i t i o n , the ow n e rship inform a-
tion was sometimes unre l i a bl e
since some brownfield sites we re
abandoned ye a rs ago by their listed
ow n e rs or have been placed under
“ s h e l l ”c o rporations to shield ow n-
e rs from liabilities. In these cases,
c o n s i d e r a ble additional inve s t i g a-
tion was needed to determine the
ow n e rship of the pro p e rt i e s .

In the end, the data analysis and
f o l l ow-up field validation —
despite encountering a number of
unexpected complications —
yielded a general picture of the
d i s t ri bution of brow n f i e l d s

t h roughout the re gion and offere d
nu m e rous “ l e a d s ” for identifying
p romising case study sites.T h e
e f f o rts also provided the basis for
c reating a GIS that is proving a
p owerful analysis tool to be used
t h rough Phase II.Among other
f u n c t i o n s , the GIS allows the team
to view sites against aerial photos,
see their relation to major tru c k
routes and rail lines and inspect
their proximity to other sites.

The last step in the
E nv i ronmental Scan task, w h i c h
was begun in the last months of
Phase I and is continuing into
Phase II, i nvo l ves identifying at
least six sites for intensive study.To
do so, the project team mu s t :( 1 )
gain owner permission to access
and study the site; (2) obtain local
a greement that fre i g h t - related use
is consistent with future deve l o p-
ment plans; and (3)assess any
objections of neighborhood re s i-
d e n t s .Accomplishing this re q u i re s
an extensive outreach effort
which includes writing letters and
conducting nu m e rous meetings
with site ow n e rs and mu n i c i p a l
o f f i c i a l s .

CULTIV ATING L OCAL

COOPERATION

The project team has found that,
because of the strong re gi o n a l
e c o n o my and the creation of state
and federal brownfields progr a m s ,
m a ny towns and pro p e rty ow n e rs
a re now awa re that their sites in
i n d u s t rial use areas have become
potentially important assets. I n

g e n e r a l , the project team has found
t own officials and pro p e rty ow n e rs
to be ve ry re c e p t ive to the concept
of fre i g h t - related reuse of their
s i t e s .H oweve r, the project team
has also encountered some local
officials who are adamant about
p u rsuing “higher leve l ” re d eve l o p-
ment — involving offices, retail or
e n t e rtainment facilities — with
f reight related uses considered only
as a last re s o rt .The examples of the
booming development along the
Hudson River Wa t e r f ront and in
the Meadowlands and the cre a t i o n
of the Je rs ey Gardens Mall in
Elizabeth no doubt have spurre d

such attitudes.The challenge fa c i n g
the project team is to demonstrate
that fre i g h t - related reuse can also
be “high leve l ”— particularly in
the form of the clean, m o d e rn
value-added wa rehouse fa c i l i t i e s
identified in the Market A n a l y s i s
— and can offer a ve ry pro m i s i n g
f u t u re based on the expected dra-
matic growth in port trade.

U l t i m a t e l y, the real estate analysis
and marketing materials to be
d eveloped as part of the case stud-
ies in Phase II will provide the
tools to effectively make this case

Many communities have yet to inventory
stheir sites, pointing up the need for

improved state and federal support for
local efforts to address brownfield issues.
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to towns and site ow n e rs aro u n d
the re gi o n . In the meantime, t h e
p roject team has created a va ri e t y
of materials including new s l e t t e rs ,
b ro c h u res and slide shows to
highlight the pro j e c t .

Fo rt u n a t e l y, the project team has
gained many allies among tow n
o f f i c i a l s ,p ro p e rty ow n e rs and
other stake h o l d e rs who have
enthusiastically embraced the
goals of the pro j e c t .These allies
a re lending assistance to the pro-
ject team in gathering inform a-
tion and seeking out case study
s i t e s .The project team fully
expects to finalize the selection of
its case study sites in the near
f u t u re.

In part the project team’s success
in cultivating cooperation fro m
t own officials and pro p e rty ow n-
e rs can be attri buted to pro j e c t
team members ’p e rsonal atten-
dance at outreach meetings.T h e i r
u n ive rsity affiliation lends cre d-
itability and independence to the
i n f o rmation pre s e n t e d . It is doubt-
ful that graduate students or con-
sultants would re c e ive the same
cooperation from town officials.
I n d e e d , the project team has seen
that some towns are ve ry wa ry
about sharing information on
their sites with anyo n e, even state
and county officials, for fear of
losing or compromising their
c o n t rol over re d evelopment plans.
O ve rcoming this reluctance has
re q u i red a considerable commit-

ment of time and re s o u rces by the
p roject team, including attending
multiple meetings and arr a n gi n g
f o l l ow-ups with staff at va ri o u s
l evels of town gove rn m e n t .

In sum, the Env i ronmental Scan
task was more complicated and
re q u i red greater commitments of
time and re s o u rces than ori gi n a l l y
e nv i s i o n e d .A key lesson learn e d
was that while a data-intensive
“top dow n ”a p p roach provides a
va l u a ble starting point for re gi o n-
al brownfields assessments, t h e
most useful and re l i a ble inform a-
tion is likely to be obtained “ o n
the gro u n d ”t h rough field inspec-
t i o n s , re c o rd searches and meet-
ings with municipal officials,
p ro p e rty ow n e rs and other stake-
h o l d e rs .This approach will be
c o n t i nued throughout Phase II of
the pro j e c t .

COMMUNITY 
OUTREACH

The Community Outreach com-
ponent of the NJTPA - N J I T
B rownfields project was intended
to fulfill a number of re l a t e d
o b j e c t ive s , i n c l u d i n g :

• educating key stake h o l d e rs and
the public on the issues being
a d d ressed by the pro j e c t , in par-
ticular the need to reuse brow n-
field sites to accommodate the
expected growth in freight vo l-
u m e s ;

• g a t h e ring input from know l-
e d g e a ble officials and indiv i d u a l s

on project activities and strate-
gi e s ;

• i n s u ring that the project is coor-
dinated with other brow n f i e l d s
and freight planning activ i t i e s ;
and 

• g a t h e ring information on spe-
cific brownfield sites that may
h ave freight deve l o p m e n t
p ro s p e c t s

The project team pursued these
o b j e c t ives with the assistance of
the consulting firm
M c L a re n / H a rt ,I n c. D u ring Phase
I ,o u t reach activities focused on
a g e n c i e s , officials and organiza-
tions already invo l ved in brow n-
f i e l d s / f reight issues as well as oth-
e rs — particularly in the bu s i n e s s
c o m munity and in local gove rn-
ment —0 who have an interest in
l e a rning more about these issues.
D u ring Phase II, as part of the
case study effort , the project team
will pursue greater outreach to
c o m munity groups and the gen-
eral public who may have an
i n t e rest in specific sites.

KEY ACTIVITIES

Key outreach activities undert a k-
en during the course of Phase I
a re listed in the Appendix B.
Highlights include:

• Meetings of a Steeri n g
Committee composed of re p re-
s e n t a t ives of key state agencies
i nvo l ved with brow n -
f i e l d s / f reight issues

• Meetings of an A d v i s o ry Com-
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mittee composed of commu n i t y
and industry re p re s e n t a t ive s .

• P resentations to county and local
gro u p s , including EPA pilot pro-
j e c t s , planning boards and gov-
e rning bodies;

• P resentations to private sector
groups such as meetings spon-
s o red by Summit Bank and the
R e gional Business Pa rt n e rs h i p.

• Pa rticipation at the EPA
B rownfield Symposium and the
TransAction Conference in
Atlantic City including pre s e n t a-
tions and sponsoring display
b o o t h s .

• P re p a ring and widely distri bu t i n g
a newsletter on the project and
maintaining a project we b s i t e

• Meetings with key Congre s s i o n a l
o f f i c i a l s

• S p o n s o rship of a wo r k s h o p
attended by 150 individuals at
which the Market Analysis find-
ings we re pre s e n t e d .

In addition, as described in the
E nv i ronmental Scan section of this
re p o rt ,t h e re we re nu m e rous con-
tacts made with local gove rn m e n t s ,
land ow n e rs ,d eve l o p e rs and others
in gathering an inve n t o ry of spe-
cific sites.

OUTREACH A SSESSMENT

The Outreach activities revealed a
growing level of activity and inter-
est in brownfields re c l a m a t i o n
t h roughout the state and re gi o n .A s
noted in the Env i ronmental Scan
s e c t i o n , a growing number of local
and county gove rnments are
u n d e rtaking initiatives to pro m o t e
b rownfields deve l o p m e n t .T h i s
includes applying for EPA Pilot
grants and special efforts carri e d
out by Planning Boards and
Economic Deve l o p m e n t
C o rp o r a t i o n s .The outreach con-
ducted by the Project Team duri n g
Phase I helped to further and
i n s p i re these initiative s ,i n c l u d i n g
getting local officials to consider
f reight related brownfields re d eve l-
o p m e n t .

B u s i n e s s p e rsons and private sector
o r g a n i z a t i o n s ,m a ny of whom par-
ticipated in the project A d v i s o ry
Committee meetings, also we re
found to have a strong interest in
b rownfields issues and the oppor-
tunities they pre s e n t .P rivate sector
re p re s e n t a t ives we re part i c u l a r l y
i n t e rested in the findings of the
M a r ket Analysis concerning the
i n c reases in freight mov i n g
t h rough the port and the bu s i n e s s
a c t ivity it will generate.

The high level of interest in brow n-
fields re d evelopment suggests the
need for improved coord i n a t i o n
and outreach by federal, state and
re gional agencies.The Pro j e c t
S t e e ring Committee meetings,w i t h

p a rticipation by key state and feder-
al re p re s e n t a t ive s , helped the pro j e c t
team insure that its efforts we re
c o o rdinated with other state-leve l
i n i t i a t ive s . In part i c u l a r, the State
B rownfields Redevelopment Ta s k
Fo rce is providing leadership and a
policy framework for initiatives by a
number of state agencies. S u c h
c o o rdination is vitally import a n t .
H oweve r, the project team found
that many local gove rn m e n t s ,p ro p-
e rty ow n e rs and other intere s t e d
p a rties remain uninformed about
state and federal initiatives and pro-
gr a m s . I n c reased pro a c t ive “ m i s-
s i o n a ry ” work on the part of federal
and state agencies — such as that
conducted by the project team dur-
ing Phase I — would help sustain
and broaden the local efforts for
reclaiming brownfield sites.

A particular concern of the pro j e c t
t e a m , in this re g a rd , was the gener-
al lack of knowledge encountere d
among local officials and bu s i n e s s
i n t e rests about infrastru c t u re plans
in and around the port distri c t ,
n o t a bly involving the Po rt way pro-
j e c t .The need for greater outre a c h
on Po rt way and other initiatives is
discussed in the “ C o n c l u s i o n s ”s e c-
tion of this re p o rt .

O ve r a l l , the outreach conducted
d u ring Phase I achieved a bro a d
n e t work of groups and indiv i d u a l s
who have been informed about
the project and whose expert i s e
and participation can be draw n
upon in continuing project activ i-
t i e s .D u ring Phase II, o u t re a c h

Outreach conducted during Phase I
achieved a broad network of groups and
individuals whose expertise can be drawn
upon in continuing project activities
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a c t ivities will include greater con-
tact with and outreach to com-
munity groups and residents near
to brownfield sites.The Steeri n g
and A d v i s o ry Committees and
other outreach efforts begun in
Phase I will be continu e d .’

EVALU ATION

Muller-Bohlin A s s o c i a t e s ,I n c.
( M BA) was contracted to prov i d e
an independent evaluation of the
p ro j e c t .The evaluation wa s
designed to provide feedback to
the inve s t i g a t o rs during the plan-
ning process as well as an ove r a l l
evaluation of the pro j e c t .D u ri n g
Phase I, M BA attended a nu m b e r

of project meetings, i n c l u d i n g
s everal meetings of the pro j e c t
t e a m , of the advisory committee
as well as outreach eve n t s .T h ey
o f f e red va l u a ble assessments of
s t r a t e gies being discussed which
helped the project team make
needed mid-course corre c t i o n s .

M BA developed a questionnaire
that was distri buted to part i c i-
pants in the va rious outre a c h
a c t ivities to identify the degree to
which each meeting met the
expectations of participants and

the goals of the project team.
While each questionnaire wa s
kept confidential and re s p o n d e n t
names we re not re q u e s t e d ,M BA
also sought out those who wished
to obtain follow-up calls or infor-
mation on the pro j e c t . In general
t e rm s , the response rates we re
re a s o n a ble and the outreach activ-
ities met both the goals and
e x p e c t a t i o n s .

MBA also reviewed the draft
Market Analysis reports and
submitted a commentary on
this effort (Appendix C).This
commentary included a very
useful analysis of possible action
steps to be considered by the
public sector in responding to
issues raised in the Market
Analysis (a number of these
action steps are referenced in
the Conclusion section of this
report).

M BA participated in a number of
meetings and presentations on the
m e t h o d o l ogy developed to com-
plete the sites identification and
a n a l y s i s .T h ey rev i ewe d , in general
t e rm s , the GIS approaches and
p a rticipated in discussions about
key issues such as the need to
m ove from sites to clusters of
o p p o rt u n i t y.T h ey will complete
their rev i ew of the Site A n a l y s i s
t h rough a rev i ew of the final
re p o rt .

F i n a l l y, t h ey will rev i ew the entire
re p o rt and produce an ove r a l l
evaluation in terms of the scope
of services as a prelude to the

Phase II wo r k .This summative
re p o rt will include an eva l u a t i o n
of the project based on perfor-
mance measures included in the
initial project pro p o s a l .

CONCLUSIONS

Phase I of the NJTPA - N J I T
B rownfields project achieve d
nearly all of its initial objective s .A
c o m p re h e n s ive Market A n a l y s i s ,
focusing on analogous re gi o n s
(the San Pe d ro Bay area) and on
existing and future conditions
within the NJTPA re gion wa s
c o n d u c t e d .An extensive database
and GIS system inve n t o ry i n g
b rownfield sites in the re gion wa s
c o m p i l e d .A pool of pro m i s i n g
sites from which case study sites
can be chosen was extracted.
Initial information about these
sites was gathere d .Wide rangi n g
o u t re a c h , including meetings of
an advisory committee, was car-
ried out to gain input on the pro-
ject and also educate key publ i c
and private officials on freight and
b rownfields issues.Though a
number of complications we re
e n c o u n t e red during the course of
these activ i t i e s ,t h ey served as the
basis for creating a more re a l i s t i c
and useful methodology for
e n c o u r a ging fre i g h t - re l a t e d
b rownfields re d evelopment — a
key overall project objective.

Fo rmal conclusions and re c o m-
mendations must await the out-
come of Phase II. H oweve r, s o m e
implications can be drawn fro m
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the project thus fa r, p a rt i c u l a r l y
c o n c e rning public policies re l a t e d
to brownfields and goods move-
m e n t .The Phase I Market A n a l y s i s
has confirmed a continuing tre n d
for the development of wa re h o u s-
ing and other freight related fa c i l i-
ties on greenfield sites thro u g h o u t
the re gi o n . Unless this trend is
c o u n t e re d , the negative conse-
quences – in terms of air quality,
open space and quality of life –
could be profound given the dra-
matic increases in freight pro j e c t e d
over the next several ye a rs .

COMPREHENSIVE P LAN

A c c o rding to the Commentary on
the Market Analysis pre p a red by
R i c h a rd Roberts and Muller-
Bohlin Associates (Appendix C), a
“ realignment of gove rnment poli-
c i e s ,i nvestments and re g u l a t i o n s ”i s

needed to ave rt this threat and
facilitate the optimum use of
b rownfield sites for freight distri b-
u t i o n . Such a realignment could
f o l l ow the example of Euro p e a n
c o u n t ries which have implement-
ed compre h e n s ive plans for their
major ports that link transport a t i o n
i nve s t m e n t , economic deve l o p-
ment and env i ronmental improve-

m e n t .D eveloping a similar com-
p re h e n s ive plan for the nort h e rn
N ew Je rs ey port district would be

ve ry much in keeping with New
Je rs ey ’s State Development and
R e d evelopment Plan, with its
emphasis on ave rting spraw l , rev i-
talizing urban areas and linking
t r a n s p o rtation and land use.

In his Market Analysis re p o rt ,D r.
Ricklefs has presented a com-
pelling vision for such a compre-
h e n s ive plan.With appro p ri a t e
policies and inve s t m e n t s , he said,
the re gion has the opportunity to
d evelop an economic “ s t ring of
p e a r l s ”c e n t e red on the Po rt way
a l i g n m e n t .That is, Po rt way wo u l d
f o rm the transportation strand
along which value-added and
other freight related facilities (the
“pearls”) could be located. Po rt way
would confer important trans-
p o rtation advantages to these fa c i l-
ities including the ability to use the
f reight-dedicated segments of the
ro a d way to truck goods quickly to
and from the port and rail term i-
n a l s , to re c e ive ove r weight con-
t a i n e rs directly from the port and
to take advantage of new tech-
n o l ogies for tracking and ro u t i n g
c o n t a i n e rs .The are a ’s location at

the center of the Tri-State con-
sumer market would make distri b-
ution of finished goods to con-
s u m e rs and stores much more effi-
c i e n t ,l owe ring VMT and re d u c i n g
congestion on other re gional ro a d-
way s .The Env i ronmental Scan task
identified a wide range of brow n-
field sites near Po rt way, of va ri o u s
sizes and re q u i ring va rious levels of
clean up, that could be re d eve l-
oped for value-added and other
f reight fa c i l i t i e s .

P LANNED UNIT

DEVELOPMENTS

Based on the survey of the San
Pe d ro Bay area in Southern
C a l i f o rn i a ,D r.Ricklefs found that,
i d e a l l y, value-added and other
f reight facilities along Po rt way
should be located in Planned Unit
D evelopments (PUDs)* of up
to150 acre s .Within such PUDs,
t h e re may be several differe n t
companies or different fa c i l i t i e s
(under a single ow n e rs h i p ) .T h i s
would allow for efficient manage-
m e n t ,s h a red shipments and deliv-
e ries and synergistic re l a t i o n s h i p s
among companies engaged in
wa re h o u s i n g , light manu fa c t u ri n g ,
value-added assembly and other
o p e r a t i o n s . In the San Pe d ro Bay
a re a , PUDs provide clean and
m o d e rn industrial space for lease
or purchase by value-added com-

A comprehensive brownfields plan for the
port district would help fulfill the goals
of the State Development and
Redevelopment Plan for averting sprawl
and revitalizing urban areas.

*  A PUD is a zoning category that typi-
cally allows a single developer to divide a
large lot into clusters of bu i l d i n g s ,o f t e n
s e rving a va riety of purp o s e s . PUDs often
h ave internal ro a d way systems and uni-
f o rm designs
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p a n i e s ,a l l owing the va l u e - a d d e d
sector to flouri s h ,c reating many
thousand of jobs.

C u rre n t l y, in nort h e rn New
Je rs ey, m a ny municipalities use the
PUD zoning designation for re s i-
d e n t i a l , retail and commerc i a l
land uses. H oweve r, the Muller-
Bohlin re p o rt suggests that estab-
lishing PUDs for interm o d a l / d i s-
t ri bution facilities in nort h e rn
N ew Je rs ey could be “ p r a c t i c a l
and effective,“ especially if they
we re tied to the Po rt way pro j e c t
and other gove rnment initiative s
such as a Tr a n s p o rt a t i o n
D evelopment Distri c t .The PUD
d e s i g n a t i o n , the re p o rt notes,
could “ p rovide added re g u l a t o ry
and decision making certainty for
p rivate sector inve s t o rs ,” i n c l u d i n g
q u i c ker agency rev i ews and
granting of perm i t s , that wo u l d
facilitate the reuse of brow n f i e l d s .

T h u s , the core vision for a com-
p re h e n s ive plan for brow n f i e l d s
re d evelopment could focus on
e s t a blishing several freight distri b-
ution PUDs – along with other
independent facilities on smaller
p a rcels – organized in a “ s t ring of
p e a r l s ” along the Po rt way pro j e c t .
The plan would also have to
a d d ress other crucial elements
including wo r ker access and
t r a i n i n g , labor agreements and
e nv i ronmental quality.The latter
is particularly important as
b rownfields reuse by freight com-
panies could bring incre a s e d
t ruck traffic to nearby urban

a re a s .Tr a n s p o rtation facilities mu s t
be planned to minimize these
i m p a c t s , with consideration give n
to “clean port ”s t r a t e gi e s , such as
the use of altern a t ive fuel ve h i c l e s
for the transport of containers
among term i n a l s .These elements
of a compre h e n s ive brow n f i e l d s
plan for the port district -- along
with recommendations for specif-
ic transportation projects that can
be advanced through the NJTPA
planning process – will be
e x p l o red further in Phase II of
the NJTPA-NJIT pro j e c t .

IITCC

It is clear, h oweve r, that cre a t i n g
and implementing a compre h e n-
s ive brownfields plan for the port
could be a monumental effort ,
re q u i ring a high degree of coop-
eration among public agencies
and substantial commitments of
re s o u rc e s . Fo rt u n a t e l y, it appears
that the institutional framewo r k
for accomplishing the necessary
mobilization of expertise and
re s o u rces is already being put in
p l a c e. On the bi-state metro p o l i-
tan leve l , the Compre h e n s ive
Po rt Improvement Plan, o r g a-
nized by the federal EPA and the
US A rmy Corps of Engi n e e rs ,i s
b ri n ging together interests in
both New York and New Je rs ey
to consider needed infrastru c t u re
i m p rovements for the future of
the PONYNJ, i n c l u d i n g
i m p rovements that will support
b rownfields re d eve l o p m e n t .
Perhaps more import a n t l y, w i t h i n

the nort h e rn New Je rs ey re gi o n ,
the International Interm o d a l
Tr a n s p o rtation Corridor and
Center (IITCC), e s t a bl i s h e d
t h rough the efforts of
C o n gressman Robert Menendez,
has been designated as a “ h i g h
p ri o ri t y ”c o rridor by the US
D e p a rtment of Tr a n s p o rt a t i o n ,

making it eligi ble for special
f u n d i n g . Initial seed money for
planning of the corri d o r, w h i c h
encompasses the Po rt way pro j e c t ,
has been obtained and a re s o u rc e
center for the corridor has been
e s t a blished at NJIT. N u m e ro u s
p u blic and private stake h o l d e rs
h ave participated in IITCC
f o rums and planning activ i t i e s .A s
it deve l o p s , IITCC could
become the umbrella under
which public agencies and pri-
vate sector interests work to cre-
ate an efficient freight move m e n t
s y s t e m , built on a compre h e n s ive
land use plan.

Yet IITCC has more than just
re gional or metropolitan impor-
t a n c e.The PONYNJ on which
the corridor is centered curre n t l y
s e rves a 17-state re gion contain-
ing 38 percent of the US popula-
tion and accounting for 41 per-
cent of the US gross domestic

The region has an opportunity to 
develop an economic “string of pearls”
consisting of value-added and other freight
facilities arrayed along the Portway
freight roadway.



age
1 6

N J T PA  – NJ IT B ROW N F I E L D P RO J E C T

p ro d u c t .The growth of fre i g h t
traffic through the port ,i n c l u d i n g
n ew trade directly from A s i a ,w i l l
i n c reasingly make it the East Coast
container hub, m i rro ring the ro l e
s e rved by the ports of Long
Beach/Los Angeles on the We s t
C o a s t .C o n gress has already com-
mitted $135 million towa rds the
$1.8 billion cost of an A l a m e d a
C o rridor rail and highway pro j e c t
(passing through the San Pe d ro
B ay area) intended to improve the
efficient handling and distri bu t i o n
of goods arriving at the two We s t
Coast port s . IITCC is env i s i o n e d
as the first step towa rds designing
similar improvements for the trans-
p o rtation and economic corri d o rs

feeding into the PONYNJ.To
l everage increased federal funding
for IITCC, the State of New
Je rs ey should be pre p a red to make
substantial funding commitments
t owa rds planning, i n f r a s t ru c t u re
rehabilitation and implementation
of compre h e n s ive land use plans
for the port distri c t .

F a i l u re to make these inve s t m e n t s
could threaten the economic
f u t u re of the port .While the Po rt
A u t h o rity is working to incre a s e
the “ t h ro u g h p u t ”of the port itself,
by speeding the transfer of goods

f rom ships to truck or rail and the
application of Intelligent
Tr a n s p o rtation Systems (ITS), re l a-
t ively less attention is being paid to
the need for efficiency in “ l a n d-
s i d e ” goods distri bu t i o n .Wi t h o u t
i nvestment in improved rail fre i g h t ,
Po rt way, IITCC and brow n f i e l d s
re d eve l o p m e n t , among the ele-
m e n t s , the re gion may not be abl e
to sustain a role as the East Coast
“hub port .”At some point, the dif-
ficulties faced by shippers mov i n g
goods to and from the port and
a round the re gi o n , plus mounting
p u blic concern with truck traffic
and congestion, could prompt a
shift of trade -- and economic
benefits -- to other East Coast
p o rt s .

P ORTW AY IMPLEMENT ATION

As a re s u l t , the state should con-
sider expediting the implementa-
tion of the Po rt way pro j e c t ,w h i c h
is envisioned as the backbone of
the IITCC, based on pro j e c t ’s
i m p o rtance to fre i g h t - re l a t e d
b rownfields re d eve l o p m e n t .
Po rt way is being pursued as a
s e ries of interrelated projects to be
u n d e rt a ken over many ye a rs (the
f i rst of which, the replacement of
the Dore mus Ave nue bri d g e, i s
n ow under constru c t i o n ) .
Accelerating the project schedule
to stay ahead of (or at least in step
with) channel dre d ging and
expansion of port capacity  will be
a major challenge given the pro-
j e c t ’s multiple elements. H oweve r,
doing so is necessary to allow the

re gion to effectively channel new
economic development into
b rownfields and urban areas sur-
rounding the port .

The planning and design of
Po rt way should also be given a
higher public pro f i l e, i n c l u d i n g
greater outreach conducted by
state agencies to businesses and
c o m munities in surrounding are a s .
The NJTPA-NJIT team found a
s u rp rising number of bu s i n e s s e s ,
p ro p e rty ow n e rs and local officials
in these areas who are unawa re of
the proposed alignment, f u n c t i o n s
and potential benefits of Po rt way.
A higher profile for the pro j e c t
should help foster improved eco-
nomic development interest in
n e a r by pro p e rties in anticipation of
the pro j e c t ’s constru c t i o n . In addi-
t i o n , if the state is to realize the
c o m p re h e n s ive “ s t ring of pearls”
vision presented by Dr.R i c k l e f s ,
state agencies (and the Po rt
A u t h o rity) should consider dire c t l y
a c q u i ri n g , land-banking and possi-
bly cleaning up contaminated
p ro p e rties in the distri c t .T h e s e
p ro p e rties could be used for future
p u bl i c - p rivate part n e rships to
d evelop PUDs or other fre i g h t -
related fa c i l i t i e s .* *

M a ny of the brownfield pro p e r-

The North Jersey port serves a 17-state
region containing 38 percent of the US
population and accounting for 41 percent
of the US gross domestic product.

** The Muller-Bohlin re p o rt descri b e s
successful publ i c - p rivate part n e rs h i p s
being used to create intermodal distri bu-
tion centers in Germ a ny that may serve as
a model for the nort h e rn New Je rs ey port
d i s t ri c t . (Appendix C, p. 6 ) .These ideas are
being independently studied by counties
in the NJTPA re gi o n .
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ties likely to be ava i l a ble for this
p u rp o s e, the Env i ronmental Scan
f o u n d ,a re now in “ l ow leve l ”
u s e, often involving truck trailer
parking or the storage of fre i g h t
c o n t a i n e rs .While such activ i t i e s
a re a necessary component of
p o rt trade and many even be
a p p ro p riate interim uses of pro p-
e rt i e s , it should be re c og n i z e d
that they do not re p resent an
efficient long term use of land
re s o u rces in the port distri c t .T h e
storage of freight containers in
p a rticular has become pro bl e m-
a t i c. Because of the volume of
i m p o rts is far greater than
e x p o rt s ,f reight companies and
t e rminals increasingly are saddled
with an excess of empty fre i g h t
c o n t a i n e rs . Finding it uneco-
nomical to ship empty contain-
e rs back to their point of ori gi n ,
the companies are choosing to
s t o re large nu m b e rs of containers
at the port .“Container moun-
t a i n s ”h ave arisen in a number of
l o c a t i o n s . In addition to tying up
land that might be put into more
p ro d u c t ive use, the container
storage further degrades potential
re d evelopment areas and pro-
vo kes community opposition.
The State of New Je rs ey (possi-
bly as part of IITCC effort s )
should work with the Po rt
A u t h o ri t y, f reight companies and
municipalities to develop policies
or regulations that would limit
container storage, thus freeing up
land near the Po rt way alignment
for re d evelopment that will ben-
efit communities and improve

the efficiency of re gional goods
d i s t ri bu t i o n .

S TATE B ROWNFIELD  E FFORTS

Gaining the participation of the
p rivate sector in a compre h e n-
s ive brownfields plan in the port
d i s t rict will re q u i re re n ewe d
e f f o rts to address financial and
other barri e rs .C u rrent federal
and state brownfield progr a m s
h ave resulted in a growing nu m-
ber of successful brow n f i e l d
reclamation projects by prov i d i n g
clean-up assistance, tax bre a k s
and limitations on liabilities.T h e
availability of private sector env i-
ronmental risk insurance has also
h e l p e d .Yet nu m e rous companies
c o n t i nue to “ m o t h b a l l ”t h e i r
b rownfield pro p e rties for fear of
i n c u rring large clean up costs.
Other pro p e rt i e s , abandoned by
their ow n e rs , remain in “ l e g a l
l i m b o.” G iven the need for hun-
d reds of acres to accommodate
expanding freight activities near
to the port and airp o rt , it may be
a p p ro p riate for the state env i ro n-
mental agencies to target the
p o rt district for special brow n-
field efforts including expanding
technical and financial assistance
to pro p e rty ow n e rs specifically

for the clean up of sites for
f reight related re u s e.

As the state considers such steps
to encourage brownfields re d eve l-
opment for freight use, it should
also seek to coordinate efforts at
all levels of gove rnment to stem
the tide of unfettered wa re h o u s e
d evelopment in greenfield are a s
In this re g a rd ,p roposals for the
c reation of Fo reign Trade Zones
in these areas must be care f u l l y
s c ru t i n i z e d , including assessing the
t r a n s p o rtation impacts of this des-
ignation on re gional highway s
and on the viability of freight rail
s e rving the re gi o n .

P ORT AUTHORITY  P LANS

Similar scru t i ny should be give n
to the Po rt A u t h o ri t y ’s pro p o s a l
for establishing the Po rt Inland
D i s t ri bution Netwo r k .The Po rt
A u t h o rity conceives of this net-
work as a number of priva t e
inland container terminals locat-
ed 100 miles or more from the
p o rt , such as in A l b a ny, NY and
H a rri s bu r g , PA .C o n t a i n e rs
would be shipped by rail or
barge to these terminals which
would serve as inland extensions
of the port .The Po rt A u t h o ri t y
hopes this would limit the need
for expanded acreage at the port
itself and reduce truck traffic for
the shipment of goods to outly-
ing marke t s .

Ye t ,c reating such a netwo r k
could amount to exporting the
economic development benefits
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of trade growth to surro u n d i n g
s t a t e s , while bypassing the nu m e r-
ous brownfield sites near the port
and along freight rail corri d o rs in
the NJTPA re gi o n . In addition,
unless careful mechanisms are
i n c o rporated to segregate goods by
d e s t i n a t i o n , the inland netwo r k
p roposal raises the possibility that
some share of containerized goods
re c e ived at inland terminals will
h ave to be loaded on trucks and
shipped back into the core of the
m e t ro re gion over congested high-
way s .While the inland term i n a l s
no doubt can serve some supple-
m e n t a ry role for port operations,
their development should not
we a ken efforts to make efficient
use of the land, labor and other

re s o u rces close at hand to the port .
As a re s u l t , the Po rt A u t h o ri t y
should consider acquiring key
b rownfields sites in anticipation of
its future port expansion needs.

These and other public policy
implications drawn from Phase I of
the NJTPA-NJIT project will be
expanded and refined duri n g
Phase II as part of the deve l o p-
ment of a Tr a n s p o rtation and
C o m munity Action Plan.Phase II
will also yield detailed insights into
s t r a t e gies for assessing contamina-
t i o n ,m a r keting of sites for fre i g h t
use and determining needed trans-
p o rtation improvements as part of
case studies of selected sites.T h e
lessons learned from the successful
completion of the pro j e c t ’s firs t

phase have helped the NJTPA to
better understand the links
b e t ween transportation infrastru c-
t u re development and land use
i m p a c t s .The NJTPA has updated
its project selection cri t e ria to give
higher scores to proposed trans-
p o rtation projects that facilitate the
re d evelopment of brow n f i e l d s .I n
a d d i t i o n , the project has allowe d
the NJTPA to better assess the
o p p o rtunities and impacts cre a t e d
by the huge volume of fre i g h t
m oving through the re gi o n ;a n d
has helped to create a more
focused freight movement agenda
in its collaborative work with
other partner agencies.
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Environmental Scan Methodolo gy
Year One Repor t

APPENDIX A

The overall objective of the Env i ronmental scan
task was to identify promising brownfields sites in
the nort h e rn New Je rs ey area that had potential for
f u t u re Po rt related use, and to choose from those
sites a subset for intensive year two study. M e e t i n g
this objective re q u i red three major activities includ-
ing 1) identification of the brownfield sites in the
a re a , 2) building a GIS database of the sites, and 3)
d evelopment and application of  a  screening  cri t e-
ria for choosing candidate sites for year two study.
These activities we re carried out by the pro j e c t
team with the assistance of the consulting firm
B E M , I n c.

I. IDENTIFICATION OF
BR OWNFIELD SITES 

No compre h e n s ive database or GIS coverage of
b rownfield  sites in nort h e rn New Je rs ey wa s
k n own to exist. In order to achieve the objec-
t ive of this project it was realized that both a
database and a GIS coverage would be needed
for the 13 county NJTPA are a . In order to
accomplish this, it first became necessary to
d e t e rmine as much information as possibl e
about  existing brownfields sites within the are a .
A GIS coverage of known contaminated sites
f rom the NJDEP’s Known Contaminated Sites
List (1997) was known to exist and it wa s
decided to use it as the starting point for assem-
bling a coverage of  potential brownfield sites.
It was well understood by the team that a
" k n own contaminated site" was not necessari l y
a brownfield site and that this list would be used

only as a starting point for site selection scre e n-
i n g . A relational database was also developed to
s t o re and manage the attri butes of the sites
being depicted in the GIS cove r a g e. S t o ri n g
a t t ri bute data in a relational database (Micro s o f t
Access97) provided greater flexibility in data
m a n a g e m e n t , re p o rting and query deve l o p m e n t
than could be provided by the GIS softwa re
alone (ESRI A rc V i ew 3.2).

An intensive investigation was then made to collect
i n f o rmation on additional  brownfields sites and to
add these sites to the GIS coverage and database as
t h ey we re being identified. This re q u i red making
key contacts and reaching out to the local commu-
nities in a number of different ways including let-
t e rs , e-mails and outreach visitations in order to
obtain this inform a t i o n .This invo l ved  sending ove r
500 letters (sample letter attached) to mayo rs and
officials in the are a , visits to state agencies (NJDEP,
N J O S P ) , visits to federal agencies (EPA ) ,c o n t a c t s
with EPA funded brownfields pilots, c o u n t i e s ,
major cities(Newa r k , Je rs ey City, E l i z a b e t h ) , a n d
i n d u s t ry (PSE&G).

T h rough this pro c e s s , a number of databases of sites
we re identified and merged in with Know n
Contaminated Sites inve n t o ry. These included:

• N J I T / N J T PA - database whose data sourc e s
we re fro m , NJ Hazardous Discharge Site
Remediation Fund Grants Projects List
( 7 / 8 / 9 8 ) ,P S E & G, City of Je rs ey City, City of
L i n d e n ,Township of Randolph, E l i z a b e t h
B rownfields Pilot Study, and City of Newa r k
B rownfields Study.
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• Middlesex County “ N o n - BU S T ” and “ N o
F u rther Action Sites” (Middlesex County
B rownfields Study) and Hudson County Pilot
i nve n t o ry

• N ewark Brownfields Opportunities Sites List

• BEM’s database sites

• Other sites as discove re d

S u rp rises or barriers encountere d / M e a s u res taken to
deal with surp rises or- barri e r s

Municipalities had a different understanding of
what a brownfields site wa s . For many this was an
educational opportunity to hear about brow n f i e l d s ,
as well as the purpose of this important brow n f i e l d s
related pro j e c t .

Obtaining access to local officials was time con-
suming and took a lot of effort .M a ny Mayo rs we re
p a rt time and did not respond or route our re q u e s t s
p romptly to town engi n e e rs or town planners . T h i s
difficulty was addressed by making nu m e rous fol-
l ow-up phone calls and working through the many
contacts already established by the NJIT Center for
E nv i ronmental Engi n e e ring and Science.

II. BUILDING A GIS D ATABASE
OF THE SITES

A total of approximately 7,500 sites we re compiled.
The baseline data from NJDEP Know n
Contaminated Sites List already existed as a GIS
shapefile so the remaining sites we re merged with
the NJDEP data by one of the following methods:

• Existing site coord i n a t e s
• A d d ress geocoding
• Manual location using tax block/lot maps

Once the sites data was cre a t e d , data for site selec-
tion needed to be gathered and/or cre a t e d .

G e ographic data such as infrastru c t u re (ro a d s ,h i g h-
way, r a i l s ) , land use, u n e m p l oy m e n t ,p o rt way, u r b a n
e n t e rp rise zones, wa rehouse data, geonames (name
places found on a USGS topographic map),
N J T PA ’s area of intere s t , we re collected as GIS cov-
erages or we re cre a t e d .A t t ri butes we re added to the
sites database by GIS “ I n t e rs e c t i o n ” of the sites
theme to the other themes, and va rious bu f f e rs
we re created around features of interest and
t h rough nearest neighbor analysis. Specific examples
a re cited below.

Major Highway s

Major highways such as Interstates and US high-
ways we re extracted from road network cove r a g e s
by county for all 13 counties.The source data we re
“ Key s t o n e ” centerline road coverages that are
enhancements of the US Census Bure a u ’s T I G E R
line cove r a g e s . Once extracted, t wo new cove r a g e s
we re completed for each and we re then bu f f e re d .
One buffer coverage was set to 5000 feet at 1,000
foot interva l s .A second was created to a distance of
t h ree miles at 1 mile interva l s .

The sites coverage was intersected with both bu f f e r
themes (for each county) and the resulting "dis-
tance to major highways" information was added to
the sites database.

Interstate Exits

Site distance to Interstate exits was deemed to be a
va l u a ble screening cri t e ri o n . No coverage of inter-
state exits was known to exist so one was cre a t e d
for the study are a . Once this coverage was com-
p l e t e, a nearest neighbor analysis using A rc V i ew
GIS was performed to locate both the closest exit
to each site and the straight-line distance to it.T h i s
data was then added to the sites database.

Rail Infra s t r u c t u r e

Appendix A



Page

N J T PA -  NJ IT  B ROW N F I E L D P RO J E C T

p roximity to rail infrastru c t u re was determ i n e d
using precisely the same methodology as pre s e n t e d
in the Major Highways section above.The rail cov-
erage was also obtained from the Keystone data.

Land Use

A potential screening cri t e rion invo l ved identifying
sites that are located within industrial areas and
outside of residential land use are a s .I n d u s t rial and
residential land use areas we re extracted fro m
N J D E P ’s Land Use/Land Cover cove r a g e.The sites
c overage was then intersected with these polygons
and data re g a rding the land use of the sites wa s
added to the database. It was initially proposed to
buffer the land use polygons to determine distance
to these land use are a s .H oweve r, the large nu m b e r,
g e o m e t ric complexity and proximity of the indus-
t rial and residential polygons within the study pre-
cluded the use of this technique.

P r oximity to Sensitive Geographic Locations

Initial thinking included identifying sites not locat-
ed within a certain proximity of sensitive geogr a p h-
ic locations such as churc h e s , hospitals and schools.
These geographic locations we re identified fro m
the Geographic Names coverage ava i l a ble from the
US Geological Survey.The following types of loca-
tions we re extracted:

• Churc h e s
• Hospitals
• Schools
• Pa r k s

Each of these was bu f f e red as described in the
Major Highways section above.The sites we re then
i n t e rsected with these bu f f e rs and the data we re
re c o rded in the sites database.

E n v i r o n m e n t a l ly Sensitive Protected A r e as

A GIS coverage of Env i ronmentally Sensitive
P rotected A reas was obtained from the NJ Office of

State Planning.The sites coverage was inters e c t e d
with this to determine if any of the sites we re
located within one of these are a s .This inform a t i o n
was then added to the sites database.

U n e m p l oyment Percentages

Data we re obtained from the NJ Department of
Labor re g a rding 1998 unemployment perc e n t a g e s
within the study are a .These we re the most re c e n t
data that could be obtained at the time.The data
we re provided in tables by mu n i c i p a l i t y.The data
we re added to a GIS coverage of mu n i c i p a l i t i e s
supplied by NJDEP.The sites we re then inters e c t e d
with the new municipalities coverage and the data
we re re c o rded in the sites database.

Total Warehouse A r e a

A GIS coverage of total wa rehouse area by ZIP
Code was created as part the Market Analysis phase
of the pro j e c t .The sites coverage was inters e c t e d
with this coverage and the resulting data we re
added to the sites database.

P r oximity to the Port way A l i g n m e n t

The Po rt way project is a transportation improve-
ment project located in the area of Po rts Newa r k
and Elizabeth NJ. Simply stated, this is a dedicated
t ruck ro a d way improvement project intended to
ease the transfer of shipping containers from their
unloading docks at Po rts Newark and Elizabeth to
the major highway and rail infrastru c t u re located
n e a r by. In light of the “ a d d e d - value wa re h o u s i n g ”
concept of this study, this area was deemed of con-
s i d e r a ble intere s t .The proposed ro a d ways of
Po rt way we re mapped in GIS and then bu f f e red to
a distance of one mile from the ro a d way centerline.
The sites coverage was intersected with this cove r-
age and the resulting data we re added to the sites
d a t a b a s e.

P r oximity to Newark International A i rp o rt
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N ewark International A i rp o rt is a major passenger
and freight airp o rt serving the New York metro p o l-
itan area and is located with the NJTPA re gi o n .I t s
close proximity to Po rts Newark and Elizabeth,
major highway infrastru c t u re and its freight capabil-
ity made this airp o rt an area of special intere s t .T h e
a p p roximate limits of this airp o rt we re mapped in
GIS and then bu f f e red as described in the Major
H i g h ways section above.The sites coverage wa s
then intersected with the airp o rt buffer cove r a g e s
and the data we re re c o rded in the sites database.

Location within Economic Redevelopment Zones

It was determined that sites located within special
re d evelopment zones might be more favo r a ble that
those not located within such zones. Data and
mapping we re collected from va rious sources for
Urban Enterp rise Zones and Urban Commu n i t y
Council Empowe rment Neighborhoods.T h e s e
a reas we re then mapped into GIS cove r a g e s .T h e
sites coverage was then intersected with these cov-
erages and the data added to the sites database.

Location within an NJTPA Defined Area of Interest

D u ring the conduct of the study, N J T PA deter-
mined that the pri m a ry area of interest was defined
as one mile beyond a perimeter defined by key
h i g h ways within nort h e a s t e rn New Je rs ey.T h i s
p e rimeter was suggested by the market analysis
t a s k , being conducted in parallel with the env i ro n-
mental task.A new coverage of the ro a d way
p e rimeter was created and then bu f f e red to a dis-
tance of one mile beyond the ro a d way s .The sites
we re intersected with this buffer coverage and the
resulting data we re re c o rded in the sites database.

To determine distances from the potential brow n-
field sites to these geographic feature s , bu f f e rs
a round each feature we re cre a t e d .These bu f f e rs
ranged from 1,000-5000 ft and 1-3 miles.

III. Development and Application
of a Screening Criteria for
Choosing Candidate Sites

Initial Screening

Once the potential sites we re compiled, site scre e n-
ing and cri t e ria needed to be establ i s h e d .An initial
s c reening cri t e ria was developed and invo l ve d
re m oving sites based upon certain incompatibl e
a c t ivities or likelihood that the sites we re active.
A ny site whose name contained any of the follow-
ing wo rds was flagged and re m oved from consider-
a t i o n :

G a s / S e rvice Station Shopping Mall
A i rp o rt Pa r k
S c h o o l / U n ive rs i t y Medical/Health Center
H o s p i t a l A p a rt m e n t
Water Company B u i l d i n g
P u blic Wo r k s B a n k
C e m e t e ry

A “ R e j e c t ” field was added to the sites database to
identify the reason for rejecting the site.A nu m b e r
was assigned to each re a s o n , such as those in the
t a ble above, to make determining the reason for
rejection at a later time easier.

This screening resulted in the elimination of
a p p roximately 1,500 sites from further considera-
t i o n .

Second Screening

U n l i ke the initial scre e n i n g , the second scre e n i n g
was one of inclusion.The project team identified a
s e ries of high-level characteristics that a site should
h ave in order to remain under consideration. I t
should be noted that "are a ” ( i . e. s q u a re feet) was a
highly desired cri t e rion to evaluate by. H oweve r,
this data was most often absent from the va ri o u s
site data sources and was simply unava i l a ble for
most sites.
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All remaining sites we re screened for the follow i n g
a t t ri bu t e s :

• Located within an Industrial Land Use area and
not within a Residential Land Use are a

• Not previously re j e c t e d

• Not located within an Env i ro n m e n t a l l y
S e n s i t ive Protected A re a

• Located within the NJTPA defined area of
i n t e re s t

• Located within three miles of a major highway

• The site data source was from the Middlesex
County brownfields study for sites located with-
in Middlesex County

• Located within a roughly 35 mile radius of the
Po rt defined by major highways including I-
2 8 7 , I-80 and others .

A p p roximately 1,150 sites we re identified that met
these cri t e ri a .

Field Va l i d a t i o n

This study is one of identifying brownfields sites
with a high potential for freight related re d eve l o p-
m e n t .U n f o rt u n a t e l y, most of the sites in the sites
database came from the NJDEP Know n
Contaminated Sites List (KCSL) which was not a
b rownfields site list.T h u s , although 1,150 sites had
been identified in the second scre e n i n g , it wa s
a c k n owledged that many of these sites would not
qualify as “ b row n f i e l d s ” .The only way to ve rify this
was through field visits.

Two teams of graduate students we re assembled and
charged with visiting each of the 1,150 sites.T h e
students at first went out tog e t h e r, f o l l owing an
s t a n d a rd operating pro c e d u re s , to conduct a few site
s u rveys in order to get a "feel”for the pro c e s s . E a c h
team was equipped with a car, d i gital camera, G P S
and notebook. Fo l l owing this, t h ey we re assigned
their sites.The actual survey of sites included:

-obtaining a street map of the town fro m
c i t y / t own hall

-setting up their notebooks for each town (each
site was considered a separate entry )

-d e t e rmining whether the site was active or aban-
d o n e d .This was often a judgment call because
m a ny brownfield sites are not abandoned, o n l y
u n d e rutilized with ve ry small on-going opera-
t i o n s ,h a rdly visibl e.A site was considered to be
a c t ive where business was in operation, a c t iv i t y
ev i d e n t .A site was considered to be inactive
when there was no apparent signs of people,
d e c repit bu i l d i n g s , an empty lot, b ro ken win-
d ows or ove r grown gr a s s .

If a site was deemed abandoned, a digital picture,
GPS re a d i n g , and detailed description of the site
we re re c o rd e d . It should be noted that the
D e p a rtment of Defense’s GPS “ S e l e c t ive
Ava i l a b i l i t y ” had been deactiva t e d .Thus hand units
gained considerable positional accuracy.T h e
d e s c ription included: a ny stru c t u res and their con-
d i t i o n , gr a s s / t re e s , estimated acre a g e, d i s t i n g u i s h e d
f e a t u re s , and any realtor inform a t i o n .A f t e r wa rd s ,
the survey teams obtained the exact addre s s , bl o c k
and lot, a c re a g e, and owner information from the
tax assessor’s office.All information re c o rded in the
notebook was later transferred to the database in a
f o rmat approved by the project team and env i ro n-
mental scan consultant. Students also collected
i n f o rmation on abandoned sites that we re NOT
p a rt of the ori ginal list.These sites we re in the gen-
eral vicinity of the sites on the list.

Data was entered into database on a weekly to
b i weekly basis depending on the number sites
c o m p l e t e d .This data was electronically submitted to
the consultant who then incorporated it into the
“master list.”

S u rp rises or Barriers encountered/ Measures taken
to deal with surp rises or barri e r s

It should be noted that there we re some issues of
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inconsistent re p o rting methodologies and erro rs in
t r a n s f e rring the collected data to the database.
These issues we re re s o l ved as the project progre s s e d
by having the teams enter data in pre f o rm a t t e d
s p readsheets matching the database schema and
reducing the number of data submissions.

F u t u re re s e a rc h e rs are advised to develop a simple
data entry program for field teams to manage the
o n e - t o - m a ny relationships that are typically pre s e n t
within the database stru c t u re. ( For example, m a ny
images associated with a single site.) Although the
s p readsheets we re formatted to accommodate these
relationships (multiple sheets re p resenting the data-
base tables) the relational table concept and purp o s e
was not initially well understood by the field teams
and thus we re not always completed pro p e r l y.

Another data management issue arose from confu-
sion over which re c o rds supplied in the spre a d-
sheets re p resented updates and which did not.
F u t u re re s e a rc h e rs are advised to have only updated
re c o rds submitted to data management pers o n n e l
with unchanged re c o rds eliminated from submis-
s i o n s .This is more of an issue if a data entry pro-
gram is not used by the field teams.

A secondary benefit to the field ve rification was the
identification of new potential sites. Student field
teams would re c o rd data for any site that appeare d
to be abandoned and was located in proximity to
sites that had passed the second scre e n i n g .B e c a u s e
of their prox i m i t y, these sites had essentially alre a d y
passed the second screening cri t e ri a . One 114 addi-
tional sites we re added to the database and GIS
c overage as a result of the field ve ri f i c a t i o n .

T h i rd Screening

The third screening is actually a result of the field
ve ri f i c a t i o n . Of the 1,150 sites resulting from the
second scre e n i n g , 1,000 we re found to be active
sites and nearly 60 could not be found due to miss-
ing or incomplete addre s s e s .These sites we re

assigned new reject codes and re m oved from con-
s i d e r a t i o n .This left 74 sites still under considera-
t i o n .

The team is currently reducing this list to 6 sites for
i n t e n s ive year 2 study.This invo l ves looking for a
combination of sites that includes both mu n i c i p a l
and privately held, and of large, medium and small-
er sites as suggested by the market analysis.T h e
p rocess invo l ves (1) gaining owner permission to
access and study the site, (2) obtaining local agre e-
ment that Po rt related use is not inconsistent with
f u t u re development plans and (3) ruling out any
objections of neighborhood re s i d e n t s .
Accomplishing this is re q u i ring an extensive out-
reach effort which includes writing letters and con-
ducting nu m e rous meetings with site ow n e rs and
their commu n i t y.

It should be noted that a number of sites, a d d i t i o n a l
to the screened 76, a re being added to the list for
c o n s i d e r a t i o n .This has happened for two re a s o n s .
F i rs t , the students identified an additional 114 sites
along their line of travel while conducting their
field investigations of the listed sites.These have
been targeted for further investigation and consid-
e r a t i o n .S e c o n d , the process of making local con-
tacts to discuss candidate sites has yielded an nu m-
ber of suggestions for other sites to be added to our
l i s t .

S u rp rise or barriers encountered/ Measures taken to
deal with surp rises or barri e r s

Using existing information on re c o rd about sites
was found to be quite difficult. In some cases, s i t e s
did not exist or could not be located. In other cases
s t reet names we re incorrect (i.e. Dekalb Drive wa s
listed instead of Dekalb Road).A l s o, a d d resses we re
difficult to read on existing bu i l d i n g s . Some tow n s
did not have a good street map to guide the stu-
d e n t s . Some of the street maps we re recently updat-
ed and street names or locations we re no longer
va l i d .The students partially ove rcame these barri e rs
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by talking to neighborhood people in order to
obtain their recollection of sites.A l s o, t h ey made
assumptions and took many detailed notes which
became helpful in resolving the locations and the
s i t e ’s lot and block later in the local tax assessor’s
o f f i c e. In not all cases did these techniques wo r k .
Some of the sites had to be written off as “ n o t
f o u n d .”

GPS was found as an inva l u a ble tool for accurately
positioning the sites on the GIS cove r a g e. In some
c a s e s ,h oweve r, the students we re surp rised to find
that they had located sites in pre c a rious locations
(in major highways) or that sites in different tow n s
had the same GIS re a d i n g s . Some of these erro rs
we re attri buted to technique pro blems the students
had in the early days of the field inve s t i g a t i o n .
O t h e rs are pro b a bly due to the limited accuracy of
the GPS instruments used for the pro j e c t .To
a d d ress some of these erro rs , the students learned to
i m p rove their technique of taking GPS re a d i n g s ,
especially by allowing more time for the GPS to
reposition itself for each re a d i n g . Some of the sites
we re revisited and discrepancies we re addressed by
taking new re a d i n g s .

Students we re instructed to take digital pho-
t ographs of sites to be stored in the database.T h i s
often became difficult because of the size of the site
and other stru c t u res being in the way.Their tech-
nique improved as they learned to take a combina-
tion of still and "moving in a car”picture s .

D e t e rmining the activity level of the site became
one of the most challenging tasks. M a ny of these
we re made as judgment calls because of the high
d e gree of underutilization or mothballing of the
s i t e s , which is the nature of brow n f i e l d s .The team
p rovided the students carefully developed cri t e ria to
use in making calls on whether or not sites we re
i n a c t ive. S t i l l , some sites we re pro b a bly character-
ized as active when, in fa c t ,t h ey we re inactive.

This conserva t ive call was appro p riate given the

o b j e c t ive of this project task to identify potential
case studies for year two. It was not designed to
a c h i eve an exhaustive listing of brownfields sites in
the NJTPA are a .A less conserva t ive approach may
h ave identified many more sites but it would have
ri s ked including active sites in the pool from which
case studies are chosen as well as possibly antago-
nizing pro p e rty ow n e rs by having their pro p e rt i e s
w rongly stigmatized as inactive brow n f i e l d s .The 74
sites ultimately identified through data base analysis
and field inspection -- along with the additional
114 sites discove red by the students -- provided a
m o re than adequate basis for selecting case studies.
I n d e e d , as the project team has begun discussing
these sites as potential case studies with pro p e rt y
ow n e rs and community officials still more potential
sites have emerged.The Env i ronmental Scan thus
has met its objective for identifying re gi o n a l
b rownfields appro p riate for freight related re d eve l-
opment that can be the focus of year two inve s t i g a-
t i o n s .
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Phase I
Community Outreach Documentation

APPENDIX B

The following pages provide documentation of the
C o m munity Outreach task conducted as part of
the NJTPA-NJIT Brownfields pro j e c t .T h i s
i n c l u d e s :

• A list of outreach meetings and eve n t s

• A list of participants at Steering Committee
m e e t i n g s

• A list of participants at A d v i s o ry Committee
m e e t i n g s

Attached to this document are issues of the
Fo resight new s l e t t e r.Additional documentation can
be found on the NJTPA-NJIT brownfields we b s i t e
( w w w. n j t p a . o r g / b row n f i e l d s )

Key Outreach Meetings and
Events (Calendar Year 2000)

Ja nu a ry 11 First Project A d v i s o ry Committee
Meeting held.A d v i s o ry Committee is composed of
b roader community and industry re p re s e n t a t ive s .
D i s t ri buted first Project New s l e t t e r.

Fe b ru a ry 6 Project liaison to Hudson County
meeting re g a rding that county’s brownfield studies

Fe b ru a ry 9. P resented project ove rv i ew to Senator
Frank Lautenberg staff in Newa r k ,N J.

Fe b ru a ry 16. P resented project ove rv i ew to FHWA
Trenton Office staff.

Fe b ru a ry 24. Met with Passaic County brow n f i e l d

group in Pa s s a i c. M a ke presentation of project ele-
m e n t s .

Fe b ru a ry 29. Met Somerset County Brow n f i e l d
working gro u p. P roject staff serve on county
B rownfield Study A d v i s o ry Committee.

M a rch 3. P roject Steering Committee meeting in
Tre n t o n , Office of Maritime Resourc e s .

M a rch 21.Attended US HUD brownfield wo r k i n g
group meeting held at HUD offices in Newa r k ,N J

A p ril 4. N J T PA Planning & Economic
D evelopment Committee meeting. I n t e rm e d i a t e
findings of the Market Analysis was provided by
John Ricklefs of Moffatt and Nichol Engi n e e rs .

A p ril 17. N J T PA-NJIT Team presentation to
A d v i s o ry Committee on Phase I progre s s .

A p ril 17. Meeting with Congressman Menendez at
Je rs ey City office 

A p ril 27-28.TransAction Conference in A t l a n t i c
C i t y. Pa rticipated on nu m e rous panels. S p o n s o red a
d i s p l ay booth for distri bution of project materi a l s

M ay 18. P resented Brownfields Phase I work to
date and TCSP future plans to the Iro n b o u n d
A s s o c i a t i o n , a strong and influential business associ-
ation from Newa r k .

M ay 23. P resented Brownfields concept and wo r k s
in progress to the Ke a rny, NJ City Council.

M ay 31. Made Brownfield presentation at the



age

N J T PA  – N JIT B ROW N F I E L D P RO J E C T

Hudson County Regional Planning Committee.

June 2. S t e e ring Committee rev i ewed McClare n
H a rt (Outreach) methodology concepts.

June 15. P resented at Somerset County Brow n f i e l d
M e e t i n g .

June 29. In conjunction with Market A n a l y s i s , a n
in- house constructed compre h e n s ive 27 point
B rownfield Survey was sent to some 221 re gi o n a l
wa re h o u s e s , f reight forwa rd e rs , s h i p p e rs , and carri-
e rs . Questions ranged from square footage and
multi-use re q u i re m e n t s , to cost, t r a n s p o rt a t i o n ,a n d
e m p l oyee fa c t o rs .

June 29. NYMTC Freight Group meeting,
M a n h a t t a n

July 18.Attended NJDOT's Truck Trip Model eva l-
uation meeting.The Brownfield's team will be
s h a ring GIS and other pertinent information to this
s t u d y.

July 24. Po rt way opening cere m o n i e s .

July 28. Meeting held with the New Je rs ey
Alliance for A c t i o n . Discussed Brow n f i e l d
e f f o rts/accomplishments to date.

July 31. S o m e rset County Brownfield sites visit
with County transportation officials. P resented pro-
ject ove rv i ew with County staff.

August 11. B rownfield presentation made at A rmy
C o rp of Engi n e e rs meeting (USACE) in New
B ru n sw i c k .

September 1.Attended the Summit Bank spon-
s o red Marine Tr a n s p o rtation symposium.

September 20. P resentation of Brownfield Progr a m
to the South Ke a rn ey (NJ)  Pro f e s s i o n a l
A s s o c i a t i o n .

October 2. N J T PA-NJIT hosted a BER Wo r k s h o p

attended by upwa rds of over 150 re p re s e n t a t ives of
p rivate industry, g ove rn m e n t ,a d vo c a c y, and citizens
gro u p s .

October 3.Attended the Maersk-Sealand cere-
monies announcing the commencement of Po rt
Elizabeth expansion from 266 to 350 acre s .

October 4. P resented at a New Je rs ey Alliance for
Action meeting, recapping project ove rv i ew and
p rogress to date on BER.

October 10. P resented at the Hudson County
O u t reach progr a m .P roject Ove rv i ew.

October 11/12.Presented as well as member on
va rious panels at the annual EPA Brow n f i e l d
Symposium in Atlantic City, N J. Organized and
manned NJTPA-NJIT Information Booth.

October 17.Attended Cross Harbor initiative
workshop sponsored by the PA N Y N J.

October 18.Attended NYMTC Freight Modeling
m e e t i n g .

October 25. Pa rticipated in the Compre h e n s ive
Po rt Improvement Program (CPIP)     called by
NYEDU and attended by the USAC E , PA N Y N J,
N Y M T C, N J D OT, and NYDOT.

N ovember 1. P resented Brownfield ove rv i ew to the
NJ Regional Business Pa rt n e rship in Newa r k .

N ovember 14. P resented at a special plenary meet-
ing of the Association of State Highway
Tr a n s p o rtation Officials (ASHTO ) ,F reight Section,
at the Liberty Science Center.

December 5. P resented at the Intern a t i o n a l
I n t e rmodal Tr a n s p o rtation Center (IITC) launch
C e re m o n i e s .

December 18.Attended NCTIP Symposium at
N J I T.
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Agencies Represented 
on Steering Committee

NJ Department of Tr a n s p o rtation 
NJ Department of Env i ronmental Pro t e c t i o n
Office of State Planning
Po rt A u t h o rity of New York & New Je rs ey
NJ Brownfields Redevelopment Task Fo rc e
US Env i ronmental Protection A g e n c y
NJ Department of Labor, State Employment & 

Training Commission
NJ Commerce and Economic Development 

C o m m i s s i o n

Advisory Committee Participants
(1st meeting)

R a ritan River Ke e p e r
NJ State Employment Training Commission
CSX Tr a n s p o rt a t i o n
Bergen County Economic Development 

C o rp o r a t i o n
Po rt Je rs ey Railroad Company
Hall's Fast Motor Freight Inc.
NJ Community Development Corp o r a t i o n
H M D C
B ROCOR Deve l o p m e n t
NJ Association of Realtors
U. S. E PA Region 2
Po rt A u t h o rity of NY&NJ
R e gional Business Pa rt n e rs h i p
NJ Commerce and Economic Development 

C o m m i s s i o n
Po rt A u t h o rity of NY & NJ
A d m i n i s t r a t ive Building 
Union County
U R S
N ewark Economic Development 
NJ DOT
N ew Je rs ey Alliance for A c t i o n

Appendix B



MULLER BOHLIN ASSOCIATES, INC.
STRATEGIC PLANNING      TRANSPORTATION     ECONOMIC DEVELOPMENT

156 High Street Perth Amboy, NJ 08861      732-826-6701      Fax: 732-826-6703      www.mullerbohlin.com

N J T PA -  NJ IT  B ROW N F I E L D P RO J E C T

A Commentary on the
Draft Final Market Analysis Report for 

"Preparing Modern Intermodal Freight Infrastructure
to Support

Brownfield Economic Development"

APPENDIX C

Submitted by:
Richard Roberts

Project Specialist: Freight and Intermodal Planning

March 2001 



N J T PA – N JIT  B ROW N F I E L D P RO J E C T

MULLER BOHLIN ASSOCIATES, INC.
STRATEGIC PLANNING      TRANSPORTATION     ECONOMIC DEVELOPMENT

156 High Street Perth Amboy, NJ 08861      732-826-6701      Fax: 732-826-6703      www.mullerbohlin.com

age

I n t ro d u c t i o n

This paper will focus on three issues:

• The overall validity of the data and analysis
c o n d u c t e d .

• The overall correctness of the findings and con-
clusions drawn from the analysis combined with
i n t e rv i ews and case studies.

• The targeting of the knowledge obtained in
this study to create a recommended set of steps
for action by the North Je rs ey Tr a n s p o rt a t i o n
Planning A u t h o rity (NJTPA )

The ove rriding question is how well does this draft
re p o rt help the NJTPA achieve the goals stated in
the Request for Pro p o s a l s . The specific analysis
being evaluated in this paper is part of a larger
multi-task phased study program being progre s s e d
by the NJTPA as part of their intermodal fre i g h t
planning for Nort h e rn New Je rs ey.

The central issue being addressed is what should be
d o n e, if any t h i n g , to provide for distri bu t i o n / wa re-
house facilities on brownfields sites in Nort h e rn
N ew Je rs ey. C o ro l l a ry questions on choosing sites;
their size, l o c a t i o n , e t c. stem from working to
a n swer the central question.

This assessment was conducted using the pro j e c t
goals as set forth in the Request for Pro p o s a l .

The Data and A n a l y s i s : Does the Final
R e p o r t provide the information needed?

The simplest answer is ye s . The data used and
analysis performed by Moffat & Nichol indicates
the changes and needs:

• on the movement of goods;

• on the logistics re q u i re m e n t s ;

• on the projected growth of goods move m e n t
f l ows focused especially on marine cargo;

• on the future transportation and distri bu t i o n
facility re q u i rements for Nort h e rn NJ; a n d ,

• for the development of candidate cri t e ria dis-
tilled from assessments of other goods move-
ment systems, especially the provision of distri b-
u t i o n / wa rehouse space.

A meeting was held on July 7, 2000 at which a dis-
cussion ensued concerning general and specific
comments on the draft final re p o rt . This paper, i n
the pursuit of brev i t y, will not detail those discus-
s i o n s . The major focus at that meeting was on tak-
ing the conclusions and findings and shaping them
into strategy and actions for NJTPA to consider
p u rs u i n g . T h e re was a limited discussion about
refining some of the data and breaking it out differ-
e n t l y, especially some of the pro j e c t i o n s .
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A major bottom line conclusion of the analysis is a
p rojection that about 700 acres of land will be
re q u i red to specifically accommodate "value added"
type distri bution facilities by the year 2040, s e e
page 6-12. The analysis placed added emphasis on
this type of activity associated with newer distri bu-
tion fa c i l i t i e s . " Value added" typically means that
something is done to alter the item being shipped
and stored that adds to its value before it moves to
its final destination, an individual person or a bu s i-
n e s s . The process of altering the item can be
e x t e n s ive enough to be considered a form of light
a s s e m bl y.The importance of this type activity at
d i s t ri bution facilities is significantly increased jobs at
these fa c i l i t i e s . The overall trend in distri bu t i o n
facilities is to employ fewer people to operate,
although there are some exceptions with some
f o rms of e-commerce distri bution fa c i l i t i e s .
N o rt h e rn New Je rs ey has ve ry little "value added"
a c t ivity occurring in its distri bution facilities a dis-
cussed in this re p o rt compared to the area aro u n d
the Po rts of Los Angeles and Long Beach in
C a l i f o rn i a . (See pages 3-17 to 3-27, 5-2 & 5-6 for
m o re inform a t i o n . )

The progression of steps leading to this major con-
clusion that about 700 acres are needed in 2040
f o l l ow a rational progression of steps. The major
findings concerning what the mix of commodities
a re at the Po rts of Los Angeles and Long Beach
ve rsus those coming into the Po rt of NJ and NY
a re corre c t . By combining with this inform a t i o n
with information on how much coming into each
p o rt is consumed locally and how much is shipped
longer distances, it becomes evident why the Po rt
of NJ and NY has not caused much "value added"
a c t iv i t y. The Po rt of NJ and NY serves more of a
local consumer market mostly within a few hun-
d red miles of the port . (See pages 2-22 through 2-

26 for the full discussion.)

The absolute correctness of this projection should
not be the focus in determining a candidate set of
f u t u re actions. This number is sufficiently fa r
enough into the future that any number of fa c t o rs
could cause it to go up or dow n . The import a n c e
of this number is that its size suggests that a sub-
stantial increase in "value added" activity at distri b-
ution facilities is possibl e. This amount of land
could equate to about 6.0 million square feet of
space that is significant.This projected demand is in
addition to a demand for distri bution space to han-
dle domestic goods move m e n t , including newe r
space to replace outdated space built thirty and
m o re ye a rs ago. The projection of 700 acres pro-
vides a benchmark to work towa rds in thinking
about strategy and actions.

Other analysis points to the increases in the nu m-
ber of containers to be handled in the Po rt of NJ
and NY. The nu m b e rs ,a p p e a ring in Figure 6-6,
page 6-11, a re generally in line with those seen in
other recent studies of future port activ i t y. T h e
f o recast suggests a huge increase in the volume of
c o n t a i n e rs moving through the port using a set of
assumptions about future shifts in manu fa c t u ring to
Southeast Asia and the Indian subcontinent and the
i n c reased use of the Suez Canal. The assumptions,
which support this fore c a s t , a re being used by oth-
e rs , including the Po rt A u t h o rity of New York and
N ew Je rs ey. Realizing these increases howeve r
assumes the other implications and needs men-
tioned in this re p o rt are addre s s e d , e s p e c i a l l y
i m p roved landside intermodal facilities and connec-
t i o n s .

The future increase in air cargo is only bri e f l y
m e n t i o n e d . The point is made that the volume of
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air cargo, even if it grows tre m e n d o u s l y, will alway s
be small compared to mari n e, rail or truck vo l u m e s
is tru e. It is also said that commodities being
m oved by air are less likely or not at all likely to
re q u i re "value added" activ i t i e s . This is curre n t l y
t ru e. N o n e t h e l e s s , t h e re will be a substantial need
for more land to support air cargo fa c i l i t i e s ,e s p e-
cially around Newark International A i rp o rt . T h e
commodities handled by air are usually high va l u e
and re q u i re pri o rity handling.This re q u i res sites
close to the airp o rt that are as directly connected to
it as possible be made ava i l a ble for air cargo re l a t e d
a c t iv i t i e s . Air cargo facilities can also generate a
large number of good jobs that like those associated
with "value added" activities should be planned for
and encouraged.

Findings and Conclusions: A r e they corr e c t ?

A g a i n , the simplest answer is ye s . In a few
i n s t a n c e s , it is suggested that they be modified to
reflect local conditions or be expanded in their
scope or offer added flexibility. H e re are a few re c-
o m m e n d a t i o n s :

Po r t Dr e d gi n g - Not all of the potential for
growth is dependent on dre d ging the channels to
fifty feet. Some demand will exist in the future
even if the channels are only fort y - f ive feet. I t
should be stated clearly that while Nort h e rn NJ
will best and most fully realize the economic and
other benefits of the expanding world-wide trade
and commerce if the dre d ging occurs ,t h e re is still a
f u t u re without it that re q u i res some action be
t a ke n .

The Role of the Existing Highway Netw o r k
and P o rt w ay – One finding from the surveys of
p o rt related distri bution space in the vicinity of the
Po rts of LA and Long Beach is its closeness, a b o u t

fifteen minutes drive, to the port . This finding
becomes a conclusion about the area surro u n d i n g
the marine terminals in Nort h e rn NJ where siting
of distri bution facilities on brownfields sites should
o c c u r. The use of distance as a measure would be
too limiting.Tr avel time is a better measure to
d e t e rmine the are a . A l s o, whether it should be fif-
teen minutes or something a little more should be
left open to avoid getting trapped. C e rt a i n l y, f i f t e e n
m i nutes driving time becomes a benchmark.

The issue of how the highway network pre s e n t l y
functions and the proposed future improvement of
that network to accommodate goods movement is
easily derived from the preceding discussion of
" h ow large an area do we consider?"  

Po rt way is proposed as a truck pri o rity road linking
the Po rt / A i rp o rt Complex with the area rail/tru c k
i n t e rmodal sites and providing improved tru c k
access to an area that could accommodate new dis-
t ri bution space. T h e re are sites along Po rt way that
a re candidate brownfields sites. The road is being
designed to handle the heavier marine containers
that are considered ove r weight and not allowed on
other New Je rs ey highways and roads except with
use of a special perm i t . Po rt way provides a poten-
tial key to creating a distri bution corridor nort h
and south of the Po rt / A i rp o rt Complex and also
connecting to the proposed marine term i n a l
expansion in Je rs ey City and Bayo n n e.

Definition of "Value Added" A c t i vity - T h e
definition of "value added" might be expanded to
include any processing of a product prior to
sale/shipment to the customer. This would then
t a ke in packaging and allied activities necessary for
the item to move to its final destination, e. g .i ro n-
ing fine clothing and placing it in plastic bags.
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A l s o, t h e re are allied activities possibl e, such as
re p a i ring items that are re t u rned because they have
some pro bl e m . For a while, companies import i n g
e l e c t ronics through the Po rt of NY and NJ did
some assembling of components and light re p a i rs in
c o m munities within twenty miles of the Po rt . T h e
fundamental issue is encouraging additional job
p roducing activity so that containers are not just
being loaded/unloaded at the Po rt and move d
t h rough Nort h e rn NJ.

Role of Air Cargo - Air cargo typically is high
p ri o rity and comes essentially "ready for sale" or it
is parts for some high value equipment, e t c.
H oweve r, t h e re are forms of air cargo, e. g . the han-
dling of check clearing by the Federal Reserve in
East Rutherford , NJ or the testing of medical speci-
mens at laboratories both in close proximity to
Te t e r b o ro A i rp o rt . T h ey rely on specially scheduled
a i rcraft movements to bring in the materials for
p rocessing from all over the country, mostly in the
late PM. Both types of activities employ hundre d s
of highly skilled people. The future grow t h
p rospects for this type of air cargo processing may
be less pre d i c t a ble because it is less tied to a tre n d
and more episodic. It is tied to bre a k t h roughs both
in logistics and fundamental ways of doing bu s i n e s s .
It might be useful to acknowledge these activ i t i e s
in this re p o rt as a complement to "value added"
a c t iv i t i e s .

The Importance of Developing a Strate g y
and Action Plan - This re p o rt documents what
N o rt h e rn NJ could gain in attracting new types of
d i s t ri bution facilities and itemizes some of the
b road types of actions needed to achieve the opti-
mum benefit. Absent a realignment of gove rn m e n t
p o l i c i e s , i nvestments and re g u l a t i o n s , it is likely that

d i s t ri bution activity will spiral out fa rther from the
Po rt / A i rp o rt Complex in Newa r k / E l i z a b e t h / Je rs ey
City and env i ro n s . This is not just as simple as this
a c t ivity centering at locations like in Ja m e s burg at
I n t e rchange 8A. It is already apparent thisactiv i t y
will locate even further south, west and nort h ,
places like New Castle, D e l awa re,A l l e n t ow n ,
Pe n n s y l vania and New bu r g h ,N ew Yo r k . A sce-
n a rio where the outwa rd spiraling continues clearly
benefits Nort h e rn NJ the least. Fewer jobs, m o re
bu rden on the transportation netwo r k , m o re trans-
p o rtation investment and a clear lessening of the
potential benefits of accommodating an intern a-
tional gateway.

N o rt h e rn NJ has stre n g t h s . It has the NJ Tu rn p i ke
that has its outer lanes ava i l a ble especially to handle
t ru c k s . It has several key interstates that inters e c t
with each of those points of intersection surro u n d-
ed by extensive distri bution activ i t y. In many way s
I-287 marks the outer boundary of the inner ri n g
of that activ i t y. T h e re is a substantial existing
f reight railroad netwo r k ; and of cours e, t h e
Po rt / A i rp o rt Complex. The components of this
system need improvement and increased capacity
that will re q u i re a series of major investments by
g ove rnment and the private sector. The size and
duration of such an investment program mandates
that more benefits be derived than " just mov i n g
f re i g h t " .

L i n k ed Policies - The European Union and the
i n d ividual member countries have given consider-
a ble attention to their gateway s , connecting trans-
p o rtation system and logistics capability. T h ey have
d eveloped a series of compre h e n s ive plans that
encompass eve rything down to specific load points
and intermodal transfer locations. The transport a-
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tion investment plans link to the economic deve l-
opment plans that in turn link with the env i ro n-
mental improvement plans. This example is one for
N o rt h e rn NJ to consider follow i n g . This is ve ry
similar to the intent of the State Plan. The pro p o s a l
would be to develop a strategic vision for goods
m ovement with brownfields deve l o p m e n t , re d eve l-
o p m e n t ,t r a n s p o rtation inve s t m e n t , labor forc e
availability and accessibility and economic deve l o p-
ment as its focus. The plan would also include
attention to improving the env i ronment thro u g h
use of improved intermodal logi s t i c s , use of less
polluting technologies and effectively locating ter-
minals and distri bution facilities to increase ove r a l l
e f f i c i e n c y.

Good planning re q u i res that attention be paid to
labor force availability and its ability to access jobs.
The future we are looking upon is one where the
supply of labor will not be growing because the
overall working age population will not grow.
Businesses that locate far from major supplies of
labor will find it difficult to attract people.
G ove rnment has a role to encourage through re g u-
l a t i o n , zoning and investment an effective pattern of
residential and business deve l o p m e n t . A l l owing the
c u rrent outwa rd spiral of distri bution activity to
occur will place one of several added bu rdens on
g ove rnment and the citizens it serve s . For example,
p roviding transportation access for that portion of
the labor force that is still seeking a job but is eco-
nomically or otherwise not able to own and drive a
car is both ve ry difficult to accomplish and expen-
s ive to do on a per trip or per person basis.
P roviding more residences in proximity to these
d i s t ri bution facilities too often eats away at re m a i n-
ing open space. Such expansion of re s i d e n t i a l
d evelopment may also re q u i re other infrastru c t u re
i nve s t m e n t s . The human dimension of this issue

includes maximizing the job opportunities for a
wo r k f o rce that may not always be as mobile as the
job market re q u i re s , as well trained as the job mar-
ket expects and specifically trying to support the
built-up developed areas of Nort h e rn NJ. It is also
economically important for businesses to be able to
attract wo r ke rs from as large a labor pool as possibl e
to insure they get the skilled wo r ke rs they need.
(See pages 5-3, 5 - 5 , 5-7 & 5-8 for mention of labor
i s s u e s . )

I n t e resting examples of  publ i c / p rivate part n e rs h i p s
used to create intermodal distri bution centers can
also be found in Euro p e. For example,
G u t e rve r ke h rs z e n t ren (GVZ) are being deve l o p e d
at several locations in Germ a ny. One such GVZ
has been developed near the port of Bre m e r h ave n .
G ove rnment and the private sector form a part n e r-
ship to acquire the land. G ove rnment funds and
builds the basic transportation infrastru c t u re. T h e
p rivate sector develops the specific sites for distri b-
ution centers , t ruck servicing facilities and other
s u p p o rt ive activ i t i e s . The private sector organizes
and operates a management system offering logi s-
tics support . D i f f e rent distri bution businesses wo r k
t ogether to serve areas where demand from any
one distri butor would not fill a tru c k . By combin-
ing their shipping needs distri bu t o rs reduce sending
half-empty trucks to these areas and empty back-
haul move m e n t s . G ove rnment and the private sec-
tor share the profit generated by the GVZ. T h i s
example could be used to demonstrate what could
be done. This could be combined nicely with the
f o l l owing pro p o s a l .

P r oposed Planned Unit Developments - T h e
use of Planned Unit Developments (PUDs) for
i n t e rm o d a l / d i s t ri bution facilities is both practical
and effective. M a ny municipalities in NJ use this
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zoning designation for re s i d e n t i a l , retail and com-
m e rcial land uses. The utility of advancing PUDs
would be enhanced if they can be tied to other
g ove rnment initiatives - - either projects like
Po rt way that is a designated pro j e c t , or new plan-
ning/funding projects like Tr a n s p o rt a t i o n
D evelopment Distri c t s . A s s e m blyman A l e x
D e C roce sponsored legislation that formed a spe-
cial commission, the Regional Intergove rn m e n t a l
Tr a n s p o rtation Coordinating Study Commission
( R I T C S C ) . The RITCSC has just released their
i n t e rim re p o rt that could lead to actions that wo u l d
closely complement the establishment of PUDs.

The PUD designation could offer an opport u n i t y
to provide added re g u l a t o ry and decision making
c e rtainty for the private sector inve s t o rs . For exam-
p l e, the establishment of time limits that encourage
q u i c ker rev i ews and granting of perm i t s , or deve l-
oping a clearer definition of the re q u i red inform a-
tion that must be submitted are possibl e. G iven the
difficulties often encountered with deve l o p i n g
b row n f i e l d s , such improvements to the re g u l a t i o n s
and decision making could act as an offset or eve n
an incentive to entice private sector interest in the
candidate pro j e c t s .

Candidate Oppor t u n i t i e s - Here are a few such
c a n d i d a t e s :

- The Hackensack Meadowlands Deve l o p m e n t
Commission is now considering re d eveloping the
p o rtions of Carlstadt and Moonachie (located about
12 miles north of Newark and immediately adja-
cent to Te t e r b o ro A i rp o rt) that are zoned for light
i n d u s t rial and distri bu t i o n . This area contains mil-
lions of square feet of older wa rehouse and light
i n d u s t rial space that does not meet today ’s marke t
re q u i re m e n t s . A number of miscellaneous chemical

p rocessing plants are also located in this area that
h ave left behind a polluted and scared land. T h i s
a rea is being considered as a form of re d eve l o p m e n t
zone or PUD.

-  Similar in intent but not called a PUD, a re plans
evolving in Elizabeth for the pro p e rty located we s t
of the New Je rs ey Tu rn p i ke, south of Newa r k
I n t e rnational A i rp o rt , east of Route 1& 9 and
n o rth of the old CNJ rail line through Elizabeth.

-  Newark has focused on re d evelopment along
D o re mus Ave. P rivate developer interests have
focused periodically on east of the Ironbound sec-
tion of the city that is wedged between Routes
1&9 and the New Je rs ey Tu rn p i ke.

T h e re are yet other opportunities in commu n i t i e s
in Bergen, E s s e x , H u d s o n ,M i d d l e s e x , M o rri s ,
Passaic and Union counties. With careful consider-
ation of a driving time limit to circ u m s c ribe the
b o u n d a ry of the area of focus, the candidate list will
be large enough to insure projects will be identi-
f i e d .

The Future Strategy and Action Plan :T h e
Potentials for NJTPA - The my riad of actions
re q u i red to coordinate policy, regulation and inve s t-
ment where it has not existed is like creating a
" s t ring of beads" as John Ricklefs, M o f fat &
N i c h o l , has stated in our conve rsations with him.
T h e re is no other gove rnmental body as well situ-
ated as the NJTPA to perform this advo c a c y / c o o r-
dinating function. N J T PA has the responsibility for
c o o rdinating the transportation planning and
i nvestments in Nort h e rn NJ. The siting and deve l-
opment of distri bution facilities is directly related to
both these re s p o n s i b i l i t i e s . The membership of the
N J T PA board includes many of the critical gove rn-
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ment stake h o l d e rs and its ability to establish com-
mittees provides an easy means of involving other
s t a ke h o l d e rs , e. g .r a i l ro a d s , t rucking companies,
m a rine shipping firm s ,t h i rd party logistics bu s i n e s s-
e s , e t c.

The advocacy portion of the responsibility includes
education of key people, l e gi s l a t o rs and citizens,
c o n c e rning the need to focus efforts on locating
d i s t ri bution and other goods movement facilities in
locations that support the Po rt / A i rp o rt Complex.
The coordinating responsibility has two tasks. O n e
is to assemble the critical stake h o l d e rs ,i . e. t r a n s-
p o rtation agencies, p rivate bu s i n e s s e s ,s t a t e, c o u n t y
and municipal officials and organizations focused
on goods move m e n t , to gain their support on a
c o o rdinated action agenda. This should not be too
difficult given the attention some legi s l a t o rs , e. g .
M a j o rity A s s e m bly Leader Paul DiGaetano, h ave
d evoted to issues of re d eve l o p m e n t . The other task
is to refine the action agenda and establish a stru c-
t u re that will cause the level of coordination desire d
among all these stake h o l d e rs .

The outcome of this work by NJTPA and others
could be up to six immediate term pro j e c t s ,e a c h
with the appro p riate levels of specific coord i n a t i o n
and support , and possibly planning work focusing
on another six. C ritical is that NJTPA place the
spotlight on these efforts as they are initiated and
p rogress so a constituency of support is created that
o f f e rs encouragement and critical support .

It may also be necessary for NJTPA to play another
role providing technical assistance or funding to
h i re necessary expertise to effectively advance the
identified candidate pro j e c t s . The need for NJTPA
to assume this responsibility needs to be assessed on

a pro j e c t - by - p roject basis.

Focusing on the Issues - As highlighted in the
re p o rt by Moffat & Nichol, t h e re are major ri s k s
and many missed opportunities if where distri bu-
tion facilities are located, re d evelopment and
b rownfields development are not addre s s e d . S o m e
of the central points are to improve local connec-
t ivity between the major terminals and interm o d a l
fa c i l i t i e s . This comes down to three measure s :
reducing travel time to the minimum practical,
i n c reasing reliability that travel time will be
a c h i eved to the maximu m , and keeping costs re a-
s o n a bl e. If travel times are reduced and they are
ve ry re l i a bl e, some increased costs may be accepted
in the marke t p l a c e. But the value of these actions
in terms of benefits to the private sector must be
greater than the increased costs or at a minimu m
resistance will result from the private bu s i n e s s e s .

Mentioned in the re p o rt is the issue of handling
ove r weight containers . Accommodating these con-
t a i n e rs that come on ships from ove rseas is a ve ry
e f f e c t ive incentive to gain private sector interest in
the development of brownfields or other pro p e rt i e s .

Earlier the issue of re g u l a t i o n , p e rmitting and deci-
sion making we re highlighted. These must be
a d d ressed or plans will not progress and private sec-
tor support will diminish or be lost.

Funding incentives must be one of the beads on
the stri n g . These incentives can take many form s .
It would be especially useful to provide funding for
the "soft cost planning" necessary to define a pro-
ject and determine if it is a "real" pro j e c t . This re f-
e rence to "real" means that the private sector is
a c t ivity interested in advancing the project and has
some hope it will succeed. G ove rnment may
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d e t e rmine it has broader reasons for advancing a
p roject and alternately could assume a fuller bu rd e n
for developing the project scope and parameters .
(See pages 6-1 through 6-7 for more on the issues
and needs that need attention.)

Pa rt n e r ing - In discussing the role of the
N J T PA , their role as an advocate and coordinator is
h i g h l i g h t e d . Only slightly is their role of part n e r
s u g g e s t e d , mostly in terms of planning and techni-
cal assistance. A more pro a c t ive role for NJTPA to
consider is partner with the arr ay of gove rn m e n t
agencies and the private sector. This would re q u i re
only some adjustment in the level of NJTPA
i nvo l vement and would still encompass many of the
same specific ro l e s . A major difference is NJTPA
would be more upfront in causing projects to
a d va n c e. This is justified since NJTPA will other-
wise be making transportation investment decisions
that may trace a substantial portion of their need
back to these pro j e c t s .

Setting Pr i o ri t i e s – This activity re q u i res that the
roles of advo c a t e, c o o rdinator and partner be filled.
The projects to be advanced will likely be complex
with overlapping re q u i rements and issues to be
a d d re s s e d . It is important a simple process and the
right playe rs be stru c t u red to make the decisions
about pri o ri t i e s . The pri o rities to re d evelop a
b rownfield pro p e rty must be linked to transport a-
tion investments that are also clear pri o ri t i e s .
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