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To the Residents of Allendale:

When Noah built the Ark it wasn't raining, but Noah saw the signs and
heard the voice. Noah was a doer, not a spectator, and he acted. He
knew he had to have an Ark or else!

Three years ago, your Planning Board saw the signs of mass housing
crowding Allendale, the Board heard the voices of complaint from both
new and old home owners in surrounding communities. We saw that it's
not the developer who has the '"headaches'. He builds and goes away while
the town reaps the harvest, good or bad. Our job is not only to preserve
Allendale in the best way for the present residents but also for the new
ones who will come here. We could not remain spectators, so we acted.
We knew we had to have a plan, or else.

No Planning Board has the time or the ability to tackle the technical
job of planning. We needed expert assistance not from an ordinary engin-
eer but from a professional town planner. We therefore engaged the
services of the nationally known firm of Bagby and Pangburn to make a
complete study of our Borough, its present facilities and potential growth,
and to make recommendations for our guidance in meeting our future
growth. Many long hours have been spent by our Planning Board with
our consultants who have attended numerous joint conferences with
the Mayor and Council and the School Board, also.

The Master Plan is a guide for long years ahead. It is fluid and has
flexibility for meeting varying situations and circumstances. It is, however,
grounded on sound principles for conserving home neighborhoods, encourag-
ing good business and suitable industry and promoting stable municipal
economy.

The important factor is that we, the residents of Allendale, want to
control our community's course rather than be forced by each new develop-
ment into new unplanned expenditures.

In presenting this report we are not only setting out the Borough's
goals but the Planning Board is discharging one of the most important duties
imposed upon it by the state Municipal Planning Enabling Act which requires
every planning board to make and adopt a Master Plan.

We invite you to take the time to learn the facts and understand the goals
and the practical ways of achieving them as outlined in this comprehensive
plan. This does not mean that we have adopted this plan yet. We want all
the suggestions and constructive criticism you can contribute now and at
the public hearing your Planning Board will hold before a plan is officially
adopted.

Francis X. Scafure, Chairman Mrs. Helen Hanson

L.eslie Johnson L. R. McPeek
Werner Baarck Fred Rickerich
Arthur Fowler Stiles Thomas, Secretary

Harvey Beswick, Borough Engineer
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SCOTT BAGBY AND WEAVER PANGBURN

CONSULTANTS IN COMMUNITY PLANNING AND DEVELOPMENT
14 MOUNTAINSIDE PARK TERRACE . UPPER MONTCLAIR, N. J. - MONTCLAIR 2-6523

To the residents of Allendale:

Twenty months ago this study for a comprehensive,
long-range, practical plan for charting the future devel-
opment of Allendale began. Continued for so long a period
to meet the budgetary abilities of the Borough, it has
now culminated in this report.

The report reflects not only the judgement of the
consultants but the combined wisdom of the Borough's
officlal leaders in government, education and planning.
Their views of your desires and interests, of what is
sound and practical in Allendale, are reflected in the
interpretation of conditions and in the recommendations.

In the long run it is you who will determine the
future of your community. We believe that if you read
this report carefully, following its reasoning and realiz-
ing the techniques and actions which will builld a sound
and progressive future for you and others who will join
you as reslidents, you will want to see the principles out-
lined in this report made effective. Your interest and
your support can secure this outcome.

Your consultants have great appreclation for the
thoughtfulness, time and publlc devotion which the Borough's
officials have contributed. Too often their fellow towns-
people know little of this., We look forward to your future,
confldent that it will Justify your hopes, your investments
and your civic pride.

Sincerely yours,

Scott ngé

Weavwe

Weaver Pangburn

June 10, 1952
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BACKGROUND AND DEVELOPMENT

Twenty-five miles from New York City, lying 400
feet high between the Saddle River and Ramapo River valleys,
is Allendale, a small borough of two and elght tenths square
miles. Bordered on the west by Hohokus Brook, into which
the greater part of the land drains and which forms San
Jacinto Lake on its way, and on the southeast by Smokis Voll
Brook; the DPorough 1s traversed by the Ramsey Brook, flowing
from Crystal Springs Lake on its northern border and forming
Crestwood Lake on its way to join the thokus Creek Just Iin-
stds thé southern boundary, and by the Allendale Brook which
flows through the land owned by the Borough water works and
emptles into Hohokus Creek. The Borough's land is variled,
with moderate changes in contour of not over 100 feet from
the highest point to the lowest, most of it being fairly
level. Some 1s low and occasionally wet but capable of being
drained into the various streams.

Land Bought from the Indians

The earliest records show an. Englishman and a Hol-
lander buying lands from the Lenni-Lenape Indians in 1740.
In 1806 the Franklin Turnpike was chartered by the state as
a toll road. In 1846 a route was surveyed for the narrow
gauge railroad by Col. William C. Allen, for whom Allendale
was nemed. This road was opened in 1850 between Paterson
and Suffern. This has been superseded by the Erie Rallroad
whose main line runs through Allendale and provides excellent
passenger service to New York.

Originally a heavily wooded section, Allendale
retalns considerable light timber along its borders and in
small parts near its central area. For many years it was a
farming community and in the latter 1800's was a noted center
for strawberries and produce, shipping four to six carloads
of berries a day. Allendale was also a summer resort, as
many as 300 vacatloners coming in a season to enjoy hiking,
fishing, tennis and swimming. The largest farm remaining in
Allendale is an old one of 78 acres in the central part of
town, devoted to celery, raised in a black muck watered by
the Allendale Brook.

Growth of Borough Services

In 1894 when the Borough was formed, after being
part of various townships, there were several farms, a
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general store;, a blacksmith shop, a wheelwright and carriage
painting plant, several boarding houses and a rallroad sta-
tion, in addition to homes. The first macadam street was
laid in 1890. In 1900 the public library opened and electric
light poles were installed. A water system was laild and
furnished with water from a private company in 1914, and in
the same year a police department began, the men serving
wilthout pay until five years later. The fire department is
8till volunteer, and has been a distinctlive orgenization,
wlnning awards in regional competitions. The first munici-
pal recreation park of its kind in the state was opened in
1925, the same year that gas malns were laild. Three years
later the first zoning ordinance was passed and in 1930 the
Borough formed its own water supply system, supplylng the
greater part of the borough from three 12-inch wells 400 to
550 feet deep.

Population and Housing

From a population of 1,165 in 1920, Allendale grew
in the next decade 48.5 per cent, reaching 1,730. In the
next ten years its rate was 18 per cent. Its 1950 population
of 2,408 represents a 12 per cent growth over the 1940 figure
of 2,058, an addition of 350 persons. Two thirds, or 67 per
cent, were over 21 years of age. An estimate of 1952 resi-
dents in Allendale indicates an increase since 1950 of 200
persons, making a present total of 2600.

Allendale's homes, almost entirely single family
ones, are concentrated in clusters along its principal streets,
diverging into the open undeveloped land at its outskirts. A
number of its homes were built over sixty years ago. In 1940
there were 595 dwelling units, occupying 548 buildings, mak-
ing Allendale predominantly a single family community, with
an average of 3.5 persons per family. Slightly over 50 per
cent of these were owner occupied and less than one tenth
were reported as needing maJjor repairs or having no private
bath or both. Five were listed as overcrowded. The average
estimated rental value of all dwelling units was $44.77 in
19%0. By 1950 there were 71l dwelling units. The average
glze famlly for the state had dropped to 3.2 persons. In
Allendale it was nearer 3.4 persons. In January, 1952, there
were about 770 dwelling units.
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Business Center

The Borough has & small business and shopping
center centrally located but cut off from half the town by
the rallroad which has no grade crossing at the center, nec-
esslitating a circuitous and inconvenient approach from streets
not directly leading to it. The business ares 1s served Dby
cesspools and septic tanks, as there 1s no sewer system in
town. These facllitles are presenting a problem In inadequacy.
Parking is avallable on West Allendale Avenue in the business
sectlon for about 50 cars and there are small parking plazas
at the railroad statlon on elther side of the tracks. There
is a great need, however, for more parking both for business
and for commuters. Space behind the business bulldings could
be utilized for this and the development of a small section
for parking is being undertaken. There is scattered small
commerclial development elsewhere iIn the form of nurseries,
two convelescent homes, an inn and one or two gas stations.
The Borough land adJacent to State Highway 17 is vacant and
wooded. In all, 45 business firms are listed in the asses-
sor's records.

Incressing real estate development in Allendale 1is
pointed to by the large amount of vacant land within the
Borough, the tremendous growth of houslng developments in the
whole area and the continuing submission of subdivisions.

AREA INFLUENCE

Bergen County, in which Allendale is situated, has
experienced repeated housing booms. From 1890 to 1900 its
rate of increase, 66 per cent, was the largest for any
county in New Jersey. The following decade it grew 76 per
cent. ILand values rose speculatively and farming declined.
The advent of the George Washington Bridge, completed in
1931, led to a new boom which ended with large amounts of
foreclosed land throughout the county, as the depression
deflated wholesale development. The post-war boom of the
latter 1940's is still under way, following the highways.
The county grew almost 31 per cent from 1940 to 1950, the same
rate as Morris County, these two belng the only metropolitan
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counties to show such a rate. The Reglonal Plan had esti-
mated an increase of 27 per cent for Bergen.

Route 17

- Route 17 is the most important highway for Allen-
dale'’s accessibility, bordering a small sectlon of the borough.
Well developed commercially north of Allendale through 1lts
Upper Saddle River and Ramsey sections and agaln south of
Hohokus, 1ts intervening distances are either vacant or the
site of new housing developments backing onto the highway. It
leads from the highways coming from the bridge to Suffern.
Connecting Suffern with Ridgewood 1s the old Franklin Turn-
pike, developed for most of its length by older residences
and new mushrooming developments, with a scattering of small
commercial enterprises. Further away another north-south
state highway 202, also leads to Suffern. Embryonic state
highway plans indicate a new north-south highway in the vici-
nity of Allendale to relieve present traffic on Routes 17 and
202. There 1s no good east-west highway in this area, much
of this traffic passing through Allendale on local streets.

Nelghboring Towns

The Saddle River valley communities near Allendale
contain two of the most rural places In the county, Saddle
River Borough which adjoins it and Upper Saddle River, both
with broad flat farm lands and wooded rolling hills, a few
large commercial orchards and fish hatcheries and scattered
residential development, some of it high grade. Waldwick,
directly adjacent to the south of Allendale and once a busy
freight terminal, is made up largely of older frame houses
and small new housing developments, which threaten to cover
all of its vacant land and have created school and sewer
problems. It grew 61.6 per cent from 1940 to 1950. On the
Allendale border is a large wooded municipal park and lake.
On 1ts southern border is Hohokus, a higher income community
with a more settled appearance but also the scene of great
recent real estate development. It grew 38.2 per cent.
Ridgewood, beyond it, 1s the key clty of the area, surpassed
only by Englewood in 1ts wealth and distinction in the arts,
professions and business. It is the major shopping center
for the area, connected directly with Allendale by the
Franklin Turnpike. Midland Park also lles within a five-
mile radius of Allendale and 1s more industrialized than the
other small places.
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Commuter towns like Allendale, Wyckoff and Ramsey
share many of 1ts characteristice of lakes, small homes and
large vacant tracts. Wyckoff covers 7.9 square miles, its
1950 population was 5,590, and 293 new single family homes
were bullt in 1950. Ramsey, with a large number of retail
businesses along its Main Street, Frankliin Turnpike and
Route 17, covers 5.9 square miles and grew 30.4 per cent
from 1940 to 1950, to reach a total population of 4,651. New
housing developments stretch along Central Avenue towards
Allendale. Some of the resldential Ramsey development near
Allendale 1s above average. Wyckoff recently increased 1its
minimum lot size to 15,000 square feet, and Saddle River
Borough to two acres.

A Surplus of Land

The Bergen County Planning Board which has made
extenslive studies of development and physical characteristics
in the county, advises that in view of the surplus of suit-
able land for resldential development municipalities zone for
large lot development areas remote from exlsting centers and
public utilities, not sulted for close urban development and
those having good agricultural soils. It shows a small sec-
tion of Allendale unsuitable for development because of more
than an 8 per cent grade and recommends that the greater part
of Allendale be developed at densities of not over 20 persons
to the acre.

The striking aspect of all the area around Allendale
1s 1ts great accessibility to New York and other important
cities of the region. This is combined with the acreage still
available for development, in spite of the enormous recent
housing boom, in practically all of the municipalities near
Allendale and in Allendale 1ltself., The paramount problem of
the whole region 1s seen to be the wise control of this vacant
land in relation to services, flnances and probable future
growth. :

Increasingly the communlties around Allendale are
raising their requirements for lot sizes, requiring more im-
provements and filnancial responsibility from developers and
coming to the realization that only gulded growth can save
their municipalities from intolerable problems and burdens.
Some of these communitles have already instituted acreage
zoning, in others half an acre 1s requlred for certaln sec-
tions. Even the smallest zones have been upgraded.
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Allendale's future will be governed by the way these
area influences affect it as well as by the steps it take as a
separate municlipality.

SCHOOLS AND OTHER PUBLIC DEVELOPMENTS

Allendale has one public school, well located for
the sectlon of the Borough west of the railrocad but accessible
to the eastern half only by the pedestrian underpass at West
Allendale Avenue and the vehicular and pedestrian underpasses
at West Orchard and West Crescent. It occupies a gite of
6.84 acres and is directly adjacent to the 12 acre mumnicipal
park which includes a baseball diamond, a small swimming pool
and other features. The swimming pool which is filled from
artesian wells is maintained by a volunteer committee of
clitizens.

The school has a kindergarten and eight grades.
From an average enrollment of 250 in 1941-42, pupils increased
to 317 in 1950-51 and the total enrollment of December, 1951
was 342. The bullding has been enlarged and the new addition,
opened in the fall of 1951 at a cost of $260,000, gives a
capacity of about 600 pupils. Should it, at a later date, be
necesgary to increase faclllities there 1s some sentiment in
favor of an additional school slte in the eastern part of town.

High school students go to Ramsey High School. Allen-
dale sent 99 students there in 1940 and dropped to 75 in 1945.
In 1949 the number was 95 and in the year ending in 1950 it was
97. In 1950-51 there were 92 high school students there from
Allendale. The Ramsey High School has a total enrollment thils
year of 900 and a capacity of 1300. Students come from Frank-
lin Lakes, Mahweh, Saddle River Borough, Upper Saddle River,
Waldwick and Wyckoff, as well as from Allendale and Ramsey.

Since all of the elementary children in Allendale
live less than two miles from the school, no expense for trans-
portation is incurred for them. Approximately $1,000 a year
is spent on transportation of 41 high school students to Ramsey
by bus and 33 elementary and high school students to parochial
school by public service busses.
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Municipal Buildings

Allendale uses as a municipal building for meetings
the War Memorial Bullding on Franklin Turnpike, a one-story
stucco building originally designed for a school in 1895 but
since rejuvenated. There 1s also a firehouse with a room
used for meetlings, a two-story stucco bullding erected in
1913. DNext to 1t is a new small Rescue Squad building occu-
pied by the Allendale Ambulance Corps. The town also main-
tains a public safety office used by the Borough Marshall.
Since all Borough officials are part time, records are kept
in their various homes, as there 1s no central headquarters
for the files and work of the Borough.

The public library 1s now housed in an attractive
one-story brick building bullt in 1926 and open on a part
time basis. '

Parks and Recreation

Besides the Municipal Recreation Park, the school
playground and a Memorial park, at the intersection of Brook-
slde, Mallinson and Park Avenues, once part of a real estate
development, there are two large private recreation areas.
Crestwood Lake, comprising 32 acres, is run on a commerclal
basis, drawing thousands of visitors from the metropolitan
area on & fair summer week-end. Besides the lake which 1s
used for swimming, with bath houses and a good beach, there
are a dancing pavilion, refreshment concesslons, pony rides,
a8 ten-acre parking lot and picnicking facilitiss. The bath
houses and toilet facilitles are inadequate to the crowds
that use them and requlre the constant supervision of the
health department to maintain sanitary conditions. The lake
is fed by the Ramsy Brook and is subject to flood conditions
in unusual storms. A recent one did considerable damage to
the municipal park across the road. There 1s also the San
Jacinto Swimming Club, privately operated wlth a 22-acre site,
a lake formed from the Hohokus Brook, bath houses and picnic
facilities. Thils appears to be well-maintained.

The Water Department 1s located on ten acres of
undeveloped woodland, with wells and water works and a rifle
range.

There sre three churches in Allendale, Methodist,
Episcopal and Catholic and numerous civic and social orgasni-
zatlons.
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BASIC PROBLEMS, GOALS AND RECOMMENDATIONS

Allendale faces four major problems in planning
its future development. The flrst 1s the best use of its
vacant land so that all new homes will be assets to the
Borough, enhancing its economic stabllity through sound
ratables and without creating avoidable municipal expenses.
A second problem 1s the maintenance and improvement of its
business area through better accessibility and more parking
space. In the third place, Allendale, like the rest of the
country, faces the problem of increasing school enrollments
which will place a strain on its financial resources. And
lastly, the protection of its present homes from deteriora-
tion because of poor street design and trafflc presents a
fourth problem.

It is to meet these problems with foresight and
Judgment, based on experience in many communities and a know-
ledge of the techniques and tools of planning, that this
study was undertaken. The need for a master plan for future
development 1s not confined to the large communities but
applies equally to small ones. In fact there is often a
more hopeful prospect of carrying it out in a small commun-
ity where the everyday problems are brought closer to the
people than in a large one.

A Sound Home Community 1s Goal

Allendale has established as a goal for its com-
munity the continuance of itself as a predominantly single-
family home community. It does not asplre to large estates
nor does it wish to be overwhelmed with low Ilncome, small
house families. It wishes to continue in its present char-
acter with a broad cross section of families predominantly
in the middle income group, interested in maintaining good
schools and enhancing the good life of thelr community while
keeping costs low by performing many volunteer services them-
selves.

The Broad Scope of Planning

The State of New Jersey specifically states in 1ts
enabling act that it shall be the duty of the Planning Board
to make and adopt a '"Master Plan." The State Department of
Economic Development and Conservation 1s continually urging
communities to prepare comprehensive development plans. The
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federal housing act of 1949 makes a plan a pre-requisite for
federal locans or grants for housing or redevelopment. Planning
appears so lmportant to many citizens that they support through
private contributions the Regional Plan Association of New York,
and others elsewhere. Bergen County has presented a plan for
the future land development of the county. What do all these
bodies mean by planning and why do they consider it so important?

Planning means basically a program for securing the
orderly development of the physlcal and public features of a com-
munity or area. The state act says that such a plan shall be
made for the purpose of guiding and accomplishing a coordinated,
ad justed and harmonious development of the municipality and its
environs which will in accordance with present and future needs
best promote health, safety, morals, order, convenience, pros-
perity and general welfare as well as effliciency and economy in
the process of development. It states that the plan must give
due consideration to the abillity of the municipality to carry
out, over a period of years, the various projects in the plan
without the imposition of unreasonable financial burdens. The
plan shall include adequate provision for traffic, recreation,
light and air, public utilities and other public requirements,
and shall promote safety, good civic design and arrangement
and the wise and efficient expenditure of public funds.

Planning Can Gulde Development

The essential purpose of planning is the future well-
being of the citizens of a municipality, taking into account
their wishes and needs and projecting them into the future in
terms of physical, gesographical, economic, flnancial and social
factors, in order to conserve values, and provide economically
for needed services which shall contribute to the functional
fitness of a community and protect and improve the life of its
residents. < The need of a community for varlous types of develop-
ment, residential, commerciasl or industrial, its probable growth
and the best distribution of its future growth determine the
location and extent of various zones, its major and minor street
pattern, the number and location of its public schools, parks
and recreation areas, the provislon, extension and locetion of
sewers and water supply. Whether a municipality needs six
elementary schools or four, fifty mlles of streets and sewers
or half that many, or perhaps no sewers at all, is determined
not only by the number of its residents but by the density and
distribution of their homes. The guidance of such development
can have a great bearing on the tax rate of a municipallty. The
acquisition of needed sites before development takes place can
save thousands of dollars.






1]

- 10 -

A plan 1is only the recommendation for such orderly
development. It must be followed by concrete actions of the
governing body and other municipal officials in establishing
wise zoning, subdivision regulation, capital budget progran,
etc. to become effective. It must secure the support of the
cltizens over a period of years. It must provide goals and
standards sufficient to serve as a guide over twenty or
thirty years but 1t must permit flexibility in the applica-
tion of i1ts principles to allow modification in detall as long
as the obJjective is served.

Over half of Allendale's land 1s vacant and therein
lies both its danger and 1ts opportunity. In determining the
best use of this vacant land consideration must be given to
probable population growth, to desirable uses other than resi-
dential, and to the determination of an urban service area in
relation to future lot sizes.

Necessity of Some Sewers Must be Faced

It is obvious that as Allendale bullds up further
1t will have to provide sewers in some portions of the Borough.
Already they are needed in the main business area. The divi-
sion of land into small lots will require them in residential
portlions when a certain density is reached. One of the great-
est economies Allendale can make is to limit such small lot
development to those areas which willl need sewering anyway and
prevent the spread of small lots in clustered developments
beyond that area. In that way every new house in such an aresa
will help to meet such expenses and new houses outside such
areas will not cause such expenses. Beyond this central area
is much more land than can be filled up by probable population
growth in the next twenty-five years. A conservative estimate
suggests that in that time Allendale will grow from its
present number of approximately 2600 to between 5000 and 6000.
That means homes for 900 new families, It has well over 900
developable acres at present.

A Flexible Time Period for Future Needs

Bstimating future population growth according to
what seems most reasonable and probable over a period of twenty-
five years, taking into consideration area influences, local
trends and opportunities for development, and counting on
reagonable control of development, enables planning to fore-
cast the needs which such & population will have for services,
schools and living areas. ©Such long range planning can
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determine broadly the costs of such services, In terms of
dollars relative to present day ones. Thus a financial pro-
gram can be developed to keep pace with the expanding popula-
tion and the provision of what it will need.

The main question remaining is the exact rate of
growth over this time period. Herea close watch must be kept
by the Planning Board and Borough officlals. However, since
both needs and ablillity to pay are geared to this growth, both
may be adjusted to the actual time 1In which such growth takes
place. If population should reach the target goal in less
than 25 years, the program can be speeded up, 1f it takes
longer the program can be slowed down.

Too short a look at needs will lead to inadvisable
and inadequate planning. Too long a look is impractical,
although homes, school bulldings and streets will last beyond
a 25 year period. Sound mortgage and bond investment practises
in general follow a 20 - 30 year time period and planning has
adopted the same standard. The exact year when needs must be
met remains flexible and can be determined as later checks con-
firm actual growth figures.

Guided growth, based on reasonable assumptions of
need and located to require the most economical provision of
capltal expenditures to meet inevitable needs willl insure an
economical community of high quality. Failure to do this
willl cause financlal chacs, unstable investment security, and
a community beset by avoldable problems. :

Thorndike, in his book "Your City" states that
growth will not improve quality, but improved quality will
cause growth of s desirable sort. It 1s to protect and im-
prove the quality of Allendale that this report presents a
plan for its future development.

RECOMMENDED ZONING

The plate shows the present development of Allen-
dale as to lot area per family. From this study it is seen
that one-fifth of Allendale's familles live on an acre or
more, over one-quarter are on lots from 18,000 square feet
to an acre and about one-half live on a lot from 7500 to
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17,900 square feet. In thls latter group one-third are on
less than 10000 square feet and two-thirds on more than that
amount. This leaves only 5 per cent of the families in
Allendale living on lesgs than 7500 square feet.

Present zoning requirements in Allendale for resi-
dential use require 40,000 square feet in the AAA zone, 18,000
square feet in the AA zone, 10,000 in the A zone and 7500 in
the B zone. Two family houses are limited to business or
industrial zones where they must follow the same yard and set
back requirements as the B zone.

Residential Zoning

The AAA and AA zones were egtablished last fall and
in the recommended zoning for Allendale these two zones are
retained, the A residence zone is set at 10,000 square feet
and the B residence zone is set at 7,500 square feet for one
family and 4,000 square feet for each family in new two to
four-family houses or in conversions to not more than four
families. An analysis of developable land in the zones so
recommended shows that there is room enough, aside from any
areas to be set aside for parks, schools, streets or other
public uses, or a new industrial zone, for at least 18 families
in the B zone, 264 new families at 10,000 square feet, 402 new
families at 18,000 square feet and 321 new families at 40,000
square feet, a total of over 1000 families which might be
added to Allendale. (The celery farm area was not included,
as being unsuited to residential development.) This, when
compared to the estimated 900 families predicted as the prob-
able growth over twenty-five years, shows that there is suffi-
cient leeway for a number of these familles to live on areas
larger than the minimum required by their zone for many years
to come.

In providing for 1ts public services and schools,
Allendale will be much better off to follow:

a. The pattern of concentration of small lot develop-
menit shown,

b. The reasonable limitation of the 18,000 square foot
zone to adJjacent areas where famllies can send
thelr children to schools conveniently located to
serve the denslty requirements of these two zones,
and,

¢. The balance of the land kept in acreage, with no
expectation of providing nearby schools within the
twenty-five year planning program.
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Zones for Business

The maln business area on the zoning map ls con-~
fined to the central portion of Allendale, with some of that
previously zoned for business placed In an industrial zone
and other parts returned to either A or B residence zones.
-While it mey seem at first glance that this involves curtail-
ment of the business zone, in practise this will actually be
extended through the clause 1n the recommended zoning ordin-
ance permitting non-residential parking in residentlal areas
where contiguous to business or Industriasl areas with certain
safeguards of paving, a fence to reduce headlight glare and
noise, proper design of entrances and exits and planting.
Since 1t is 1lmperative that further parking provision be made
for present buslness, the whole quality of the business ares
wlll be maintained and enhanced 1f these recommendatlons are
followed. A later plate shows this parking and business
development on a larger scale 1n conJunction with recommenda-
tione on a civic center.

Nelghborhood business areas at some distance from
the central area are suggested for retall convenience of
resldents around those areas. They should be strictly limited
in size and use and off-street parking should be required in
thelr development.

No Highway Strip Zoning for Buslness

It is snticipated that all of the business area in
Allendale will be primarily devoted to catering to the service
of its own residents. It should be malntalined in a sufficient
degree of quallty, accessibility and parking convenience to
hold their trade. The nearness of Allendale to commerclal
developments in Ramsey and Wyckoff, both considerably larger
than Allendale and capable of potential growth, and the com-
_mercial development of vacant land on Route 17 nearby make it
unlikely that Allendale will ever be the drawing center for
a large surrounding district. It is exceedingly important
not to strip zone any of the major traffic routes or to else-
where over extend the main business section beyond an amount
reasonably anticipated as necessary. To do so would be to
invite spotty development, with deterioration of otherwise
good resldential potentials and a diffusion of trading appeal
which would be InJurious to established business and consequently
to business ratablés.
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Light Industrial Area is Suggested

In addition to the areas zoned for industry along
the railroad, which follow existing development and zoning,
a new area for light industry 1s suggested along the short
portion of Route 17 within the Borough. A setback of 120
feet is advised, as well as a requirement for off-street
parking. Thils area is at present vacant, covered with light
woods, and remote from exlsting residential development, from
which it is separated in part by the low lying area draining ™
into the Allendale Brook. It is believed that light industry
in this location would find Route 17 a major advantage for
highway trucking and might well be of benefit to the Borough
in ratables and employment of high grade skilled workmen.

New Graduated Subdivision Regulations

Coupled with these zoning recommendations are ones
governing the subdivision of land. The Planning Board has
recently brought its regulations into an orderly procedure
by preparing blanks for the filing of proper data and the
steps to be taken in granting tentative and final approval.

The present subdivision ordinance and regulations require that
all streets have & minimum width of 50 feet, with a paved and
graded minimum width of 30 feet curb to curb, 10 foot side-
walks, curbs, catch basins and other drainage provisions. Shade
trees and lighting standards are at the dlscretion of the Plan-
ning Board. Percolatlon tests are required satisfactory to the
Borough and water mains are to be laid according to specifica-
tions of the Water Department. The Planning Board regulations
also include an enclosed garage required with every house; mini-
mum house sizes are establlshed and performance and maintenance
bonds are required.

In the subdivisions regulations recommended in this
plan for the best development of the Borough a distinction is
made between requirements for small lot subdivision, medium
lots and large lots. In the small lot zone it is recommended
that street pavings be 30 feet wide with curbs and gutters and
Ik foot paved sidewalks on each side. Fire hydrants, water lines,
storm sewer lines to the street, lighting standards and shade
trees should be required. Where lots are to be 18,000 square
feet or more the requirements for street paving may be cut to
26 feet with rolled curbs and sidewalks on one side only as
required if needed for walking to school safely. In the
40,000 square foot zone the paved street width may be reduced
to 22 feet with gravel shoulders in a 50 foot right of way. '
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Where drainage requires it or the grade is over 5 per cent,

full width pavement may be required. The obJect of this
differential in subdivislon requirements is to encourage the
development of spacious residential areas through an approxi-
mate equalization of costs iIn relation to size of lots and

thelr necessary servicing. A business or industrial sub-
division layout shall show the proposed off-gstreet parking areas.

THE EFFECT OF STREET DESIGN ON DEVELOPMENT

These recommendations are based on certain fundamen-
tals of deslign which have very definite relation to the future
development of the Borough. It 1s an accepted principle that
ma jor traffic should move easlily and directly between points
on streets of adequate width. The plate shows Franklin Turn-
pike and West Crescent Avenue as the maJjor north-south roads,
with Forest and Hillside Avenues and Brookside Avenue feeding
into West Crescent from the west and East Allendale Avenue
feeding into the Turnpike from the east. The matter of cross
circulation through the Borough has been one of the knottiest
problems under study, because of the elimination of the crossing
of the railroad at West Allendale Avenue and the consequent
detouring of all east-west traffic to the underpasses of West
Orchard Street and West Crescent Avenue. This has made the
business area inconvenient for access and together with the
dead end of West Orchard Street at Park Avenue has been a
ma jor obstacle to the smooth flow of traffic between the east
and west parts of the Borough, and the through traffic coming
from outside the Borough. Traffic has been thrown on streets
which should be retained as quiet residential ways.

Solution of Approach to Business Center

Consideration was given to the possibility of build-
ing a new underpass which could be linked with a street pro-
viding more direct access and the opening of West Allendale
as a grade crossing was also dliscussed but each of these pro-
posals was abandoned for reasons of cost, safety and lack of
ma Jor advantage. Instead the plate shows the continuation of
West Orchard smoothly into First Street, its continuation
through the projected but at present unbuilt portion of First
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Avenue and its connection with Hillside Avenue through the
buillding of a new portion between the school grounds and the
municipal park. It 1ls recognized that this separatlon of the
school grounds and park is not in accordance with the best
planning principles but the insurance of a direct smooth
traffic artery with its corollary advantages makes 1t seem
the best solution to the problem. A pedestrian over-pass to
connect the school grounds and park will take care of the
safety of school children. At its other end a new locatlon
brings West Orchard Street, after the underpass, in a curve
directly to the majJor business area on West Allendale Avenue
without the necessity of going around three sides of the block.
This will open up an extended business area and greater off-
street parking space. .With the lnclusion of Myrtle Avenue as
a main artery it provides the necessary circulation to the
business area.

For the major portion of east-west traffic from
outside the Borough a new highway to be built by elther the
state or the county is shown at the northern end of Allendale,
overlapping parts of Ramsey. There is at.present no such east-
west connectlon between State Hlghways 17 and 202, such traffic
as there is being forced into unsultable local streets in Allen-
dale, Ramsey and Waldwick. Such a highway would relieve all of
these municipalities from congtant annoyance and be of real
service to the motoring public.

Voiding Short Cuts Will Protect Home Nelghborhoods

Once adequate provision has been made for ma jor
traffic streets 1t 1is a corollary that it should be kept off
other streets. The principal means of accomplishlng this is
to elimlinate convenient by-passes and make 1t more convenient
to follow the established routes than to detour. This can be
done best by limiting the points of contact at which minor
streets intersect major ones and by avolding a cross-cut
grid pattern. While the eliminetion of by-passes may cause
annoyance to those accustomed to taklng them, the protection
that will be afforded residential nelghborhoods outweighs
this in value. Traffic 1s one of the most damaging factors 1in
mainteining residential values and peace of mind for parents
and the safety of thelr children. A glance at the plate on
streets wlill show the application of this principle to Park
Avenue at the intersections with West Crescent Avenue and
West Orchard Streets. In the northern part East Crescent
is slightly changed at 1ts intersection wlth the Turnplke to
keep north-bound traffic on the Turnpike. The plate also
shows the Interruption of Brookslde Avenue at the school.
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Coupled with these changes to existing streets are
examples of good street design for opening up undeveloped ‘areas
to good subdivision. These need not be followed exactly but
are 1llustrative of the best practises which involve the prin-
cliples stated above. Loop streets and dead ends with adequate
turn arounds glve protection as well as necessary service and
allow for adequate layout of lots.

It 1s not expected that the changes proposed will
take place over night but if it 1s remembered that the main-
tenance of existing residential values in the more built up
sections of Allendale 1s one of 1lts principal problems then
the Importance of glving serious conslderation to such changes
is apparent.

FUTURE SCHOOLS AND PARKS

In lookling ahead to future school needs, a léng
range view over twenty-five 1s preferable to a shorter one of
flve years or so. Bond 1ssues last for twenty to forty years
and school bulldings for longer. The ultimate distribution
of population, through zoning snd development, affects dlrectly
the location of school sites and their number. A school which
might be desirably located for existing population might be
entlrely off balance as more development takes place and addi-
tionel schools are needed.

For these reasons 1t 1s much wiser to project the
needs of the expected population total wilthin the twenty-five
year planning program and then take the necessary steps to
meet 1ts needs as development takes place in locations which
will be permasnently sultable. The number of children requir-
ing schooling, then, is estimated partly on the basis of this
expected increase.

The Age Factor in Forecastlng School Load

An even more important factor in estimating future
school enrollments, however, 1s the change in age distribution
wlthin the population, and the effect that a larger proportion
of famillies of chlld bearing age will have. The recent and,
so far, continuing high birth rate is directly related to the
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number of people born in the 1920's through 1928. These
people have been since 1943 in the child bearing age group

in greater proportion to the population than was true pre-
viously. As thelr children reach school age, the elementary
total will show an increase of 80 per cent above present en-
rollments and the four year high school group will be 125 per
cent above present totals at its peak. Fortunately for tax-
payers and school authorities, these peaks will decline as
the children born during the depression years, continuing

to decline in number from 1929 to 1934, and then remaining
fairly constant with only the slightest increase to 1940 can-
not but produce fewer children in the future. It is there-
fore reascnable to plan for greatly expanded school enroll-
ments continuing for a period, but because of an eventual
decline never to plan on taking care of peak enrollments.
Temporary overcrowding will be better for a few years at
that time than the overbuilding of the school plant.

The estimates on future enrollments presented here
represent a combination of this birth trend with expected
increases in population. Since people will move into Allen-
dale from the entire metropolitan area and even outside it,
the blrth trends have not been based solely on Allendale
births, or even on Bergen County ones, but on the trend for
the entire suburban metropolitan area.

1100 Families Forecast for 1961

By 1961 Allendale will most probably have 1,100
familles instead of 720, and the probable kindergarten
through eighth grade peak will reach 880 pupils. This will
decrease to 680 by 1968, as the smaller number of families
in the child bearing age becomes effective. In later years,
however, there will be another up-swing, as the present
children have their babies. The high school peak will come
in 1967-68, when there could be 1300 families in Allendale,
indicating a total of 350 four-year high school pupils.
Even though this reduces to 220 pupils by 197k, it will
create before then a serious problem not only for Allendale
but for the eight towns sending children to Ramsey High
School, all of which will have comparable increases. This
could mean a peak demand of 3600 high school pupils in the
district, with present high school capacity at 1300.

Flexible School Program Necessary

Since these school load totals are based upon wide-
spread support in Allendale for such measures recommended in
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this plan as proper zoning and the development of logical
service areas and thelr adoption as soon as possible, the
program proposed 1is most conservative. A delay of several
years in adopting acre zoning could force you into meeting
a much higher school population total. The figures are also
conservative in assuming that there will be a decline in
number of births after s peak 1952 blrth year.

The Board of Education must develop a school pro-
gram flexible enough to fit into now unknown factors both
as to exact child population and exact solution to the Ramsey
High School problem. Both for Allendale and for the Eight
Towns School district maximum flexibility will be provided
by Junlor High School facilities. The program suggested
here will allow maximum flexibility and still insure that
each step teken will fit Into a logical solution to long
range problems.

A Look at Various Grade Distributions
4

Allendale has 344 pupils in the current Kindergarten
through 8th grade enrollment, and 89 High School pupils. If
we check this distribution by grades we find 285 Kindergarten
through 6th grade elementary children, 81 of Junior High School
age, and 67 of 3 year High School age. This means that there
could be a peak K-6 total of 750 pupils in 1960, 260 7-9
grade Junior High pupils in 1964 and 200 10-12 grade High
School pupils by 1967.

Knowing that there will be a period of declining
enrollment six years after these peaks, but that later totals
wlll exceed these peaks, Allendale should not plan on further
expansion of the present school but should acquire property
now for a second elementary school east of the tracks and have
it ready for a normal capacity 240 pupil school by 1958. By
that time the present building could be used for 420 K-6 pupils
and the new one for the other 240 K-6 pupils the town will
have. The present building would serve further for the 140
Borough wide Tth and 8th grade students. As the elementary
peak period arrives in 1961 there may need to be some over-
crowding.

Since the elementary total will start droppling after
1961, the present school might be used for Borough wide Tth
to 9th grades, forming a Junior high school, and sending only
the three upper grades to Ramsey, which will have an increas-
ingly difficult problem through the peak enrollment periods.
In this event the new school could be added to and there would
be about 350 K-6 pupils in each school, the present one includ-
ing the 260 Jjunior high pupils.
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In the long range future 1t may prove deslrable
for Allendale to have a separate Junior high school building,
as the existlng school and the elementary proposed are needed
for the much later greatly increased elementary enrollments.
A slte suggested for this 1s the one shown on the corner of
East Allendale Avenue and Franklin Trunpike.

The Planning Board and the Board of Education should
work closely together 1in keeping a constant check on population
increases, pupll load trends, and capital. expenditure program-
ming so that Allendale can meet its school needs in time, in
proper relation to gll other needed expenditures, and with a
maximum economy.

Recreatlon Area Standards and Needs

A standard universally accepted for many years as
a desirable goal, partlicularly when applled to places with
small populeticns, is that 10 per cent of the total area be
in parks, playgrounds and other public recreational sreas.
This would mean for Allendale 179 acres. At present Allendale
has 12 acres in Recreation Park, one acre in Memorial Park and
flve acres In school playground, a total of 18 acres.

A stesndard recommended by the State Board of Educa-
tion of New Jersey for school sites is five acres plus one
acre for every hundred puplls for elementary schools and ten
acres plus one acre for every hundred puplls for Junlor or
senlor high schools. Allendale'’s present school site 1s two
acres short of thls standerd, in terms of present enrollment.
When it reaches its capacity of 536 pupils, it should have a
total of ten and one half acres instead of the present six
and one half. Its nearness to the Municipal Recreation Park
is a compensation.

The many open and wooded areas both in and near
Allendale and its two private swimming lakes and grounds have
created the 1llusion of more recreation area than 1s actually
avallable publicly. As time goes on this aspect will change
and 1t is urgent for Allendale to secure as soon as financially
possible at least a minimum emount of the land 1t should event-
ually have. This is particularly important for future school
sltes which will be needed as populatlion increases and will be
correspondingly unavallable as bullding proceeds.
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Correlation of School and Park Sites

A cardinal principle in recent park and recreation
planning and the only one which is sound economically is the
pooling of both municipal and educational resources in the
Joint or coordinated ownership and planning and the Joint use
of areas. The recommendations in thls report apply that
principle in the proposed park-school sltes which will not
be needed in the lmmediate future for new schools but will
be eventually and should therefore be reserved while still
vacant, in the meantime serving as either wlld or developed
neilghborhood recreation areas. These ghould in time be
developed for the diversified interests and activities of
all age groups in thelr localities and permit of sufficlently
extensive landscape treatment or use of natural wooded sec-
tions to screen them from adjacent residential areas. The
new school bulldings should be functionally designed for
maximum civic and recreational use by the community during
non-school hours as -well as for their primary educatlional
use and both school building and recreation area should be
a coordinated unit for indoor and outdoor use the year round.
Three such sltes are 1ndicated on the school-park plate.

They are located 1n the more outlylng parts of the Borough,

one on East Crescent Avenue near Harreton Road, one on

Hillside Avenue and one on Brookside Avenue.

.Preserve‘Wooded Areas

Begides these school-park aress, the preservation
of the 31 acres of naturally wooded land through which the
Ramsey and Hohokus Brooks flow and Join, adJjacent to the land
now owned by the Borough Water Works is needed to provide the
natural type of area useful for day camping, boy and girl
scouts, plcnicking, etc. An additional acre of park land
along either slde of Allendale Brook as it flows from the
main business area south near the suggested new road is
recommended for beautification.

After deducting from this total the amount of land
the new school buildings msy take up, all of these areas will
add 90 acres for playground, park and recreatlon use to the
18 scres now owned.

Crestwood Lake

The time mey come when Crestwood Lake is no longer
to be used as a commercial swimming area. At that time the

» Public Library
of Allendale, New Jersey
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County may wish to acquire 1t for its own use as a public
swimming and boating facility. While Borough ownershlip would
permit restricting i1t to Allendale residents and follow the
pattern established in Ramsey, Waldwick, Glen Rock and else-
where in Bergen, all of these places are larger than Allen-
dale and it is believed that the size and expense of acquisi-
tion, operation and maintenance of Crestwood would place 1t
beyond the financial ability of the Borough even though some
income might be realized. The present municipal swimming

pool in Recreation Park is reasonably adequate for local use
for some time to come. As a well run County area, Crestwood
would be a permanent asset both to Allendale and to the County.
If this does not materialize, it should go into high grade
residential development. It is assumed that if the San
Jacinto area ceases to be operated as a private swimming club
it too should be avallable for a high type residential develop-
ment,

In addition to the acquisition of Crestwood Lake by
the County, the area along Allendale Brook north of the celery
farm, and including the farm if it ever becomes commercially
unprofitable, might well be teken.over by the County Park
Commission, following its policy of retiring from private de-
velopment low lying wooded areas along brooks and streams un-
suitable for residential, commercial or industrial development.
Such a county park area would serve as a buffer to the indus-
trial tract suggested along Route 17 and provide care for the.
trees and stream instead of neglect.

OTHER PUBLIC NEEDS - A CIVIC CENTER

With its present firehouse and the Veterans' Memorial
Building available for meetings, the Borough does not face the
immedliate need for any additional public buildings. Its fire-
house, however, is a wooden structure about forty years old.
Looking to the future, the time will come when a municipal
building, however modest, and a new firehouse willl be needed.
As Allendale grows towards a population of 5,000, it will
want a central place to keep records, offices for one or more
full time municipal officials and for part time ones, and more
sultable council chambers.

Design for Business and Civic Center

The design on the plate opposite shows an attrac-
tive layout for a combined business and civic center. The new
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road curving up from West Orchard Street to West Allendale
Avenue not only makes a far better approach to the business
district but opens up possibilities for the location of a
small municipal building for administrative purposes, perhaps
with room enough for renting space to the post office, and a
safety building for police and firemen. Thils arrangement
would make the parking space along the raillroad serve both
these buildings and the business area. The landscaping of
the stream as it flows by would be a pictorial asset and
could be continued across the present West Orchard Street.

The increase in municlpal parking area 1is urgent.
While off-street parking will be required for new business,
this cannot be retroactive and it will be of advantage to
all taxpayers as well as shoppers to increase the convenience
of the central buslness area and lessen street congestion by
providing as soon as possible the parking areas shown on the
central area plate. These can be acquired by gift, lease or
deed, with Borough development and maintenance.

Will Stimulate Business

Such a development would enable the Borough to sell
the present firehouse location for business use. With the
increase in business which new accessibility and parking con-
venience will bring, it is to be expected that new types of
stores and improvements in present ones will follow each con-
tributing to the success of each other and Allendale's com-
bined business and civic center will make a vital contribu-
tion to the welfare of the Borough.

In addition to the civic center there will be a need
for better garage storage and a small maintenance repair shop
for Borough road and other equipment.

The land around the Memorial Building should also be
increased to allow better parking and landscaping.
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CARRYING OUT THE PLAN

No plan is of great value until a beginning 1s
maede in carrying it out. It must be translated from the
realm of ideas to action if 1t is to become effective. The
carrying out of a plan involves major policy decislons,
gsound financing and wise administration. The timely combina-
tion of all of these leads to the real achievements which
meke a plan valuable and a community desirable.

LONG RANGE FINANCIAL PLANNING

Munlcipal operation is blg business today. Over a
period of the next 20 to 30 years millions of dollars will
be spent whether Allendale follows a planned course or not.
One of the most misunderstood factors In community develop-
ment, however, is the cost of fallure to meet basic local
needs at the local level at the right time. It willl cost
more to maintain a street for 20 years than it cost to build
the street originally. Fallure to spend $5,000 for street
maintenance at the right time can result iIn the later expen-
diture of $50,000 for building a new street after lack of
malntenance has put 1t beyond repalr.

When to Bond and Why

Planned financing must start off with the defini-
tion of the most desirable ways of meeting various types
of Allendale needs. A careful pay-as-you-go plan for finan-
c¢ing has many desiresble features, as every city in the
country had to face the problem of paylng off past debt
during the depression years. Many cities went so far in
debt in the twenties with high interest bonds that they fear
bonded debt. This revulslon agalnst bonded debt, while a

- natural one, 1s guite parallel to the smaller scale opera-

tion of a family budget or the financing of a small business.
Any family or any buslness which embarks upon time pasyment
purchases of short-lived articles 1s bound to wind up in
trouble, yet few famllies would be llving in nice homes or
driving nice cars if it were not for the abllity to finance
such large items on time payment plans or long-term mortgages.
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Since so many community needs require a large
initial investment but last for many years, bonding for these
needs is in many cases more desirable than paying for them in
cash. This is such a common need that in most cases the states
regulate the length of time in which different types of improve-
ments can be paid for wilth bond issues, a safe rule being that
the reasonable expected life of the lmprovement should be at
least twice the term of the bonds. Certainly the cost of a
school which will be serving children 40 or 60 years in the
future can be shared by future users of that school as well as
by the people in the community when the school is built if we
are sure that our school planning is sufficiently long-range so
that future needs can also be met.

In New Jersey new schools and public buildings and
land acquisition for public uses can be normally spread over
a 40 year payment period. Additions to public buildings or
schools are limited to 30 year bonds, street improvements to
10 year bonds, and such ltems as parking meters and expensive
fire equipment may be bonded for as much as five years. These
limits are based upon the practical experience of many years
that the life of the improvement is consliderably longer than
the bond time limit.

Certainiy no one can quarrel with the need for main-
taining a cash pay-as-you-go basis on automotive equipment,
office equipment and all recurring annual smaller capital
expenditures.

Sources of Capltal Money

Cities deal in many types of capital needs and receive
the money to pay for these needs in many ways. One of the most
important considerations in any capltal improvement program
centers around this point. Some ltems will be amortized com-
pletely out of tax revenue money. Others will be paid for with
rebates of state collected taxes. Others will be amortized
from revenues of the improvement, and still others will be paid
for by benefitted property owners. Consequently, any capital
improvement program must differentiate between those which will
affect local taxes and those which will not.

A 20-30 Year Period

Early in this report the basic theory of developing
long-range overall plans for all communlty needs for a 20 to 30
year planning period, then controlling the financing in relation
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PRIORITY SCHEDULE OF CAPITAL IMPROVEMENTS

ITEM FIRST SECOND LATER BOROUGH  SCHOOL
PRIORITY PRIORITY NEEDS TOTAL SHARE SHARE OTHER
STREETS and UTILITIES
» Hillslde-Orchard 30,000 - - 30,000 15,000 - 15,000
. Orchard-Allendale 38,000 - - 38,000 38,000 - -
. Brookside-Crescent
Closing 6,000 - - 6,000 3,000 3,000 -
. E. Crescent-Franklin - 2,000 - 2,000 2,000 - - F
. E. Allendale - - 10,000 10,000 5,000 - 5,000
- Myrtle-Crescent - - 18,000 18,000 9,000 - 9,000
. Allendsle-Ramsey
Cross Connection - - 60,000 60,000 15,000 - 45,000
. Minor Street Redesign 5,000 5,000 10,000 20,000 10,000 - 10,000
. Sidewalks-Street Trees 28,000 30,000 57,000 115,000 15,000 - 100,000
. Maintenance 5,000 6,000 15,000 26,000 13,000 - 13,000
. Parking 10,000 10,000 10,000 30,000 30,000 - -
. Storm and
Sanitary Sewers 15,000 235,000 400,000 650,000 150,000 - 500,000
PARKS and SCHOOL PARKS
(Crestwood Lake - - 150,000 150,000 - - 15C, 000
. (Ramsey Brook - - 40,000 40,000 - - 40,000
(Celery Farm - - 60,000 60,000 - - 60,000
. W. Allendale-Mallinson - 6,000 - 6,000 6,000 - -
. Franklin-Cottage Place 30,000 - - 30,000 15,000 15,000 -
(Crescent-Harreton - 10,000 - 10,000 5,000 5,000 -
. (Hillside - 18,000 18,000 9,000 9,000 -
(Brookside - 10,000 10,000 5,000 5,000 -
. Franklin-Allendale - - 30,000 30,000 15,000 15,000 -
. Park Development 20,000 45,000 130,000 195,000 125,000 70,000 -
CIVIC CENTER
. Site 20,000 15,000 - 35,000 35,000 - - .
(safety Bullding - - 100,000 100,000 100,000 - -
. (Borough Hall - 120,000 - 120,000 120,000 - -
SCHOOLS
.. New Elementary School 300,000 - - 300,000 - 300,000 -
. Junior High or
Participation in
Ramsey Regional - - 300,000 300,000 - 300,000 -
. Routine Capital Needs 30,000 50,000 150,000 230,000 - 230,000 -
ADMINISTRATIVE
(Police Equipment 10,000 12,000 50,000 72,000 72,000 - -
. (Fire Equipment 10,000 12,000 50,000 72,000 72,000 - -
(Service Equipment 21,000 26,000 100,000 147,000 147,000 - -
TOTALS $578,000 $612,000  $1,740,000 $2,930,000 $1,031,000 $952,000$947,000
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to actual growth with a year by year capital budget, was pre-
sented as a practical answer removing the guesses from the
exact time period factor. One of the biggest problems in
taking a 20 to 30 year look at probable community capital
needs is the fact that such a loock 1s bound to show that
large sums of money will be needed. Taking this long-range
lock does not mean that Allendale 1s golng to have to spend
money because 1t 1s wise enough to do long-range planning.

It means that by taking thls long look it can save
money by being sure that every dollar that is spent will be
in scale with its ability to pay and that each need will be
met at the best time to encourage continuing private develop-
ment which will then make 1t easier to buy later needs. This
last factor is of great importance. It is only when people
of a community realize that public expenditures do not bulld
towns, but either encourage or discourage the investment
of much greater sums of private caplital by people wanting to
bulld homes, stores and factories, that we begin to see the
real importance of planned municipal financing. Few towns
realize that saving a few dollars by refusing to meet basic
needs may have effectively discouraged the investment of
millions of dollars of private capital in sound community
development.

The tabulation on the opposite page shows the many
types of capital needs Allendale must consider during the
next 30 years. It then breaks down these capital needs into
categories showlng sources of revenue to meet them. It also
shows all of these present and potential needs outlined and,
grouped into the rough classifications of first priority,
second priority, and later needs. Certalnly the placement
of any item in these various classifications is a matter of
Judgement. This results in a grand total during a 20 - 30
year period of $2,930,000 of which $1,031,000 is in Borough
needs met by taxation, $952,000 will be in school needs met
by taxation, $610,000 will be assessed against benefitted
property and $337,000 would be shared by the County park or
highway systems. ‘

Explanation of Items

Such a tabulation would be a blt confusing unless
one looked back and checked every map showing proposals, so
a brief description of each item is given. More extensive
discussion of the principles and reasons for each item will
be found in the general text on recommendations.
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The Hillside-Orchard connection is to run
north of the present school and connect these
two streets as a primary step in the Major
street plan. Only a small amount of this
need be in property acquisition since a large
part of it runs through school and Borcugh
property.

The Orchard Allendale connection is also part
of thils portion of the plan., This important
portion, making a smooth direct conmection to
the business area and Iincreasing present and
potential business values should be donated
or sold at a very reasonable price by the
affected owners because of the increased value
it will add to thelr properties, but a substan-
tial sum is included for land as well as for
grading and paving.

The Brookside-Crescent closing is suggested as
a Joint Borough-School improvement to elimi-
nate through traffic in front of the school
and better protect the residential properties
south and east of the school.

The East Crescent-Franklin proposal is to
discourage through traffic north on Crescent.
The Turnpike will carry all needed capacity
and properties in both Allendale and Ramsey
will be better protected.

The main approach to Allendale from Route 17
should be made more adequate and more attrac-
tive by smoothing out the curves in the
present streets and paving the roadway more
adequately.

The Myrtle-Crescent Intersection should be
widened and improved to eliminate the present
acute angle turn.

The County road system should be improved by
the development of the proposed Allendale-
Ramsey crogs-town route in the future.

The protection of resldentlial values possible
through the minor street redesign suggested
in the street plan Jjustifies Borough partici-
pation in this important Job.

As Allendale matures there will be greater
and greater demand for sidewalks and shade
trees. Most of this item will be paid by
assessments.
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The Borough share of street maintenance will
require annual capital expendltures.

Off-street parking, provided in time and in
sufficient quantity, can produce most profit-
able returns in encouraging good new business
to locate where each new business adds to
existing business values and will be attractive
and convenlient to all commuter resldents.

The plan offers ma jor protection against many
future sewer problems but present and future
development will require that the central area
be sewered and storm drainage problems must

be taken care of wherever needed.

Large parks suggested for long range develop-
ment by the State, County or Borough, as prop-
erties become available will add greatly to the
attractiveness of Allendale and serve to pre-
vent costly services to scattered residential
development.

An addition to the present municipal park ex-
tending it to the lot depth west of Mallison

is suggested.

The proposed schcocol-park on Franklin Turnpike
oppesite Cottage Place should be acquired Jointly
at an early date by the Borough and the Board
of Education.

Future school-parks 1n the north, north-west,
and south-west portions of the Borough should
be acquired Jointly by the Borough and the
Board of Education prior to development, as a
safeguard against their need when the Borough
develops fully.

The Franklin-Allendale site should be acquired
in the distant future as a school park in the
event the Ramsey High School situation Justifies
a Junior High school in Allendsale.

Park and schocol park development will require
annual capital expenditures.

The site for the proposed Civic Center and

ad Jacent properties should be acquired at an
early date.

A carefully timed program of meeting increasing
Borough space needs will Involve development
eventually of two functional bulldings. All
public safety functions, such as fire and police,
should be located in one building which at its
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first stage could also house administrative
functions. At a later period when more space
is needed an administrative building could be
provided. These should be modest but well
designed buildings.

21. The new elementary school proposed on the
east side of the rallroad on the Franklin
Turnpike opposite Cottage Place should be
ready for operation prior to the 1960-61
school peak. This should be designed for
future expansion as needed.

22, The Junlor High School ltem is brought to
attention to illustrate that some solution
will have to be found for upper grade puplls
as well as for elementary children. If no
upper grade expenditures are needed the amount
will probably have to be spent on a future
addition to the proposed new elementary school.

23. Any school system needs annual capital funds
for proper operation.

2k, Police, fire and service equipment will have
to be bought as population grows and as more
services are demanded and furnished.

Present Financial Conditions

After examining these long range amounts necessary
to meet present and potentlal basic needs we must now review
present financial conditions. '

Total tax assessments have increased from $1,976,804
in 1940 and $2,156,159 in 1950 to $2,348,374 in 1951. Land
assessments, however, are lower now than they were in 1940.
The actual figures for all assessments in 1951 were $574,T45
for land and $1,612,985 for improvements. Personal property
assessments were $279,725 of which $800 was on farm stock, $33,200
on manufacturing and $88,125 on business stock, with $157,600
on household personal property. Total exemptions were for
$130,380, making a net value taxable of $2,348,374. Three
pleces of vacant land were foreclosed. Farm stock was on two
properties only. There were 45 business firms and 89 tenants.

Outstanding bonds at the close of 1951 emounted to
$319,000 in school bonds, exceeding the debt limit of $267,289.
for both schools and the Borough. The total Borough debt was
only an authorized but not issued $785,47, but at present no
further debt can be incurred untll the school debt reduces.
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These school bonds will be paid off in 1968.

The Tax Rate for 1952 was $7.48 for each $100 of
assessed valuation as compared to $6.99 in 1951, though Borough
expenditures for 1952 are actually less than for 1951, $95,300
as against $97,366. The $18,975 reserve for uncollected taxes
raises this amount to $114,275. Allendale home owners, paying
an average of some $200 a year in taxes must remember that cheap
taxes can only mean a low standard of services.

County taxes increased from $18,682 in 1951 to $20,560
in 1952.

Total current school expenses for Allendale in the
proposed 1951-52 budget call for $112,420, as against $89,600 in
the preceeding year. Added to this is $2T,53O for debt service,
$12,475 for repairs, manual training and capital outlay, msking
a grand total of $152,725. $131,198 of this will come from the
school district tax, $21,526 from State Aid.

The Six Year Capital Budget

With the benefit of this long-range background a
practical gnd workable six year capital budget program can now
be approached. The basic thecry behind this six year program
is simple. We have taken long-range views of long-range needs
with as much foresight as possible but no one can predict the
future. We have based these needs on adequately serving a pro-
sperous community which will achieve a reasonable additional
growth. We can be reasonably sure that at some point in the
future our population targets will be reached, and when they
are reached all development will have to be adequately served.
The indefinite factor is the time period. As this growth
occurs there will be addftional ability to pay for capital needs.

We will know more about the actual rate of growth
next year and five years from now than we do today. By making
each year a slx year capital improvement program the Planning
Beoard can revalue all projects in the light of new and pre-
sently unknown condltions. A maJjor new factor which cannot
be foreseen today may mean an Increase in the rate of growth.
This will mean also, an increase in the need for new improve-
ments, but this will be accompanied by an increase in ability
to buy more lmprovements for the same tax charge. 1In such
a case the six year capital program would be stepped up at a
faster rate than shown on the following plate for a uniform
rate of growth. Similarly, a major depressing influence will
mean a slower rate of growth and a lowered ability to buy









FINANCIAL
FACTORS

8000

YOU CAN MEET YOUR BASIC| d
NEEDS WITHIN ALL DEBT L7 e
LIMITS 1F YOuU s o]

6000

CHOOSE TO P o
r\ / ...’.0

THERE WILL B
CONTINUING
BOROUGH a[
SCHOOL NEEDS

YOUKSCHOOLS,
WILL NEED l
THESE BONDS’
BY 1957 OR

4000

HUNDRED
WIH.BE

SN NEEDS THESE 107N
35 N~ N\BONDS BY 1954

2000 — i LN LA
'passsuT;qu_L
{DEBT /i §“a~s.

OFFIN|967

" THE BOROUGH - \

-

.- ANNUAL CAPITAL COSTS CAN BE KEPT
"AT THIS LINE WITHOUT RAISING

“:;;ﬁf,.rgxss — .

S
PAID

1982




- 31 -

improvements but more of the lmprovements can be deferred.
In other words, the long-range needs for any given target
population total can be.accurately estimated. The unknown
factor 1s really the assumed 20 to 30 year time period and
by thils continuous six year capital budget process the dan-
ger of having an unknown factor can be almost completely
eliminated as we are no longer dependent upon it. If new
factors cause Allendale to reach the target populatlion total
in 15 years the program 1s speeded up. If unfavorable factors
mean that it will be 4O years before the target toal is
reached the program will be slowed down. The important
factor is that the Borough will be in control of 1its course,
rather than being forced by each new development into new
unplanned expenditures. '

The plate illustrates this Important theory. As
new development occurs the total tax base will increase. )
For example, 1f Allendale keeps its present assessment ratilo,
as 1t grows from 71l families to 1600 its tax base will in-
crease from $2,348,000 to $5,300,000, and a $1 tax rate which
raises $23,480 now will raise $53,000 when it has reached the
larger population total. Its debt limit of $266,000 would in
the same way increase to $600,000. The amount it is spending
on Borough and School capital and debt charges this year could
be proportionately increased to $128,000 if it maintains the
same percentage of capltal costs as it grows.

The plate shows that as the bonded debt decreases
and the debt limlt and annual cash capital budget lines
increase Allendale will still be penalized by its low assess-
ments holding the debt limit down to a point where it will
not be able to meet its needs within the debt limit. As the
8ix Year Budget shows it could meet these needs as far as
annual tax charges asreconcerned with an actual slight decrease
in rate. The choice is yours in Allendale whether you ask
for permission to exceed the debt limit and force the Borough
into higher interest rates and inability to finance any
Borough improvements or ralse assessments to a more realistic
level. The latter course is strongly urged, and need not
penalize any one, as all the neighboring commmnities have
equal or greater problems in this respect, and will soon
elther agree to uniform assessment increases or be forced into
them. This big question mark can only be answered by a mature
citizen responsibility. 2Planned financing of needs is not
requiring that assessments be raised. The needs are suffic-
iently pressing to insure that they will be raised much higher
without careful planning. ;









CURRENT

FIVE YEAR TOTALS

ITEM BUDGET 1953 195k 1955 1956 1957 BOROUGH SCHOOL
STREETS & UTILITIES

Hillside-Orchard -- 11,000 4,000 -- -- -- 15,000 --
Orchard-Allendale -- -- 38,000 -- -- -- 38,000 --
Broockside Crescent

Closing -- -- -- 6,000 -- -- 3,000 3,000
Street Maintenance (2,000) 1,500 1,600 1,700 1,800 1,900 8,500 --
Minor Street

Redesign -- -- 1,000 1,000 1,800 2,000 5,800 --
Sidewalks -

Street Trees 1,000 1,000 1,000 3,000 3,000 9,000 --
Parking (6,000) 2,000 4,000 4,000 -- - 10,000 --
Storm Drain -- 3,000 3,006 3,000 3,000 3,000 15,000 --
Crescent Ave. Impr.(10,000) - -- -- -- - - --
PARKS-CIVIC CENTER
Frankiin-Cottage P1l.

School-Park Site -- -- 15,000 -- -- 15,000 15,000 15,000
Park Development -- -- 10,000 -- 6,000 6,000 22,000 --
Civic Center Land - - 15,000 -- 5,000 -- 20,000 --
SCHOOLS
New School -- -- -- -- - 300,000 -- 300,000
School Capital Needs(12,475) 5,000 5,500 6,000 6,500 7,000 -- 30,000
ADMINISTRATIVE »

Police Equipment (1,350) 1,500 1,500 2,000 2,000 3,000 10,000 --
Fire Equipment (1k,000) 1,500 1,500 5,000 -- 2,000 10,000 -
Service Equipment -- 3,000 3,000 4,000 5,000 6,000 21,000 --
TOTAL (45,825) 29,500 104,100 33,700 34,100 348,900 202,300 348,000
Borough (33,350%) 24,500 98,600 24,700 27,600 26,900 202,300 --
School (12,475) 5,000 5,500 9,000 6,500 322,000 -- 348,000

*Plus $5,000 in Improvement Fund.
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If we now examine the priority list it will be
apparent that the First and Second Priority capital items
should probably comprise the first 6 to 10 years of our
caplital budget. The later Needs items will be easier to
acquire if we have encouraged good continuing development
by buying the more urgently needed items first. The follow-
ing slx year capital improvement program is suggested for
study by the Pianning Board as a starting point for an
annual six year budget which should be presented to the
Council each year as one of the most lmportant continuing
planning functions. The more widely this process is under-
stood the more closely the capital budget recommendations
will be followed by the elected offlicials.

The program shown calls for a Borough bond issue of
$98,600 in 1954 with the required 5 per cent down payment
set aside in the capital funds for that year, and for a $315,000
school bond 1ssue in 1957 for the proposed east slde elementary
site and school. Iand acquisition for the Hillside-Orchard-
Allendale connections, Civic Center and Park land and the
Borough share of the new elementary school and park site are
glven a high priority. The tax impact of such a program shows
in the tabulation below.

1952 1953 1954 1955 1956 1957

Borough Cash Capital
Needs 33,350 24,500 23,600 24,700 27,600 26,900
Borough Debt Service -- -- 3,750 4,500 4,500 4,500

School Cash Capital
Needs 12,475 5,000 5,500 6,000 6,500 7,000
School Debt Service 27,530 27,000 26,500 26,000 25,500 25,000
Total 73,355 56,500 59,350 61,200 64,100 63,400

- On the surface this appears to be a large scale spend-
ing program. It should be easier, however, to understand that
planned financing is a large scale saving program. This entire
process of carefully planning both the needs and the financing
is most comparable to the everyday procedure followed by any
far-sighted family planning a new home or any well-run business
planning a new store or factory. Certainly in either of these
cases plans are carefully prepared and estimates of cost are
presented before any expenditure is made. Through this pro-
cedure the purchaser is sure that he wlll have the kind of
building he wants when construction 1g finished and will be
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able to pay for it. As a community, every resident and
every business in Allendale will profit from following this
same procedure instead of figuratively golng out and buying
a bilg picture window and a load of bricks and hoping that the
end result will be a house in the right location on the lot,
of the right size and design, and within the owner's ability
to pay for it.

ADMINISTRATION OF THE PLAN

The ultimate responsibllity of carrying out a
comprehensive plan for future development lles with the citi-
zens of a community through their understanding of and agree-
ment with its goals and basic principles. Their support of
the official bodies which take the step by step actions and
meke the daily decisions affecting the plan is essential to
its success. Each of the official bodies of the municipality
plays its own part in carrying out the plan: each supplements
the others and mutual cooperation and confidence between them
is most important.

The Planning Board

The preparation of the master plan, as it 1s called
in the state statutes, is the responsibility of the Planning
Board. Members of the Board have had many meetings with the
consultants on the findings and recommendations embodied in
this report. The next duty of the Board is to study and
evaluate these final recommendations so that it may be ready
to hold public hearings on its adoption. Before this is done
it is of‘ten advisable for members of the Planning Board to
discuss the report informally with various citizen groups
around town, so that the questions may be answered and any
modifications thoughtfully considered. The Planning Board
has enough copies of the report to make possible its wide-
spread distribution and this 1s a most important part of its
public relations responsibility.

In some places an entire report such as this one
has been adopted by a Planning Board as its Master Plan. In
other cases action has been confined to the adoption of an
offlicial map, showing the major street pattern and location
of present and future public buildings, schools and park and
recreation areas. To this might well be added the urban
gervice area. A public hearing must preceed such adoption.
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It is also possible for the Borough Council to adopt a
Master Plan by ordinance but this is not necessary and
adoption by the Planning Board by resolution makes it

much easier to incorporate any later changes which may

seem desirable. Once the Master Plan has been adopted, all
public bulldings to be erected, public lands to be purchased,
public expenditures of a capital nature, new streets, zone
changes and subdivisions should be submitted tc the Planning
Board for review, not so much because such procedure is re-
guired by law as that such a review will be of help to muni-
cipal officials in relating such proposals to the master
plan, which serves as a yardstick and guide. Each such pro-
posal should play its proper part in overall Borough develop-
ment so that each will contribute to the ultimate goals. The
locations shown in this comprehensive report are not neces-
sarily final and indispensible locations and in some instances
alternative sites in the same general area may be feasible,
Each, however, has been carefully studied and selected to
find the best present solution to a particular problem in
relation to the overall picture.

After the conslderation and adoption of the master
plan the Planning Board should proceed with the text and map
for a new zoning ordinance. It should hold a public hearing
on this too and then present recommendation to the Borough
Council in the form of an ordinance. After this has been
passed the Board should adopt the revision of its subdivision
regulations to bring them in line with the new zoning ordi-
nance.

Continuing functions of the planning Board are to
keep informed of all new development in the Borough and any
conditions which might cause reconsideration to be given to
present proposals. The land use map should be kept up to
date and new streets, subdivisions and buildings entered on
it. Careful check should be kept on the growth 1n ratables
and a new capital budget should be prepared each year cover-
ing a five year period. In this way improvements for both
municipality and school district can be kept in relation to
each other and within the Borough's debt capaclity. State and
county highway plans should be checked periodically to see
that they do not affect the Borough adversely. Both state and
county highway departments are ready to give consideration to
local opinion when it is sound and for the purpose of carry-
ing out a planned future development program.
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Public relations 1s a majJor function of the Planning
Board and one which has a great deal of 1nfluence on the pro-
gress of a municlpality towards good development. Keeping in
touch wlth new citizens as they arrive in town should be a
periodlc affalr; they might be sent special invitatlions to
attend a specisasl meetling at which the general obJectives,
techniques and procedures were discussed. Another device
which the Planning Board might use would be the sponsorshlp
of a townwide annual meeting to evaluate the progress the
town has made each year. Each of the various bodles or officlals
could make a brief but interesting report of what has been done,
how many new homes or businesses had been bullt, the increase
in ratables, maJjor or minor proJjects undertaken, and a look
forward to what llies ahead. Thls would keep citlzens reminded
of the goals the community had set itself and how these goals
had been advanced. It would stir officials and government
agencles to self evaluation and awareness of the on-going results
of thelr policles and actions. It would help to tle together
separate actlons and give a sense of direction and progress to
all the citizens.

The Borough Council

The adoption of the zoning ordinance and map, after
its consideration by the Plamning Board, will be the flrst
and most important step of the munlcipal government in carry-
ing out the plan for the best future development of the
Borough. The sooner this can be done the safer the Borough
will be from unsound development. The Borough Council will
realize the part that capital improvements play 1n making a
town desirable and the wisdom of acquiring land which will
be needed in the future while it is still vacant. From such
an appreciation the Council will move to the development of
central parking plazas as a means of maintaining business
values and ratables as well as serving the convenlence of
Borough residents. It will take action for the development
of any new sections of major streets and as opportunity
arises and nelghborhood sentiment becomes aware of the advan-
tages 1t can move to change the minor street pattern so as
to protect homes from too much treffic and 1ts attendant
hazards and nulsances.

The Borough Councll can see that the spirit and
requirements of the zoning ordinance is falthfully carried
out by the Building Inspector in the granting of bullding
permits and occupancy certificates and in hils keepling sasware
of uses to which existing bulldings are put so that there
shall be no zoning violations. The Building Inspector is
the first line of defense In carrying out the provisions of
the zoning and bullding codes. The strictest supervision
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over sanitary and drainage provisions in new developments and
the adequacy of exlsting or new sewage disposal methods

should also be carefully checked by the proper officials so that
incipient problems may not develop Into ones which involve the
Borough in unnecessary expenses or spoll good development.

In its provision for operating expenses the Borough
Council can include an amount sufficient to secure good
Borough officlals who will have time and ability to discharge
these duties.

By 1ts attitude towards citizen groups the Borough
Council can utllize or alienate volunteer help and understanding
in carrying out many projects which willl advance the community
in its best development. The planting of library and school
grounds and parks, with attractive flowering shrubs and trees
might be a volunteer projJect well worth some citlzen groups'
interest. Gifts of land might come about if owners understood
the need. In a community like Allendale a sense of participa-
tion is not only possible but more than usually desirable.

The Board of Adjustment

A most necessary part of the officlal functioning
of a municipality is the Board of Adjustment. This 1s because
no general rules can be falr to every citizen in every sltua-
tion and there must be some body to make exceptlons when
there is genulne hardshlip and when the intent of the zoning
ordinance is not violated. There should be close llason be-
tween the Board of AdJustment and the Planning Bosrd so that
the purpose of the zoning provisions and the effect which
an exception will have may be clearly realized by the Board
of AdJjustment. A growing policy is to use the Board of AdJjust-
ment under certaln circumstances as a Judgement board, also,
not confining it only to matters of variance. The state enab-
1ling act provides that the Board may "hear and decide ......
special questiocns referred to it by ordinance." In the case
of industry, for example, it is practicelly impossible to
make a list which will exclude all undesirable forms of
Industry and permit all deslrable ones. Changes in methods
of manufecture and in structure of buildings make such lists
obsolete as time passes, or new products appear. The deter-
mination of whether a particular industrial use 1s deslrable
or undesirable, according not only to the product it manu-
factures but the way in which it manufactures it, is an
example of such Judgement power. Certain standards must be
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given the Board in granting 1t such powers but more and more
it is found that the best results come from the making of
indlvidual decisions according to the cilrcumstances of each
particular case.

The Board of Education

Ordinarlly the Board of Education is not thought of
as part of the planning process. Yet its need for providing
schools can be drastically affected by the zoning pattern.
Its help and support, therefore, in establishing sound zoning
is in its own interest as well as in that of the community
itself. A sound zoning pattern consistently followed will
enable the Board to plan more wisely and economically for
future needed facilities, The cooperation with municipal
authorities in the Joint planning and use of schoocl, recrea-
tion and park sites 1s most important in securing adequate
and well located grounds without needless duplicatlon of
expense. Its willingness to be gulded by the Planning Board
in looking at the town as a whole, and in making long range
plans for future needs will enable the Board of Education to
secure sltes while available which will be suitably located
for ultimate growth. The quality of education offered and
the adequacy of school bulldings and grounds has a definite
effect on the deslrablility of the town as a future residence
for its present citizens and in attracting new ones who will
be an asset to the communlty.

THE COMPREHENSIVE WORKING PLAN

The preceding pages have discussed the separate
recommendations for Allendale. On the opposite plate these
recommendations are combined to give a complete overall
picture of the future development of Allendale, showing the
ma Jor and minor street pattern, park and school sites, resi-
dential, commercial and industrlal areas and a civic center.
The interrelation of each part 1s thereby made evident. This
overall development plan 1s the gulde the Planning Board and
Borough Council will have before them when making decisions
regarding the future use of land, public services and major
expenditures.
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Urban Service Policy is Urged

Ma Jor declsions facing the Borough should be made
a8 soon as practical. One 1s the adoption of an urban service
policy through which the Borough declares that sewer services,
whenever provided, will be restricted to the small lot develop-
ment Indicated In the central part of the Borough. Until
such sewers are provided the greatest care should be taken to
see that sanltary disposal arrangements are satlisfactory from
& health and englneering point of view and building permits
should be refused when there is any doubt. Too many communi-
ties have found themselves facing State Board of Health orders
to provide sewers because of fallure to safeguard the community.

The adoption of the revised zoning msp and ordinance
will reinforce this policy by delimiting the areas of various
lot requirements in line with thls urban service principle.

The purchase of future school and park sites while still avail-
able as vacant land is most Important and will prove a maJjor
economy. The promotion of a limited amount of light industry
located as indicated will aid in Increasing Borough ratables,
provided 1t 1s of a high grade type and does not encourage the
settlement of low pald workers.

Citizen Support is Imperative

To do all these things the Borough officials will
need the understanding support of all the residents of Ailen-
dale. These recommendations have been made to save the tax-
payers of Allendale money and to provide for them an increas-
ingly attractive, orderly and economically developed communlty.
The members of the Planning Board and Borough Council give many
long and unrealized hours to promoting the welfare of the
Borough. The responsibilities they assume in planning for 1its
future are heavy and sometimes misunderstood by voters who
take a short look at things. Seemingly innocent acts often
have long range repercussions. It is to help in seelng that
each step along the way leads to the desired goal and does not
set a wrong precedent that a community needs a comprehensive
plan for its development, to secure for it the best possible
future. Such development will protect the investments resi-
dents have in thelr homes and local buslnesses. The license
to develop as any landowner wished has long been superseded by
a realization that the public good is paramount. The recommen-
datlons in this report try to be falr to a1l types of develop-
ment, through an equalization of subdivision requirements and
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through the placing in each category of land use ample
amounts for any probable population Increase. Too rapid
growth especially of a type requiring urban services creates
terrific problems for a municipality and a school district.
Allendale will do well to avoild them.

Carrying out a plan for future development is a long
range proposition. Some steps need to be taken immediately.
Others walt until the ausplicious moment. It 1s the hope of
the consultants that those who read this report will see a
picture of a future Allendale setting an example of self-
determination and forethought, exhibiting cooperation between
official bodies and between officlals and citizens and creat-
ing an environment In which all residents can take pride in
the orderly, adequate and economical provision of public
gervices and the convenlence and beauty of the community.
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