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INTRODUCTION

The Municipal Land Use Law requires that every Master Plan include a Land Use Element.
According to Municipal Land Use Law N .J.S.40:55-D-18, the Land Use Element is intended to
show “the existing and proposed location, extent and intensity of development of land to be
used in the future for varying types of residential, commercial, industrial, agricultural,
recreational, educational and other public and private purposes or combination of purposes
and stating the relationship thereof to the existing and any proposed zone plan and any
proposed zone plan and zoning ordinance.” The Land Use Element is also required to state its
relationship to other Master Plan elements and the natural conditions of the municipality as

well as recommend standards for population density and development intensity.

The 1972, 1987, and 1996 Long Hill Township Master Plans, and the 2003 and 2013
Reexamination Reports consistently highlighted the goal of preserving Long Hill Township’s
essentially low-density semi-rural residential character, distinctive villages, vast open space
network, tree canopied streets, wetland areas, river corridor and sweeping topographical
characteristics. The community’s unique character was recognized in 1992 when the New Jersey
State Development and Redevelopment Plan classified Long Hill Township as Planning Area 5,
which is the least highly developed area of the state.

Since 1996, master planning in Long Hill Township has also sought to preserve the township’s
deep historical roots and rural past, going back to the early 1700s. Those goals are also central
to this Master Plan.

The 2013 Reexamination Report concluded, “Since the adoption of the 1996 Master Plan and
the 2003 Reexamination there have been very few changes in the assumptions, policies,

and objectives forming the basis for the Master Plan and Development Regulations.”

Recent socioeconomic and demographic trends, described below, however, raise the need to
re-consider the potential for growth for Long Hill Township in order to provide new, and
different housing options for current residents as well as individuals and families who might

choose to live in Long Hill Township in the future.
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Changing Socioeconomic and Demographic Factors

An analysis of recent socioeconomic trends strongly suggests that the approximately 70-year
span of suburban sprawl may have crested. In many New Jersey communities the pattern of
suburban sprawl is being replaced by new patterns of living and working more in keeping with
the concept of development based on smart growth principles, including the location of mixed-

use walkable neighborhoods located near existing mass-transit facilities.

The impact of this shift is noticeable in recent demographic data that reveal a population shift
away from the counties to the west of Morris County, specifically Hunterdon, Warren and

Sussex, closer towards to the urban centers to the east.

A further challenge is presented by changes in the age demographics in Long Hill Township,
mirroring comparable changes in Morris and Somerset counties: the significant increase in
retirement age families 55 years or older. Many of members of this Baby Boom generation,
(residents born from 1946 to 1964) may wish to remain independent longer, rather than moving

in with younger relatives or into age-restricted or assisted living quarters.

This change is exacerbated by current economic factors, notably New Jersey’s taxes, the highest
in the United States, the overall high cost of living and real estate in New Jersey, and current
projections for slow economic growth in New Jersey for the next decade. Any of these factors
can potentially limit the ability of Long Hill Township’s aging Baby Boomer population to be
able to retire in place in Long Hill Township. They similarly limit the ability of Millennials
(born in the 1980’s and 1990’s), to afford property in Long Hill Township.

For 55+ year-old residents considering retiring in place, critical factors to consider are:

e Manageability: Empty-nesters who no longer see the need for a large house on large

parcels of land may prefer to live in a more manageable residence.

o Affordability: Larger houses and properties generally have higher maintenance costs and
property taxes than smaller houses. Smaller properties create affordable and accessible
alternatives to larger residential lots, while reducing infrastructure and service costs for

the municipality.

e Accessibility: Smaller houses and apartments offer affordable and accessible alternatives,
allowing individuals to remain in their communities following retirement. Housing
located near retail, dining, and social hubs allows individuals to remain connected to

their community without needing a car.

Revised final draft 10-20-16 2
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o Safety: Older residents may feel safe knowing that neighbors can easily “check in” on

one another.

e Mix of uses: Putting different types of destinations (residential, employment, shopping)
near each other means that multiple purposes can often be accomplished in a single
trip, and that more types of trips can be taken by non-motorized means or by a shorter

drive.

Significantly, these broad trends also align with what appear to be the emerging home buying

and community preferences of Millennials.

e Living in denser, more diverse urban-like villages offering a mix of housing and

shopping close to their doorstep.
e Ample opportunities for social interaction within their immediate neighborhood.

e Walkable neighborhoods — Millennials are less amenable to the car culture that defined

Baby Boomers.

e Excellent schools and easy access to a combination of active and passive recreational

opportunities.
e Ready access to mass transit.

In viewing the adequacy of Long Hill Township’s residential land uses, two trends suggest

longer-range challenges for the Land Use Element to consider:
¢ Changing life style preferences away from traditional “suburban” living

e The need for moderately-priced housing to meet the needs of both retirees and

young homeowners entering the housing market.

As Long Hill Township’s population continues to age, the ability to attract new, younger
families while also meeting the needs of aging residents has become a critical planning issue for

the township.

Re-defining Zoning Districts

Finally, as highlighted in the 2013 Reexamination Report, changes in uses and development
patterns within zones have taken place within Long Hill Township over the decades. As a
result, a number of zoning districts within the township contain a mix of different, and at times
incongruous uses. Some specific uses, such as those in the current Office Zones, are no longer

economically viable. Changing planning priorities have created the need to redefine the various
Revised final draft 10-20-16 3



89  zoning districts within Long Hill Township and adjust bulk requirements to properly reflect

90 the prevailing bulk standards within these zoning districts.

91  The intent of this Land Use Element is to create more rational zoning that will increase the
92  percentage of conforming lots within their respective zones to more closely align with the
93  Purposes of Zoning in Municipal Land Use Law, N.J.S. 44:55D-2. These changes will

94  significantly reduce the necessity for owners to get variance approval to develop their

95  properties.

96 A number of lots throughout the township are split between two zones (Typically “R-“ and “C”.
97  The original intent was to zone wetland and flood plain portions (at the rear) of the lot as “C”
98  to prevent their future sub-division and/or development as well as indicate potential lots that

99  might become part of a township-wide trail system.

100  With wetland protection and flood-plain avoidance ordinances passed since the 1996 Master
101  Plan, these portions of the spilt-zoned lots are well-protected, and much of the split-zoning is

102  no longer necessary.

103  Establishing walking/bicycle trails within the township remains an important objective of this
104  Master Plan. Locations for current and proposed trails are fully described in the Recreation
105  Element of the Master Plan.

106  This Land Use Element describes those proposed changes to zone districts. A table listing all
107  the changes to specific properties appears on p. xx. The related revision of the Zoning Map, to

108  be adopted by the Township Committee follows on p. xx.

109 Protecting Long Hill Township’s Natural Assets

110  Much of the northern part of the township is occupied by the Great Swamp National

111 Wildlife Refuge while the Passaic River and its flood plain meander along Long Hill's western
112 and southern boundaries. Long Hill Township has experienced significant flooding during

113  major storms over the past decades, with significant cost to local residents, owners of

114  commercial establishments, and government facilities. Through this period the severity and

115  frequency of flooding has increased, in part due to years of environmental degradation of the

116  Passaic River Basin and Great Swamp, and in part due to changing weather patterns.

117  Since the creation of the 1996 Master Plan and its related ordinances governing environmental
118  regulation and stormwater management, a central planning goal has been to preserve, protect
119  and enhance the natural resources of the Township and to make environmental issues a central

120  part of the planning process in Long Hill Township.
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The township has made progress in reducing the township’s vulnerability to flooding by
limiting runoff from new development while increasing the environmental protection of the

Great Swamp and Passaic River watershed.

The 2013 Reexamination Report highlighted the need for specific further action to protect the

township from catastrophic flooding. Specific recommendations included:

e Prohibiting any new construction in the flood plain except for that which has the

potential to reduce flood damage.

e Investigating and actively seeking all available federal, state and county funding to

buy flood impacted properties.
e Removing structures from abandoned properties in the flood plain.

¢ Continuing river de-snagging and maintenance with local, county and state

resources.

e Investigating the value of exempting single family homes from critical area setback

requirements for both principal and accessory uses.
These proposed initiatives need to continue to be actively pursued.

Long Hill Township continues to need to enforce stringent stormwater management controls

while also looking for ways to lessen the impact of flood damage to public and private property.

Protecting Long Hill Township’s Historical Character

The same sustained focus needs to continue in preserving the strong historical roots in in many

areas of the township.

e Millington, before the creation of the National Gypsum Plant, now occupied by TIFA
was a small, charming rural village. Older residents can still remember the tree-lined
streets and historic homes that existed where the current factory buildings now sit

along Division Avenue.

e Stirling was created as a planned worker’s village in the 1880s with a regular

gridwork of streets, a neighborhood school, and local churches.

e Meyersville has retained some of its historical character as a hamlet and farming

community situated at the junction of two historic roads.

Revised final draft 10-20-16 5
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e Valley Road was once farmland. There are older residents who can also remember

harvesting hay as children in the field where the Valley Mall now sits.

e Long Hill Road still retains much ofits historic character and many of the townships

oldest homes.

Previous master planning emphasized the goal of “ensuring that new development is
compatible with...existing residential areas and established neighborhoods.” This Master Plan
continues to strongly endorse this goal as it applies to Long Hill Township’s residential

neighborhoods, unique villages and historic roadways.
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158  Specific Planning Issues

159  Inaddition to the more general challenges above which the Land Use Element addresses, this
160  plan proposes solutions for the following specific problem. The location of these problem areas

161  can be found on Map 3-x and Map 3-x .

162 e The TIFA, Runyon and Barrett’s Roofing Sites in Millington: Runyon and Barret sites
163 are preexisting commercial sites, while TIFA is a site zoned as light industrial. The
164 existing uses do not fit the overall character of the village. The aging industrial

165 facades of the various TIFA and Runyon buildings are not in keeping with

166 architectural design standards specified in Long Hill Township Land Use Ordinance
167 Section 152.

168 e The Thermoplastics sites on both sides of Valley Road: these will become preexisting
169 nonconforming industrial sites whose use does not fit the planned commercial uses
170 for the Downtown Valley Business Zone. Their aging industrial facades are not in
171 keeping with architectural design standards specified in Long Hill Township

172 Ordinance 152.

173 e Opver the decades an incongruous mix of uses has developed within the largely

174 commercial area of Valley Road between Main Avenue and Morristown Road.

175 Currently this area is a patchwork of business zones with different bulk

176 requirements, scattered office zones and a light industrial zone, combined with

177 multi- and single family housing, public-serving and conservation zones. In 2015, a
178 revised Master Plan for the Valley Road Commercial District was adopted by the

179 Planning Board and the township’s ordinances were revised to support this plan.
180 This Land Use Element incorporates those change.

181 ¢ In addition, some uses included in previous Master Plans, notably the “Office Zone,”
182 are no longer appropriate, given market-based changes and the current excess of
183 office space in New Jersey.

184 e Include statement on Housing and Fair Share Plan [To be completed and

185 incorporated once final ruling is delivered.]

186  The recommendations in this Land use Element specifically address these challenges.

187

Revised final draft 10-20-16 7



188

189

190

191
192

193
194

195

196
197
198

199

200
201

202
203

204

205
206

207

208
209

210
211

212
213
214

LAND USE GOALS
This Land Use Element specifically establishes the following overall Land Use Goals:

Zoning

1. Adjust zone boundaries and bulk requirements to conform to the existing character of

neighborhoods.

2. Define new zoning districts that more closely align existing uses with desired future uses,

notably the intent to foster walkable mixed use residential and commercial neighborhoods.

Environmental Impact

3. Continue to require that new development and re-development throughout Long Hill
Township fully meets the stormwater management and flood hazard mitigation

requirements of all applicable ordinances and regulations.

Neighborhood-Centered Development

4. Make walkable neighborhoods a priority within Long Hill Township villages, including, but

not limited to these criteria:

e A center: Walkable neighborhoods have a center, whether it's a main street or a

public space.
e People: Enough people for businesses to flourish.

e Public transportation: Access to public transit to serve the needs of local residents

and visitors.
e Parks and public space: Adequate public places for people to gather and play.

e Pedestrian design: Buildings are close to the street, parking lots are relegated to the

back.

e Neighborhood-related businesses: Uses that meet the shopping, social, and dining

needs of local residents while also attracting out-of-town consumers and patrons.

5. Encourage development of these walkable villages in ways that meet accepted walkability
standards via sidewalk access: a %4 mile radius includes fundamental lifestyle necessities; 2

mile radius (10-minute walk) includes access to active and passive recreation.

Revised final draft 10-20-16 8
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6. Encourage commercial uses specifically related to life-style preferences of both older
residents who want to retire in place and younger residents seeking walkable neighborhood

housing

Commercial Development

7. Develop a Downtown Valley Business Zone that is highly accessible to pedestrians,
bicyclists, transit and automotive modes of travel and as a place where people stroll, walk,
talk, work, attend cultural and entertainment events, buy food and drink and conduct civic

and other business.

8. Actively encourage and support new commercial development and re-development in the
Downtown Business District that is oriented to the shopping and service needs of residents

from within the township and adjacent communities.

9. Actively encourage and support new commercial development and re-development within
the villages of Millington and Stirling that is primarily oriented to the shopping and service

needs of customers from within the township, in terms of both design and use.

10. Require new commercial development and re-development within the hamlet of
Meyersville to be carefully limited in scale with the unique characteristics of that district, in

terms of both design and use.

1. Analyze and update on-site parking design standards to relieve parking congestion in

commercial areas.

Density

12. Maintain the existing low density of Long Hill Township, currently averaging 725 people per
square mile throughout the township except in those areas where an appropriate increase

would be consistent with the other goals of this plan.

ZONE DESIGNATIONS

Zones in the existing Official Map, Zoning Ordinances, and Master Plan have been deleted or
significantly modified in this Land Use Element to make them more accurately reflect the
actual character and use of properties within these proposed zones and to make the township’s

zoning more consistent with the Purposes of Zoning in MLUL:

e The “O” Office Zone has been deleted, and the permitted uses for that zone

incorporated in the revised commercial zones.

Revised final draft 10-20-16 9
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The former “B-2” and “B-3” Zones on Valley Road have been incorporated into the

new Valley Road “B-D” Downtown Valley Business District.

The “B-1-5” Zone has been replaced by the “SV” Stirling Village Zone, the “M” Zone
has been replaced by an expanded “MV” Millington Village Zone, and the “B-1-20” for

Gillette has been incorporated into the new “B-G” General Business Zone.

The “R-MF3” Zone is renamed “MF” (Multifamily), and the “R-MF, R-MF-2 and SC”

zones are collapsed into the “TH” (Townhouse) and “MF” zones.

The residential zones “R-1, R-2, R-3, and R-4” have been renamed, respectively, “R-45,
R-30, and R-20” to be more descriptive of the character of the residences in that zone
based on minimum lot size. A fourth residential zone, “R-10” was added to identify

lots with a minimum lot size of 10,000 square feet.

The “P” Public Zone has been more accurately limited to refer to public-owned
buildings and a new zone “MP” Municipal Park added to identify active and passive

recreation facilities and parkland owned and maintained by the township.

The rationale for these changes appears in the discussion of each zone.
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Office Zone

Office Zone (“0”) Description

The Office Zone was created in the 1996 Master Plan to “encourage generally non-retail
commercial development [in] designated areas of the Valley Road corridor...the Barrett Roofing
Company site in Millington...and two parcels near the southeast corner of the Valley
Road/Mountain Avenue intersection.” Since 1996, the growth of office real estate has expanded
to the extent that there is now an excess of un-occupied office space within the state, limiting

the economic attractiveness of these uses within small, separate, isolated zones

The largest of the areas designated in 1996 as an “Office Zone” on Valley Road, the former Kurz

property, is now township-owned land dedicated to recreation.

In the “B-D” Downtown Business District Element adopted in 2015, offices became a permitted

use anywhere within that zone. That designation is continued in this Land Use Element.

Office Zone Recommendations
1. Re-designate environmentally constrained properties formerly in the Office Zone as “CE

Conservation Zones.

2. Re-designate the former Office Zone containing part of the Kurz Tract that is now public

recreation. (Central Park) MP Zone.

3. Dissolve the Office Zone in Millington into the surrounding Millington Village Zone. (Table
LU-1.2)

4. Create a new “B-G” General Business Zone that will encompass miscellaneous former Office
Zones and B-1-20 Zones now scattered along Valley Road, Mountain Ave. and Elm Street.
(Table LU-11.4)

5. Dissolve the Office Zone in Gillette into the new adjacent B-G Zone and R-30 Residential
zones, as appropriate. (Table LU-11.3)

Revised final draft 10-20-16 11
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CONSERVATION ZONE

Conservation Zone Description

The Conservation Zone (“C”) is the largest of the land use zones in the township. It is primarily
intended to identify the substantial public undeveloped parkland holdings in Long Hill
Township. These include the lands within the Great Swamp National Wildlife Refuge, as well as
lands owned by Morris County and the State of New Jersey. It also contains large privately held
land parcels, including residential lots of 3 acres or more, that exhibit many of the same

environmental constraints to development as the undeveloped parkland.

The township derives much of its character from the open fields, wooded tracts, wetlands,
flood plains, farmland, and very low density residential development that are the principal

characteristics of the Conservation Zone.

The Long Hill Township Master Plan continues to endorse the continuing mission to produce
effective, enforceable, detailed legislation to preserve the Great Swamp’s water quality and
quantity, diversity of plant and animal life, and opportunities for recreation. The Great Swamp
Watershed Association remains involved in local planning along with the individual towns in

the watershed, including Long Hill Township.

The central objective of the Conservation Zone, therefore, is to conserve and enhance the rural
and natural character of these areas as well as to take all appropriate environmental protection

measures necessary to preserve the many natural resources throughout these areas.

The Conservation Zone also became a catch-all zone to address a range of uses not immediately
related to the overall purposes of his zone, notably public-serving uses such as schools and the

Senior Center, government-owned parking lots, developed municipal recreation and parkland.

In addition, a number of small isolated residential lots within the C Zone more properly belong
in the adjacent R Zone to make them more consistent with the character of other neighboring
properties. The remainder of the undersized residential lots are scattered and will continue as

non conforming lots within the C Zone.

This Land Use Element addresses these and other discrepancies as specified in the

recommendations below.

Revised final draft 10-20-16 12
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Conservation Zone Recommendations

Zoning Changes

Rezone lots that have public buildings, including schools to the “P” Zone. (Table LU-2.1).

Rezone the public-serving Senior Center, Community Center and American Legion
properties to the “P” Zone to be consistent with other comparable public serving uses such
as the first aid squad building and firehouses. (Table LU-2.2).

Remove government-owned parking lots at Millington station and firehouse now in the “C”

Zone to the “P” Zone. These are intensively developed and undersized as currently assigned
to the “C” Zone. (Table LU-2.3).

Rezone lots that have municipal recreation and parkland to the “MP” Zone. (Table LU-2.4).

Rezone undersized developed residential lots to the adjacent residential zone where
appropriate residential zones are contiguous. See “Single Family Residences” below. (Table
LU-2.5).

Rezone isolated undersized undevelopable municipal-owned vacant land to adjacent zones.
(Table LU-2.6).

Rezone the current storage yard at the end of Railroad Ave. from the C Zone to the General
Business Zone. (Table LU-2.7).

Add to the “C” Zone all qualified farmland because qualified farms are, by definition,

commercial operations, and these are prohibited in residential zones (Table LU-2.8).

Add undevelopable wetlands in downtown Stirling to the contiguous “C” Zone. (Table LU-
2.9).

10. Add Isolated “R” zone lots to contiguous “C” zones to rationalize zone boundaries. (Table

11.

12.

LU-2.10).

Establish a new light industrial overlay zone on the east side of Morristown Road between
New Jersey Transit and Madison Avenue to allow continuation of current uses established

when those parcels were part of the earlier Economic Development Zone. (Table LU-2.11).

Add oversize private residential zone lots to contiguous “C” zone to rationalize zone

boundaries and remove split zoning from those lots. (Table LU-2.12).
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13. Retain isolated undersized private residential lots in the “C” Zone if they are surrounded by

other “C” Zone lots. See “Single Family Residences” below.

14. Retain isolated commercial/industrial use lots in the “C” Zone as non-conforming uses.

Usage Recommendations

15. Continue to require that any development within this zone meets all applicable

requirements for protection, conservation, and enhancement of the natural environment.

16. Actively explore ways to collaborate with public, governmental and private landowners
within this zone in developing the potential economic value of ecotourism to better

capitalize on the township’s under-leveraged economic assets on this area.
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SINGLE FAMILY RESIDENTIAL ZONES
Single Family Residential Description

In the 1996 Master Plan, the Land Use Element identified three separate single family residential
zones encompassing virtually all of the existing single family residential areas of the township

with the exception of residential uses permitted in the “C” Zone.

¢ The Low Density Single Family Residential category with a minimum lot size of

45,000 square feet and its minimum lot width of 150 feet.

e The Medium Density Single Family Residential category with a minimum lot size of

30,000 square feet and minimum lot width of 150 feet.

e The High Density Single Family Residential category, with a current minimum lot

size of 20,000 square feet and minimum lot width of 100 feet.

An analysis of single family housing revealed a significant issue regarding the number of

undersized lots within these three zones (See Appendix XX “Housing Analysis.”)

Once exclusions are made for homes in density-modified subdivisions, incidental or permitted
residential units in commercial and village zones whose bulk requirements are defined by
those zones, 39% of the homes in these residential zones do not conform to their current
zoning bulk requirements. This high percentage of non-conforming lots is detrimental to good
planning practices. Creating a higher percentage of conforming lots is strongly consistent with

the purposes of Zoning in the Municipal Land Use Law.

Single Family Residential Recommendations

This Master Plan proposes to remedy these zoning discrepancies as follows:

1. Re-designate the Residential zones to make identification easier and to more accurately

describe the size of homes within each zone.
e R-2to “R-45" (45,000 square feet as the minimum lot size).

e R-3to “R-30” (30,000 square feet as the minimum lot size).

2. Create a new smaller residential zone “R-10” (10,000 square feet as the minimum lot size) to
encompass many of the older homes in the township that are smaller than the 20,000

square feet minimum permitted in the current R-4 Zone.
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10.

11.

12.

13.

14.

15.

16.

Where large concentrations of undersized lots exist, rezone the entire neighborhood to the
next smaller residential zone or to the new “R-10” Zone. Some conforming size lots may also
be involved, but the intent is to maximize the number of lots in an entire neighborhood or
block which will henceforth be conforming. (Tables LU-3.3A, 3.3B, 4.3A, 4.3B, 5.3A1, 5.3A2,
5.3A3, 5.3A4 and 5.3B)

Move to the “C” Zone all qualified farmland parcels which are currently non-conforming

uses in residential zones (Tables LU-3.4 and LU-4.4)

Move oversize residential lots to contiguous “C” zone to rationalize zone boundaries and

remove split zoning from those lots. (Table LU-3.5).

Add isolated residential lots to contiguous “C” or larger-lot “R” zone to rationalize
neighborhood boundary or eliminate spot-zones and split-zone lots. (Table LU-4.6A, LU-
4.6B, LU4.6C, LU5,6B and LUs5,6C).

Move developable parkland lots in existing “R-“ Zones to “MP” (Table LU-4.7 and LU-5.7)
Move Multi-family use in existing “R-4” zone to “MF” (Table LU-5.8)

Move nonconforming use commercial and industrial lots on Railroad Ave. to the “B-G”
Zone. (Table LU-5.9)

Move undevelopable wetlands in downtown Stirling to the contiguous “C” Zone. (Table LU-

5.10).

Move one vacant commercial use and one split-zone lot in the “R-4” Zone to “SV”. (Tables
LU-5.1A and LU-5.1B)

Move undersized developed residential lots in the “C” Zone to adjacent Residential zones

where appropriate “R” zones are contiguous. (Tables LU-3.12 and LU-5.12)

Discontinue the Gillette “O” Zone and add scattered single family residential lots in
commercial or multi-family zones to a contiguous “R” Zone in order to have consistent

zoning within local neighborhoods. (Table LU-4.13 and LU-5-13)

Add a small residential neighborhood from the “B-2” commercial Zone to “R-10” (Table LU-
6-14)

Rezone isolated undersized undevelopable municipal-owned vacant land to adjacent “R-
“zones. (Table LU-3.15, LU-4.15 and LUs5.15).

Remove split zones from residential lots. (Tables LU-3.16A, LU-4.16 and LU-5.16)
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17. Density Modification subdivisions will remain in the current zone and must meet all the
setback and coverage requirements of that zone or the approval they were granted as part

of density modification.

It is the intent of this land use plan that future development in each of the four single family
residential zones as defined in this plan take place in a manner that is sensitive to and
reasonably compatible with the existing development pattern in the area including lot size and
dimensions, house placement, front setback, visual style, road improvements and preservation

of the natural environment.

No new development in these areas should be permitted at an intensity that is inconsistent
with the basic zoning parameters of the zone district in which it is located unless statutorily

required variance proofs are satisfied.
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MULTIFAMILY RESIDENTIAL ZONE

Multifamily Residential (“MF”)Description

The multifamily residential category of the land use plan recognizes the numerous townhouse,
apartment and other multifamily residential developments that now exist or have been
approved for development throughout the township. These properties help diversify the

housing opportunities in Long Hill Township.

Previous zoning designated these properties as:

e R-MFi1 This “multi-family” zone permitted both condominium and rental units. It

included 4 townhouse-only only and 1 rental only development

e R-MF2 This “multi-family” zone permitted both town houses and garden-apartment
style rental only units within the same development. These rental units typically do not
include in-unit garages and separate driveways. It included 1 mixed residential and

commercial use development

¢ R-MF3 This “multi-family” zone permitted rental only units. If included one large and

several small developments in downtown Stirling

e TH This “townhouse” zone permitted townhouse units only. It included one

development.

e SC This zone includes the town-sponsored low-income senior and handicapped

complex.

This Land Use Element simplifies and rationalizes the zoning categories for Multifamily
Residences to make them more accurately describe the different multi-family residential

neighborhoods in Long Hill Township.

The TH Zone will include all Town Home developments. These typically are intended for
separate ownership and include separate driveways and in-unit garages. These are often

referred to as “condominiums”, but the use of this word will be discontinued.

The MF zone will include garden apartment style rental units, where the building itself has a
single owner. Parking is in common lots. Individual units may be accessed via separate

exterior entrances or hotel-style interior corridors.
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Multifamily Residential Recommendations

1.

10.

Reduce the number of zones from 5 to 2 zones: “TH” and “MF” zones.

R-MF1: Move four townhouse developments to “TH” zone and move one rental
development to “MF” (Table LU-7.2 and LU-8-4)

R-MF2. Move one lot containing a affordable housing rental building to “MF” and merge the

lots containing town house units into “TH”. (Table LU-7.3 and LU-8.4)

R-MF3 Add rental development/lots currently in R-MF1, R-MF2 and R-MF3 to a new zone to
be named “MF”. (Table LU-8.4)

SC This is a one-time development by a town-sponsored agency. SC will be moved to “MF”
to keep consistency with the other multi-family rental developments. (Table LU-8.5) Adjust

design, use and bulk standards for “MF” to encompass the current SC Zone’s standards.
Add Multi Family lots currently in R-4 to the “MF” zone. (Table LU-8.6)

Remove incidental single family houses currently located in multi-family zones to adjacent
“R” or village zone. (Table LU-8.7)

Town House development Community Association lots are split between zones. Assign
them to the “TH” zone to conform with the rest of the development. (Table LU-7.8)

Adjust bulk standards for the “TH” Zone to encompass the current R-MF and R-MF2 Zones’

standards.

Where a town-house style development with rental occupancy (rather than condominium
ownership) is permitted within a village zone, consider adopting specific new use and bulk

requirements for that use in that zone,
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476 PUBLIC ZONE AND MUNICIPAL PARK ZONES
477  Public Zone (“P”) Description

478  The Public Zone was created in 2002. Prior to that, most of the municipal government
479  buildings and parks had been located in the “C” Zone. For most of the lots involved, this was
480  inappropriate from both a use and bulk point of view. The “P” Zone has been adjusted only

481  once since 2002.

482  The “P” Zone is intended to encompass - government-owned buildings The “P” Zone also
483  include properties owned by public service organizations. The Land Use Element recommends
484  expanding the zone to rationalize prior omissions and update the zone to include current and

485  planned uses.

486 It is recommended that any property in a “P” Zone that is now not a public use be rezoned to

487  an adjoining or another more appropriate zone that reflects its intended use.

488 Public Zone Recommendations

489 1. Add the Board of Education properties to the “P” Zone. (Table LU-9.1)

490 2. Add the Community Center (public service) to the “P” Zone as described in the Downtown

491 Business Element. Add the Senior Center and American Legion buildings, currently non-
492 conforming in terms of use or bulk standards_in the assigned “C” Zone, to the “P” Zone to
493 make them consistent with comparable uses. (Table LU-9.2)

494 3. Add all New Jersey Transit railroad properties to the “P” Zone. This cures a mapping
495 dilemma since the railroad is currently used as the dividing line between adjacent

496 residential/business zones. (Table LU-9.3)

497 4. Add government-owned parking lots to the “P” Zone. These are intensively developed and

498 undersized as currently assigned to the “C” Zone. (Table LU-9.4)

499 5. Rezone lots currently in the “P” Zone with private commercial and non-public uses to an

500 appropriate zone. (Table LU-9.5)
501 6. Move Kantor Field, Stirling Lake and Meyersville Field from “P” to "MP". (Table LU-9.6)

502

503
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504 Municipal Park Zone (“MP”) Description

505 The new “MP” Zone is intended to encompass township owned active and passive recreation

506 facilities and parkland maintained by the township

507  The primary difference between the “C” and “MP” zones is that lands within the “MP” Zone
508 used for active and passive recreation are maintained by the township and those in the “C”

509 Zone are intended to be un-maintained and “forever wild.” For this reason, parkland owned by
510 Morris County, the State of New Jersey, and the USFWS remain in the “C” Zone.

511  Inthe 1996 Master Plan, the “C” Zone included some municipal parks. In this plan, all

512  municipal parkland, including recent Open Space acquisitions, are designated “MP”, whether
513  developed or not. The specific decisions for conversion of any parcel from passive to active uses
514  is left to the township Committee. Guidelines for these decision are included in the Recreation
515  Element of this Master Plan (q.v.).

516 Municipal Park Zone Recommendations

517 1. Add government-Open Space acquisitions intended for public use that will be maintained
518 by the township to the “MP” Zone. (Table LU-10.1)

519 2. Add the Little League ball fields (developed parkland) to the “MP” Zone as described below
520 in the Downtown Valley Commercial District. (Table LU-10.2)

521 3. Add all publicly owned lots at Stirling Lake, and the Turtle Rock Park (developed parkland)
522 to the “MP” Zone. (Table LU-10.3)

523 4. Move-Stirling Lake, Kantor Park, and Meyersville Field to "MP" from "P.". . (Table LU-10.4)
524 5. Move Eloise Phifer Park to "MP" from “C”. (Table LU-10.5)

525 6. Add two lots at the intersection of Valley Road and Main Avenue from the current zone to

526 create a future park as described in the Downtown Valley Commercial District. (Table LU-
527 10.6)
528
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DOWNTOWN VALLEY COMMERCIAL DISTRICT (“B-D”)

Downtown Valley Commercial District Description

The Downtown Valley Commercial District Plan herein referenced as “Downtown”
encompasses the area in and around Valley Road between Main Avenue and Morristown Road,

Plainfield and Bay Street as shown in Map XX.

Millington Village, Stirling Village and the Meyersville Hamlet each have their distinctive
centers unique to their respective areas. The center of business activity for all of Long Hill and
surrounding towns, however, has been the business district along Valley Road. Before the 2015
adoption of the Downtown Valley Commercial District Element of the Master Plan, that
business district had been divided into six distinct zoning districts, with different purposes and
standards. The goal of this Master Plan is to encourage development of this vital corridor and
center of commerce in a comprehensive way to encourage a sustainable, aesthetically pleasing,

successful and vibrant downtown area as the the economic center of the community.

Currently primary business activity is situated along Valley Road and consists of two shopping
centers and individual development including retail, office, limited industrial and residential
uses. The architectural style and visual look and feel of the area reflects decades of un-planned
development, resulting in an unattractive, unharmonious mix of newer buildings co-existing

with older structures.

As part of that development, Valley Road was widened over the years creating the anomaly of a
multilane highway section incongruously placed in the midst of what is still a two-lane, tree-
canopied street throughout the rest of the township. Residents have long expressed a desire for
a central open concept shopping square that is conducive to strolling, outdoor eating, and

relaxing and that has access to parking outside of the immediate shopping area.

Recent Changes

Since the 2013 Master Plan Re-examination Report was written, several changes have taken
place that reinforce the concept of a downtown oriented planning area. These changes were
incorporated in the 2015 Downtown Valley Commercial District Element. Other downtown
changes have been the acquisition of the Mathew G. Kantor Memorial Park and the large tract
of land located at the northeast corner of downtown across from Town Hall with plans to

develop walking paths and new recreational facilities.

Finally, The Township Committee has acted to create a Redevelopment Zone for specific
properties East of the intersection of Valley Road and Main Avenue in Stirling.
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The Future Vision

The vision for Downtown Long Hill is that of a vibrant hub of community activity. We envision
a future in which the area is highly accessible to pedestrians through connecting pathways and
sidewalks. Downtown will be a place where people will come to stroll, shop, work, attend

cultural and entertainment events, enjoy food and drink, and conduct civic and other business

activities.

Downtown should be planned to strengthen its role as an economically sustainable commercial
center that provides many of the goods and services that township residents need on a daily

basis and also be a magnet to people from the surrounding region.

Consistent with this vision, traffic patterns should be redesigned to allow this area to evolve
into a community focal point rather than just a through road. It should evoke a sense of place
on a human scale consistent with the semi-rural nature of the remainder of the town and

especially the tree-lined residential sections of Valley Road to the east and west of Downtown.

As opportunities arise through redevelopment in the future, consideration should be given to
complete street approaches that enable safe, convenient and comfortable travel and access for
users of all ages and abilities regardless of their mode of transportation. East-west links parallel
to Valley Road, like Bay Street, should be created for non-automobile passage between areas

within Downtown.

In the future, appropriate north-south connections between Downtown and the other
township centers should be established, such as between the public uses on either side of

Valley Road west of Morristown Road.

Long Hill Township's dedication to a its historical and rural roots should be evidenced in our

Downtown by a commitment to:
e Environmentally friendly and green building practices

e Asa park like setting with tree lined streets and a sensitive balance between economic

viability and environmental friendliness.

e C(Careful integration of revised zoning ordinances with updated design standards to
ensure that future development and re-development happens in ways that support the

goals for the Downtown area.

We recognize that sections of Downtown flood as demonstrated by the seven one hundred year
storms Long Hill Township has experienced since 1999. Flood hazard areas are shown on Map
3. In addition, Valley Road is surrounded by flood hazard areas of the Passaic River and its
Revised final draft 10-20-16 23
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tributaries. As a result, this Master Plan highly recommends the utilization of stormwater
control and management and other appropriate flood mitigation practices to ensure that the

area remains commercially viable.

Challenges to Achieving the Vision

The linear, highway configuration of the Downtown area, the two malls, the stand-alone nature
of many established businesses such as the two malls, and the area’s many environmental
constraints, all make it unlikely that the Downtown area will, as a whole, evolve over time into

a self-contained “walkable” commercial center.

The primary ways this vision may, therefore, be achieved is through careful, appropriate lot
consolidation and new development, where possible, to create smaller clusters of properties
that meet this vision’s intent. These could include industrial sites and adjacent small buildings
and older commercial uses on the north side of Valley Road. In addition, where existing
buildings no longer meet the designed setbacks for this area, consideration might be given to

using that empty space in ways that advance the vision for this area, such as for outdoor dining.

Similarly, the incongruous mix of architectural styles for existing buildings within this area
makes it difficult to easily and feasibly create a more visually attractive, architecturally
coherent downtown. The primary immediate goal for visually improving Downtown therefore,
should be to actively encourage planting of street trees and other landscaping enhancements to
make this section of Valley Road appear more visually harmonious with the rest of Long Hill

Township.

An additional challenge is the lack of uniformity of lot sizes along Valley Road which impedes

the coherent development of the area.

Downtown Valley Business Zone Recommendations

The following changes support the Vision Statement above and are based on a background
study completed by the Master Plan Committee entitled “A Study of the Primary Business
Zones and their uses along and surrounding Valley Road in the Township of Long Hill”, March,
2015. Seventeen meetings between September 2014 and March 2015 were held that led to the

Vision Statement. Appendix xx
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Zoning Changes

10.

11.

Combine portions of the B-2, B-3, LI-2 and O Zones along Valley Road into a new Business

Downtown Zone (“B-D”) to allow office, commercial and retail uses. (Table LU-12.1)

Insure that land use ordinances permit uses in the “B-D” Zone that are substantially similar

to the uses currently permitted in the B-2, B-3 and O Zones.

Define a Planned Shopping Overlay (“PSO”) that has bulk standards that are substantially
similar to the previous B-3 Zone. Use this overlay where the B-3 Zone currently exists to

continue existing permitted uses and bulk standards in the Shop Rite Center and Valley
Mall. (Table LU-12.4)

Define a small lot Residential Zone (“R-10") on Metzler Place and the adjacent corner
properties on Plainfield Rd. (Table LU-12.5)

Define a Limited Industrial Overlay Zone (“VIO”). The intent of this overlay is to bring
those affected properties into conformance without allowing additional industrial uses in
the future. The only permitted uses should be those existing currently - garden supply,

warehouse, small-scale manufacturing and small-scale construction. (Table LU-12.6)

Add the lots at the intersection of Valley Road and Main Avenue to the “MP” Zone because

the area is prone to localized and very severe flooding. (Table LU-12.7)

Add an overlay zone to be called the Passaic Valley Overlay Zone (“PVO”)_on the south side
of Valley Road and north of Bay Street between Poplar Drive and Plainfield Road which
would allow an increase in lot coverage and lesser setbacks between principal buildings to

encourage shared parking and fewer curb cuts. (Table LU-12.8)

Add the existing commercial lot on the north side of Valley Road west of Main Avenue
adjacent to the B-D Zone to the Zone.

Correct a small split zone line issue that bisects an existing building on Block 10515, Lot 1.01.
The adjustment will remove the split zone line that currently runs through the building and

will zone the entire building and property to be part of the “B-D” Zone. (Table LU-12.9)

Correct other split-zone issues by deleting or adding zone splits as appropriate. (Table LU-

12.10)

Consider rezoning the industrial properties on the east side of Warren north of Valley Road

for possible inclusion in the B-D Zone.
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Attracting Businesses to Downtown

Improve township facilities such as sidewalks, pocket parks, benches, pathways, public
parking, downtown-oriented signage and sewer availability to encourage and attract high

quality businesses to the area.

Develop Plainfield Road from Valley Road to Metzler Place as a commercial area consistent

with the Vision for the rest of Downtown.

Establish a Downtown epicenter between Poplar and Plainfield and develop this local area
into a desirable place to visit. Encourage visitors to park-and-walk by removing natural or

manmade barriers that inhibit the free flow of pedestrians between businesses.
Encourage businesses to exploit recreational opportunities on the Passaic River.

Encourage a balance and mix of uses that will support each other to promote “park and

stay” shopping behavior.

Community Improvements

6.

10.

Permit residential uses above the first floor in this Zone.
Allow visitor lodging such as a bed and breakfast and/or small hotels.
Connect the Library and Town Hall to Valley Mall to encourage walking and bike access.

Provide sidewalks or walking paths to connect surrounding residential zones to the

Downtown area.

Create a walking and biking pathway between Downtown and Stirling Village.

Environmental Improvements

Mitigate flood damage through stormwater control and management and other appropriate
flood remediation practices to enable the Downtown to be a viable commercial area. See

Map xx.

Require pedestrian-friendly amenities such as suitable street furniture where appropriate

for all new Downtown projects.

Require recycling and bicycle parking facilities for new projects where appropriate.
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5.

Ensure that new development and redevelopment within the “B-D” Zone maximizes tree
and vegetative planting in accordance with the Valley Road Landscaping Master Plan in

order to promote softening and greening the area.

Encourage “Green” building practices and LEED building practices.

Roadway Improvements

1.

4.

Connect Bay Street to Plainfield Avenue to create a walkable Downtown loop and develop

”» «

the area to encourage a “park and stay,” “pedestrian and bicycle-friendly” environment.

Encourage use of existing signalization for new development and discourage new
signalization of intersections on Valley Road. Where possible, replace existing standard stop

lights and other street fixtures with more attractive context sensitive fixtures.

Reduce the number of entrances, driveways and curb cuts within Downtown while
encouraging interconnections between parking areas through strategies such as shared

parking and revised bulk requirements that do not adversely affect stormwater runoff.

Retain Valley Road as a two-lane road with appropriately-placed turning lanes.

Design and Architectural Standards

Require parking to the rear and side of buildings.

Adjust the front yard setback in Downtown to bring buildings closer to the street, evoking a

Downtown feel.

Use uniform signage to increase the visibility of prominent destinations such as “Downtown
Long Hill”.

Require that building entrances face roadways or wide pedestrian pathways.
Encourage lot consolidation.

Encourage in-fill development.

Continue existing Lighting Ordinance standards to control excessive light.

Update architectural design standards as part of the Land Use Ordinances to insure that
the look and feel of the zone district achieve the goals of this Master Plan Element in

emphasizing pedestrian-oriented rather than highway-style design characteristics.
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708 9. Encourage second floor commercial use to minimize lot cover with shared parking

709 strategies and possible increase in FAR.

710 Recreation and Leisure Activities
711 1. Increase recreational opportunities along the Passaic River.

712 2. Encourage establishment of an outdoor open area to use for dining, local art, music and

713 other events as a way to highlight Downtown.
714 3. Develop pocket parks within Downtown.

715 4. Consider using environmentally constrained lands in and around the new “B-D” zone for

716 possible recreation uses and leisure activities and pedestrian and bike access in partnership
717 with land owners.
718
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LIMITED INDUSTRIAL ZONE
Limited Industrial (“LI”) Zone Description

The Limited Industrial (LI-2) Zone in the 1996 Master Plan was created to identify industrial
properties, such as the TIFA Site in Millington, the Thermoplastics buildings on Valley Road,
and other small scattered industrial uses that had been established before comprehensive

zoning and planning in Long Hill Township.

These uses represent some of the least visually-attractive buildings in the township. The intent
of this Plan is to encourage the redevelopment of aging industrial areas by placing them in
zones and encouraging uses which better fit in with the character of the township and their
surrounding neighborhoods. Redevelopment also allows new buildings in these areas to

conform with desired architectural design standards.

Limited Industrial Zone Recommendations

1. Consolidate the current LI-2 zones along Valley Road into a new “B-D” Zone as described in

the Downtown Valley Business element. (Table LU-13.1)
2. Re-zone the TIFA property in Millington as described below. . (Table LU-13.2)

3. Create an overlay zone to permit specific uses and bulk standards for a light industrial
overlay zone east of Main Avenue on Somerset, Union and Essex Streets in the westward

expansion of the “SV” Zone, as described below. . (Table LU-13.3)

4. Remove one residential lot on Union Street from LI-2 to the adjacent SV Zone, where it’s

residential use will be more conforming. (Table LU-13.4)

5. Retain the-LI-2 Zones for current properties fronting on Mercer, Morris and Warren Streets.
This will be the only portion of the LI-2 Zone which remains. Adjust the bulk requirements

to fit these properties.
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MILLINGTON VILLAGE ZONE

Millington Village Zone Description

The Millington Village Zone was created to differentiate the commercial center of Millington in
the immediate vicinity of the Millington Train Station from the residential neighborhoods that
comprise the rest of Millington. The Millington Village Zone (MV) as depicted in Map XX. is
defined as those properties fronting on Long Hill Road between Semerad Rd. and 150 feet
northeast of The Crescent on Division Avenue between Long Hill Road and 200 feet south of
Meadowview Rd. on the east side, and 550 feet south of Stonehouse Rd. on the west side, and

on Stonehouse Rd.

Millington was among the first areas in Long Hill Township to be settled in the early 1700s with
the “center” of town located along the Passaic River across from the mills that gave the village
its name. By the time the West Line Railroad was opened for service in 1871 and a station built
in Millington, a small village had grown up along Main Street running from the railroad station

to what is now Stone House Road.

In 1927, an asbestos cement factory was created in the property now owned by TIFA, the village
homes and small buildings in that area of Millington were demolished, and Main Street ceased

to exist.

The character of Millington village center, now, is that of an unplanned, unattractive area
dominated by industrial and storage site and uses such as the Post Office, restaurants, bank,
and auto repair shops. In order to patronize these establishments, people drive to them and
then leave when their errands are completed. The center of Millington is largely devoid of
people. With the exception of the train station restaurant and, to a lesser degree, the
convenience store, Millington lacks the shopping, dining and socialization activities that define

a community

In proposing that the village center of Millington be revitalized, the 1996 Master Plan stated: “It
is recommended that the general intent and purpose of this zone be geared toward promoting

neighborhood business and commercial uses as well as other appropriate activities.”

The 1996 Master Plan went further in envisioning a revitalization of Millington that would add
mixed residential/commercial uses, pocket parks, and outdoor cafes “in an effort to increase
the presence of people in Millington.” Included in that vision was a plan for high-density multi-
family housing for the current Barrett Roofing site and the possible application of this use for

the TIFA property as well.

Revised final draft 10-20-16 30



776

777
778
779
780

781
782
783
784
785
786
787

788

789
790

791
792
793

794

795
796
797

798
799

800

801

802

803

804

The Future Vision

The vision for Millington Village strongly supports the goal of maintaining and enhancing the
overall residential quality of life of present-day Millington. The characteristics that define
Millington as a whole include its quiet, tree-lined residential neighborhoods, its deep historical

roots, including historic homes, buildings and roadways, and its natural resources.

At the same time, this Master Plan Element looks to restore the central commercial area of
Millington Village as a vibrant walkable village center where residents and visitors can come to
stroll, shop, work, attend cultural and entertainment events, enjoy food and drink, and conduct
civic and other business activities. It seeks to capitalize on the underutilized asset of
Millington’s NJT train station. Finally, the vision for Millington Village also includes providing
attractive housing for both senior citizens who may wish to retire in place and new residents

entering the housing market for the first time.

Millington Village Zone Recommendations

6. Rename the existing “M” Zone to Millington Village Zone “MV”. Extend the “MV” Zone to

include the adjacent “LI-2” and “O” zones as shown in (Table LU-14.2)

7. Encourage development and re-development of properties in this zone, specifically in ways
that support the goal of creating a mixed-use walkable transit-oriented village character in

this zone.
8. For all sites within this zone, allow the following permitted primary uses:

e Retail trade uses including food and convenience stores; home, garden and hobby
supply stores; florists; bakeries, pharmacies; general merchandise, clothing and

antique stores; and newsstands

e Retail service uses including barber shops and hair salons; health clubs; fitness

centers; repair shops; and studios
e Restaurants, bars and live entertainment
e Business, medical and professional offices
e Child care centers

e Apartments
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9. For sites within this zone of ten (10) acres or more, allow the following permitted primary

uses:
e Large scale mixed use residential and commercial development

e Live/work residential units for artists, artisans, professionals and technology-based

entrepreneurs or substantially similar endeavors
e Artist studios or practice spaces

e Any other use, in the opinion of the approving authority, that is substantially similar
to those identified in this subsection

10. For sites within this zone of six (6) acres or more but less that ten (10) acres, allow the

following permitted primary uses:
e Residential development

o Live/work residential units for artists, artisans, professionals and technology-based

entrepreneurs or substantially similar endeavors

e Small scale mixed residential and commercial development - primarily on the first

floor of buildings facing Division Avenue or Stonehouse Road

¢ Any other use, in the opinion of the approving authority, that is primarily intended
to serve a village business function or which in the opinion of the approving

authority is substantially similar to those identified in this subsection

1. For sites within this zone of six (6) acres or more but less that ten (10) acres, prohibit any
use that, in the opinion of the approving authority, generates a significant amount of

added vehicular traffic, congestion or noise.
12. For all sites within this zone:

e Require that new residential and commercial development and re-development in
this Zone closely adhere to township Architectural Design Standards, especially in

harmonizing with Millington’s small village character and scale.

e Require that buildings fronting on Division Ave, Stonehouse Road be separated from

the street by trees and other landscape buffering and sidewalks
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Require that buildings fronting on Division Ave, Stonehouse Road, and Commerce
Street not exceed heights in keeping with Millington’s existing small village

character and scale.

Allow building height to take advantage of existing topography while still ensuring
that the mass and height of the development is visually consistent with Millington’s

existing small village character and scale of Millington.

Include grassy areas in an attractive park-like setting within any development to
ensure visual appeal and provide attractive places for residents and visitors to

congregate.

To the greatest extent possible, preserve the existing flowering trees along Division

Avenue.
Encourage public spaces within this zone that are accessible and available to all.

Require large scale developments in this area to provide breezeways and
architectural facade diversity between units that break monolithic facades into
smaller segments to better integrate with Millington’s existing small village character

and scale.

Encourage large scale developments to provide a visual focal point/main pedestrian

entrance that aligns with Division Avenue.

Encourage living units within this zone that are appropriate for the needs of a range

of residents of all ages.
Limit residential units primarily to one and two bedroom units.

Encourage commercial development that targets symbiotic uses which support the
shopping and dining needs of local residents and helps ensure the commercial and

community sustainability of any new development.

13. Encourage parking regulations that support the overall intent of a pedestrian-friendly

walkable neighborhood:

Encourage shared parking in the municipal NJT parking lot after commuting hours.
Consider expanding the capacity of the NJT parking lot.

Consider reduced parking regulations in this zone for commercial uses.
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861 e Seek Morris County permission to allow street parking along Division Avenue.

862 ¢ Consider traffic calming design options along Division Avenue.

863 ¢ Should an above ground parking lot be approved in this zone, require that it have
864 architectural facades on all public-facing sides that visually harmonize with the rest
865 of the adjacent buildings.

866 14. Convert the existing driveway on NJT Transit property leading to the Millington Station

867 parking lot into a town street.

868  15. Remove the highway-barrier signs from the NJT rail crossing barrier at the top of Old Mill

869 Road and install landscaping to screen the barrier and make it more visually attractive in
870 keeping with the overall architectural design improvements in Millington Village.
871
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872 STIRLING VILLAGE ZONE (“SV”)
g73  Stirling Village Zone Description

874  The Stirling Village District comprises the commercial center of Stirling. It includes what was
875 formerly the B-1-5 business zone along Main Avenue as well as single family residences

876  contiguous to the current B-1-5 Zone and properties north of Essex Street.

877  Asan urbanized “factory town,” Stirling. is a unique historic resource in the area. Modest

878  development of the area began after 1871 when the New Jersey West Line Railroad was laid out
879  from Summit to Bernardsville. Stations were built in Millington, Gillette and Stirling. In 1878
880 the line was purchased by the Passaic and Delaware Railroad. It was leased to the Delaware

881 Lackawanna and Western Railroad in 1882 as an operating branch of the Morris and Essex line.

882  Stirling was created at this time as a planned industrial village: streets were laid out in a grid
883  pattern, and houses constructed for workers in the metal button factory and later silk mill,

884  many of whom were immigrants from France, Switzerland, Germany, Armenia and Italy.

885  The importance of Stirling’s historic continuity is spelled out in the NJ State Historic

886  Preservation Office (SHPO) Certificate of Eligibility for listing on the State and National
887  Registers of Historic Places of July 21, 2004 following a review of Section 106 of the National
888  Historic Preservation Act (NHPA) of 1966 as amended stating:

889 “...the Stirling Worker’s Historic District, centered along Main Avenue, bound to
890 the north by Orchard Avenue, to the south by Passaic Valley Road, to the west
891 by Passaic Avenue, and to the east by Warren Avenue, is eligible for inclusion on
892 the National Register of Historic Places (NRHP) under Criterion A for its
893 evolution as a community and for its association with significant trends in
894 industry in Morris County, and under Criterion C as an intact example of mid-
895 nineteenth through early twentieth-century architecture. The 1871 planned
896 community, with its streets laid out in rectangular blocks, remains virtually
897 unchanged. The Stirling Worker’s Historic District retains integrity of materials,
898 design, and setting through intact residential structures. The historic district
899 retains its overall feeling and association through architecture and its ability to
900 convey the history of the community.”

901  The Stirling Worker’s Historic District is bounded by Orchard Avenue to the north, Warren

902  Avenue to the east, Passaic Avenue to the west, and Passaic Valley Road to the south.

903 The economic and community value of historic designation has, by now, been conclusively

904 demonstrated. Historic designation has been shown to strengthen the competitive appeal of
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commercial establishments and positively impact residential home values in the surrounding
area. Taking advantage of the Stirling Worker’s District’s potential historic asset is a sound

planning strategy this Element endorses. Appendix XX

Because it was planned in the decade after the Civil War as a walkable mixed use village with
train transportation at its hub, Stirling already possesses many of the characteristics of a

present-day transit-oriented village.
Ready access to rail transportation

Mixed-use buildings with residences located above first-floor commercial

establishments
A number of successful local and regional-serving businesses
Traditional pre-automobile small-scale urban design

These assets are currently underleveraged. Until the last major factory was destroyed in an
industrial fire and demolished in 1974, the center of Stirling functioned as a vibrant, integral
community that included a range of recreational and social gathering functions in the Stirling

Grove next to the Stirling Hotel.

Present-day Stirling, however, lacks the critical mass of residents and commercially-attractive
local and regional-serving businesses to make the area viable as a transit-oriented community.
Currently only 39% of lots in the zone actually contain uses consistent with a 84 walkable

village center.
Future planning for this area should seek to restore that strong community base.

The primary obstacle for such development lies in the historical layout of residential lots
intended to serve as housing for the factory’s workforce. A high percentage of residential lots
within and adjacent to the “SV” zone are small, 1870s-style housing. The housing and work
preferences both today and in the future reflect today’s very different world. Enabling Stirling
to reach its full potential as a thriving village will require a sustained commitment over time as

properties become available in the marketplace for architecturally-appropriate consolidation
and infill.

Architecturally, over time Stirling has evolved into a mix of diverse building styles that detracts
from the overall community appeal of this area. As new development or redevelopment in the
Stirling Village Zone takes place, every effort should be made to create new buildings that
contribute to an attractive sense of place consistent with Stirling’s late-Victorian architectural
roots.

Revised final draft 10-20-16 36



937
938
939

940
941
942
943
944

945
946
947
948
949
950
951

952
953
954
955

956
957

958
959
960
961

962
963

964
965

966

These strategies include modest up-rating of permitted densities within the scale of Stirling
Village’s historic character, carefully controlled third floor usage, and incentives for context-

sensitive rehabilitation

In order to support local business development in Stirling, parking regulations were modified
in 2011 to permit less required on-site parking. These changes had the desired effect of
supporting additional business growth in the area. Currently, however, business growth in the
Stirling Village area has increased to the point that further parking is necessary for existing and

potential new businesses to flourish.

While it lies outside the boundaries of the SV Zone, the 7.3 acre property at the eastern end of
Railroad Avenue has a high, currently untapped potential for a range of different development
options that could support the growth of the Stirling Village Zone into a more attractive and
thriving mixed-use community. It currently contains an industrial building and four vacant
lots used for material and vehicle storage and temporary industrial uses in the “C” Conservation
Zone, where their current uses are entirely prohibited and a legacy auto repair shop and two

vacant lots in the “R-4” zone

Neither the “C” Zone nor the “R-4” designations are appropriate for this area because of the
difficulty in adapting these lots for conforming uses for these zones. The Land Use Element
recommends these lots be re-zoned as “B-G” General business, where commercial and mixed-

use residential-over-commercial development is permitted.

Future boards should be liberal in accepting development proposals that go beyond current

uses in the “B-G” zone.

On the west side of Main Avenue, south from Railroad Ave, crossing Somerset Street to 215
Union Street, there are g parcels including 2 single-family houses, 4 businesses and a total of 17
housing units, most in boarding houses or mixed-use commercial structures. These are all in

the B-1-5 zone.

This area could be, in the future, a prime area for mixed use transit village development

contributing to the commercial street front of the Stirling shopping district.

In summary, the intent of this Land Use Element is to strengthen and enhance the capability of

the Stirling Village Zone over time to thrive as a sustainable mixed-use walkable community.
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Stirling Village Zone Recommendations

1.

Complete the application with NJ-SHPO to place the already certified Stirling Worker’

Historic District on the State and National Registers of Historic Places.

Establish a locally designated historic district corresponding to that of the NJ-SHPO state

and national register.

Create a new Stirling Village Zone “SV” to replace the existing B-1-5 Zone. Re-designate the
current random mix of different zones within the proposed “SV” Zone to create a more

rational, appropriately-zoned community by:

Extending the current B-1-5 Zone to include single family residences contiguous to the

B-1-5 Zone, but currently in inappropriate zones. (Table LU-15.2)

Moving the current LI-2 Zone north of Essex Street into a “SIO” overlay zone within the
SV Zone to-add a second, deeper dimension to the current linear array of businesses

along Main Avenue.

Including in the “SV” zone and the SIO overlay zone the lot currently zoned “R-4” and

one currently zoned “B-1-5” (Table LU-15.3) yes

Moving one vacant commercial use and one split-zone lot in the “R-4” Zone to “SV”.
(Tables LU-15.4)

Expand the parking area along Railroad Avenue and allow public, non station-permitted

parking After 4:00 p.m. and weekends.

Promote further mixed use development in the “SV” zone, targeting symbiotic uses that

support the shopping and dining needs of local residents and visitors.

Ensure that new development and re-development in the “SV” Zone fully meets the

“walkable neighborhood” goals of this Land use Element.

Require that new development, building renovations and other site improvements provide
a residentially-scaled, traditional architectural appearance following the requirements of

the township’s Architectural Design standards.

Require that new or replacement structures in the “SV” Zone reflect where possible, the

bulk, massing, setback and height of the historic streetscape on Main Avenue.
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995 9. Continue to enhance the overall appearance and appeal of the business district by further

996 streetscape improvements, including but not limited to sidewalks, street trees. and

997 historically appropriate street lighting.

998  10. Recommend that ordinances for this zone addressing lot size requirements be revised for
999 suitability with the area and desired uses.

1000 Other Recommended Zoning Changes for Stirling

1001 1. Change the lots at the eastern end of Railroad Ave. currently in the “C” and “R-4” zones to
1002 the “B-G” General Business Zone. (Table LU-2.7).

1003 12. Move the first two lots on the east side of Warren Ave. north of Valley Road into the “B-D”
1004 zone.

1005
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MEYERSVILLE HAMLET ZONE (“MH”)

Meyersville Hamlet Zone Description

Meyersville, settled in the 1730s, is among the oldest settled areas of the township. It is distinct
from the other areas of Long Hill Township and is more a crossroads than an actual hamlet.
The designated Meyersville Hamlet Zone consists of 8 properties that surround the Meyersville
Circle. Yet Meyersville encompasses an entire community that surrounds the core hamlet. The
people of Meyersville have a long history of protecting their small corner of Long Hill

Township as a quiet, peaceful, unrushed place removed from the bustling modern world.

The people of Meyersville appreciate the peace and quiet of their hamlet and have expressed
their interest in keeping it that way. New development and redevelopment in general are not
seen as positive unless they conforms to the current low density, semi-rural character of the

hamlet.

Meyersville serves as one of the gateways to the community and also represents one of the

entry points to the Great Swamp, a major recreational asset.

The Meyersville Element of the Long Hill Township Master Plan, adopted in 2009, contained

the following goals which this Land Use Element explicitly endorses.

1. Preserve and maintain the current low density, semi-rural character of the hamlet by
limiting future commercial development to the present Hamlet Business Zone and by
limiting the provision of new streetscape improvements in the area to those deemed

necessary to the health, safety and welfare of local residents and businesses.

2. Encourage existing businesses in the area to continue to improve their sites and to

generally improve the visual appeal of the hamlet.

3. Encourage the continued cooperation of merchants, property owners, residents and

government in the future planning of Meyersville.
4. Allow live/work units for artists, artisans, professionals and Internet entrepreneurs.

5. Emphasize the Great Swamp National Wildlife refuge as a destination through

appropriate signage and Meyersville as its southern gateway.

6. Insist on environmental best practices throughout the hamlet for both new
development and redevelopment and encourage the use of LEED and other green

building technology

7. Recognize and promote the safety of the large number of recreational bicyclists
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Meyersville Hamlet Zone Recommendations

When sidewalk improvements are necessary for safety reasons, use alternative sidewalk
materials whenever possible to minimize the visual impact of the sidewalks on the rural
character of the area. Encourage pedestrian walkways where prudent to connect public

areas. Safety of pedestrians, bicyclists and motorists is a critical concern in this area.

Replace the “cobra” light fixture near the center of Meyersville with fixtures that will
reinforce the low density and semi rural character of the hamlet. Additional streetlights
at other locations are not recommended unless required for public safety. Lighting

standards should be consistent with township standards for energy efficiency.

Maintain existing street tree plantings and replace when necessary throughout the
hamlet. Provide new tree plantings where appropriate in a manner consistent with the

character of the hamlet.

Install new traffic safety signs at the Meyersville Circle which are consistent with locally
established traffic patterns should be installed after consultation with Morris County.
Generally, the signs should provide greater clarity and direction for vehicular

movements. New stop signs may also be appropriate.

Prohibit widening of Meyersville area roadways to maintain a consistent width and

speed limit in the area, subject to safety considerations.

Require that all new development or renovations in the hamlet provide an architectural

design that is compatible with the low density and semi-rural character of the area.

Continue to allow residential uses on the second floor of commercial buildings.

Revised final draft 10-20-16 41



1059

1060

1061
1062
1063
1064
1065
1066
1067
1068

1069

1070

1071
1072
1073

1074
1075

1076

1077

GENERAL BUSINESS ZONE (“B-G")
General Business Zone Description

This new zone designation applies as well to a scattering of small, commercial properties
primarily along Valley Road. These properties are remnants of the B-1-20 Zone (after
Meyersville Hamlet Zone was removed), and of the “O” Office Zone after most properties were
consolidated into the “B-D” Zone. In principle, this zone exists to_broaden and simplify the
range of uses permitted in the scattered legacy commercial zones orphaned by other zone
changes previously described. It also provides a home for industrial/commercial lots removed
from “C” and “R-“ zones in order to encourage more appropriate and conforming re-

development.

General Business Zone Recommendations
1. Move the old Library from “P” to "B-G” (Table LU-16.2)

2. Move the current storage yard and industrial buildings at the end of Railroad Ave. from the
“C” Zone to the “B-G” General Business Zone and encourage developers and Boards to be

creative and flexible in designing and approving (Table LU-16.3).

3. Allow the uses permitted for the former Office and B-1-20 Zones to remain permitted uses

in the B-G” General Business Zones.

4. Retain the same bulk standards for this new zone as in the former Office and B-1-20 Zones.
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