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I.

INTRODUCTION

1.1 OVERVIEW
The 2019 Township of Montville Reexamination Report has been prepared to review the 2010 Master
Plan Land Use Plan Element, the most recent comprehensive and coordinated long-range plan for the
Township, in accordance with the requirements of the New Jersey Municipal Land Use Law (MLUL)
requirements, Section 40:55D-89.
This Reexamination Report is designed to ensure that the Township’s planning policies and land use
goals and objectives remain current. This report affirms the validity of the community’s land use goals,
objectives and recommendations as set forth in the Township’s 2010 Land Use Plan Element, as
amended periodically, and provides recommendations to modify the Township’s Land Use Plan and
Zoning Ordinance where circumstances warrant. It also includes an analysis and update of the
community’s socio-economic and land use data.
The Township of Montville is recognized as a desirable community characterized primarily by singlefamily residential neighborhoods located around commercial areas concentrated along Route
46/Bloomfield Avenue in the south, and along Route 202/Main Road in the north. Industrial zones and
multi-family residential uses are also delineated in specific areas of the Township. The community strives
to preserve its appeal with elements of historic features, thriving commercial centers, excellent schools
and quality open space.
The adoption of a Reexamination Report ensures the Township’s compliance with the statutory
requirement that mandates that every municipality in the state periodically reexamine its master plan.
As mandated by the MLUL, the master plan reexamination is necessary to reaffirm that the community’s
zoning ordinance is substantially consistent with a regularly revised and updated land use plan element.
This report is to be utilized by the Montville Planning Board and Governing Body in making land use
planning and policy decisions that will protect and continue to enhance the desirable characteristics of
the community.

1.2 LEGAL REQUIREMENTS FOR PLANNING
The MLUL establishes the legal requirements and criteria for the preparation of a master plan and
reexamination report. The Planning Board is responsible for the preparation of these documents, which
may be adopted and/or amended by the Board only after a public hearing. The MLUL was amended
in May 2011 to require planning boards to prepare a review of the master plan at least once every ten
years. Previously, boards were required to prepare such a review at least once every six years.
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The MLUL also identifies the required contents of a master plan and reexamination report, which include
the following:
1.

A statement of objectives, principles, assumptions, policies and standards upon which the
constituent proposals for the physical, economic and social development of the municipality
are based.

2.

A land use plan element that takes into account physical features, identifying the existing
and proposed location, extent and intensity of development for residential and nonresidential purposes, and states the relationship of the plan to any proposed zone plan and
zoning ordinance.

3.

A housing plan and recycling plan prepared by the municipality.

In addition, the MLUL identifies a number of other plan elements that may be incorporated into a
comprehensive master plan document, such as: circulation, open space, recreation, community facilities,
and historic preservation plan elements. These elements are not obligatory.
The master plan gives the community the legal basis to control development in the municipality. This is
accomplished through the adoption of development ordinances that are designed to implement the
plan’s recommendations. A municipality’s failure to reexamine its master plan on a periodic basis as
mandated by the MLUL would forfeit the enforceability of its development regulations, underscoring
the significance of conducting a timely master plan review.

1.3 LEGAL REQUIREMENTS FOR MASTER PLAN REEXAMINATION REPORT
The following section details the statutory requirements of a master plan periodic reexamination report,
as prescribed in Section 40:55D-89 of the MLUL. This section of the statute mandates that the report
must identify, at a minimum, the following:
1.

The major problems and objectives relating to land development in the municipality at the
time of the adoption of the last reexamination report;

2.

The extent to which such problems and objectives have been reduced or have increased
subsequent to such date;

3.

The extent to which there have been significant changes in the assumptions, policies and
objectives forming the basis for the master plan or development regulations as last revised,
with particular regard to the density and distribution of population and land use, housing
conditions, circulation, conservation of natural features, energy conservation, collection,
disposition and recycling of designated recyclable materials, and changes in State, County
and municipal policies and objectives;
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4.

The specific changes recommended for the master plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or regulation
should be prepared;

5.

The recommendations of the planning board concerning the incorporation of
redevelopment plans adopted pursuant to the "Local Redevelopment and Housing Law,"
into the land use plan element of the municipal Master Plan, and recommended changes,
if any, in the local development regulations necessary to effectuate the redevelopment
plans of the municipality.

1.4 PREVIOUS MASTER PLAN EFFORTS UNDERTAKEN BY THE TOWNSHIP
The Township adopted its most recent comprehensive land use plan element in 2010. The 2010 land
use plan goals provide the basis for the land use plan recommendations, which are intended to guide
the Township’s future development.
Since this time, the Township has adopted the following new master plan elements and updates:
1. On August 8, 2013, the Township concurrently adopted a 2013 Master Plan Reexamination
Report and Highlands Preservation Area Master Plan Element. These documents were prepared
specifically to bring the Township Master Plan into conformity with the goals, requirements and
provisions of the New Jersey Highlands Water Protection and Planning Act and the Highlands
Regional Master Plan (RMP) for that portion of the municipality located within the Highlands
Preservation Area.
2. On November 13, 2014, the Township adopted a Circulation Plan Element of the Master Plan.
The Circulation Plan offers an overview of existing conditions related to roadways, traffic volume
and safety, public transit, and bicycle and pedestrian transportation. The Plan also proposes a
set of recommended improvements to the Township’s circulation system, including new
roadways, road alignment and intersection improvements, traffic calming measures, proposed
sidewalks/walkways, and proposed bicycle routes.
3. The Township also adopted a Community Facilities Plan Element of the Master Plan on
November 13, 2014. The Community Facilities Plan presents an inventory of the Township’s
existing community facilities and an assessment of the adequacy of facilities in terms of physical
condition, size, equipment, location and/or staffing. The Plan also sets forth specific
recommendations for these facilities, including both short-term and long-range improvements.
4. On November 13, 2014, the Township also adopted a Historic Preservation Plan Element of the
Master Plan. The Historic Preservation Plan includes a list of goals and objectives intended to
guide the protection of the Township’s historic resources, provides a detailed inventory of each
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of the Township’s officially designated historic sites and districts, and identifies
recommendations for protecting and preserving Montville’s historic resources.
5. The Township adopted its most recent Third Round Housing Element and Fair Share Plan on
March 10, 2016. This Plan was prepared in response to the March 20, 2015 Supreme Court
decision (known as the Mt. Laurel IV decision), which ruled that the Council on Affordable
Housing (COAH) was effectively dysfunctional, and consequently returned jurisdiction of
affordable housing issues back to the trial court. The Township is in the process of preparing
and Amended Third Round Housing Element and Fair Share Plan.
6. On June 8, 2017, the Township adopted a Land Use Plan Amendment relating to the Towaco
Center Core Area land use designation. This area corresponds to the Township’s TC-1 Zone.
The Land Use Plan Amendment called for the TC-1 Zone to be amended to permit stand-alone
townhouse development in that portion of the zone which is at least 100 feet from Route 202.
This amendment was recommended to ensure successful development of the area, given the
number of changes to the economy that had occurred since the preparation of the 2010 Land
Use Plan.
This 2018 Reexamination Report is intended to comply with the requirements of the MLUL by providing
an assessment of the Township’s planning policies and land use regulations, as embodied in the 2010
Land Use Plan Element, and provide specific recommendations in response to emerging challenges
affecting Montville.
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II.

MAJOR PROBLEMS AND OBJECTIVES RELATING TO
DEVELOPMENT AT THE TIME OF THE LAST MASTER PLAN

As part of the overall reexamination analysis, the Municipal Land Use Law (MLUL) requires an
identification of the major land use problems and objectives that were outlined in the most recently
adopted master plan or reexamination report. As such, Section 2.1 identifies the major goals and
objectives set forth in the Township’s 2010 Land Use Plan Element, while Section 2.2 provides a
summary of the major problems identified in that document.

2.1 MAJOR GOALS & OBJECTIVES IDENTIFIED IN 2010 LAND USE PLAN ELEMENT
The 2010 Land Use Plan Element outlined several goals and objectives with corresponding policy
recommendations to guide the Township’s future growth and development. The Plan divided goals
and objectives into general planning goals, intended to protect the overall health, safety and welfare of
the community, and area-specific planning goals, intended to apply to specific areas within the
community. The Plan’s general planning goals are as follows:
Goal 1:

To maintain and enhance existing areas of stability; to encourage a proper distribution of
land uses by designating areas which have their own uniform development characteristics.
A principal goal of this plan is to preserve and protect the residential character and existing
density of the community by restricting incompatible land uses and building heights from
established residential areas, and limiting intensities of use to the levels, and locations,
prescribed herein.
Policy Statement: The Township recognizes that one of its most significant attributes is its
residential neighborhoods, with limited intrusions of non-residential development in these
neighborhoods, as well as compatible building forms and building heights. The Plan’s land
use recommendations are designed to protect and reinforce the prevailing residential
development patterns (except for areas specifically highlighted in the Plan for change), permit
attached residential development only in those areas specified in the Plan, and preclude them
from other areas. Additionally, the Plan is designed to prohibit incompatible land use
arrangements, encourage compatible building forms and building heights, and reinforce the
intensities of use recommended in this Plan.

Goal 2:

To include the majority of the Township that is not within the Highlands Preservation Area
in a sewer service area, while ensuring that public sewers and water supply be initially
provided in those areas serving the greatest number of residences and non-residential
properties at a minimum cost to taxpayers.
Policy Statement: It is the Township’s policy to coordinate the location of public sewers and
water supply with the activities shaping land development to ensure service to the greatest
5

number of existing and future residents of the Township, and to lessen the cost of such
development on the citizenry. Consistent with this policy, the Township should work with the
County, NJDEP and the Highlands Council, amongst other agencies and data sources, to assist
in this determination.
Goal 3:

To ensure that any prospective development is responsive to the Township’s environmental
features and that any development preserves these physical characteristics.
Policy Statement: The Township seeks to limit development to that which is sensitive to the
community’s particular physical characteristics, and preserve the Township’s sensitive
environmental elements. In particular, the Township seeks to limit development to that which
preserves steeply sloped area (defined to include any slope of minimally 15 percent grade),
wetlands, and floodplains, and retains existing vegetation (particularly trees of a caliper of 15
inches or more and clusters of trees which may be of lesser caliper, if determined appropriate).
Furthermore, the Township seeks to discourage development in the Highlands Preservation
Area. It is specifically noted with respect to steep slopes that the slope regulations set forth
in the Township Land Use Ordinance are to be applied to each individual building lot in a
development application. Additionally, the Township takes cognizance of the fact that there
are numerous sites in the municipality that are typified by extensive environmentally sensitive
features and therefore may not be able to accommodate its fully zoned development
potential.

Goal 4:

To continue the Township’s recreation and open space planning and acquisition activities,
and encourage the design of open space features in developments to abut the open spaces
of adjacent properties.
Policy Statement: The Township recognizes that one of the significant attributes of the area
is its rural, wooded open space character. This can best be reinforced by linking open space
features throughout the community. Consequently, it is the policy of the Township to seek
the placement of open space features so that they abut open space features on adjoining
properties, thereby establishing a series of linked greenbelts throughout the community. In
addition, the Township should continue its on-going recreation and open space planning and
acquisition activities to ensure that sufficient permanent open space remains within the
Township for conservation and recreation purposes and for the visual protection of the
Township’s natural beauty.

Goal 5:

To provide a variety of housing types and densities and a balanced housing supply, in
appropriate locations, to serve the Township.
Policy Statement: The Township contains a broad and varied housing stock consisting of
detached dwellings, townhouses, and multi-family units. Consequently, the Township’s policy
is designed to acknowledge this existing and established array of housing, but not to allow
any more multi-family housing and townhouses beyond that which is prescribed for in this
Plan. This policy is in recognition of the broad range of housing in the community. It also
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recognizes the fact that the Township seeks to affirmatively address its low- and moderateincome housing obligation, as defined by the New Jersey Council on Affordable Housing,
through the plan components established in its Housing Element and Fair Share Housing
Plan.
Goal 6:

To encourage and provide buffer zones to separate incompatible land uses.
Policy Statement: The Township recognizes the need to reinforce the delineation of
boundaries separating residential and non-residential uses. Appropriate buffer/screening
devices are to be encouraged to separate incompatible land uses in order to minimize
adverse impacts on residential and other properties. This should be accomplished primarily
within the framework of appropriate open space buffer widths containing suitable planting
elements (incorporating such elements as multiple rows of staggered plant material, planting
clusters, etc. as a means to provide suitable buffer protection), with supplemental fencing
when appropriate.

Goal 7:

To encourage new development, and redevelopment, to take into account the aesthetic
character of the community, in an effort to enhance the visual and aesthetic appearance of
the municipality.
Policy Statement: The Township recognizes that the visual and aesthetic character of a
community includes the type and design of landscape elements that comprise development
sites. The Township’s site plan review process shall actively encourage developments, and
redevelopments which incorporate the highest quality of aesthetic elements to enhance the
visual character of the community. Landscaped areas are encouraged on the street frontages
of commercial properties located along roadway corridors, as are landscaped features within
parking lots, foundation plantings, and perimeter plantings.

Goal 8:

To discourage the creation of flag lots in the Township.
Policy Statement: The Township maintains that flag lots represent an improper land use
arrangement which results in over utilization of property, and represents a development
pattern which hinders emergency service access to such lots.

Goal 9:

To preserve and enhance the Township’s retail commercial areas by defining their functional
role in the community.
Policy Statement: Montville is characterized by a variety of retail commercial districts that are
clearly distinguished from each other. The community contains small neighborhood facilities
serving the daily needs of the residents, and highway commercial development. The
community’s local neighborhood commercial areas should be designed to accommodate
limited commercial uses and levels of development, with an emphasis on restricting the size
and scale of anchor stores, and limiting the number of stores in certain zones as identified in
the master plan and zoning ordinance. Additionally, the plan recognizes the need for an
7

emphasis on protecting adjoining residences through the use of buffers and screening
features. The Township’s highway commercial areas should be designed to facilitate the
creation of more reasonably sized building lots and integrated development that serves to
limit the number of curb cuts and conflicting turning movements on the adjacent roadway.
Within this framework, the Plan encourages the continued improvement of the community’s
commercial areas for retail and service commercial uses. This should be achieved within a
manner that protects and promotes the physical and aesthetic character of the community’s
commercial areas. Consideration should be given to design features that enhance the
physical character of the community, and encourage the integration of building, parking,
landscaping and signage elements into a comprehensive and unified framework.
Goal 10: To encourage implementation of the Township’s Sidewalk/Walkway Master Plan Element in
selected areas of the community.
Policy Statement: Montville recognizes the need to provide sidewalks in certain heavily
traveled areas of town to improve pedestrian safety. Consequently, the Township’s land use
boards should utilize the Township’s Sidewalk/Walkway Master Plan to identify locations
appropriate for sidewalk construction and implement the recommendations therein during
site plan review. In addition, the Township is encouraged to establish a sidewalk fund, which
will allow developers to contribute to the fund in lieu of building sidewalks in developments
in areas that are not conducive to pedestrian activity, thereby directing funds to where they
are needed most.
Goal 11: Maintain the Township’s system of streets and roads to continue to provide for the safe and
efficient movement of traffic.
Policy Statement: The Township’s road network is characterized by regional arterials, through
roads, and cul-de-sac streets. The municipality seeks to reinforce a road system that moves
traffic in a safe and efficient manner through the community, and new roads shall be designed
that reflect that design parameter. As a matter of policy, this shall include an intent to link
streets in adjoining developments to facilitate the distribution of traffic flow through the
community.
Goal 12: Protect and preserve the Township’s local heritage and traditions by developing and
providing the municipality with a suitable inventory of historic sites based on verifiable
documentation.
Policy Statement: The Township recognizes that the preservation of the community’s historic
features serves to enhance an integral part of the community’s character. The Township seeks
to protect sites that are associated with events that have made a significant contribution to
history; are associated with lives of significant persons in our past; embody distinctive
characteristics of a period or method of construction or represent the work of an
acknowledged master; possess high artistic values; or have yielded or may be likely to yield
8

information important in history. In order to accomplish this, the Township should require
that future development adjacent to these structures and sites take into consideration their
unique historic character and protect them through appropriate setbacks, buffers and/or
related elements.
Goal 13: Provide and maintain a superior system of community facilities and services, including water
and sanitary sewer utilities, fire, police, and other public safety services, public works and
library facilities.
Policy Statement: Montville Township has an exceptional system of community facilities and
services. It is one of the underlying themes of this plan to ensure that, as additional
development occurs and the community’s demographic character evolves, the Township is
responsive to these changes and continues to offer the appropriate facilities and services to
meet the needs of its residents.
Goal 14: To identify Wellhead Protection Areas for public community water supply wells.
Policy Statement: The Township has an adopted Wellhead Protection Ordinance, yet the
Township also recognizes the need to ensure that the adopted ordinance remains effective
in protecting these areas. Consequently, it is the policy of the Township to continue to
maintain an inventory of Wellhead Protection Areas, identify land uses that have a significant
potential for contributing pollutants of concern to ground water, and ensure that the
Township’s wells are properly protected.
Goal 15: To promote the conservation of energy and the use of renewable energy sources and
sustainable building practices whenever possible as the Township develops.
Policy Statement: The Township recognizes the need to encourage the use of alternative
energy sources as a means to conserve non-renewable resources. Montville’s policy is to
encourage the adoption of the appropriate ordinances that facilitate sustainable building
practices.
Goal 16: To support the overall philosophy of the State Development and Redevelopment Plan
(SDRP) as a means of providing growth management on a state-wide basis while retaining
the principles of home-rule.
Policy Statement: The Township maintains that the general intent of the SDRP, to manage
growth within the framework of an assessment of needs and infrastructure capabilities, and
the SDRP’s specific planning area designations for Montville Township (except where
inconsistent with the Township Plan), represents a reasonable approach to growth
management.
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The 2010 Plan’s area-specific planning goals are as follows:
Area 1:

Route 202 Corridor West (extending from the Town of Boonton to Towaco Center):

a. To create a distribution of uses that will enable the development of a compatible
arrangement of residential, commercial and other land uses that will integrate itself with the
rest of Montville Township.
b. To plan for a combination of land uses which promote economic development in the area,
while minimizing the generation of traffic and conflicting turning movements along Route
202.
c. To designate areas that are appropriate for infill development, such as underutilized
commercial parcels, and develop new zoning and land use standards that will encourage
redevelopment and ensure smart growth in such areas.
d. To encourage the assemblage of undersized properties to foster an efficient and attractive
design, as well as to reduce the number of entrance and exit drives along the corridor.
e. To promote the adaptive reuse of existing buildings, where appropriate, to maintain the
existing character of the area.
f.

To continue to offer a range of housing choices and opportunities along the corridor,
including an acknowledgement of the existence of housing for low- and moderate-income
households.

g. To encourage the construction of new roadways in the vicinity of Route 202 and
Changebridge Road, as detailed in the Plan section of this document, which would alleviate
traffic volumes and minimize turning movements along the Route 202 corridor.
h. To enhance the existing image of the Route 202 corridor by implementing new streetscape
design standards, storefront standards, revised signage regulations and traffic calming
measures.
i.

To encourage the coordination of all building renovations and the construction of all new
buildings in the commercial districts through the utilization of complimentary building
materials, colors, and streetscape elements.

j.

To promote the integration of landscaping into all development and redevelopment
proposals for the commercial districts.

k. To promote new development and redevelopment, as prescribed in the Plan section of this
document, while being sensitive to the various historic districts in the area and the Township’s
historic preservation ordinances.
10

Area 2:

Towaco Center:

a. To create a new mixed-use area, incorporating compatible residential and commercial land
uses that will integrate itself with the greater Township of Montville.
b. To balance, complement, link and coordinate the mix of uses in the area in order to tap
present and future market demands, and to provide greater opportunities for success.
c. To reutilize land occupied by obsolete structures or uses.
d. To consider the utilization of existing buildings, where appropriate, to the greatest extent
possible, to reduce construction costs and to capitalize on the unique character of the area.
e. To create a public plaza and hub of activity for Township community events, programs and
ceremonies that will emphasize the identity of the Center.
f.

To offer a range of housing choices and opportunities, including housing for low- and
moderate income households.

g. To enhance the existing image of the area.
h. To improve the visual and functional aspects of the streetscapes within the area through
design standards.
i.

To establish and promote a visual identity (sense of place) for Towaco Center.

j.

To create a visually unified streetscape along Main Road and Whitehall Road that echoes the
character of the Train Station and the community.

k. To improve the public elements of the streetscape through landscaping, street furniture,
paving, lighting, pedestrian linkages and parking improvements.
Area 3:

Lake Valhalla:

a. To identify the Lake Valhalla Club as a permitted use and thereby establish zoning
regulations to limit and control future development within the club’s boundaries to protect
the neighboring residential community.
b. To enhance the development pattern and land use arrangement in the Lake Valhalla area
and reinforce the minimum 0.6-acre lot area requirement for this portion of the municipality.
The Lake Valhalla area is typified by a varied terrain and a modest lot size arrangement,
which is often served by narrow winding streets with a poor road alignment. These
characteristics necessitate a planning response that will ensure that infill development does
not adversely impact the environmental character of the area, or physical features, or
circulation, and does not add to the physical congestion of this neighborhood. In an effort
to implement this goal, the Planning Board formally rejects the notion that the mere
consistency of a proposed lot’s size with the surrounding area in and of itself represents a
suitable basis for variance relief, concluding that such consistency does not represent a
“public benefit”, nor does it address issues relating to the negative criteria that mandate a
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showing that there is no substantial detriment to the public good. If variance relief is to be
granted, the dwelling unit should be scaled back to be proportionate to the reduced lot size.
c. Consider evaluation of residential development controls to ensure development and design
is compatible with that of the established neighborhood.
Area 4:

Route 46 / Bloomfield Avenue:

a. To promote the revitalization and enhancement of the highway streetscape through a
cooperative inter-municipal effort with the Township of Parsippany-Troy Hills.
b. To establish a comprehensive integrated image for the streetscape to the benefit of the
Township and surrounding area.
c. To encourage the consolidation of development along the Route 46 corridor in order to
facilitate the creation of more reasonably sized building lots and integrated development
that serves to limit the number of curb cuts and conflicting turning movements on this
roadway.
d. To encourage attractive and complementary development along the highway corridor
through the provision of design features, including such elements as building scale, street
setbacks, landscape features, and the placement of parking and pedestrian walks, connecting
the commercial uses with each other as well as adjacent uses.
e. To enhance buildings along the corridor through the use of architectural treatments,
including such features as roof cornice and fascia elements, imaginative use of columns and
bulkheads, window treatments, signage, etc.
f.

To encourage the provision of additional landscape features to supplement existing
plantings to enhance the visual and aesthetic character of the streetscape.

g. To encourage the use of decorative stylized light fixtures throughout the corridor which serve
to establish a specific tone, visual element, and character to the area.
h. To utilize decorative signage to enhance the visual and aesthetic character of the area and
reinforce its overall design theme.
In addition to the above, the 2013 Highlands Preservation Area Master Plan Element added the
following goals and objectives specifically for the portion of the Township within the Highlands
Preservation Area:
12

Preservation Area Goals:
a. To protect, restore, and enhance the quality and quantity of surface and ground waters;
b. To preserve extensive and, to the maximum extent possible, contiguous areas of land in its
natural state, thereby ensuring retention of the unique and significant natural, scenic, and
other resources representative of the Township Highlands Preservation Area;
c. To protect the natural, scenic, and other resources of the Township Highlands Preservation
Area, including but not limited to contiguous forests, wetlands, vegetated stream corridors,
steep slopes, and critical habitat for fauna and flora;
d. To preserve farmland, historic sites, and other historic resources;
e. To preserve outdoor recreation opportunities on publicly owned land;
f.

To promote conservation of water resources;

g. To promote Brownfield remediation and redevelopment, where applicable;
h. To promote compatible agricultural, horticultural, recreational, and cultural uses and
opportunities within the framework of protecting the environment of the Township
Highlands Preservation Area; and
i.

To prohibit or limit to the maximum extent possible construction or development which is
incompatible with preservation of this unique area.

2.2 MAJOR PROBLEMS IDENTIFIED IN 2010 LAND USE PLAN ELEMENT
The following issues were identified in the Township’s 2010 Land Use Plan Element as being problematic
or in need of further analysis:
1. Commercial Sites Adjacent to Residential Properties. The plan emphasizes the need to
protect residential neighborhoods from incompatible non-residential development. The plan
primarily calls for the implementation of significant landscaped buffers and fencing to provide
suitable screening, but also for the eventual elimination of noncoforming non-residential uses
in residential zones to be replaced with conforming residential uses.
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2. Towaco Center. The plan was prepared just two years after the 2008 Towaco Center Master
Plan was adopted, which provided recommendations for zoning and design standards that
would facilitate economic redevelopment of the area, encourage aesthetic improvements,
and promote better utilization of the properties adjacent to the Towaco Station. The quick
turnaround, combined with the timing of the Great Recession, meant that these planning
issues which necessitated the Towaco Center Master Plan in the first place were still prevalent
in 2010. As such, the 2010 Land Use Plan continued these recommendations with the purpose
of stimulating reinvestment of the Towaco Center area.
3. Local Business Land Use Category. The plan identifies properties designated for Local
Business, which corresponds to the B-1 and B-2 Zones and finds that the areas so designated
require improvements to improve their attractiveness and cohesiveness. Specifically, the plan
recommends the integration of landscaping and pedestrian amenities along the frontage of
sites, situation of accessory parking areas in rear yards, shared parking arrangements, and
designing buildings, signage and streetscape elements with a unifying theme. The plan also
calls for apartments above ground floor retail in those portions of the B-1 Zone which front
on Route 202. The plan finds that one area of the B-1 Zone, along the north side of Route
202, between Taylortown and River Roads, is typified by a particularly negative aesthetic
image, excessive coverage, and poor circulation design, and provides concept plans for
potential redevelopment of the area.
4. Route 202 Corridor at Changebridge Road. The plan recommends the creation of two new
roadways in the vicinity of the intersection of Route 202 and Changebridge Road in an effort
to enhance circulation flow through the Route 202 corridor and to facilitate an integrated,
comprehensive approach to development of the area. One of the roadways is recommended
to extend from Changebridge Road northward from the intersection with Route 202 and loop
around the rear of the properties in that area. The second roadway is recommended to
extend from Route 202 opposite the Interstate 287 northbound ramps, traverse through the
parcels in that area, and connect with Changebridge Road in the vicinity of Kayhart Place. To
encourage the creation of both of these roadways, the plan recommends a slight increase in
permitted building coverage and floor area ratio.
5. Design Standards. The plan recommends that the Township Code be amended to include
specific design standards for the commercial districts along the westerly portion of the Route
202 corridor, extending from the Town of Boonton municipal border eastward to Towaco, in
order to improve, through the redevelopment of sites, the overall aesthetic and function of
the Route 202 corridor. Additionally, the Plan recommends that the Code be amended to
include circulation design standards for the portion of Bloomfield Avenue east of Hook
Mountain Road, which the plan found to be typified in a number of areas by a negative
aesthetic image owing to excessive curb cut widths along the frontage of sites, haphazard
parking arrangements, an overall lack of pedestrian amenities, and a general lack of
landscaping amenities and screening elements along the streetscape. The plan also finds
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that the wide shoulder area along the corridor contributes to excessive speeds and hazardous
traffic conditions in many instances.
6. Sign Regulations. The plan found that the Township’s existing sign regulations were overly
simplistic and did not adequately allow for the type of identification and advertising required
to meet the needs of Montville’s development community, while at the same time
safeguarding the public from a negative aesthetic image and visual clutter. As such, the plan
recommended that the Township undertake a thorough and complete review of its existing
sign regulations and amend them to address these concerns.
7. Parking Requirements. The plan found that the Township’s parking standards required for
several uses excessive parking when compared to generally accepted standards and, as such,
recommended that the Township’s parking requirements for non-residential uses be
amended in a manner that would reduce the amount of impervious coverage on site.
8. Wireless Telecommunications Facilities. The plan indicated that the Township did not regulate
wireless telecommunications facilities, requiring every applicant for a wireless
telecommunications tower and/or antenna to seek a use variance from the Zoning Board of
Adjustment. The plan therefore recommended that the Township adopt standards for
wireless telecommunications facilities in order to encourage the citing of such facilities in
appropriate locations, reduce the visual impact of the facilities, and adequately protect
residential areas and surrounding land uses from potential adverse impacts.
9. Through Lots. The plan noted that a number of applications that were coming before the
Township’s land use boards pertained to development on through lots and that the
Township’s development regulations contained no specific requirements for through lots. As
such, the plan recommended that the Township Code be amended to include appropriate
standards for through lots, including yard requirements, locations of accessory structures,
walls and fences, pools, etc.
10. Green Design. The plan recommends that the Township Code incorporate green design
standards in an effort to promote more sustainable development in the Township. Examples
include pervious paving, solar panels, wind turbines, rain gardens/basins, and ecoroofs. The
plan further recommends that the Township encourage the use of green design practices
through appropriate development incentives, and that the Township’s land use boards
account for the use of green design practices when considering applications requiring design
waivers and/or variance relief.
11. Highlands Plan Conformance. The plan identifies that the Township prepared and submitted
to the Highlands Water Protection and Planning Council a draft Highlands Land Use
Ordinance for the portion of the Township that lies within the Highlands Preservation Area.
The plan recommended that, upon the Council’s review and approval, the ordinance should
be adopted by the Township and incorporated into the Township’s Land Use Ordinance.
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III. EXTENT TO WHICH PROBLEMS & OBJECTIVES HAVE INCREASED
OR DECREASED SINCE THE LAST MASTER PLAN
The Township has been successful in addressing a number of the problems highlighted in the previous
section of this report, although others require continued efforts. Many of these remaining issues are a
function of the type of long-range planning concerns which they represent, and the general nature of
those problems. The following identifies the extent to which the community’s problems, as outlined
above, have been addressed:
1. Commercial Sites Adjacent to Residential Properties. The Township adopted a
comprehensive revision to its land use ordinance in 2011, which included a substantial
number of new regulations requiring landscaping, buffering and screening on non-residential
properties, particularly where they abut non-residential zones. The Township’s land use
boards have been successfully implementing these landscaping/buffer requirements during
the course of their site plan review of development applications; however, this is an on-going
planning concern that requires continued vigilance. As such, the Township should evaluate
its existing buffer requirements to ensure they address the needs of site development, and
consider updating/supplementing when determined appropriate and necessary.
2. Towaco Center. The Towaco Center area, defined as the TC-1 and TC-2 Zone districts, has
experienced some successful redevelopment since the adoption of the 2008 Towaco Center
Master Plan, including the Towaco Crossing mixed-use development on Whitehall Road, the
Shops on Main mixed-use development on Route 202, the mixed-use Fred Astaire School of
Dance project, and aesthetic improvements at Towaco Village Center. However, in 2017, the
Township found that a number of market changes had occurred over the past decade which
warranted reassessment of the plan’s recommendations and policies in order to ensure
continued successful development of the area. Specifically, the Towaco Center Master Plan
did not contemplate the economic downturn and lasting impacts associated with the Great
Recession, which began in late 2008, nor did it contemplate the surge in online retail
shopping that has reduced demand for brick and mortar retail sales. The combination of
these changed circumstances led to increased vacancies and reduced rents for commercial
storefronts in the TC-1 and TC-2 Zones.
In response, the Township amended its Land Use Plan to recommend that the TC-1 Zone
permit stand-alone townhouse development in that portion of the zone which is at least 100
feet from Route 202, with the intention that by doing so it would allow greater flexibility to
create a viable development in those portions of the TC-1 Zone that lack Route 202 frontage,
prevent the oversaturation of retail in the area, and support the vibrancy of the overall
Towaco Center with the addition of new residents and consumers. The Township
subsequently amended its land use ordinance to incorporate these recommendations and
the Planning Board approved a site plan for the development of a mixed-use building along
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Route 202 with 20 townhouse dwellings to be constructed to the rear of said building. This
development, known as Towaco Station, will include three affordable housing units upon
completion.
3. Local Business Land Use Category. The comprehensive amendments to the Township’s land
use ordinance in 2011 included revised zoning and design standards to implement the
Master Plan’s recommendations for the B-1 and B-2 Zone districts. Although there have been
some modest redevelopment in these zones, the recommendations for improved aesthetics
and cohesiveness as set forth in the Land Use Plan for the Local Business land use category
still largely apply. It is noted that the area along the north side of Route 202, between
Taylortown and River Roads, for which the 2010 Plan provided concept plans has still not
redeveloped; however, as will be discussed in later sections of this document, the Township
has entered into a settlement agreement with Fair Share Housing Center which calls for the
inclusion of this area in a new Overlay Zone to help encourage redevelopment for
inclusionary multi-family residential development.
4. Route 202 Corridor at Changebridge Road. To date, the new roadways recommended by
the Master Plan for the vicinity of Route 202 and Changebridge Road have not been
implemented. However, traffic circulation in this area has been substantially improved with
design improvements to the Changebridge Road intersection with Route 202. As such, the
Master Plan’s recommendation for new roadways in this area should be reviewed.
5. Design Standards. The comprehensive amendments to the Township’s land use ordinance in
2011 included specific design standards recommended for the westerly portion of the Route
202 corridor, extending from the Town of Boonton municipal border eastward to Towaco,
and specific circulation design standards for the portion of Bloomfield Avenue east of Hook
Mountain Road. The Township’s land use boards have been successfully implementing these
design standards when considering site plan applications; however, this is an on-going
planning concern that requires continued vigilance. It is noted that, in February 2015, the
Township was presented with a draft Bloomfield Avenue Streetscape Improvement and
Traffic Calming Plan, which included additional recommendations for multimodal connectivity
and improved function along this corridor. The Township should consider revisiting this draft
plan.
6. Sign Regulations. The comprehensive amendments to the Township’s land use ordinance in
2011 included a wholesale revision to the Township’s sign regulations, as recommended in
the Master Plan. The updated sign regulations have resulted in improvements in the scale
and design of signage in the community, and increased certainty on the part of developers
as they prepare their plans for submission to the Township. The Township, should, however
continue to make adjustments to its sign regulations as necessary. For example, the Township
may want to consider relaxing its requirements for LED/electronic signage and/or permitting
off-premise advertising, in light of the number of variance applications that continue to come
before the land use boards for these issues. In addition, the Township’s sign regulations
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should be reviewed against the Unites States Supreme Court decision in Reed v. Town of
Gilbert, 576 U.S. ___ (2015), the impact of which is discussed in more detail in Section 4.3 of
this report.
7. Parking Requirements. The comprehensive amendments to the Township’s land use
ordinance in 2011 included revised off-street parking requirements, as recommended in the
Master Plan. The amended parking requirements have resulted in improved parking
standards and reduced impervious coverage. However, this is an on-going planning concern
that requires continued vigilance. As such, the Township should evaluate its existing off-street
parking requirements to ensure they are not overly restrictive, and consider relaxing off-street
parking standards where determined to be appropriate.
8. Wireless Telecommunications Facilities. The comprehensive amendments to the Township’s
land use ordinance in 2011 included new regulations for wireless telecommunications
facilities, as recommended in the Master Plan. This problem has been adequately addressed.
9. Through Lots. The comprehensive amendments to the Township’s land use ordinance in 2011
included new regulations for through lots, as recommended in the master plan. This problem
has been adequately addressed.
10. Green Design. The comprehensive amendments to the Township’s land use ordinance in
2011 incorporated green design standards, as recommended in the master plan. Specifically,
the land use ordinance now permits and regulates pervious paving, solar energy devices, and
green roofs. However, these efforts alone are not enough to promote sustainability and
combat the effects of climate change. As such, the Township should prepare and adopt a
Green Building and Environmental Sustainability Element of the Master Plan, which should
more fully address such issues as green building and design, renewable energy, smart growth,
land use and mobility (including potential locations for the installation of electric vehicle
charging stations), and storm resiliency.
11. Highlands Plan Conformance. On January 19, 2012, the Highlands Water Protection and
Planning Council approved the Township of Montville’s Petition for Plan Conformance for
the portion of the Township that lies within the Highlands Preservation Area. Pursuant to the
conditions of this approval, the Township subsequently adopted an Environmental Resources
Inventory in December 2012, a Master Plan Reexamination Report and Highlands
Preservation Area Master Plan Element in September 2013, and a Highlands Preservation
Area Land Use Ordinance in January 2014. The Township also adopted in January 2014 a
Highlands Preservation Area Exemption Ordinance, which allows the Township to issue
Highlands Act exemption determinations. Because of these efforts, Montville has fully satisfied
its plan conformance requirements.
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IV. SIGNIFICANT CHANGES IN ASSUMPTIONS, POLICIES &
OBJECTIVES FORMING THE BASIS FOR THE LAST MASTER PLAN
The MLUL requires an assessment of the changes that have taken place in the community since the
adoption of the last master plan or reexamination as a component of the reexamination process. The
following are changes at the local, State, and national levels applicable to the Township’s land use goals
and objectives:

4.1 CHANGES AT THE LOCAL LEVEL
This section of the 2018 Reexamination Report provides a description of the community’s population
characteristics, employment trends and housing stock based on the U.S. Decennial Census and latest
American Community Survey 5-Year Estimates (2012-2016). Housing characteristics such as age,
condition, purchase/rental value and occupancy are detailed. Information is also provided on the
number of housing units in the Township considered overcrowded or substandard. This analysis of the
Township’s demographic characteristics is an integral component of the community’s master plan, as it
illustrates past trends experienced by Montville and provides an indication of future growth patterns.
1. Population Growth. As seen in the table below, the Township has experienced growth in
every decade since 1920, with the most growth occurring in the 1920s, 1950s and 1960s.
The 2016 population estimate of 21,740 people, provided by the American Community
Survey, suggests that Montville is currently experiencing its slowest growth rate on record,
up only 4.4 percent since 2000.
Table 1: Population Growth (1920 to 2016*)
Montville, New Jersey
Year
1920
1930
1940
1950
1960
1970
1980

Population
1,515
2,467
3,207
4,159
6,772
11,846
14,290

Population Change

Percent Change

-952
740
952
2,613
5,074
2,444

-62.8
30.0
29.7
62.8
74.9
20.6

1990
2000
2016*

15,600
20,839
21,740

1,310
5,239
901

9.2
33.5
4.4

* 2016 data is the average between January 2012 and December 2016.
Source: Morris County Data Book – 2009; 2016 American Community Survey 5-Year Estimates.

2. Age Characteristics. The Township’s age characteristics, which are outlined in the table below,
indicate an aging community. As shown, the percentage of the population age 55 and over
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increased 38 percent between 2000 and 2016, whereas the percentage of the population age
25 to 44 experienced a 32 percent loss during this period. Overall, Montville’s median age
increased by 5.5 years between 2000 and 2016, from 38.9 to 44.4.
Table 2: Age Characteristics (2000 to 2016)
Montville, New Jersey
Age
Under 5 years
5 to 19 years
20 to 24 years
25 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 to 84 years
85 years and over
Total
Median Age

2000
Number
Percent
1,435
6.9
4,128
19.8
821
3.9
2,602
12.5
3,766
18.1
3,366
16.2
2,465
11.8
2,023
9.7
233
1.1
20,839
100.0
38.9

2016*
Number
1,087
4,522
957
1,935
2,565
3,870
3,326
3,109
370
21,740

Percent
5.0
20.8
4.4
8.9
11.8
17.8
15.3
14.3
1.7
100.0
44.4

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

3. Average Household Size. The average household size for the Township declined steadily in the
years between 1970 and 2000. However, the average household size for 2016 showed a slight
increase from 2000, at 2.86 people per household.
Table 3: Average Household Size (1970 to 2016)
Montville, New Jersey
Year

Total Population

1970
1980
1990
2000
2016*

11,846
14,290
15,600
20,839
21,740

Number of
Households
3,042
4,016
4,889
7,380
7,589

Average Household
Size
3.89
3.56
3.19
2.82
2.86

* 2016 data is the average between January 2012 and December 2012.
Source: Morris County Data Book – 2009; 2016 American Community Survey 5-Year Estimates.

4. Household Income. Detailed household income figures are shown in the table below. As

shown, between 2000 and 2016, the proportion of households earning annual incomes of
$150,000 or more nearly doubled. During this period, the Township’s median household
income increased by approximately 36 percent, from $94,557 in 2000 to $128,625 in 2016. The
Township’s 2016 median household income was 25 percent higher than that of Morris County
as a whole, which was $102,798 in 2016.
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Table 4: Household Income (2000 to 2016)
Montville, New Jersey
Income Category
Less than $10,000
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more
Total
Median Household Income
Morris County Median

2000
Number
Percent
213
2.9
181
2.5
283
3.8
305
4.1
604
8.2
1,096
14.9
1,275
17.3
1,454
19.7
950
12.9
1,013
13.7
7,374
100.0
$94,557
$77,340

2016*
Number
Percent
265
3.5
114
1.5
292
3.8
240
3.2
397
5.2
583
7.7
880
11.6
1,539
20.3
1,096
14.4
2,183
28.8
7,589
100.0
$128,625
$102,798

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

5. Number of Dwelling Units. As shown in the accompanying table, the Township’s housing stock
grew significantly between 1990 and 2000. Whereas there were 5,126 dwellings in 1990, there
were 7,541 dwellings in 2000, representing a 47 percent increase. However, the rate of growth
has slowed considerably in subsequent years. Estimates for 2016 suggest that Montville’s
housing stock has only grown by six percent since 2000.
Table 5: Dwelling Units (1990 to 2016)
Montville, New Jersey
Year
1990
2000
2016

Total Dwelling
Units
5,126
7,541
7,994

Numerical
Change
-2,415
453

Percentage
Change
-47.1
6.0

* 2016 data is the average between January 2012 and December 2016.
Sources: U.S. Census – 1990 & 2000; 2016 American Community Survey 5-Year Estimates.

6. Housing Tenure and Occupancy. The following table provides additional detail regarding the

tenure and occupancy of the Township’s housing stock. As shown below, 80 percent of the
Township’s housing stock was estimated to be owner-occupied in 2016, down from 84 percent
in 2000. The number of vacant units has more than doubled since 2000, from 161 units (2.1
percent of all units) in 2000 to 405 units (5.0 percent of all units) in 2016.
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Table 6: Housing Units by Tenure and Occupancy Status (2000 to 2016)
Montville, New Jersey
Category
Owner-Occupied Units
Renter-Occupied Units
Vacant Units
Total Units

2000
Number
Percent
6,336
84.0
1,044
13.9
161
2.1
7,541
100.0

2016*
Number
Percent
6,369
79.7
1,220
15.3
405
5.0
7,994
100.0

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

7. Housing Units in Structure. The following table provides additional information on the

characteristics of the Township’s housing stock, including data on the number of units in the
structure. The housing stock is predominantly characterized by single-family detached units,
which represent two-thirds of all dwelling units. Single-family attached units (townhouses)
represent the second most predominant housing type, at 17 percent.
Table 7: Units in Structure (2000 to 2016)
Montville, New Jersey
Units in Structure
One Unit Detached
One Unit Attached
2 Units
3 to 4 Units
5 to 9 Units
10 to 19 Units
20 or More Units
Mobile Home
Total

2000
Number
Percent
5,066
67.2
1,194
15.8
114
1.5
178
2.4
203
2.7
364
4.8
416
5.5
6
0.1
7,541
100.0

2016*
Number
Percent
5,329
66.7
1,358
17.0
65
0.8
74
0.9
224
2.8
415
5.2
529
6.6
0
.00
7,994
100.0

* 2016 data is the average between January 2012 and December 2016
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

8. Housing Stock Age. The following table details the age of the Township’s housing stock. As

shown, the majority (approximately 58 percent) of the Township’s housing units were
constructed between 1970 and 1999. Approximately six percent of Montville’s housing stock
was built in 2000 or later.
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Table 8: Year Structure Built
Montville, New Jersey
Year Units Built
2014 or later
2010 to 2013
2000 to 2009
1990 to 1999
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959
1940 to 1949
1939 or earlier
Total

Number
0
55
449
2,144
1,243
1,231
1,053
886
140
793
7,994

Percent
0.0
0.7
5.6
26.8
15.5
15.4
13.2
11.1
1.8
9.9
100.0

Source: 2016 American Community Survey 5-Year Estimates.

9. Housing Conditions. An inventory of the Township’s housing conditions is presented in the
following tables. Table 9 identifies the extent of overcrowding in the Township, defined as
housing units with more than one occupant per room. The data indicates that the number of
occupied housing units considered overcrowded has increased slightly since 2000, from 56 units
(0.8 percent of all occupied units) in 2000 to 93 units (1.2 percent of all occupied units) in 2016.
Table 9: Occupants Per Room (2000 to 2016)
Montville, New Jersey
Occupants Per Room
1.00 or less
1.01 to 1.50
1.51 or more
Total

2000
Number
7,324
20
36
7,380

Percent
99.2
0.3
0.5
100.0

2016*
Number
Percent
7,496
98.8
67
0.9
26
0.3
7,589
100.0

* 2016 data is the average between January 2012 and December 2016
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

Table 10 below presents other key characteristics of housing conditions, including the presence
of complete plumbing and kitchen facilities and the type of heating equipment used. As shown,
the percentage of occupied housing units lacking complete kitchen and plumbing facilities
increased between 2000 and 2016, from 0.1 percent of all occupied units in 2000 to 0.7 percent
of all occupied units in 2016. The number of occupied housing units without heat increased
from zero occupied units in 2000 to seven occupied units in 2016.
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Table 10: Equipment and Plumbing Facilities (2000 to 2016)
Montville, New Jersey
Facilities
Kitchen:
With Complete Facilities
Lacking Complete Facilities
Plumbing:
With Complete Facilities
Lacking Complete Facilities
Heating Equipment:
Standard Heating Facilities
Other Fuel
No Fuel Used
Total

2000
Number
Percent

2016*
Number
Percent

7,370
10

99.9
0.1

7,535
54

99.3
0.7

7,371
9

99.9
0.1

7,535
54

99.3
0.7

7,374
6
0
7,380

99.9
0.1
0.0
100.0

7,562
20
7
7,589

99.6
0.3
0.1
100.0

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

10. Purchase and Rental Values. The following table shows that whereas only 9.7 percent of
Montville’s rental housing stock had monthly rents of $1,500 or more in 2000, 61 percent of
Montville’s rental units had monthly rents of $1,500 or more by 2016. The Township’s median
monthly rent in 2016 was $1,654, representing a 39 percent increase over the Township’s
median monthly rent in 2000. The Township’s median monthly rent in 2016 was 19 percent
higher than the median monthly rent of Morris County as a whole, which was $1,388.
Table 11: Gross Rent of Renter-Occupied Housing Units (2000 to 2016)
Montville, New Jersey
Rent
Less than $200
$200 to $299
$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or More
No Cash Rent
Total
Median Gross Rent
Morris County Median

2000
Number
10
17
4
113
132
627
101
32
1,036

2016*
Percent
1.0
1.6
0.4
10.9
12.7
60.5
9.7
3.1
100.0

Number
97
0
0
40
102
179
746
56
1,220

$1,186
$883

Percent
8.0
0.0
0.0
3.3
8.4
14.7
61.0
4.6
100.0
$1,654
$1,388

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

Table 12 below shows that whereas only 18.5 percent of Montville’s owner-occupied units had
a value of $500,000 or more in 2000, nearly 58 percent of Montville’s owner-occupied units
had a value of $500,000 or more in 2016. The Township’s median housing value of $558,500
in 2016 was approximately 61 percent higher than the Township’s median value in 2000, and
approximately 30.2 percent higher than the County’s 2016 median value.
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Table 12: Value of Owner-Occupied Housing Units (2000 to 2016)
Montville, New Jersey
2000

Value Range
Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or More
Total
Median Value
Morris County Median Value

2016*

Number
81
58
125
297
1,570
2,551
1,007
55
5,744

Percent
1.4
1.0
2.2
5.2
27.3
44.4
17.5
1.0
100.0

Number
172
149
25
121
336
1,869
3,044
653
6,369

$346,600
$257,400

Percent
2.7
2.3
0.4
1.9
5.3
29.3
47.8
10.3
100.0
$558,500
$428,900

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

11. Employment Status. The following table provides information on the employment status of

Township residents age 16 and over. As shown, the unemployment rate for Montville’s civilian
labor force more than doubled between 2000 and 2016, from 2.0 percent in 2000 to 4.6 percent
in 2016. This is slightly lower than Morris County’s 2016 unemployment rate of 5.5 percent. It
is also important to note that the percentage of Montville’s population in the labor force
increased during this period, from 70.9 percent in 2000 to 71.5 percent in 2016.
Table 13: Employment Status, Population 16 and Over (2000 to 2016)
Montville, New Jersey
2000
Employment Status
In labor force
Civilian labor force
Employed
Unemployed
% of civilian labor force
Armed Forces
Not in labor force
Total Population 16 and Over

Number
11,412
11,412
11,189
223
-0
4,680

Percent
70.9
70.9
69.5
1.4
2.0
0.0
29.1

16,092

100.0

2016*
Number
Percent
71.5
12,263
71.5
12,263
68.2
11,698
3.3
565
4.6
-0.0
0
28.5
4,890
17,153

100.0

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

12. Employment Characteristics of Employed Residents. The following two tables detail information

on the employment characteristics of employed Montville residents. Table 14 details occupation
characteristics, while Table 15 details industry characteristics.
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Table 14: Employed Residents Age 16 and Over, By Occupation (2000 to 2016)
Montville, New Jersey
Occupation
Management, professional and related
Service
Sales and office
Natural resources, construction and maintenance
Production, transportation and material moving
Total

2000
Number
Percent
6,023
53.8
686
6.1
3,205
28.6
638
5.7
637
5.7
11,189
100

2016*
Number
Percent
6,469
55.3
1,078
9.2
3,252
27.8
337
2.9
562
4.8
11,698
100

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

Table 15: Employed Residents Age 16 and Over, By Industry (2000 to 2016)
Montville, New Jersey
2000

Industry
Agriculture, forestry, fishing, hunting and mining
Construction
Manufacturing
Wholesale trade
Retail trade
Transportation, warehousing and utilities
Information
Finance, insurance, real estate and rental and leasing
Professional, scientific, management, administrative and
waste management services
Educational, health and social services
Arts, entertainment, recreation, accommodation and food
services
Other services
Public administration
Total

2016*
Number
Percent
29
0.2
274
2.3
1,164
10.0
474
4.1
1330
11.4
439
3.8
471
4.0
1,499
12.8
19.7
2,303

Number
0
623
1,661
649
874
506
545
1,273

Percent
0.0
5.6
14.8
5.8
7.8
4.5
4.9
11.4

1,724

15.4

2,269

20.3

2,226

412

3.7

634

473
180
11,189

4.2
1.6
100.0

539
316
11,698

19.0
5.4
4.6
2.7
100.0

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

13. Means of Transportation to Work. Table 16 below details the means of transportation to work

for Montville workers 16 and over. As shown, the percentage of the Township’s work force
driving alone in private automobiles decreased between 2000 and 2016, from 85.1 percent of
all workers in 2000 to 80.6 percent of all workers in 2016. Conversely, the percentage of
Township workers working from home during this period increased from 3.6 percent of workers
in 2000 to 5.7 percent of workers in 2016, and the percentage of Township workers commuting
by public transportation increased from 5.0 percent of workers in 2000 to 6.4 percent of workers
in 2016. The percentage of workers that carpool to work also increased during this period, from
5.0 percent of workers in 2000 to 5.8 percent of workers in 2016.
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Table 16: Means of transportation to Work (2000 to 2016)
Montville, New Jersey
Me an s of
Tr an s p or t at i on t o Wor k
Drove alone
Carpooled
Public transportation (excl. taxi)
Walked
Other means
Worked at home
Total
Mean travel time (minutes)

2000
Number
Percent
9,411
85.1
553
5.0
556
5.0
108
1.0
34
0.3
393
3.6
11,055
100.0
28.3

2016*
Number
Percent
9,077
80.6
651
5.8
724
6.4
138
1.2
30
0.2
642
5.7
11,262
100.0
31.2

* 2016 data is the average between January 2012 and December 2016.
Source: U.S. Census – 2000; 2016 American Community Survey 5-Year Estimates.

4.2 CHANGES AT THE STATE LEVEL
This following section provides a description of the changes that have occurred at the State level since
the 2010 Land Use Plan Element:
1. Municipal Land Use Law Amendments. The following substantive changes have been made to
the Municipal Land Use Law (MLUL) since the 2010 Comprehensive Land Use Plan Element.
a) Time of Decision Rule. Perhaps the most significant change in the MLUL since the time
of the previous Reexamination Report was the abolishment of the “time of decision”
rule in 2010. This previously established rule had favored municipalities during the
hearing process by allowing them to make zoning ordinance amendments up until the
final moment of a land use approval. The new rule, which went into effect in 2011,
establishes that the zoning in place at the time of the filing of a development application
will govern the review and approval of said application. Any ordinance amendments
adopted subsequent to the date of submission of the application will not be applicable
to that application.
b) Solar Energy. Several amendments have been made to the MLUL over the years to
encourage the continued utilization of renewable energy facilities, including wind and
solar facilities. Most recently, the MLUL was amended in 2014 (S921/A2289) to specify
that an ordinance requiring approval by the planning board of either subdivision of site
plans, or both, shall not include solar panels in any calculation of impervious surface or
impervious cover.
c) Smart Growth, Storm Resiliency and Sustainability. Legislation (S2873/A4185) was
adopted on January 8, 2018 which requires that any new land use element incorporate
a statement of strategy concerning the following issues:

27

1) Smart growth which, in part, shall consider potential locations for the installation
of electric vehicle charging stations;
2) Storm resiliency with respect to energy supply, flood-prone areas, and
environmental infrastructure, and;
3) Environmental sustainability.
d) Purposes of the Act. Since 2010, two additional purposes of the MLUL were added to
N.J.S.A. 40:55D-2, as follows:
p. To enable municipalities the flexibility to offer alternatives to traditional
development, through the use of equitable and effective planning tools
including clustering, transferring development rights, and lot-size averaging in
order to concentrate development in areas where growth can best be
accommodated and maximized while preserving agricultural lands, open space,
and historic sites; and
q. To ensure that the development of individual municipalities does not
unnecessarily encroach upon military facilities or negatively impact the
operation of military facilities, and to those ends, to encourage municipalities to
collaborate with military facility commanders in planning and implementing
appropriate land use controls, thereby improving the vitality of military facilities
and protecting against their loss through the Base Realignment and Closure
process or mission loss.
2. New Jersey Council on Affordable Housing (COAH). In May 2008, COAH adopted revised Third
Round (growth share) regulations which were published and became effective on June 2, 2008.
Coincident to this adoption, COAH proposed amendments to the rules they had just adopted,
which subsequently went into effect in October 2008. These 2008 rules and regulations were
subsequently challenged, and in an October 2008 decision the Appellate Division invalidated
the Growth Share methodology, and also indicated that COAH should adopt regulations
pursuant to the Fair Share methodology utilized in Rounds One and Two. A 2010 Appellate
Division case, which was affirmed by the New Jersey Supreme Court in 2013, invalidated the
third iteration of the Third Round regulations and sustained the invalidation of growth share.
As a result, the Court directed COAH to adopt new regulations pursuant to the methodology
utilized in Rounds One and Two.
Deadlocked with a 3-3 vote, COAH failed to adopt its newly revised Third Round regulations in
October 2014. The Fair Share Housing Center, who was a party in the 2008, 2010 and 2013
cases, responded by filing a motion in aid of litigants’ rights with the New Jersey Supreme Court.
The Court heard the motion in January 2015, and issued its ruling on March 20, 2015. The Court
ruled that COAH was effectively dysfunctional, and consequently returned jurisdiction of
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affordable housing issues back to the trial courts where it had originally been prior to the
creation of COAH in 1985. This decision has since been identified as the Mt. Laurel IV decision.
This Court decision created a process for municipalities, like Montville, that had participated in
the process before COAH and had received substantive certification, but due to the inertia of
COAH never obtained Third Round substantive certification of their Housing Element and Fair
Share Plan (HE&FSP). It allowed municipalities to file a declaratory judgment that their HE&FSP
was constitutionally compliant, and receive temporary immunity from affordable housing
builders remedy lawsuits while they prepare a new or revised HE&FSP to ensure their plan
continues to affirmatively address their local housing need as may be adjusted by new housingneed numbers promulgated by the Court or COAH.
The Township of Montville filed a declaratory judgment and a brief in support of a motion for
temporary immunity with the Court on July 8, 2015 and has had immunity against builders
remedy lawsuits since that time. Although the Planning Board did adopt and the Township
Committee did endorse an updated Housing Element and Fair Share Plan in March 2016, the
fluid nature of the process required substantive subsequent negotiations with the Court, Fair
Share Housing Center (FSHC), an entity which had been deemed to have party status by the
Court and to have intervened in this matter as a defendant, and several developers who also
intervened in the matter as defendants.
Ultimately, the Township entered into a settlement agreement with FSHC, which establishes the
Township’s affordable housing obligation and the means by which it will be met. The Planning
Board did not participate in these settlement discussions. This settlement was executed by the
Mayor and Township Committee on December 21, 2018, at which time the Planning Board was
made aware of the various components to address Montville’s affordable housing obligation
and the methods by which the Township would implement the settlement. This settlement
agreement was approved by the Honorable Michael C. Gaus at a Fairness Hearing on March 1,
2019. Said agreement requires several zoning amendments to be implemented along with the
adoption and endorsement of a revised Third Round Housing Element and Fair Share Plan. The
Third Round Housing Element and Fair Share Plan, while under simultaneous review by the
Township, is anticipated to be prepared in compliance with the requirements of the above
noted settlement over the first half of 2019.
3. Local Redevelopment and Housing Law (LRHL). In 2013, an amendment to the Local
Redevelopment Housing Law was approved by the State Legislature which permits for the
option of designating a redevelopment area with or without condemnation powers. Specifically,
the amendment notes the following (amended section is underlined):

“The governing body of a municipality shall assign the conduct of the
investigation and hearing to the planning board of the municipality. The
resolution authorizing the planning board to undertake a preliminary
investigation shall state whether the redevelopment area determination shall
authorize the municipality to use all those powers provided by the Legislature
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for use in a redevelopment area other than the use of eminent domain
(hereinafter referred to as a "Non-Condemnation Redevelopment Area") or
whether the redevelopment area determination shall authorize the municipality
to use all those powers provided by the Legislature for use in a redevelopment
area, including the power of eminent domain (hereinafter referred to as a
"Condemnation Redevelopment Area").
The LRHL amendment also establishes additional notice requirements when designating an
area in need of redevelopment, provides guidelines regarding challenges to condemnation
redevelopment designations, and allows for additional options for designating an area in need
of rehabilitation.
In October 2015, pursuant to the provisions of the LRHL, the Montville Township Committee
designated Block 162 Lots 4, 6 and 7 an ‘area in need of redevelopment’ which designation
authorized the use of condemnation powers in the redevelopment area. In that same
Resolution, the Township Council directed the Township Planning Board to prepare a
redevelopment plan for the aforementioned lots, culminating in the Board’s approval of the
Route 46 West Condemnation Redevelopment Plan in July 2016. The Township Committee
adopted the implementing ordinances creating the PBR Pine Brook Redevelopment Zone and
PBO Pine Brook Overlay Zone on September 27, 2016.
In addition, the Township has undertaken and/or expects to undertake the following
redevelopment efforts in 2019, in furtherance of Montville’s affordable housing settlements. As
noted above, the Planning Board was not a party to the Township’s affordable housing
settlement negotiations.
a. Block 167 Lots 28-32, Block 178 Lot 3, and Block 179 Lot 1. On December 18, 2018, the
Montville Township Committee declared by Resolution No. 2018-306 that an area along
westbound Route 46, Old Bloomfield Avenue, and Maple Avenue – encompassing the
former G.I. Auto Salvage site and an adjacent residential lot – be designated a ‘noncondemnation area in need of redevelopment’. The Redevelopment Plan and
implementing Ordinance No. 2019-08 for this area, which call for non-age restricted
inclusionary multifamily development at a density of 9 units per acre, were adopted by
the Township Committee on April 9, 2019.
b. Block 159 Lot 5.01. On April 9, 2019, the Montville Township Committee declared by
Resolution No. 2019-113 that an area encompassing Block 159 Lot 5.01 – a 13.45-acre
vacant office property with frontage along Hook Mountain Road and access from
Changebridge Road – be designated a ‘non-condemnation area in need of
redevelopment’. The Redevelopment Plan and implementing Ordinance No. 2019-23
for this area, which call for up to 295 units of non-age restricted inclusionary multifamily
development, were introduced by the Township Committee on June 11, 2019, and are
expected to be adopted in July 2019.
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4. State Strategic Plan. In October of 2011, the Draft State Strategic Plan (SSP) was developed as
an update to the current State Development and Redevelopment Plan (SDRP). The intent of the
SSP is to increase focus on polices aimed to foster job growth, support effective regional
planning, and preserve the State’s critical resources. The four overarching goals that serve as
the blueprint of the Plan are summarized as follows:
a. Goal 1: Targeted Economic Growth. Enhance opportunities for attraction and growth
of industries of statewide and regional importance;
b. Goal 2: Effective Planning for Vibrant Regions. Guide and inform regional planning so
that each region of the State can experience appropriate growth according to the
desires and assets of that region;
c. Goal 3: Preservation and Enhancement of Critical State Resources. Ensure that strategies
for growth include preservation of the State’s critical natural, agricultural, scenic,
recreation, and historic resources.
d. Goal 4: Tactical Alignment of Government. Enable effective resource allocation,
coordination, cooperation, and communication amongst governmental agencies on
local, regional, and state levels.
Unlike the existing SDRP, the SSP did not contain any mapping. Thus far in its draft form, the
SSP appears to have a greater emphasis on the State’s overall economic framework and provide
information and goals for New Jersey’s various industry clusters. When and if the SSP is formally
adopted, the Township should examine how its Master Plan is consistent with the SSP.

4.3 CHANGES AT THE NATIONAL LEVEL
Since the 2010 Land Use Plan Element, a United States Supreme Court decision was issued which
impacts the Township’s land use goals and objectives, as follows:
1. Reed v. Town of Gilbert. In June 2015, the United States Supreme Court handed down its first
decision specifically focusing on sign regulations in more than 20 years. Reed v. Town of Gilbert,
576 U.S. ___ (2015) stemmed from a church’s use of temporary directional signs. Clyde Reed,
pastor of Good News Community Church in Gilbert, Arizona, rented space for Good News'
services every Sunday. Since the services were held in different venues each week, temporary
signs were erected to let people know the time and location of the services. Gilbert’s Sign Code
limited how long temporary directional signs could be displayed and their size. However, other
types of temporary signs, including those with political and ideological messages, could be
much larger and displayed far longer. After Good News received an advisory notice from Gilbert
that it violated the Sign Code, Pastor Reed sued the Town and claimed that the Sign Code
violated the Free Speech Clause of the First Amendment and the Equal Protection Clause of the
Fourteenth Amendment.
The Court unanimously found that placing limits on temporary directional signs that were more
stringent than these other types of temporary signs was a content-based regulation of speech
– a violation of the First Amendment. Government regulation of speech is content-based if a
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law applies to particular speech because of the topic discussed or the idea or message
expressed. The Court held that the Town ordinance’s restrictions on the size, number, duration,
and location of temporary directional signs were subject to strict scrutiny because they were
content-based on their face and, because they were content-based, the Court need not
examine justifications or the government’s motives in determining whether the restrictions are
subject to strict scrutiny.
The Court held that the challenged provision could not survive strict scrutiny because the Town
could not claim that placing strict limits on temporary directional signs was necessary to beautify
the town while at the same time allowing unlimited numbers of other types of signs that created
the same problem. Furthermore, the Court ruled that the Town had not shown that limiting
temporary directional signs was necessary to eliminate threats to traffic safety, but that limiting
other types of signs was not.
The decision in Reed does not preclude towns from continuing to regulate signs, but it does
prevent them from restricting signs in an unconstitutional manner. As such, communities across
the country must now reconcile their sign regulations with Reed and ensure same are contentneutral.
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V.

SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, INCLUDING OBJECTIVES,
POLICIES & STANDARDS

The MLUL requires the identification of specific changes recommended for the master plan or
development regulations, if any, including changes to the underlying objectives, policies and standards,
or whether an entirely new master plan or development regulations should be prepared. This 2018
Master Plan Reexamination Report identifies recommended changes, as set forth below.

5.1 GOALS & OBJECTIVES
For the most part, the Township of Montville finds that the goals and objectives set forth in the 2010
Land Use Plan Element remain valid and should continue to guide the Township’s land use policies.
However, the Township does recommend some additions and modifications to the Plan’s goals and
objectives in order to address current challenges faced by the community. These recommended
additions and modifications are set forth below.
1. Modifications to Existing Goals and Objectives. The following existing goals and objectives
should be modified to read as follows:
a. Goal 5: To provide a variety of housing types and densities and a balanced housing supply,
in appropriate locations, to serve the Township.
Policy Statement: The Township contains a broad and varied housing stock consisting of
detached dwellings, townhouses, and multi-family units. Consequently, the Township’s
policy is designed to acknowledge this existing and established array of housing, but not to
allow any more multi-family housing and townhouses beyond that which is prescribed for
in the Township’s Master Plan Elements. This policy is in recognition of the broad range of
housing in the community. It also recognizes the fact that the Township seeks to
affirmatively address its low- and moderate-income housing obligation, as defined by the
Courts, through the plan components established in its Housing Element and Fair Share
Housing Plan.
b. Goal 10: To encourage the provision of sidewalks wherever recommended in the
Township’s Circulation Plan.
Policy Statement: Montville recognizes the need to provide sidewalks in appropriate
locations throughout the Township to improve pedestrian safety. Consequently, the
Township’s land use boards should utilize the Township’s Circulation Plan Element to
identify locations appropriate for sidewalk construction and implement the
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recommendations therein during site plan review.
2. Recommended Additional Goals and Objectives. The following additional goals and objectives
should be adopted by the Township:
a. Goal 17: Maintain a balance between residential and nonresidential uses to ensure a stable
and sound community tax base and local employment opportunities.
Policy Statement: Montville is recognized as a diverse community with a variety of land
uses and unique neighborhoods. The Township should continue to establish and maintain
zone districts that permit an appropriate mix of residential and non-residential land uses,
while promoting the efficient use and development of land. In addition, the Township and
its land use boards should carefully weigh any requests for use variances and/or rezonings
which would redevelop non-residential lands for residential uses so as not to eliminate any
economically viable properties from the Township’s tax rolls.
b. Goal 18: To protect and preserve the Township’s remaining farmland and agricultural
economy, while ensuring compatibility with surrounding residential development.
Policy Statement: Montville recognizes that one of its significant attributes is its rural
heritage, particularly with regard to its historic sites and districts. The Township seeks to
retain its existing farmland and encourage new farm uses, but should reexamine its
regulations to ensure said uses are harmonious with surrounding residential
neighborhoods. In addition, the Township should reexamine its regulations to encourage
greater economic opportunities within the agricultural industry, including agritourism. These
additional opportunities must be balanced with the need to preserve the quality of life for
any adjacent residential properties.
c. Goal 19: To prepare and adopt a Green Building and Environmental Sustainability Element
of the Land Use Plan.
Policy Statement: The Township should prepare and adopt a Green Building and
Environmental Sustainability Element of the Master Plan in accordance with the MLUL
requirements, with the intention of establishing guidelines for public improvements and
future private projects to achieve greater environmental sustainability. The Green Building
and Environmental Sustainability Element should address such issues as green building and
design, renewable energy, smart growth, land use and mobility (including potential
locations for the installation of electric vehicle charging stations), and storm resiliency. This
element will also allow the Township to participate in the State’s Sustainable Jersey program.
d. Goal 20: To encourage a variety of senior housing opportunities in order to allow aging
residents to remain in the community.
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Policy Statement: In recognition of the Township’s aging population, the Township seeks
to provide a variety of senior housing opportunities in order to allow Montville’s aging
residents to “age in place” and continue living and participating in the community. The
Township should consider identifying appropriate locations for active adult and agerestricted independent living developments, as well as assisted living and memory care
facilities, within the Township. The Township also believes it prudent to increase access to
home repair services for Montville’s seniors through the community’s housing rehabilitation
program which would allow older residents to remain in existing homes. The Township
should consider preparing a Land Use Plan amendment which designates specific locations
for future development of senior housing.
e. Goal 21: To discourage the proliferation of any additional billboards beyond those
billboards that are already located in the community.
Policy Statement: The Township of Montville presently contains 10 existing off-premises
advertising signs, also known as billboards, which are located at various points along Route
202, Route 46 and Bloomfield Avenue. In addition, an eleventh billboard has recently been
approved at the corner of Route 80 and Hook Mountain Road, but has not yet been built.
It is the Township’s belief that the current inventory of billboards in Montville are adequate
to meet the advertising/informational needs of the community and that any additional
billboards would negatively impact the visual aesthetic of the Township. As such, the
Township seeks to discourage the erection of any more billboards beyond those that are
already located in Montville Township.

5.2 ADDITIONAL PLANNING ISSUES
The 2018 Master Plan Reexamination Report recommends the following additional changes and
recommendations to the Township’s master plan and development regulations:
1. Recommended Amendments to Certain Zones to Address the Township’s Affordable Housing
Settlement Agreement. It is recommended that the Township analyze and amend the current
zoning regulations in accordance with and to effectuate the Settlement Agreement with Fair
Share Housing Center, as discussed in more detail in Section 4.2 of this document, and the
forthcoming Third Round Housing Element & Fair Share Plan. As previously noted in this
document, the Planning Board was not a party to the Township’s affordable housing settlement
negotiations; but, nevertheless, certain zoning amendments are required to be addressed as
part of the Township’s settlement agreements. Amendments are recommended as follows:
a. Avalon Bay Site. Preparation of amendments to effectuate the rezoning of Block 167
Lots 28-32, Block 178 Lot 3, and Block 179 Lot 1 to a new affordable housing
redevelopment zone in accordance with the Settlement Agreement with FSHC. These
amendments have already been adopted by the Township Committee via Ordinance
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No. 2019-08, adopted April 9, 2019. The zoning for this site now allows for up to 349
total units of rental housing with a 15% affordable housing set-aside.
b. Mill Creek Site. Preparation of amendments to effectuate the rezoning of Block 159 Lot
5.01 in the current OB-3 Zone to a new affordable housing redevelopment zone in
accordance with the Settlement Agreement with FSHC. These amendments have
already been introduced by the Township Committee via Ordinance No. 2019-23, on
July 11, 2019. Once adopted, the zoning for this site will allow for up to 295 total units
of rental housing with a 15% affordable housing set-aside for the first 250 units and a
20% set-aside for the remaining 45 units.
c. V&L Associates Site. Preparation of amendments to effectuate the rezoning of Block 81
Lot 7 in the current I-2 Zone to a new affordable housing zone in accordance with the
Settlement Agreement with FSHC. The zoning for this site will provide for up to 70 total
units of for-sale housing with a 20% affordable housing set-aside.
d. St. Albert’s Residential Health Care Facility. Preparation of amendments to effectuate
the rezoning of Block 125.6 Lot 1 in the current R-27A Zone to a new R-27F zone in
accordance with the Settlement Agreement with FSHC. The zoning for this site will
maintain the existing R-27 area and bulk standards for the area, but will allow for
residential health care facilities as a permitted principal use in the zone in addition to
single-family dwellings, allowing the existing facility to come before the Planning Board
for any future approvals.
e. Unmet Need. To address Unmet Need as noted in the Settlement Agreement, the
Township will implement inclusionary overlay zoning on two areas of the Township, as
well as a municipal-wide mandatory affordable housing set-aside ordinance. The
specific details are as follows:
i. Stiles Lane Overlay Zoning. The Township has agreed to adopt overlay zoning
over the industrial area identified by municipal tax records as Block 160.2 Lots
1-5 and 8-14. This area, consisting of 31 total acres, will retain the existing
underlying I-2 Zone designation, but will have overlay zoning permitting up to
375 total multi-family residential units with a 20% affordable housing set-aside.
ii. Route 202 Overlay Zoning. The Township has agreed to adopt overlay zoning
over the commercial area identified by municipal tax records as Block 56 Lots
6.02, 10, 11, 11.01, 12, 12.01, and 13. This area, consisting of 15.9 total acres,
will retain the existing underlying B-1 Zone designation, but will have overlay
zoning permitting up to 250 total multi-family residential units with a 20%
affordable housing set-aside.
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iii. Mandatory Set-Aside Ordinance. The Township has agreed to adopt an
ordinance requiring a mandatory affordable housing set aside for all new
multifamily and single-family attached residential developments of five units or
more outside of the aforementioned rezoning sites and overlay zone districts.
The set aside for rental developments shall be 15% and the set aside for forsale developments shall be 20%. This ordinance should replace the existing
ordinance at §230-129, which requires a minimum 10% affordable housing setaside in residential zones.
All of the amendments proposed above are intended to create a realistic opportunity for
affordable housing in the Township. The regulation changes outlined in the FSHC settlement
agreement and noted above are included as specific recommendations in this master plan
reexamination report and should be incorporated into the Land Use Plan Element of the
Montville Master Plan.
2. Recommended Amendments to Certain Land Use Regulations. The Township’s land use
regulations as set forth in Chapter 230 of the Township Code should be reviewed and evaluated
for any necessary updates and amendments. At a minimum, the following issues should be
considered:
a. Right to Farm: The current Right to Farm ordinance at §230-143 of the zoning
ordinance establishes the agricultural uses and structures permitted in the Township,
including specific provisions for the raising and keeping of farm animals. The Township
has experienced an increased interest in residential farming practices over the past
decade and, with that, an increased number of inquiries relative to the applicable rights
of individual residential property owners under the Right to Farm ordinance, as well as
complaints from neighbors for perceived nuisances and/or unsanitary conditions.
As such, it is recommended that Montville’s existing Right to Farm ordinance be
reviewed and updated to address any regulatory ambiguity and incorporate new
guidelines as determined to be warranted. Some of the ordinance issues identified as
needing refinement or inclusion are as follows:
•

Review existing standards for the number and type of farm animals permitted
based on minimum land area with appropriate setbacks. A limitation on the
number of chickens permitted should specifically be added to the ordinance.

•

Consider a community-wide prohibition of roosters on residential properties.
Alternatively, roosters may be regulated by minimum lot area and setback
standards.

•

Implement comprehensive regulations pertaining to beekeeping/honey
production given the growing statewide interest.
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•

Consider consolidating the existing Swine ordinance at Chapter 438 into the
Right to Farm ordinance at §230-143.

•

Refine or add definitions as determined to be applicable.

•

Refine standards pertaining to accessory structures for residential farming such
as chicken coops, pens, runs, etc. In addition, determine the appropriateness
of implementing construction standards for certain types of farm structures.

•

Include a provision addressing the production and sale of alcohol such as wine,
hard cider, beer, mead, or other spirits.

•

Provide enforceable sanitary, noise and other nuisance standards for the raising
or keeping of domestic farm animals.

•

Review the impacts of farming practices on wetlands, floodplains and other
environmentally sensitive features.

•

Address existing “grandfathered” uses.

It is noted that the purpose of any amendments to the Right to Farm ordinance shall
not be to deter, but rather to clearly guide residents to conduct farming practices in a
safe, common-sense manner without negatively impacting neighboring properties.
b. Places of Worship: The Township should amend its zoning provisions pertaining to
places of worship to correct certain deficiencies in the current code. Although the
current regulations for places of worship were adopted in 2014 to implement
recommendations in a 2012 planning analysis prepared for the Planning Board by
Burgis Associates, Inc., the regulations that were adopted are actually inconsistent with
these planning recommendations. As such, the regulations should be amended as
follows:
•

Existing and new places of worship should be permitted as of right in residential
zones, not just those places of worship that were in existence as of the date of
adoption of the current regulations.

•

Building and impervious coverages for places of worship should be properly
regulated.

•

The height of places of worship in non-residential zones should be properly
regulated.
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•

Transition buffer requirements for places of worship should apply only in
residential zones, not in non-residential zones.

A draft ordinance has been included in the Appendix of this report. In addition, it is
recommended that the minimum parking requirements for places of worship be
reevaluated.
c. Electric Vehicle Charging Stations: The Township should amend its land use regulations
to permit plug-in electric vehicle (PEV) charging stations as a permitted accessory use
in all zoning districts and adopt a PEV ordinance to include regulations and design
standards for PEV parking spaces and charging station equipment. In addition, the
Township should consider amending its regulations to require or incentivize PEV
charging stations, or the electrical wiring to install them later, in all new multi-family
residential and/or commercial developments of a certain size or in specified zoning
districts. Examples of possible incentives include the establishment of preferential
parking policies for garages/lots with PEV charging stations, and/or the allowance of
PEV charging stations to reduce certain minimum requirements for developers.
d. Provisions for Emerging Land Uses: The Township should consider amending its land
use regulations to either allow and regulate for various emerging land uses that are not
currently addressed in the Township’s Code or amending the Code to specifically
prohibit such uses. Examples of such uses that should be considered include, but are
not limited to, marijuana cultivation (also known as “alternative treatment centers”), food
trucks, home sharing/AirBnB, and wineries and micro-breweries.
e. Steep Slope Disturbance: At present, the Township’s regulations for disturbances to
steep slopes are located within the design standards section of the land use ordinance
– not the zoning ordinance. For example, any property owner that seeks to disturb
slopes in excess of the maximum amount permitted requires a design exception – not
a variance. This is not a problem in the context of property owners proposing to disturb
slopes as part of a subdivision or site plan, or where other variances are required. This
is problematic, however, in cases where the proposed disturbance is not tied to a
development or variance application because neither land use board has the jurisdiction
to hear design exceptions exclusive of a development or variance application.
Therefore, it is recommended that the land use ordinance be amended to move the
steep slopes regulations from the design standards section of the Code to the zoning
ordinance, which will allow for oversight of steep slope disturbance even without a
development application. A draft ordinance is included in the Appendix of this report.
f.

Tree Ordinance: The Township should consider amending its Tree ordinance at Chapter
368 to both clarify and strengthen its regulations pertaining to the protection and
removal of trees in Montville. The current tree ordinance is not clear as to its applicability
and effectively exempts all owners of private property and applicants before the
Township’s land use boards. It also provides unclear or inconsistent requirements
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regarding such terms as “protected tree” and “critical footprint area”. It is recommended
that the Tree ordinance be strengthened to require applicants for subdivision and site
plan approval to seek the necessary tree permits per this ordinance and provide clearer
requirements to make the ordinance more effective. A stricter Tree ordinance has been
drafted by the Montville Environmental Commission and should be considered for
adoption.
g. Buffer Provisions: The Township should review its buffer requirements and consider
updating its minimum buffer provisions for commercial properties that are adjacent to
residential zones or uses. Although buffer requirements exist for some zoning districts,
there are no universal minimum buffer standards that are applicable to all nonresidential uses/zones.
h. Definitions Pertaining to Building Height (Stories): Although the zoning ordinance
permits building heights up to 2 ½ stories in all of the Township’s R Residential zones,
the ordinance’s definitions pertaining to stories are unclear and require refinement.
Specifically, the Township should add a definition for “half-story”. In addition, the
Township should review and evaluate the adequacy of the current definitions for the
terms “attic”, “cellar”, and “basement”.
i.

Outdoor Storage: The Township should review and refine its regulations pertaining to
outdoor storage, as set forth in the Code at §230-156. Inconsistencies should be
addressed, such as the fact that building materials and contractor’s yards are a
permitted principal use in the B-3 and B-4 Zones and yet outdoor storage, an accessory
use that is inherently incidental to building materials and contractor’s yards, is not
permitted in such zones. In addition, the Township should consider allowing for the
outdoor storage of construction equipment, which is currently prohibited in all zones,
with provisions added for minimum setbacks, screening, and limits on quantity and type
of equipment to be stored.

j.

Commercial Vehicles in Residential Districts: The Township currently permits commercial
vehicles in residential districts subject to the requirements set forth at §230-134. These
regulations require simplification, as the majority of applicants seeking commercial
vehicle parking permits in residential zones cannot satisfy these requirements.

k. Signage: The Township should review its entire Sign Code to determine how it must be
reconciled with the decision issued in Reed v. Town of Gilbert, 576 U.S. ___ (2015).
Specifically, the Township should consider amendments which eliminate content-based
time, place, and manner regulations, while at the same time balancing the Township’s
desire to maintain and enhance aesthetics and community character.
As part of this review, the Township should consider amending its limitation on LED
signage, or other electronic messaging. §230-213 of the Code limits such signage to
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one per street frontage for all permitted non-residential uses, other than home
occupations, and no more than three square feet in area. A larger permitted area for
LED/electronic signage may be warranted in some zone districts.
It is not recommended, however, that the Township Sign Code be amended to permit
off-premises advertising signage, or billboards, anywhere in the Township. The Code
currently prohibits all billboards in all zoning districts. Nevertheless, the Township’s
Zoning Board of Adjustment continues to receive a number of applications each year
for use variance relief either to install new billboards or upgrade existing billboards. As
noted previously in this report, there are presently 10 existing nonconforming billboards
in the Township and they are typified by an unappealing aesthetic. As such, based on
the Township’s current inventory of billboards, the Township believes it is in the best
interest of the community not to permit any more billboards beyond those that already
exist in Montville Township.
l.

Swimming Pools: Montville’s regulations pertaining to private swimming pools are set
forth in the zoning ordinance under §230-152. At present, these regulations do not
require a minimum setback between a principal or accessory structure and the pool
itself. This is a major safety concern. As such, it is recommended that the Township add
a minimum setback requirement between private swimming pools and adjacent
buildings/structures. A draft ordinance has been included in the Appendix of this report.

m. Sight Triangles: The requirements for the measurement of sight triangles, and the
restrictions on what can be erected, planted and maintained within said sight triangles,
need to be clarified and refined in consultation with the Township Engineer and the
Township’s Zoning Officer.
n. Architectural Standards: The Township should review and possibly amend its design
standards relating to architecture for non-residential building construction. Although
non-residential architectural standards exist for some zoning districts, there are no
minimum standards that are applicable to all non-residential zones. In addition, the
design standards for subdivisions should be amended to include architectural standards
for single-family dwellings.
o. Decorative Lighting Fixtures: §230-96.E(1)(a) of the Township Code establishes the type
of decorative lighting fixtures required in the Towaco Center Zone Districts, as well as
other corridors subject to streetscape design standards. It is recommended that the
Township consider permitting alternatives to the fixture types identified at §23096.E(1)(a).
p. Personal Service Establishments: The Township currently permits both retail stores and
shops and restaurants as conditional uses in the I-2A Zone, subject to the conditions
set forth at §230-171. The Township should consider amending the I-2A Zone
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regulations to permit personal service establishments as another conditional use in the
I-2A Zone, subject to the same conditions as those currently set forth for retail uses as
§230-171.A. A draft ordinance has been included in the Appendix of this report.
q. Temporary Tent Sales: The Township Code at Chapter 295 sets forth regulations
pertaining to special sales, including Christmas tree and holiday decoration sales,
“closing-out” sales, garage sales, and warehouse sales. Neither this chapter nor the
Zoning Code, however, specifically regulate temporary or “pop-up” tent sales. The
Township has experienced increased requests for temporary tent sale permits for
fireworks and the like in recent years, but has no way of regulating them. As such, the
Township should consider whether to amend its ordinances to include specific
regulations for temporary tent sales, including specific zones where they could be
permitted and specific locations whereon tents can be erected (for example, not in
parking lots that would occupy parking spaces).
r.

Single-Family Homes With Multiple Kitchens: Concerns have been raised in recent years
regarding the number of Montville residents seeking to install additional kitchens in their
single-family dwelling. This practice is common for a number of reasons, including
religious reasons, “mother-in-law” suites, etc.; however, the concern is that these singlefamily units will be converted into two- (or more) family dwelling units in violation of
the Township Code. Although the Code could be amended to prohibit more than two
kitchens in a single-family dwelling, zoning is largely inadequate to control this problem.
Instead, it is recommended that the Township codify/legalize a formal procedure to
deal with applications like these going forward. Specifically, any applicant looking to
add a second kitchen to a single-family unit should be required to make agreements
with the Township Committee – filed in the form of a deed restriction that limits the
dwelling to a single housekeeping unit, never to be rented. That way the Township will
have a formal list of all the single-family dwellings with second kitchens so that if there
are ever complaints from neighbors about what may appear to be multiple households
living in a single-family home, the Township can then investigate and compare the
occupants to the deed.

s.

Off-Street Parking Requirements: The Township should evaluate its existing off-street
parking requirements at Chapter 230, Schedule E, to ensure they are not overly
restrictive, and, where appropriate, consider relaxing off-street parking standards.

3. Recommended Amendments to Certain Land Use Plan Designations. The 2010 Land Use Plan
includes a Preserved Open Space land use category, which is intended to encompass those
parcels within the municipality that have been acquired and permanently preserved for open
space. However, since 2010, the Township’s inventory of preserved open space parcels has
been refined and, as such, it is recommended that the Preserved Open Space land use category
also be refined as identified in the tables on the following page:
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Block

Lot

7
41
59.1
76
79
113
120
123
124
139.6

3, 4, 5
3.2
5.2
15.2
26
29
28.6
19, 20, 20.1
13
19.8

Block

Lot

1
3
3
32
39
41
41
51
51
51
51
52.3
54
55
59
82.5
82.9
95
98
109
109
110
110
113
124.6
124.8
124.9
131
151
159
163
164

1
15
37
26
27
5
43.2
19.12
29
31
36
27
5&6
2
7
86
12
13
5
7
21
14
22
25 & 26
8
1
11.3
14
21
22
22
3

Existing
LUP Designation
Medium Density Residential
Industrial
Moderately Low Density Residential
Moderately Low Density Residential
Moderately Low Density Residential
Very Low Density Residential
Very Low Density Residential
Moderately Low Density Residential
Medium Density Residential
Medium Density Residential

Existing
LUP Designation
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space

Recommended
LUP Designation
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space
Preserved Open Space

Recommended
LUP Designation
Very Low Density Residential
Very Low Density Residential
Very Low Density Residential
Industrial
Low Density Residential
Very Low Density Residential
Industrial
Medium-High Density Residential/Office Building Option
Medium Density Residential
Medium Density Residential
Local Business
Medium Density Residential
Moderately Low Density Residential
Office Building Area #2
Medium Density Residential
Medium Density Residential
PURD & Moderately Low Density Residential
Medium Density Residential
Medium Density Residential
Medium-High Density Residential
Medium-High Density Residential
Medium-High Density Residential
Medium-High Density Residential
Very Low Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
Medium Density Residential
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In total, approximately 120 acres are recommended to be added to the Preserved Open Space
land use category and approximately 175 acres are recommended to be removed from the
Preserved Open Space land use category. The map at Appendix A-1 of this report includes an
updated map of the Township’s preserved open space properties.
4. Recommended Additional Master Plan Elements. It is also recommended that the Township
also prepare and adopt the following additional master plan elements and/or amendments to
existing master plan elements:
a. Green Building and Environmental Sustainability Element: It is recommended that the
Township consider preparing and adopting a Green Building and Environmental
Sustainability Element of the Master Plan in accordance with the MLUL requirements,
with the intention of establishing guidelines for public improvements and future private
projects to achieve greater environmental sustainability. The Green Building and
Environmental Sustainability Element should address such issues as green building and
design, renewable energy, smart growth, land use and mobility (including potential
locations for the installation of electric vehicle charging stations), and storm resiliency.
This element will also allow the Township to participate in New Jersey State’s Sustainable
Jersey program.
The Township should consider including in the Green Building and Environmental
Sustainability Element the recently proposed green infrastructure options available to
municipalities to meet stormwater management standards. In addition, the Township
should consider incorporating as part of this element the new FEMA flood hazard area
mapping that is expected to be made available within the next year and determining
where, if at all, the Land Use Plan may need to be amended based on the results of the
new flood mapping.
b. Senior Housing Land Use Plan Amendment: It is further recommended that the
Township consider preparing and adopting a Land Use Plan amendment which
designates specific appropriate locations for future development of senior housing. This
Land Use Plan amendment should not only identify locations that are suitable for active
adult and age-restricted independent living developments, but also for assisted living
and memory care facilities. The Land Use Plan amendment should either amend the
land use designations assigned to such suitable locations to a new Senior Housing
Options category, or modify the existing land use designations for such locations to
include senior housing as a permitted use therein.
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VI. RECOMMENDATIONS CONCERNING REDEVELOPMENT PLANS
In 1992, the Local Redevelopment and Housing Law (LRHL) was enacted into law. The LRHL replaced a
number of former redevelopment statutes, including the Redevelopment Agencies Law, Local Housing
and Redevelopment Corporation Law, Blighted Area Act, and Local Housing Authorities Law, with a
single comprehensive statute. At the same time, the MLUL was also amended to require, as part of a
master plan reexamination, that the issues raised in the LRHL be addressed.
The LRHL provides the statutory authority for municipalities to designate areas in need of
"redevelopment or rehabilitation," prepare and adopt redevelopment plans, and implement
redevelopment projects. Specifically, the governing body has the power to initially cause a preliminary
investigation to determine if an area is in need of redevelopment, determine that an area is in need of
redevelopment, adopt a redevelopment plan, and/or, determine that an area is in need of rehabilitation.
A planning board has the power to conduct, when authorized by the governing body, a preliminary
investigation and hearing and make a recommendation as to whether an area is in need of
redevelopment. The planning board is also authorized to make recommendations concerning a
redevelopment plan, and prepare a plan as determined to be appropriate. The board may also make
recommendations concerning a determination if an area is in need of rehabilitation.
The LRHL establishes eight statutory criteria to determine if an area qualifies as being in need of
redevelopment. While properties may often qualify for more than one of the criteria, the LRHL
establishes that only one is needed for that area to be determined in need of redevelopment.
The criteria are as follows:
1. The “a” Criterion: Deterioration. The generality of buildings in the area are substandard, unsafe,
unsanitary, dilapidated, or obsolescent, or possess any of such characteristics, or are so lacking
in light, air, or space, as to be conducive to unwholesome living or working conditions.
2. The “b” Criterion: Abandoned Commercial and Industrial Buildings. The discontinuance of the
use of buildings previously used for commercial, manufacturing, or industrial purposes; the
abandonment of such buildings; or the same being allowed to fall into so great a state of
disrepair as to be untenantable.
3. The “c” Criterion: Public and Vacant Land. Land that is owned by the municipality, the county,
a local housing authority, redevelopment agency or redevelopment entity, or unimproved
vacant land that has remained so for a period of ten years prior to adoption of the resolution,
and that by reason of its location, remoteness, lack of means of access to developed sections
or portions of the municipality, or topography or nature of the soil, is not likely to be developed
through the instrumentality of private capital.
4. The “d” Criterion: Obsolete Layout and Design. Areas with buildings or improvements which,
by reason of dilapidation, obsolescence, overcrowding, faulty arrangement or design, lack of
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ventilation, light and sanitary facilities, excessive land coverage, deleterious land use or obsolete
layout, or any combination of these or other factors, are detrimental to the safety, health,
morals, or welfare of the community.
5. The “e” Criterion: Property Ownership and Title Issues. A growing lack or total lack of proper
utilization of areas caused by the condition of the title, diverse ownership of the real properties
therein or other similar conditions which impeded land assemblage or discourage the
undertaking of improvements, resulting in a stagnant and unproductive condition of land
potentially useful and valuable for contributing to and serving the public health, safety and
welfare, which condition is presumed to have a negative social or economic impact or otherwise
being detrimental to the safety, health, morals, or welfare of the surrounding area or the
community in general.
6. The “f” Criterion: Fire and Natural Disasters. Areas in excess of five contiguous acres, whereon
buildings or improvements have been destroyed, consumed by fire, demolished or altered by
the action of storm, fire, cyclone, tornado, earthquake or other casualty in such a way that the
aggregate assessed value of the area has been materially depreciated.
7. The “g” Criterion: Urban Enterprise Zones. In any municipality in which an enterprise zone has
been designated pursuant to the “New Jersey Urban Enterprise Zone Act,” the execution of the
actions prescribed in that act for the adoption by the municipality and approval by the New
Jersey Urban Enterprise Zone Authority of the zone development plan for the area of the
enterprise zone shall be considered sufficient for the determination that the area is in need of
redevelopment for the purpose of granting tax exemptions or the adoption of a tax abatement
and exemption ordinance.
8. The “h” Criterion: Smart Growth Consistency. The designation of the delineated area is
consistent with smart growth planning principles adopted pursuant to law or regulation.
The statute defines redevelopment to include: "clearance, replanning, development and
redevelopment; the conservation and rehabilitation of any structure or improvement, the construction
and provision for construction of residential, commercial, industrial, public or other structures and the
grant or dedication of spaces as may be appropriate or necessary in the interest of the general welfare
for streets, parks, playgrounds, or other public purposes, including recreational and other facilities
incidental or appurtenant thereto, in accordance with a development plan.”
It is noteworthy that the statute in Section #3 specifically states that a redevelopment area may include
lands which of themselves are not detrimental to the public health, safety or welfare, but the inclusion
of which is necessary for the effective redevelopment of an area.
As noted previously in this report, in October 2015, pursuant to the provisions of the LRHL, the Montville
Township Committee designated Block 162 Lots 4, 6 and 7 an ‘area in need of redevelopment’ which
designation authorized the use of condemnation powers in the redevelopment area. In that same
Resolution, the Township Council directed the Township Planning Board to prepare a redevelopment
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plan for the aforementioned lots, culminating in the Board’s approval of the Route 46 West
Condemnation Redevelopment Plan in July 2016. The Township Committee adopted the implementing
ordinances creating the PBR Pine Brook Redevelopment Zone and PBO Pine Brook Overlay Zone on
September 27, 2016. It is recommended that this Redevelopment Plan be incorporated into the Land
Use Plan Element of the Montville Master Plan.
In addition, as noted previously in this report, the Township has undertaken and/or expects to undertake
the following redevelopment efforts in 2019, in furtherance of Montville’s affordable housing
settlements. As noted above, the Planning Board was not a party to the Township’s affordable housing
settlement negotiations.
1. Block 167 Lots 28-32, Block 178 Lot 3, and Block 179 Lot 1. On December 18, 2018, the
Montville Township Committee declared by Resolution No. 2018-306 that an area along
westbound Route 46, Old Bloomfield Avenue, and Maple Avenue – encompassing the former
G.I. Auto Salvage site and an adjacent residential lot – be designated a ‘non-condemnation
area in need of redevelopment’. The Redevelopment Plan and implementing Ordinance No.
2019-08 for this area, which call for non-age restricted inclusionary multifamily development at
a density of 9 units per acre, were adopted by the Township Committee on April 9, 2019.
2. Block 159 Lot 5.01. On April 9, 2019, the Montville Township Committee declared by Resolution
No. 2019-113 that an area encompassing Block 159 Lot 5.01 – a 13.45-acre vacant office
property with frontage along Hook Mountain Road and access from Changebridge Road – be
designated a ‘non-condemnation area in need of redevelopment’. The Redevelopment Plan
and implementing Ordinance No. 2019-23 for this area, which call for up to 295 units of nonage restricted inclusionary multifamily development, were introduced by the Township
Committee on June 11, 2019, and are expected to be adopted in July 2019.
It is recommended that once these redevelopment plans are adopted by the Township, they also be
incorporated into the Land Use Plan Element of the Montville Master Plan.
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APPENDIX A-1: PRESERVED OPEN SPACE MAP
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APPENDIX A-2: DRAFT ORDINANCES
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TOWNSHIP OF MONTVILLE
ORDINANCE NO. 2019 - __
AN ORDINANCE OF THE TOWNSHIP OF MONTVILLE, COUNTY OF
MORRIS, AND STATE OF NEW JERSEY AMENDING CHAPTER 230, “LAND
USE AND DEVELOPMENT,” PART 4, “ZONING REGULATIONS,” OF THE
CODE OF THE TOWNSHIP OF MONTVILLE AS IT PERTAINS TO PLACES
OF WORSHIP
WHEREAS, the Township Committee desires to amend the Township’s regulations
pertaining to places of worship in accordance with the recommendations contained in the
Township’s 2019 Master Plan Reexamination Report.
NOW, THEREFORE, BE IT ORDAINED by the Township Committee of the Township of
Montville, in the County of Morris and State of New Jersey, that Chapter 230, “Land Use and
Development,” Part 4, “Zoning Regulations,” of the Code of the Township of Montville is hereby
amended as follows:
SECTION 1. Article XVI, “Regulations Governing Certain Principal Permitted Uses,” Section
230-151, “Places of Worship” is hereby amended to read in its entirety as follows:
§ 230-151. Places of worship.
Places of worship shall comply with the following regulations in all zones, wherever
permitted in Schedule C. Private school facilities associated with a place of worship in a
residential zone shall be subject to the requirements set forth in § 230-163:
A. For places of worship in the I and O Zones, the following requirements shall be met:
1. Places of worship may include an attendant parish house, convents, community
center buildings and similar facilities. Private school facilities associated with a place
of worship shall be subject to the conditional use requirements set forth in § 230-163.
2. The minimum lot area for a place of worship and all related on-site facilities and
buildings shall be not less than two (2) acres.
3. The lot shall front on and have direct access to a public state, county or municipal
street or highway which shall be an arterial or collector street as identified in the
Township Master Plan, and not primarily a street serving as access to residential
properties.
4. Multiple buildings on a lot shall be permitted and the minimum distance between
buildings shall be equal to the height of the taller building, but in no event less than
twenty-five (25) feet.
5. Fencing, landscaping and/or screening shall be provided as required by the Planning
Board.
6. Maximum building and impervious coverages shall be as allowed for the zone in
question.
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7. The minimum driveway and parking area setbacks shall be not less than twenty-five
(25) feet from any property or street line nor less than ten (10) feet from any building.
8. No building shall exceed the height limit of the zone district in question except as
provided in § 230-131.
9. Off-street parking shall be provided in accordance with Schedule E, Off-Street
Parking Requirements, included at the end of this chapter. Multiple or shared use of
off-street parking areas for places of worship may be allowed by the Planning Board
as a condition of site plan approval upon appropriate testimony demonstrating that
such multiple or shared use of parking will not result in on- or off-site congestion,
restriction of access by police, ambulance or fire vehicles or other traffic safety
impediments or hazards.
B. For Places of Worship in the R Zones, the following requirements shall be met:
1. The requirements set forth in Subsections A.1. through 5. above shall be met.
2. Maximum impervious coverage shall be fifty percent (50%) of the lot area, except
that the maximum impervious coverage shall be forty percent (40%) for property
located in the CWR Critical Water Resources District – Prime Aquifer.
3. All buildings shall be located at least fifty (50) feet from a property line except as
follows:
a. If the setback requirement for the zone in question exceeds fifty (50) feet, the
greater setback requirement shall apply.
b. For those buildings serving a purely residential function and any other
accessory building not exceeding two thousand five hundred (2,500) square
feet in gross floor area, the setback requirements of the zone in question
shall apply.
4. Maximum height of all principal and accessory buildings related to a place of worship
shall be thirty-five (35) feet and two-and-one-half (2 ½) stories, except as provided in
§ 230-131, which exempts church spires, belfries, towers designed exclusively for
ornamental purposes, chimneys, flues or similar appurtenances not exceeding the
height limit by more than ten (10) feet.
5. Transition buffers shall be provided wherever a property containing a place of
worship abuts a residential zone or use. Such transition buffers shall be in
accordance with § 230-98.C. Transition buffers shall be limited to the side and/or
rear lot line(s) which abut the residential zone or use; transition buffers shall not be
required along a front lot line.
6. Off-street parking shall be provided in accordance with Schedule E, Off-Street
Parking Requirements, included at the end of this chapter. All parking areas and
associated driveways shall be setback at least twenty-five (25) feet from any property
line, unless the transition buffer requirements set forth at § 230-98.C.1 would require
a larger setback.
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SECTION 2. Schedule C, Schedule of Permitted Uses, shall be amended to include ‘Places of
Worship’ as a principal permitted use in all R Zones by the addition of an “X” in the columns for
each of the R Zones in the “Places of Worship’ category (under ‘Miscellaneous Uses’).
BE IT FURTHER ORDAINED, that all ordinances of the Township of Montville, which
are inconsistent with the provisions of this Ordinance, are hereby repealed to the extent of such
inconsistency; and
BE IT FURTHER ORDAINED, that if any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be unconstitutional or invalid, such decision
shall not affect the remaining portions of this Ordinance; and
BE IT FURTHER ORDAINED that this Ordinance shall take effect immediately upon
final passage, approval, and publication as required by law.
Adopted this

day of

, 2019.

Leena Abaza, Township Clerk

Richard D. Conklin, Mayor

Introduced:
Public Hearing:
Adopted:
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TOWNSHIP OF MONTVILLE
ORDINANCE NO. 2019 - __
AN ORDINANCE OF THE TOWNSHIP OF MONTVILLE, COUNTY OF
MORRIS, AND STATE OF NEW JERSEY AMENDING CHAPTER 230, “LAND
USE AND DEVELOPMENT,” OF THE CODE OF THE TOWNSHIP OF
MONTVILLE AS IT PERTAINS TO REGULATION OF SLOPES
WHEREAS, the Township Committee desires to move the Township’s regulation of
steep slopes from Chapter 230, Part 2 “Subdivision and Site Plan Regulations,” into Chapter
230, Part 4 “Zoning Regulations,” in accordance with the recommendations contained in the
Township’s 2019 Master Plan Reexamination Report.
NOW, THEREFORE, BE IT ORDAINED by the Township Committee of the Township of
Montville, in the County of Morris and State of New Jersey, that Chapter 230, “Land Use and
Development,” of the Code of the Township of Montville is hereby amended as follows:
SECTION 1. Section 230-101, entitled “Regulation of Slopes,” is hereby deleted in its entirety
and re-titled “Reserved.”
SECTION 2. A new Section 230-143.1, entitled “Regulation of Slopes,” is hereby created. This
new section shall contain the exact language that was deleted from Section 230-101, with minor
changes, as follows (additions are shown in italics and deletions are shown as strikethroughs):
§ 230-143.1. Regulation of Slopes.
It is the purpose of this section to protect the health, safety and welfare of people and
property within the Township of Montville from improper construction, building and
development on steep slope areas, and more particularly, but without limitation, to reduce
the hazards which exist with development in steep slope areas by reason of erosion,
siltation, flooding, soil slippage, surface water runoff, pollution of potable water supplies from
nonpoint sources, destruction of unique and scenic vistas. It is a further purpose of this
section to encourage appropriate planning, design and development sites within steep slope
areas which preserve and maximize the best use of the natural terrain, and maintain
ridgelines and skylines intact. To meet the purpose of this section, all subdivisions, site
plans, lot grading plans, and other development plans shall be required to meet the following
requirements.
A. The applicant shall prepare a slope map based on two-foot contour intervals which
delineates by category the following slope classes:
(1) Slope categories:
0% to 14.9%
15% to 19.9%
20% to 24.9%
25% or greater
(2) The slope map shall include a calculation of the area of proposed disturbance within
all existing and/or proposed lots, as well as within any proposed road right-of-way.
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B. Disturbance for development, re-grading, and/or stripping of vegetation shall be
permitted within the various categories of slope classes to the extent specified below:
Slope Categories
0% to 14.9%
15% to 19.9%
20% to 24.9%
25% or greater

Maximum Disturbance
None
50%
33.3%
0% (except as provided below)

(1) Within slope areas of 25% or greater, a variance for development, regrading and/or
stripping of vegetation shall may only be permitted granted if such activity is
essential for the construction of a roadway or driveway crossing, required utility
connection, stormwater management control facility or other like necessary
improvement. When addressing the statutory criteria for this variance, the The
applicant must demonstrate to the satisfaction of the reviewing board, or other
official having jurisdiction, that such disturbance activity is needed to fulfill the
essential service requirements of the development and that there is no practical
alternative to it.
(2) The reviewing board, when acting on a development application, and the Township
Engineer, when acting on a grading permit, shall have the discretion to waive the
maximum disturbance limitations set forth above, provided the proposed disturbance
does not exceed such limitations by 25% or 100 square feet, whichever is smaller.
Such disturbance may be permitted if it can be determined that the disturbance of
the critical slope area is consistent with sound planning and promotes the goals and
objectives of the Township's Master Plan; would not substantially impair the
purposes of the Township's Zoning and Land Use Ordinances; and would otherwise
result in practical difficulties for the applicant. Where it is determined that such
pocket or pockets are proximate to other steep slope areas and collectively are of
such size to constitute a significant and substantially contiguous area, the Board
and/or Township Engineer may determine that the area is subject to the
requirements of this section.
C. No land disturbance or construction activity shall be undertaken within any area with
slopes exceeding 14.9% unless the developer has first secured a grading permit from
the Township Engineer pursuant to § 230-71, Grading plan. Whenever disturbance is
proposed in areas with slopes exceeding 14.9%, a detailed grading plan and
architectural plans shall be submitted. The plans shall be designed to ensure that
drainage and/or erosion problems will not result from the proposed developments. The
architecture of all buildings shall be designed to follow the natural topography to the
greatest extent possible in order to minimize disturbance of steep slopes.
D. Whenever any variance or grading permit is sought for any addition to or modification of
an existing single-family dwelling, and/or the lot on which it is located, the Board of
Adjustment, when acting on a variance, and the Township Engineer, when acting on a
grading permit, may waive the requirements of Subsection A of this section to the extent
they are applicable when it is reasonably clear that there exist no on-site slopes in
excess of 14.9%, or that any slopes in excess of 14.9% are remote from the areas of
proposed development and/or disturbance.
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E. The Township Engineer may, at his/her discretion, waive the requirements of this section
for slopes that have been previously altered from their natural state through construction
performed under an approved permit, lot grading plan, or altered prior to the adoption of
controlling legislation.
BE IT FURTHER ORDAINED, that all ordinances of the Township of Montville, which
are inconsistent with the provisions of this Ordinance, are hereby repealed to the extent of such
inconsistency; and
BE IT FURTHER ORDAINED, that if any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be unconstitutional or invalid, such decision
shall not affect the remaining portions of this Ordinance; and
BE IT FURTHER ORDAINED that this Ordinance shall take effect immediately upon
final passage, approval, and publication as required by law.
Adopted this

day of

, 2019.

Leena Abaza, Township Clerk

Richard D. Conklin, Mayor

Introduced:
Public Hearing:
Adopted:
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TOWNSHIP OF MONTVILLE
ORDINANCE NO. 2019 - __
AN ORDINANCE OF THE TOWNSHIP OF MONTVILLE, COUNTY OF
MORRIS, AND STATE OF NEW JERSEY AMENDING CHAPTER 230, “LAND
USE AND DEVELOPMENT,” PART 4, “ZONING REGULATIONS,” OF THE
CODE OF THE TOWNSHIP OF MONTVILLE AS IT PERTAINS TO PRIVATE
SWIMMING POOLS
WHEREAS, the Township Committee desires to amend the Township’s regulations
pertaining to setback of private swimming pools in accordance with the recommendations
contained in the Township’s 2019 Master Plan Reexamination Report.
NOW, THEREFORE, BE IT ORDAINED by the Township Committee of the Township of
Montville, in the County of Morris and State of New Jersey, that Chapter 230, “Land Use and
Development,” Part 4, “Zoning Regulations,” of the Code of the Township of Montville is hereby
amended as follows:
SECTION 1. Section 230-152, “Private Swimming Pools” Subsection B., is hereby amended to
read as follows (additions are shown in italics):
B. No part of any private swimming pool, including any apron, sidewalk or decking, or
equipment, shall be located within 10 feet of a property line. The edge of the water
surface area of a private swimming pool shall be no less than 10 feet from the edge of
the roof of any principal or accessory building.
BE IT FURTHER ORDAINED, that all ordinances of the Township of Montville, which
are inconsistent with the provisions of this Ordinance, are hereby repealed to the extent of such
inconsistency; and
BE IT FURTHER ORDAINED, that if any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be unconstitutional or invalid, such decision
shall not affect the remaining portions of this Ordinance; and
BE IT FURTHER ORDAINED that this Ordinance shall take effect immediately upon
final passage, approval, and publication as required by law.
Adopted this

day of

Leena Abaza, Township Clerk

Introduced:
Public Hearing:
Adopted:

, 2019.

Richard D. Conklin, Mayor

TOWNSHIP OF MONTVILLE
ORDINANCE NO. 2019 - __
AN ORDINANCE OF THE TOWNSHIP OF MONTVILLE, COUNTY OF
MORRIS, AND STATE OF NEW JERSEY AMENDING CHAPTER 230, “LAND
USE AND DEVELOPMENT,” PART 4, “ZONING REGULATIONS,” OF THE
CODE OF THE TOWNSHIP OF MONTVILLE AS IT PERTAINS TO PERSONAL
SERVICE ESTABLISHMENTS IN THE I-2A ZONE
WHEREAS, the Township Committee desires to amend the permitted conditional uses
in the I-2A Zone to include personal service establishments in accordance with the
recommendations contained in the Township’s 2019 Master Plan Reexamination Report.
NOW, THEREFORE, BE IT ORDAINED by the Township Committee of the Township of
Montville, in the County of Morris and State of New Jersey, that Chapter 230, “Land Use and
Development,” Part 4, “Zoning Regulations,” of the Code of the Township of Montville is hereby
amended as follows:
SECTION 1. Schedule C, Schedule of Permitted Uses, shall be amended to include ‘Personal
Service Establishments’ as a permitted conditional use in the I-2A Zone by the addition of an
“X36” in the column for the I-2A Zone in the “Personal Service Establishments” category (under
‘Conditional Uses’).
SECTION 2. Section 230-171, entitled “Retail Uses and Restaurants in I-2A Industrial District,”
is hereby re-titled “Retail, Service, and Restaurant Uses in the I-2A Industrial District.”
Subsection A. shall be amended to read as set forth below (additions are shown in italics).
There shall be no change to Subsection B.
A. For retail and personal service establishment uses in the I-2A Industrial District, the
following conditions shall be met:
(1) The requirements applicable to the I-2A Industrial District, as contained in Schedule
D, Schedule of Area and Bulk Requirements, included at the end of this chapter,
shall be complied with, except that the minimum lot area shall be 80,000 square feet.
(2) The maximum size of any building shall be 12,000 square feet. Any individual retail
store or shop shall be a maximum of 5,000 square feet of floor area.
(3) In order to discourage conventional strip commercial development, the number of
retail tenants per site shall be limited to a maximum of three.
(4) A twenty-five-foot-wide landscaped strip consisting of flowering and ornamental
trees, plants and shrubs shall be provided along the street corridor in order to
enhance the visual environment and depart from the typical image of strip
commercial development.
(5) Cross-access easements among adjacent properties are encouraged to assist in
traffic flow and minimize conflicting turning movements along Changebridge Road.

Ordinance No. 2019-__

BE IT FURTHER ORDAINED, that all ordinances of the Township of Montville, which
are inconsistent with the provisions of this Ordinance, are hereby repealed to the extent of such
inconsistency; and
BE IT FURTHER ORDAINED, that if any section, subsection, sentence, clause or
phrase of this Ordinance is for any reason held to be unconstitutional or invalid, such decision
shall not affect the remaining portions of this Ordinance; and
BE IT FURTHER ORDAINED that this Ordinance shall take effect immediately upon
final passage, approval, and publication as required by law.
Adopted this

day of

, 2019.

Leena Abaza, Township Clerk

Richard D. Conklin, Mayor
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Public Hearing:
Adopted:
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