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This Master Plan Reexamination Report focuses on the Connell Corporate Park property, which is referred
to on the Township of Berkeley Heights Tax Maps as Block 4102, Lot 1, Block 4301, Lots 1.011, 1.012 and
1.02 and Block 4501, Lots 25 and 26. An aerial photograph of the Connell Corporate Park property is
shown in Figure 1.
Pursuant to NJSA 40:55D-89, a periodic reexamination of a master plan shall contain the following
elements:
a. The major problems and objectives relating to land development in the municipality at the time
of the adoption of the last reexamination report (2017).
The 2017 Master Plan Reexamination Report reinforced the below objectives from the 2007 Master Plan
Land Use Element.
1. Maintain the existing suburban residential character of Berkeley Heights through the use of
appropriate zoning densities and bulk requirements and, where permissible, site development
standards;
2. Utilize the inventory of vacant lands prepared by the Environmental Commission to establish a
program to retain lands now in public ownership and secure those additional lands necessary to
create adequate greenbelts and recreational opportunities throughout Berkeley Heights, and in
particular along the entire Passaic River, consistent with the adopted Recreation Plan;
3. Assure that future site development is compatible with the existing pattern of single family
residential, commercial, office/research, light industrial and public uses, including open space in
the community.
4. Improve the economic vitality of the Springfield Avenue Business District and other commercial
sections of the Township. Efforts which will contribute to the strength and potential of those
areas are encouraged, and are of paramount importance.
5. Encourage the establishment and retention of desirable office-research and light industrial uses
in the Township through appropriate zoning requirements and site development standards which
result in well-designed and aesthetically pleasing uses.
6. Encourage redevelopment of frequently vacant or antiquated/obsolete buildings, and encourage
façade improvement for existing buildings.
7. Discourage the creation of flag lots for residential uses in the Township.
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The 2017 Master Plan Reexamination Report (“2017 Reexam”) did not recommend any changes to the
above objectives. The primary focus of the 2017 Reexam was the future development of Connell
Corporate Park, especially in relation to the Township’s affordable housing compliance. Specifically, the
2017 Reexam Report endorsed the creation of a new OR-A1 Zone which would accommodate a mix of
land uses, including an inclusionary multifamily residential development, retail and related ancillary uses.
The OR-A1 Zone was recommended for a 12.29-acre portion of the preexisting OR-A Zone that comprises
the majority of the Connell Corporate Park.
b. The extent to which such problems and objectives have been reduced or have increased
subsequent to such date.
In 2017, the Township Council amended the Municipal Land Use Procedures Ordinance in 2017 to create
the OR-A1 based on the standards set forth in the 2017 Reexam. As shown in Figure 2, the Connell
Corporate Park was thereby divided into three separate zone districts (OR-A, OR-A1 and OR-B). Since
2017 the Connell Company has further developed its plans to create an integrated mixed-use destination
that provides work, residential, hospitality, retail, entertainment and recreation opportunities. It has
presented its concepts to Township Council and worked with the Township’s professionals to address
certain issues and concerns. The revised plans for Connell Corporate Center incorporate 5 acres of open
space, inclusive of a dog park, and various retail and entertainment establishments into the existing office,
hotel and other uses on the site. The permitted residential component (328 unit inclusionary multifamily
residential development) is unchanged.
c. 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 uses, housing
conditions, circulation, conservation of natural resources, energy conservation, collection,
disposition, and recycling of designated recyclable materials, and changes in State, county and
municipal policies and objectives.
The current zoning framework - which segments the property into three zone districts – prevents the
creation of an integrated open space system and interconnected mixed-use center. The OR-A1 Zone was
delineated to restrict the mixed-use concept to a 12-acre portion of the overall property and was not
based on any existing tax lot boundaries. A more comprehensive zoning approach is needed in order to
achieve the agreed upon mixed-use vision for the property.
In addition, the suburban office market continues to undergo a drastic shift away from isolated singleuser buildings and campuses into more walkable mixed-use centers. From a planning viewpoint, it is
appropriate to amend the existing development standards to reduce the allowable square footage of
future office space and create a more balanced and desirable mix of land uses.
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d. 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 regulations
should be prepared.
This Reexamination Report recommends a new Mixed-Use (MU) Zone that would comprise the majority
of the existing Connell Corporate Center property. The lots containing the existing L’Oreal and Lifetime
Fitness uses (Block 4501, Lots 25 and 26) would remain within the existing OR-B Zone. As illustrated in
Figure 3, the balance of the property would be located within the new MU Zone.
The recommended permitted land uses for the MU Zone include the following:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.

Offices
Research and development facilities
Multifamily residential dwellings
Retail (as defined in Section 2.1.1), including without limitation, food and beverage
establishments, including breweries
Fitness centers
Recreational facilities
Entertainment venues
Hotels
Dog parks, parks and playgrounds
Municipal buildings and other governmental uses
Places of worship including parish homes and religious school buildings
Schools or other educational institutions

The intent is to create a vibrant live-work-play-stay destination. In order to control the overall intensity
of development within the MU Zone specific limitations are recommended, as enumerated below. This
Reexam Report also offers recommendations with respect to bulk and parking requirements that should
be implemented as part of the MU Zone.
A. Multifamily Residential Uses
The number of multifamily residential dwellings within the MU Zone shall not exceed 328 units. The
residential component shall be compliant with all existing affordable housing agreements.
B. Retail and Entertainment Uses
A maximum square footage of retail and entertainment venue uses available to the public within the MU
Zone shall be provided. A portion of the overall retail cap should be reserved for entertainment-focused
retail uses, such as bowling alleys and movie theaters. In addition, existing and future retail spaces within
the existing office and research and development buildings should be made available to the general
public, where appropriate. Finally, it is recommended that big box retail stores should be prohibited.
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C. Standards for Open Spaces
A minimum of 5 acres of open spaces shall be provided within the Mixed-Use Zone. Open spaces may
consist of walking trails, parks, dog parks, publicly-accessible plazas for seating and events, playgrounds,
sports courts and other fitness areas. It is recommended that the required open space component must
be provided within the initial phase of development.
D. Recommended General Development Requirements
It is recommended that the gross floor area of all buildings, excluding structured parking facilities, in the
MU Zone shall not exceed a total of 2,250,000 square feet of gross floor area (the “Maximum Buildable
Area”). This represents a reduction in total allowable development from the current zoning, which
permits over 3 million square feet of gross floor area.
E. Recommended Bulk Requirements
It is recommended that the bulk requirements shall be calculated based on the entire land area included
within the MU Zone, regardless of any existing or future subdivisions or tax lots. This will encourage a
comprehensive planning approach to the overall property. The building height and impervious coverage
limitations should reflect the existing zoning of the site.
F. Recommended Parking Requirements
The Township Council should consider a flexible approach to parking that encourages the sharing of
parking facilities among various land uses. In addition, the Planning Board recommends that the
requirement for office uses should be 1 space per 400 square feet of gross floor area. Other nonresidential uses should have a requirement of 1 space per 300 square feet of gross floor area. Finally, the
requirement for multifamily residential uses should be reduced from the RSIS standards based on the
walkable mixed-use nature of the site and the anticipated household characteristics of its residents.
e. The recommendations of the planning board concerning the incorporation of redevelopment
plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L.1992, c.79
(C.40A:12A-1 et al.) 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.
The rezoning contemplated in this Reexam Report does not envision the utilization of the Local
Redevelopment and Housing Law.
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Figure 2: Existing Zoning
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