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I. Introduction
1.1 What is a Master Plan?
The 2021 Berkeley Heights Master Plan is a comprehensive land use policy document that will guide the
physical development of the community for the next 10-15 years. The Master Plan outlines the
community’s vision of its future and provides a roadmap to achieve it. At its core, the Master Plan
provides the policy foundation to inform the Township Council’s decision-making on land use and
development matters. It also serves as a guide for business owners, community groups, potential
investors, residents and other stakeholders to understand how land use, transportation, natural
resources and other factors will shape the built environment and quality of life of the community.
Volume I: Existing Conditions Analysis of the Master Plan provided a comprehensive overview of the key
characteristics and trends in demographics, land use, development, regulations and transportation
affecting the community. Based on these data, the Existing Conditions Analysis further identified the
pressing issues and opportunities facing the Township. Volume II: Vision & Recommendations of the
Master Plan sets forth a shared vision for the future of the Township and identifies specific strategies
and recommendations to achieve that vision.

1.2 Planning Process
The 2021 Berkeley Heights Master Plan was developed over a timeframe of approximately 2 years. The
planning process involved close collaboration with Township administration and staff and incorporated
input from various municipal departments, advisory committees and commissions, and community
groups. Additionally, a Master Plan Committee was created within the Township Planning Board to steer
the planning process. Throughout the course of the Master Plan project, the Committee guided the
scoping of the Master Plan, served as community liaisons for public outreach efforts, and provided
feedback on existing issues and opportunities, visions and goals, and recommendations and
implementation strategies.

1.2.1 Existing Conditions Analysis
The first stage of the Master Plan preparation process was the Existing Conditions Analysis, which
involved several months of research, analysis, and public outreach. The results of the stakeholder
interviews and online community survey conducted as part of the effort were summarized in the
Existing Conditions Analysis report and shared online on the Township website. The Existing Conditions
Analysis was finalized in March 2020 following discussion and review sessions with the Master Plan
Committee on January 8, 2020 and February 19, 2020. The full report is attached to this document as an
Appendix.

1.2.2 Vision, Goals, and Recommendations
Utilizing the insights and opportunities identified in the Existing Conditions Analysis, the second stage of
the Master Plan process involved the development of a vision statement, as well as the goals and
recommendations for each element of the Master Plan. A draft memo outlining these items was
completed with input from the Master Plan Committee and various stakeholder groups, including the
4

Environmental Commission, the Economic Development Committee, the Recreation Commission, the
Business & Civics Group, the Downtown Beautification Committee, and the Zoning and Construction
Code Officers. Arterial, LLC was also engaged to develop a plan to enhance mobility within the
downtown area.
A full Master Plan draft, which elaborated on the ideas contained in the memo, was subsequently
completed in association with the Master Plan Committee. The draft was posted online on the Township
website for public viewing and presented at a public workshop via zoom on October 27, 2021. A revised
draft, incorporating public feedback, was formally presented to the Planning Board at a public hearing
on [date of meeting]. Following revisions to incorporate additional feedback from the Planning Board
and the general community, a final draft was presented for adoption by the Planning Board on [date of
meeting].

1.3 Elements of the Master Plan
The New Jersey Municipal Land Use Law at N.J.S.A. 40:55D-28 provides a list of required and suggested
elements for inclusion in a municipal master plan. Many of the topic areas, such as existing development
patterns and transportation systems, have already been addressed in Volume I: Existing Conditions
Analysis of the Master Plan. A summary of key findings from the Existing Conditions Analysis pertaining
to each planning area are provided at the beginning of each Master Plan Element in the following
chapters. The following Volume II: Vision & Recommendations more specifically focuses on the vision,
goals and objectives, recommended policies and strategies, and proposed patterns of growth and
development for the future.
The remainder of this report is organized as follows: Chapter 2 describes the overall vision statement for
Berkeley Heights and the policy goals and objectives for each planning element; Chapter 3 Land Use
Element provides recommendations related to future land development, suggested amendments to
existing ordinances, and a natural hazard vulnerability analysis and related strategies; Chapter 4 is the
Economic Development Element, which sets forth strategies to enhance the vitality of the Township’s
major non-residential districts, including the downtown; Chapter 5 Mobility Element provides
recommendations to improve accessibility for pedestrians and bicycles, with particular focus on the
Downtown.
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II. Vision for Berkeley Heights
2.1 Vision Statement
In the next 10 years, Berkeley Heights will remain a desirable place to live, with the charms of a small
tight-knit community, a thriving and walkable Downtown, balanced taxes and cost of living, recreational
opportunities for all ages and abilities, beautiful open spaces and natural areas, convenient access to
New York City and other regional attractions, and an expanding economic base of local, regional and
global businesses.
The Township will continue to enhance its community facilities and infrastructure to ensure a high
quality of life for residents. Its residential areas will retain their strong neighborhood character defined
by bucolic streets and eclectic homes for families, while offering improved walking and bicycling access
to parks, schools, and the Downtown. At the same time, the Township will accommodate a variety of
housing options, business services and open space and recreation facilities. Berkeley Heights will remain
an attractive community for new households and provide enhanced housing options, services and
amenities to allow older adults to age in place. Finally, the Township will embrace the values of diversity
and inclusion and provide a welcoming community for residents from all walks of life.
Revitalized Downtown Berkeley Heights will be both a treasured community asset serving local needs
and a destination that draws visitors from the broader region. With a backdrop of engaging architecture
and walkable streetscapes, public gathering spaces, family-friendly programming and cultural events allyear-round and a diverse mix of businesses, the Downtown will offer a distinct sense of place. Connell
Park will be a regional hub for economic activity, anchored by leading institutions and companies in
technology, healthcare and medical services, real estate, finance, and other professional service sectors.
It will also be a model for live-work-play communities that expand the local tax base, promote new
employment opportunities and provide additional retail and entertainment options to complement the
Downtown.
Finally, Berkeley Heights will become more sustainable and resilient as a community. With the
protection of existing natural areas and open spaces as the top priority, the Township will incorporate
sustainability principles in all stages of development and growth. There will be expanded use of
alternative and renewable energy, enhanced stormwater management and flood risk reduction
programs, tighter integration of green building and low-impact development practices, and
strengthened stewardship of natural resources. With a focus on long-term growth and prosperity, the
Township will be a resilient community that is well-prepared to adapt to the impacts of climate change.

2.2 Goals and Objectives
This section outlines the overarching goals and objectives governing each element addressed in the
2021 Master Plan. Goals are broad policy statements that speak to desired outcomes in the future to
help the community achieve its overall vision. Objectives break down a goal into more specific,
measurable action steps toward that goal. These goals and objectives form the foundation for the
recommendations for each topic area.
6

2.2.1 Land Use
Goal #1: Promote Smart Growth and encourage development patterns that complement the existing
character of the Township
Objective #1: Protect and enhance single-family residential neighborhoods
Objective #2: Provide housing options to meet the needs of all residents, particularly for seniors to age in
place in the community
Objective #3: Ensure that future redevelopment of the Nokia Bell Labs Campus espouses community
benefits and is compatible with surrounding neighborhoods
Objective #4: Promote development patterns that are commensurate with the capacity of community
facilities and services
Goal #2: Revitalize Downtown Berkeley Heights
Objective #1: Facilitate the revitalization of the Downtown through supportive zoning and development
regulations
Objective #2: Improve the aesthetic character of Downtown
Goal #3: Preserve the natural beauty of the Township and improve quality of life for residents
Objective #1: Protect natural resources and open spaces
Objective #2: Expand both passive and active recreational opportunities for residents
Goal #4: Promote Earth Stewardship and enhance the Township’s resiliency
Objective #1: Enhance sustainability within the Township
Objective #2: Adopt an integrated hazard mitigation approach that coordinates efforts and strategies
across local, county, state, and federal jurisdictions
Objective #3: Improve critical facilities and infrastructure to prepare for natural hazards

2.2.2 Economic Development
Goal: Establish a strong and diverse economic base
Objective #1: Build relationships with local businesses and support their growth and expansion
Objective #2: Attract new investment and facilitate productive use of underutilized properties
Objective #3: Boost the Downtown brand via creative placemaking strategies

2.2.3 Mobility
Goal #1: Make the Township more walkable and bicycle-friendly
Objective: Enhance facilities for pedestrians and bicycles
7

Goal #2: Improve Downtown mobility and visitor experience for all modes of transportation
Objective #1: Transform Sherman Avenue into a vibrant, multi-use corridor
Objective #2: Enhance Downtown streetscapes through thoughtful design of gateways and wayfinding

2.3 Relationship to Other Master Plans
Pursuant to New Jersey Municipal Land Use Law at N.J.S.A. 40:55D-28, a municipal master plan must
address the relationship of the proposed development of the municipality, as developed in the master
plan, to the master plans of contiguous municipalities, the master plan of the county in which the
municipality is located, and State Development and Redevelopment Plan, as well as the district solid
waste management plan. As detailed below, the stated vision and goals of the 2021 Berkeley Heights
Master Plan are consistent with and support the policies and objectives of these planning documents.

2.3.1 Master Plans of Contiguous Municipalities
The Township of Berkeley Heights borders 8 municipalities: Township of New Providence, City of
Summit, Township of Mountainside and Township of Scotch Plains in Union County; Township of
Watchung and Township of Warren in Somerset County; and Township of Long Hill and Township of
Chatham in Morris County.
Township of New Providence
The Township of New Providence is located to the northeast of Berkeley Heights. Diamond Hill
Road/Union Avenue and Mountain Avenue traverse through the two municipalities. Along the municipal
boundary line near Diamond Hill Road/Union Avenue, there are many residential developments located
in both municipalities. The boundary line near Mountain Avenue splits the Alcatel-Lucent Nokia Bell Labs
property in New Providence to the north and Berkeley Heights to the south. The current land use
character and vision for future land use in these areas are compatible across the two municipalities.
Further, both the 2021 Berkeley Heights Master Plan and the 2017 New Providence Master Plan
Reexamination share the goals of maintaining and strengthening existing neighborhoods and
community character, encouraging sustainable development, supporting the vitality of existing
commercial areas, and improving multi-modal traffic conditions along major traffic routes.
City of Summit
The easternmost portion of Berkeley Heights borders the City of Summit. This area contains residential
neighborhoods on both sides of the municipal boundary line, and additionally contains a portion of
Watchung Reservation. The 2021 Berkeley Heights Master Plan advocates preserving existing
neighborhood character and preserving natural resources and does not envision major new
developments or changes in this area. As such, the plan is consistent with the stated objectives in the
2016 Summit Master Plan Reexamination to “maintain the prevailing character of neighborhoods” and
to “preserve and enhance park and recreational facilities, where appropriate, to meet the needs and
demands of present and future residents.”
Township of Mountainside
Berkeley Heights borders the Township of Mountainside to the southeast within the Watchung
Reservation. Mountainside’s Master Plan and subsequent Re-examinations have recommended the
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Township work closely with Union County to conserve natural resources. The 2009 Reexamination
further encouraged energy conservation, recycling, and the use of green building technologies, while the
latest 2014 Reexamination continued to uphold overall planning goals and policies. The 2021 Berkeley
Heights Master Plan includes similar objectives and is consistent with the master plan of the Township
of Mountainside.
Township of Scotch Plains
The Township of Scotch Plains shares its northern border with Berkeley Heights, where the Watchung
Reservation is located. The most recent 2016 Master Plan Reexamination of Scotch Plains acknowledged
the long-standing objectives of environmental protection and expansion of recreational opportunities.
The natural resources- and recreation-related goals and recommendations in the 2021 Berkeley Heights
Master Plan are compatible with the planning goals of Scotch Plains.
Township of Watchung
The Township of Watchung is located to the southwest of Berkeley Heights, adjacent to Connell
Corporate Park and Free Acres north of the Green Brook. On the Watchung side of the boundary, the
area mostly consists of woodlands, a small number of residential and institutional developments along
Plainfield Avenue and Valley Road, and a major quarry, asphalt and concrete recycling, and stone
crushing operation south of Valley Road. The 2021 Berkeley Heights Master Plan is committed to
preserving the character of existing residential neighborhoods, such as those located along Green Brook,
and mirrors the 2011 Watchung Master Plan Reexamination recommendation to maintain the identity
of individual neighborhood areas. The 2011 Reexamination also recommended that the residential
properties along Valley Road be maintained as low density residential, and that the quarry be carefully
monitored to assure that adverse impacts upon adjacent and nearby uses are kept to a minimum. These
recommendations are compatible with the vision of the 2021 Berkeley Heights Master Plan for this area.
Township of Warren
The Township of Warren is located to the west of Berkeley Heights, with mainly residential
developments located on both sides of the municipal boundary. Warren’s 2016 Amended and Restated
Master Plan Reexamination and Land Use Plan Amendment continue to designate this area for singlefamily residential use, which mirrors the future land use plan for the adjacent neighborhoods in the
2021 Berkeley Heights Master Plan.
Township of Long Hill
Passaic River serves as the boundary line between Berkeley Heights and the Township of Long Hill. To
the south of the river, Berkeley Heights contains a portion of the Passaic River Reservation as well as
residential neighborhoods. North of the river on the Long Hill side is another portion of the Passaic River
Reservation, while there are also residential developments and the Mountain Avenue commercial
corridor. The future land use plan and other recommendations of the 2021 Berkeley Heights Master
Plan does not conflict with the stated goals of Long Hill’s 2013 Master Plan and Development
Regulations Reexamination to preserve low-density residential community character, conserve natural
resources, and manage traffic on County roadways.
Township of Chatham
The southernmost portion of the Township of Chatham north of Passaic River borders Berkeley Heights.
Areas along the river are mostly part of the Passaic River Reservation and Park. The recommendations of
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the 2021 Berkeley Heights Master Plan to conserve natural resources, such as the Passaic River corridor,
is consistent with similar goals of Chatham’s 2016 Master Plan Reexamination to “Protect the
environmental and open space resources.”

2.3.2 Union County Master Plan
The 1998 Union County Master Plan included the following goals:
•

•

•

•

Housing: Promote the provision of a broad range of housing opportunities for all income levels
and household types by encouraging the maintenance or rehabilitation of the existing housing
stock and through the construction of new housing units.
Development: To facilitate the development of Union County by directing new growth to
environmentally suitable areas that can be provided with essential infrastructure and support
facilities and to revitalize the urban centers and corridors within the County.
Transportation/Circulation: To promote the development of an improved and balanced, multimodal transportation system that integrates and links highway, bus, rail, air, waterborne
transport systems and pedestrian and bicycle facilities.
Economic Development: Continue County sponsored economic development efforts to reduce
unemployment, provide year-round employment opportunities and enhance the tax base by
encouraging compatible industrial, commercial, office and retail facilities to locate or expand in
Union County.

The future envisioned by the 2021 Berkeley Heights Master Plan is compatible with the county-wide
goals. Notably, the Berkeley Heights Master Plan also promotes the construction of housing to satisfy
different demographics and income levels, the revitalization of a vital town center/commercial corridor
(i.e. the downtown), the provision of incentives for economic development, and the development of a
multi-modal transportation system, particularly around the downtown and schools.
While the County has not adopted a new comprehensive Master Plan, it has updated the Parks and
Transportation elements. The 2010 Union County Parks Master Plan promoted the preservation and
improvement of the parks and trails system within the County, and additionally encouraged outdoor
recreation for all ages and ability levels. The recreation goals and recommendations of the 2021
Berkeley Heights Master Plan also call for the provision of additional parks and trails and the expansion
of outdoor recreational opportunities, particularly for seniors. Similarly, the transportation goals and
recommendations of the 2021 Berkeley Heights Master Plan are consistent with the 2016 Union County
Transportation Master Plan’s objectives to improve existing infrastructure; provide quality public
transportation; improve pedestrian safety and mobility; and apply traffic mitigation strategies.

2.3.3 Union County Solid Waste Management Plan
The Union County Utilities Authority is the designated planning and implementation agency for the
Union County District Solid Waste Management Plan. Pursuant to the county’s Solid Waste
Management Plan, last amended January 24, 2019, all solid waste types 10 and 25 generated within
Union County are disposed of at the Union County Resource Recovery Facility in Rahway. All nonprocessible solid waste types 13, 13C, 23, and 27 generated within Union County are directed to the
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Waste Management of New Jersey, Inc. TS/MRF in the City of Elizabeth for disposal pursuant to
regulatory solid waste flow control.
The sustainability goals and objectives of the 2021 Berkeley Heights Master Plan encourage waste reuse
and recycling. The land use element, described in detail in the following chapter, additionally
recommends incorporating LEED best practices and strengthening green building requirements in
development review. The Master Plan does not envision or encourage development that would
undermine solid waste management in the County and is consistent with the Union County Solid Waste
Management Plan.

2.3.4 State Development and Redevelopment Plan
The Township of Berkeley Heights, except the Watchung Reservation and Passaic River Reservation &
Park, is designated within the PA-1 Metropolitan Planning Area of the SDRP. Within PA-1, the SDRP more
specifically promotes redevelopment and development in compact forms to revitalize existing town
centers and redesign areas of sprawl. The priorities for growth within PA-1 are efficient and beneficial
utilization of scarce land resources through infill, adaptive reuse and redevelopment; diversification of
land uses; expanding housing choice; creating supportive government regulations and programs to
encourage economic development and private investment; improve and encourage transit and nonmotorized transportation systems; protect natural resources and agricultural lands where appropriate
and improve recreational opportunities; repair and replace aging infrastructure; and preserve historic
resources.
The goals and objectives of the 2021 Berkeley Heights Master Plan are consistent with the
recommendations of the 2001 SDRP. The Master Plan envisions a vibrant, tight-knit community that
preserves the traditional small-town and family-friendly character of the Township. The Master Plan
prioritizes the revitalization of downtown Berkeley Heights and encourages compact, mixed-use
development using infill, adaptive reuse and redevelopment to enhance economic development. In
consideration of the changing demographics and housing needs, the Master Plan also supports housing
construction, particularly for seniors, in appropriate locations and at appropriate densities to expand
housing choices for residents while protecting existing neighborhoods. Conservation of natural
resources, provision of both passive and active recreation opportunities and improving sustainability
overall are also key priorities of the Master Plan. Further, the Master Plan is supportive of enhancing
pedestrian infrastructure and providing for alternative forms of transportation.
These goals and objectives are also consistent with the overarching goals of the draft State Strategic
Plan, last revised in 2012: targeted economic growth; effective planning for vibrant regions; preservation
and enhancement of critical state resources; and tactical alignment of government. As such, the 2021
Berkeley Heights Master Plan advances the intent and objectives of the SDRP and the State Strategic
Plan at the municipal level. It is consistent with the overall vision for the growth and development of
the State as a whole.
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III. Land Use Element
3.1 Key Findings
3.1.1 Existing Land Use & Zoning
Berkeley Heights is a developed, largely single-family residential community with vast expanses of
open space and natural resources
As noted in the Existing Conditions Analysis, the Township is a developed community with limited vacant
land remaining. Approximately 50% of existing lands within the Township are used for residential
purposes, mostly characterized by bucolic single-family neighborhoods. The Township also has almost
900 acres of open space and recreational land area, including the Watchung Reservation, Passaic River
Park, other municipal parklands and fields, as well as a large inventory of undeveloped woodlands that
are owned and conserved by the Township. As noted in the Build-Out Analysis, remaining development
potential is largely concentrated within the Downtown, where there are opportunities for infill and
redevelopment.
The Municipal Land Use Procedures Ordinance contains inconsistencies, outdated standards, and a
lack of regulations to address emerging development concerns
While certain sections of the Municipal Land Use Procedures Ordinance have been updated in recent
years, there has not been a comprehensive effort to reexamine the ordinance. Several sections within
the Ordinance contain internal inconsistencies and/or are outdated with respect to today’s market
realities. Additionally, the ordinance is currently lacking in terms of regulations to govern emerging
development concerns and newer development trends. For example, while the municipal code includes
general regulations for tree protection, steep slopes, and flood zones, no specific bulk or design
provisions are reflected in the Municipal Land Use Procedures Ordinance. A comprehensive update of
the Municipal Land Use Procedures is needed to ensure consistency in regulations throughout and that
development regulations accurately distill visions for future land use development within the Township.
A wave of inclusionary housing developments will bring more diversity in the housing mix, but there
remains unmet demand for senior housing
In light of the aging demographics and shifting housing preferences among seniors and empty nesters,
there is a need for housing that caters to the needs and lifestyles of seniors and allow the senior
community to age in place. The 7 inclusionary housing projects that are planned or under construction
will generate new, high-quality housing stock at various price points and configurations to help diversify
the housing mix and offer alternative housing options for populations who may prefer mixed-use
environments and smaller, managed units without the cost and effort of maintaining a traditional home.
The occupancy of these projects will also establish a stable residential base in and around the
downtown, which can contribute to foot traffic and greater demand for consumption and services.
However, there remains a need for additional senior-specific housing opportunities.
Downtown Berkeley Heights lacks visual appeal and distinction.
In the community survey, numerous residents expressed that the Downtown is lagging in aesthetics and
character, with a patchwork of architectural styles that sometimes do not complement each other,
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buildings and spaces that are less attractive than they could be, and signs that seem out of place with
the historic, small-town feel residents envision for the Downtown. While some areas of the Downtown
have retained remnants of its history, many areas lack a distinct visual identity due to an abundance of
generic shopping plazas and suburban retail strips. Some buildings and sites have also been left vacant
for long periods of time, becoming an eyesore for the community. In addition, there are very limited
markers of space, such as gateway features, landmarks, and wayfinding, to signify to visitors that they
have arrived in Downtown Berkeley Heights. As a result, residents have overwhelmingly ranked
beautification of the Downtown as one of the most important priorities for the community.
The downtown is auto-oriented with ample parking, but the configuration is also unconducive to a
pedestrian-friendly environment and restricts further development opportunities.
Currently, Downtown corridors are devoid of a defined and active streetwall, and instead, buildings are
set back far from the edge of the street in inconsistent distances with large surface parking areas at the
front. The majority of existing sidewalks are narrow, with insufficient width to comfortably
accommodate groups, strollers and wheelchairs, or sidewalks cafes and parklets desired by residents.
Sidewalks also generally lack physical separation and buffer from traffic along Springfield Avenue, and
many segments are in need of repair. Combined, these factors have contributed to an unsafe and
unwelcoming environment for pedestrians. Conversely, because of the auto-oriented configuration of
the Downtown, parking supply for businesses is not a pressing issue; in the community survey, many
residents rated “ease of finding parking” when visiting Downtown shops and restaurants favorably.
While the wide availability of parking has enhanced the ease of vehicular access within the Downtown,
the current parking requirements also restrict additional development in the Downtown in the longterm because of the requirement to provide large surface parking areas for each individual business.
The development of Mondelli Park and Peppertown Park and the restoration of Lower Columbia fields
will add to the supply of recreational spaces within the Township.
In the community survey, many residents expressed the desire for more passive recreational
opportunities. Both Mondelli Park and Peppertown Park will serve that purpose. The current concept
plans for the parks propose a series of gathering spaces, walkways with benches, play areas for children,
and other amenities that would provide residents a space to congregate, engage in passive recreation
and hold public events. On the active recreation side, the Recreation Commission has initiated a nonprofit fundraising arm, the Friends of Berkeley Heights Commission, to finance improvements for the
Lower Columbia fields and other recreational spaces in the Township. The completion of these projects
in the near future can help the Township meet resident demands for recreation. The Recreation
Commission is additionally in the process of preparing a 10-year Recreational Master Plan to guide
future investment in recreational amenities. Still, there is a desire for additional outdoor gathering
spaces within the Downtown to support and complement the dining, shopping and entertainment
environment.

3.1.2 Hazard Vulnerability Analysis
The climate change-related hazard vulnerability assessment was developed in accordance with data and
research noted in the Union County Hazard Mitigation Plan (HMP) 2021 Update Draft, climate change
resources published by the NJDEP, and the Municipal Snapshot developed by Rutgers NJ Climate Change
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Resource Center. The hazard vulnerability assessment also builds upon the existing Township Capital
Improvements Plan, Emergency Operations Plan, and development regulations, and was developed in
consultation with the Township Engineering Department, Department of Public Works, Department of
Wastewater Treatment, and Office of Emergency Management.
Current and Future Vulnerabilities
According to the HMP, the Township of Berkeley Heights is most vulnerable to the following natural
hazards, for which the rank of concern is high:
•

Flood: According to the Federal Emergency Management Agency (FEMA) National Flood Hazard
Layer (NFHL) data, there are 100-year floodplains concentrated in areas adjacent to the Passaic
River, which runs along the northern boundary of the Township; the Snyder Avenue Brook and
Robbins Avenue Brook that extend into the downtown districts; and Blue Brook and Green Brook
that run along the southern boundary of the Township. The majority of lands within the Township
are considered Areas of Minimal Flood Hazard, where the elevation is higher than that of the 0.2percent-annual-chance flood (500-year flood). Increased precipitation and temperature as a
result of climate change may raise the frequency and intensity of riverine flooding in these
locations.

•

Severe Winter Storms & Weather (includes Ice Storms). In terms of impacts to winter storms,
climate change induced temperature increase may decrease the number of winter weather
events but increase their intensity. Climate change is also expected to increase the frequency and
danger posed by other severe weather events.

•

Hurricane/Nor’easter/Coastal Storm: While the Township is not a coastal community, it is
susceptible to heavy rainfall, thunderstorms, and high winds as a result of coastal storms, which
may pose risk to public safety, property damage and infrastructure/utility failure. Additionally,
the Township’s river and stream corridors may also experience erosion over a continuous period
of time. The HMP notes that climate change may lead to sea-level rise, increase in the frequency
and intensity of storms, increase in precipitation, and warmer ocean temperatures, all of which
could affect the Township’s vulnerability to coastal storms in the future.

The following natural hazards were ranked medium in priority of concern for Berkeley Heights:
•

Tornado: According to the HMP, all regions of Union County have been subject to tornados, with
one “F0” (lowest magnitude) tornado recorded in Berkeley Heights in the past. The HMP predicts
the probability of future tornado events in Union County as one event every five years, but climate
change will likely increase the frequency of severe thunderstorms, which could bring with them
tornados as well as deadly lighting and damaging hail.

•

Wildfire: The HMP notes that Berkeley Heights contains 3.98 square miles of land area in wildfire
hazard areas, including 3.96 square miles classified as low and moderate risk and 0.02 square
miles classified as high, very high, and extreme risk. The County has only experienced one
significant past wildfire event, and the future probability of wildfire remains low. However, the
frequency of large wildfires is expected to increase due to hotter, drier conditions, and wildfire
seasons could become longer.
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•

Extreme Cold Temperature: Extreme cold poses particular risks to the elderly, infants and young
children, and individuals who are disabled or have chronic medical conditions. Extreme cold can
lead to frostnip, frostbite, and hypothermia, which can be life threatening. In addition to these
health threats, extreme temperatures also carry risks of structural fire, power outages and
damages to house wiring and/or generators, and freezing/bursting pipes, that can damage
buildings and lead to injury. With climate change, the State is likely to see an increase in average
annual temperatures, which may decrease the frequency of extreme cold events.

The Township is at relatively low risk of other major natural hazards, such as dam failure, drought,
earthquake, erosion, extreme heat, hail, lighting, landslide and storm surge.
Build-Out Analysis
A build-out analysis was conducted to evaluate the remaining development potential of Township lands
if they were built to the maximum level allowed according to the current zoning standards. The analysis
considered all parcels, both vacant and developed, but excluded those under public/institutional
ownership and those located within environmentally sensitive areas. The parcels were classified
according to 3 categories: 1) vacant properties, on which no improvements or active uses exist; 2)
underdeveloped properties, which include sites that are already improved, but have been designated as
redevelopment areas or are not currently developed according to the maximum density or mix of uses
allowed by zoning; and 3) redevelopment properties, on which future development has been approved
or are currently under construction as of this Master Plan.
Because the Township is a largely developed community, there are only a handful of vacant parcels
remaining: some are scattered within residential neighborhoods and would allow the construction of
single-family homes; while those located along Springfield Avenue could accommodate commercial or
mixed-use developments in the future. Notably, many parcels in the downtown district along Springfield
and Sherman Avenues are currently underdeveloped and retain potential for additional density, building
mass, and/or a mix of uses. Another major underdeveloped area is the Connell Park south of I-78, which
currently contains corporate office and associated commercial uses, but would allow a greater mix of
uses that includes multifamily residential buildings according to the MU zone.
In summary, under a full build-out scenario, the Township is likely to see future development activity
concentrated along the downtown corridors and in the Connell Park area. Notably, some areas in the
downtown are currently located in flood hazard areas, and additional build-out in the future could
exacerbate hazard risk and potential damage caused by flooding. In addition, climate-change may
increase the frequency and intensity of flooding and affect those parcels not currently designated in
flood hazard areas but directly adjacent to them. More build-out would also increase potential damage
from hurricane-related winds and severe weather events, while the increase in population generated by
future residential or commercial development may also result in an increase in vulnerable populations
susceptible to extreme temperatures.
Critical Facilities, Utilities, Roadways, and Infrastructure
The Township contains 4 public facilities, 1 urgent care facility, 6 public schools, 4 additional
educational/childcare facilities, and 2 senior residential healthcare facilities that may be considered
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critical assets crucial to sustaining community lifelines during natural hazards. A number of these
facilities are partially located in flood hazard areas, including the William Woodruff Elementary School,
the Primrose School, Autumn Lake Healthcare, Summit Medical Group, and Diamond Hill Montessori
School. Additionally, many of these facilities are in need of repair and may be susceptible to damage
from storm/tornado related winds, power outages, and other impacts from severe weather events.
Notably, the wastewater treatment plant is particularly vulnerable to flooding events due to its location
on the bank of the Passaic River. The river floods into the facility when the water breaches its banks, and
the facility also suffers inflow from the storm drains even under tamer water levels. Additionally, the
remote garage has suffered water damage during past flooding events. Another particularly vulnerable
public facility is the Municipal Complex, which suffered severe damage from Hurricane Ida.
In terms of roadways, the Township has several locations prone to frequent flooding events, particularly
in areas along the Passaic River and its tributaries, such as Springfield Avenue and Roosevelt Avenue.
The Township has noted that debris in the Passaic River, such as trees and branches, have clogged
certain channels and have exacerbated flooding conditions. Other areas that are particularly flood prone
include a western neighborhood roughly bounded by Emerson Lane, Sawmill Drive, Inwood Road, and
Plainfield Avenue; near the Columbia Park area; as well as the following roadway sections:
•
•
•
•
•
•
•
•
•
•
•

Evergreen Drive and Locust Avenue near the YMCA
Lee Lane
College Avenue
Lawrence Drive at Kline Boulevard
Liberty Avenue
Diamond Hill Road at Ghost Pony Road
Cromwell Court
Riverbed Road
Park Avenue at the Veterans Memorial Park
Mountain Avenue at the rear of the Mountain Park Elementary School
Robbins Avenue

Impacts to Elements of the Master Plan
Natural hazards and climate-change related exacerbation of those hazards will affect all components of
the Master Plan. As discussed in many sections of the Land Use Element, future build-out may be
susceptible to flooding and other natural disasters. As such, future development activity must be
adaptive to the impacts of future natural hazards and utilize materials and design that provide adequate
protection. As it pertains to the Economic Development Element, natural hazards can disrupt business
activity, cause financial loss, and pose a threat to the economic vitality of a community. Accordingly,
development regulations must facilitate construction practices that reflect hazard mitigation
considerations to ensure that the Township’s built environment is resilient against natural hazards.
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3.2 Recommendations
Goal #1: Promote Smart Growth and Encourage Development Patterns that Complement the
Existing Character of the Township
Smart growth, as defined by New Jersey Future, means “making land-use decisions that steer new
growth to the places where it does our economy, and our environment, the most good…Smart growth
maximizes the investments we’ve already made in our homes and communities, even as it protects our
last farmlands, shoreline and woodlands from further development.” The Township is a mature
community with well-established neighborhoods, a rich history, and very limited vacant land. As such,
one main land use goal is to ensure that future development is consistent with the existing character of
the Township, does not overburden its existing resources or services and maximizes existing
investments and assets through revitalization and redevelopment efforts.
Objective #1: Protect and enhance single-family residential neighborhoods
The Township has many single-family residential neighborhoods that characterize the family-oriented,
small-town feel of the community that residents appreciate. Zoning and land use regulations should
continue to protect these neighborhoods, enhance their aesthetic character, and discourage conversion.
At the same time, unnecessary regulatory burdens placed on homeowners for making improvements to
their homes should be eliminated.
Action #1: Eliminate development regulations that create unnecessary barriers or difficulties for
common home improvement projects
The Municipal Land Use Procedures Ordinance should be updated in many sections to allow
homeowners to make reasonable improvements or enhancements without the need for Board review.
The Zoning Board of Adjustment compiles an annual report with the most commonly requested
variances and recommended amendments. The Township Zoning and Construction Officials have also
identified potential amendments that could be helpful to homeowners and streamline the review
process for the Township. Such recommendations should be adopted to eliminate any unnecessary
barriers or difficulties for reasonable home improvement projects. Appendix I of this Master Plan
includes a memo detailing the recommended amendments identified at this time, which was developed
in consultation with the Township’s Construction Code Official and Zoning Official.
Action #2: Add a requirement for the maximum number of building stories allowed to encourage
consistency in visual character within residential neighborhoods
Current bulk standards for residential zones do not contain a limit on the number of building stories
allowed. Adding such a requirement could help to achieve a more consistent aesthetic character across
neighborhoods. It is recommended that the maximum height be set to 2.5 stories to be consistent with
the existing character of residential neighborhoods.
Objective #2: Provide housing options to meet the needs of all residents, particularly for seniors to age in
place in the community
As noted in the Existing Conditions Analysis, a significant proportion of households in Berkeley Heights
are cost-burdened by housing, meaning that they pay 30% or more of their household income on
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housing-related costs. The Township has several planned inclusionary housing projects that will provide
housing options for residents of all income levels to help alleviate this housing burden. At the same
time, many residents have raised the concern of the lack of senior housing within the Township. The
demand for senior housing will likely increase with the ongoing trend of aging demographics and shifting
housing preferences as seniors and empty-nesters down-size their living situations. In order to ensure
that the housing stock provides for the needs of all residents, the Township should continue to satisfy its
affordable housing obligations while taking action to facilitate senior housing development.
Action #1: Create overlay zoning at appropriate locations to encourage the development of agerestricted housing
Age-restricted housing refers to residential communities that are restricted to persons over a certain
age, most commonly 55 or 62 years old. Age-restricted housing does not allow permanent residence of
school age children and have relatively less demand on public services. It can provide an attractive
alternative housing option for seniors in the community who would like to downsize and stay within the
community.
Action #2: Identify suitable sites and craft appropriate standards to allow for the development of
senior residential healthcare facilities
For seniors who are not as physically active or require assistance in daily living, residential healthcare
facilities provide an option for them to age in place while receiving support as needed. These include
congregate care, assisted living, memory care, nursing homes and similar uses, and are considered
inherently beneficial uses by the State. The Township currently does not permit these uses in its zoning
districts, which restricts housing options for the frail elderly and those with disabilities.
Action #3: Permit and regulate accessory dwelling units for seniors
Another away to support senior housing is to allow for the construction of accessory dwelling units at
single-family residences, to allow seniors to live together with a grown child or a caregiver. There are
two common ways that this is achieved: 1) allow any single-family homeowner to construct an accessory
unit on their property, but restrict occupancy to a senior over a certain age limit; 2) allow only senior
homeowners over a certain age limit to construct an accessory unit to use as living quarters for a
caregiver, a grown child, or a relative. The Township may consider adopting an ordinance, with
appropriate restrictions to ensure that seniors can benefit while preventing abuse of the provisions.
Action #4: Continue to implement the Housing Element and Fair Share Plan and satisfy the Township’s
affordable housing obligations
The Township has made tremendous progress in its affordable housing settlement agreement
compliance efforts and should continue to ensure opportunities for the creation of affordable housing
pursuant to the Housing Element and Fair Share Plan. It should be noted that the provision of
inclusionary senior housing, including active adult communities, residential healthcare facilities, and
ADUs are all recognized as viable ways to satisfy municipal affordable housing obligations. As such,
implementing the recommendations in this section could potentially contribute to satisfying the
Township’s Unmet Need or obligations in the future round.
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Objective #3: Ensure that future redevelopment of the Nokia Bell Labs Campus espouses community
benefits and is compatible with surrounding neighborhoods
The Nokia Bell Labs Murray Hill campus at 600 Mountain Avenue is one of the largest non-residential
properties located within the Township. The campus occupies 153.4 acres of Township land and is
improved with offices and research facilities. A smaller portion of the campus property is located within
the Borough of New Providence to the north. Nokia is in the process of evaluating the future use of this
property, including the redevelopment of the campus into alternative uses. While no concrete plans
have been decided or approved at this time, the Township should be proactive in formulating a land use
policy framework to guide any future development or change of use of the site.
Action #1: Establish a vision to guide potential future redevelopment based on sound planning
principles and community needs
Future changes to the Nokia campus would undoubtedly present both a major opportunity and a major
challenge for the Township. On the one hand, redevelopment could open up possibilities of expanding
the ratable base of the Township with modern high-quality developments, freeing additional land for
providing facilities and uses desired or needed by the community (such as open space and recreational
fields) and creating a new regional destination area that contributes to the economic growth and
prestige of Berkeley Heights. On the other hand, because of the size of the property and the potential
scale of development, the Township must be extra mindful of potential impacts with respect to traffic,
aesthetics and the burden on public services. In order to encourage development that benefits the
public welfare while minimizing adverse impacts, the following planning principles are recommended to
guide any future redevelopment of the Nokia campus:
•

Incorporate attractive site and architectural designs that enhance the visual realm while
complementing the aesthetic character of surrounding neighborhoods.

•

Include a mix of non-residential uses, including but not limited to retail, entertainment, office,
and institutional uses, that complement the Downtown while providing additional services and
opportunities to improve residents’ quality of life.

•

Contribute to the ratable base of the Township and ensure that development does not negatively
affect the Township’s budgetary finances.

•

If any residential use is permitted, it should be limited to the extent allowed by the capacity of
public infrastructure, utilities, and services, including but not limited to the roadway network,
water and sewer lines, emergency services, public safety and schools.

•

Deliver community benefits, such as public gathering spaces, recreational fields and amenities, or
other new community facilities.

•

Avoid disturbance to critical environmental features, incorporate abundant open space areas and
utilize sustainable design and construction practices.
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Action #2: Coordinate planning and review efforts with the Borough of New Providence
Because the Nokia campus is partially located in the Borough of New Providence, potential future
redevelopment would likely impact both communities. Berkeley Heights should coordinate planning
efforts with the Borough of New Providence and establish a unified vision for the future of the Nokia
campus. Planning coordination should also occur throughout any conceptual discussions or
development review to ensure that no municipality is disproportionately burdened by negative impacts.
Objective #4: Promote development patterns that are commensurate with the capacity of community
facilities and services
A key priority is to ensure that the Borough’s facilities, including the public buildings, roads, utilities, and
infrastructure, are maintained in good condition, and that the Borough can continue to provide a high
quality of services, including water, sewer, trash and recycling, public safety and emergency response,
general government functions and public schools. At the same time, as the Borough experiences future
growth, it must be diligent in assessing potential impacts to community facilities and ensure that new
development does not occur at a pace or scale that overburdens public services.
Action #1: Periodically assess conditions of community facilities and proactively conduct
improvements according to need, new regulations, and sustainability best practices
The Township should work with associated departments and service jurisdictions to undertake periodic
reviews of the condition of existing community facilities and assess future needs and priorities according
to their condition and anticipated future demand for services. Based on these assessments, the
Township can proactively plan for repairs, renovations, and upgrades according to need and to reflect
any future changes in regulations such as the building code, fire code or accessibility standards. The
Township may also consider incorporating sustainability best practices in connection with any facility
upgrades, such as green building technologies and resource-efficient design and materials, to the extent
practicable and appropriate for the use of the facility.
Action #2: Ensure that future development is compatible with the capacity and level of service
provided by community facilities
While the Township is a largely developed community with limited vacant land, the Land Use Element
and Economic Development Element indicate opportunities for infill and redevelopment. Future
development, whether residential, non-residential, or mixed-use in nature, should account for the
capacity of community facilities and their ability to serve any new residents, employees, and visitors
generated by new development. The Township should continue to conduct comprehensive review of
development applications by various departments, including the Fire Department and Traffic Division of
the Police Department, and incorporate their recommendations. For major developments likely to
substantially impact community facilities, the Township may also consider requiring studies that
evaluate the potential service demands and impacts to community facilities and provide a strategic plan
to mitigate any adverse impacts and ensure that the development does not overburden existing
community facilities.

24

Goal #2: Revitalize Downtown Berkeley Heights
Downtown Berkeley Heights spans the entirety of the Springfield Avenue and Sherman Avenue corridors
from Daisey Road to the western edge of the Township. The Downtown has historically served as the
center of commercial and civic life in the community. It contains the train station, the Municipal
Building, various public parks that provide a stage for public celebrations, and an assortment of shops,
restaurants and offices that service residents daily. The Downtown is a blend of traditional-style retail
and mixed-use buildings and newer, large-scale shopping strips, townhouses and multifamily residences.
Currently, there are many disjointed zoning districts covering the Downtown, while many standards are
outdated when compared to the commercial trends of today’s market. As a result of the piecemeal
development patterns and a lack of a coordinated planning vision, the current Downtown is
characterized by many residents as lacking in diversity, aesthetic appeal, and coherent character.
The revitalization of the Downtown is one of the most pressing priorities for the community. This Master
Plan recommends several different approaches to help facilitate the revitalization: the following
recommendations in the Land Use Element focus on improvements to the existing land use regulatory
framework and providing additional guidelines and tools to facilitate future redevelopment of the
downtown; additional policy strategies focused on economic development opportunities for businesses
are contained in the Economic Development Element and mobility-related strategies to enhance
pedestrian access and activity along Sherman Avenue are presented in the Mobility Element. These
recommendations are designed to work in tandem to facilitate the transformation of Downtown.
Objective #1: Facilitate the revitalization of the Downtown through supportive zoning and development
regulations
The Township should undertake a comprehensive review and update of the Municipal Land Use
Procedures Ordinance to ensure that standards accurately encapsulate the community’s vision for a
walkable Downtown and remain clear and navigable for property owners and potential developers.
Downtown zoning and development standards should be utilized so that the Downtown is enhanced
and able to overcome the challenges of today’s evolving commercial real estate and consumer
landscapes.
Action #1: Create new Downtown Zoning Districts to promote a more unified development pattern
There are currently 7 Downtown Zoning Districts, each of which contains a distinct set of use and bulk
regulations. Some of these districts cover very small areas or several areas that are physically disjointed.
The complexity of the current downtown zoning scheme inhibits the downtown from having a more
unified character and poses a challenging regulatory framework to potential investors and businesses.
Many large parcels in the downtown have also been designated as Redevelopment Areas in recent
years. For example, the DH-24 zone is now largely obsolete, as the majority of the previous zone was
designated as the DH-24 Zone Redevelopment Area, leaving only a small irregularly shaped area with
low development prospects within the DH-24 zone. Revisiting current zoning within the downtown and
crafting more refined boundaries and standards would help to streamline the review and permitting
process and help to create a cohesive vision for the future development of the downtown.
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Action #2: Update regulations for downtown districts to allow a more diverse mix of non-residential
uses and account for new or emerging business models.
Permitted uses in some zoning districts are rigidly regulated by lists of specific types of
businesses/facilities. For instance, in the DD zone - where the majority of downtown commercial uses
are located: 38 types of stores are listed under the category of “Retail Sales” and 10 other types of
businesses are listed under the category of “Walk-In Customer Services.” However, most of these listed
uses are overly specific by drilling down to the level of merchandise being sold, such as “Cigar Stores and
Stands,” “Binocular and Telescope Stores,” and “Trophy Shops.” This ordinance structure risks excluding
any use that may be a viable and desirable business but does not specifically sell the merchandise listed.
Further, some of the permitted uses have become largely obsolete in today’s retail environment, such as
“Video Tape Rental Stores.” Some uses require large warehouse-type spaces that may not be suitable in
a downtown environment, such as “Pool and Hot Tub Sales, Supplies and Service” and “Furniture and
Home Furnishing Stores.” Use regulations in the downtown should be revisited to eliminate unnecessary
barriers to attracting appropriate new uses and businesses. At the same time, bulk standards for each
downtown district should be evaluated to ensure that they allow for the development of the desired
uses and appropriately account for current market trends.
Action #3: Continue to update and enforce Downtown design regulations and guidelines
In 2016, the Township completed an update to Part 19 Design Standards of the Municipal Land Use
Procedures Ordinance. The new Part 19 includes Article 19.5 Standards and Guidelines for the
Downtown that address urban design, streetscape, signage, and material and color for all developments
in downtown zoning districts. Article 19.5 had stemmed from residents’ concern that the Downtown
lacked visual coherence and appeal and was spearheaded by the Downtown Beautification Committee
to proactively address these concerns and ensure that new developments would enhance the aesthetic
character of the Downtown. In recent years with the enforcement of Article 19.5, the Downtown has
started to reverse its course as a suburban-style commercial corridor, and instead welcomed a number
of new developments that featured architectural designs reminiscent of the “Colonial Revival” style,
with site design, signage and streetscaping that are consistent with the desired aesthetic for the
Downtown.
The adoption of Article 19.5 was a milestone in the Township’s progress to beautify the Downtown and
create a uniform vision for its revitalization. Nevertheless, there is room for improvement: there are
inconsistencies between Article 19.5 and other sections of the Municipal Land Use Procedures
Ordinance; certain standards and definitions should be further clarified to eliminate confusion; and the
Article in its entirety should be reexamined and updated when downtown zoning is modified according
to the Land Use Element.
Objective #2: Improve the aesthetic character of Downtown.
The Downtown should be a landmark district in the Township that showcases the historic and artistic
expressions of the community. As noted in the Existing Conditions Analysis, there are several properties
in the Downtown that are in subpar condition, and the residents have also noted the lack of a uniform
visual identity in the Downtown. In addition to recommendations to create a supportive land use
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regulatory framework mentioned previously, the following strategies are aimed at improving the design
and aesthetics of the Downtown’s built environment to instill visual appeal and distinction in the district.
Action #1: Create a “Town Square” in the train station area
A beautiful and active public space, by providing a stage for public life to flourish and connecting people
with places, has the power to define a sense of place and enhance the general vibrancy of a downtown.
With the new Municipal Complex and the planned redevelopment of Mondelli Park and Peppertown
Park, the train station area is presented with an unprecedented opportunity to transform into a Town
Square to serve as the centerpiece of a revitalized Downtown Berkeley Heights. As noted in detail in the
Mobility Element, there are additional opportunities to transform Sherman Avenue into an activity
corridor and utilize the existing train station parking area as a public plaza on the weekends. A Town
Square, anchored by various public spaces and the new Municipal Complex, and situated in the center of
the transformed Sherman Avenue, can become an iconic landmark of the Downtown, that immediately
showcases the Township’s charms to visitors arriving on the train, facilitates recreation and social
interaction for residents on a daily basis, and provides an attractive backdrop for the many celebrated
public events hosted by the community.
The Municipal Complex is nearing the end of construction, Mondelli Park is under construction, and
Peppertown Park is in planning. As the Peppertown Park Committee had suggested during stakeholder
interviews, the planning for the two parks have been coordinated with each other to ensure that the
aesthetics and amenities on two sides of the train tracks complement each other and promote a
coherent visual identity. Further, the designs of the two parks would fully engage their connections to
the train station, the new Municipal Complex, and the Veteran’s Memorial Park. The proposed
recommendations to the train station area and Sherman Avenue in the Mobility Element further serve
to tie together these downtown spaces and corridors, and to maximize the functionality of the Town
Square as the center of civic, recreational, cultural and economic life in the Township.
Action #2: Investigate additional sites that qualify as areas in need of redevelopment or rehabilitation
New Jersey law permits municipalities to designate properties as areas in need of redevelopment or
rehabilitation pursuant to the Local Redevelopment and Housing Law (i.e., “LRHL” at N.J.S.A. 40A:12A1). Designation status can provide incentives to developers, such as tax abatements. However, there are
also incentives to the municipality: redevelopment/rehabilitation parcels are subject to a
redevelopment plan, which allows the municipality to negotiate development concepts with a
prospective developer at a much greater level of specificity and certainty of outcome than is possible
under conventional zoning. Another upside of the LRHL process is that it can more closely respond to
market conditions by allowing certain properties to be redeveloped for certain uses that are suitable
specifically for those properties but may not be appropriate for other neighboring properties in the
same underlying zone. In other words, the LRHL permits the tailoring of regulations for specific sites to
take advantage of market interest, and redevelopment of individual properties could also potentially
spur other redevelopment or improvements on neighboring properties. The Township should conduct a
study of Downtown properties to assess which parcel or parcels might qualify for redevelopment or
rehabilitation pursuant to the statutory criteria.
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Action #3: Create incentives for property owners to rehabilitate and upgrade existing developments
In addition to establishing standards and guidelines for new development in the Downtown, the
Township should institute measures to encourage existing property owners to rehabilitate and upgrade
Downtown properties that need sprucing up. New Jersey’s Municipal Land Use Law (N.J.S.A. 40:55D-1 et
seq.) allows for existing properties that are not compliant with new development standards to be
“grandfathered” as pre-existing non-conforming structures. In many cases, these “grandfathered”
structures remain as they are for many years until they become abandoned or demolished to make way
for a new project. As such, without voluntary initiatives of existing property owners, it will be difficult to
implement improvements to the Downtown as a whole even with robust design regulations and
guidelines. At the same time, it is important to consider financial and other burdens to property owners,
especially small business owners, to undertake significant rehabilitations and upgrades.
One type of incentive is through the designation of an area in need of redevelopment or rehabilitation,
as discussed previously. In order to further encourage the renovation of existing properties, particularly
those that do not meet the statutory criteria but nevertheless may need a “facelift,” the Township may
consider creating additional incentives to help shoulder some of the burdens or deflect certain
disadvantages that property owners may face. For example, the Township can establish expedited
review processes and reduced fees for approval and permitting for these projects. Support can also be
provided in the form of grants or resources such as connecting property owners with local tradesmen
and contractors. The Township should engage with the local business community and Downtown
property owners to develop viable incentives that may be appealing to these stakeholders. At the same
time, the Township should compile a running list of non-conforming properties and highlight the
benefits of these incentives to property owners and potential investors to spur rehabilitation and
upgrades to existing Downtown properties.
Action #4: Consider constructing one or more centralized parking facilities in the Downtown to allow
for a park-and-walk environment
The Township should identify potential sites to create one or more centralized parking facilities in the
Downtown, and investigate potential funding sources, public-private partnerships, and other strategies
to realize the project. There may be future redevelopment activity of larger parcels within the
Downtown, such as the Stop and Shop-anchored shopping center or the car wash/auto service property
along Springfield Avenue, that presents an opportunity for incorporating a centralized facility. If a
centralized parking facility is constructed, businesses would have less burden to provide on-site parking,
thereby freeing up space for additional development and business expansion. Further, certain small or
irregularly shaped sites that could not be previously utilized for businesses due to difficulty with
satisfying parking requirements could regain their potential for commercial development. With less
space needed for surface parking, properties could also feature shallower building setbacks from the
street-line or incorporate more open space to create more attractive streetscapes.
The Township may also consider the possibility of providing spaces within the centralized parking facility
for commuter parking to service the train station. As noted in the existing conditions analysis, there is
currently a tight supply of commuter parking spaces in the public parking lots maintained by NJ Transit
and the Township. Residents also noted in the survey that the train station is the one exception to “ease
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of finding parking” within the Downtown. The centralized parking facility would also serve as a suitable
candidate for providing public electric vehicle charging stations.

Goal #3: Preserve the Natural Beauty of the Township and Improve Quality of Life for Residents
A dynamic natural environment, with tree-lined streets and expansive open spaces with lush vegetation
and diverse wildlife, contributes to the natural beauty of a community. Berkeley Heights contains an
abundance of natural resources, and is home to major parks and conservation areas, which enhance the
charm of the Township and provide valuable recreational opportunities. The Township should continue
to champion efforts to preserve its natural beauty and improve the quality of life for its residents.
Objective #1: Protect critical natural resources and open spaces
To ensure that current and future Berkeley Heights residents can enjoy the Township’s natural beauty
and natural resources in the long-term, the Township should strive to protect critical environmental
features and open spaces. Such efforts should involve a combination of regulatory protections,
environmentally conscious planning and local investment to conserve and maintain valuable properties.
Action #1: Update the Natural Resources Inventory and the Community Forestry Management Plan
The Township last adopted a Natural Resources Inventory in 2010. The report provided a comprehensive
description of land, air, water, vegetation, and wildlife resources in Berkeley Heights, and also provided
several recommendations to sustain natural resources. The Natural Resources Inventory should be
updated and continue to provide a guiding framework for environmental protection initiatives in the
Township.
The Environmental Commission has prepared 4 Community Forestry Management Plans to date which
address the Township’s tree canopy. The most recent Plan covers the period of 2018-2023. The
Township should also work with the Environmental Commission to continue to update the Community
Forestry Management Plan to guide the preservation of the local tree canopy.
Action #2: Continue to enforce and update development regulations pertaining to protection of the
tree canopy, steep slope areas, and riparian zones.
The Municipal Code of Berkeley Heights currently contains several sections aimed at protecting
environmental features. These include Section 3.1.11 of the Municipal Land Use Procedures Ordinance,
which sets forth restrictions aimed at minimizing adverse impacts associated with disturbance of steep
slope areas (where the grade reaches 15% or more); Chapter 12.16 Trees of the municipal code that
governs tree protection and replacement; and Chapter 15.28, which contains standards to manage
riparian zones surrounding surface water bodies. The Township should continue to apply these
standards during development review and enforce them to ensure that these critical environmental
features are protected. The Township should also periodically assess and update these standards in
accordance with changes in State regulations and best practice research.
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Action #3: Consider listing additional eligible parcels in the NJ Recreational & Open Space Inventory
The State Recreational & Open Space Inventory (ROSI) is maintained by the NJ Department of
Environmental Protection Green Acres Program. Each Local Unit (municipality or County) is required to
prepare a ROSI as a condition of applying for and receiving Green Acres funding. The ROSI lists all Green
Acres-funded properties (“funded parkland”) as well as all other lands held for conservation and/or
recreation purposes at the time the Local Unit last received funding from Green Acres (“unfunded
parkland”). Lands listed on a ROSI include those owned, leased, or otherwise controlled by the Local
Unit and may include land owned in fee, land leased by the Local Unit for recreation purposes, land
owned by a private entity upon which the Local Unit holds a conservation easement, or any land in
which the Local Unit holds a specific recreation and/or conservation interest. Properties listed on the
ROSI are subject to Green Acres rules, which require those lands to be maintained for purposes of
recreation and conservation; ROSI properties cannot be disposed of or diverted to another use without
the approval of the NJDEP Commissioner and the State House Commission.
The Township may consider adding open space and conservation parcels that are not currently listed in
the ROSI into the inventory, as listing on the ROSI would provide an additional layer of protection and
prohibit their conversion into uses other than open space or recreation. Table 3.1 below lists properties
within the Township that are currently listed in the ROSI. The Township should conduct a survey of
properties adjacent to these parcels, as well as additional open space and conservation areas, for
potential inclusion into the ROSI.
Table 3.1: Existing Township Properties in the NJ Recreation & Open Space Inventory
Block
Lot
Facility Name
Type
1204
18
Columbia Park
Municipal
1204
19
Columbia Park
Municipal
1105
11
Columbia Park
Municipal
1105
16
Columbia Park
Municipal
1105
8
Columbia Park
Municipal
3303
2
Horseshoe Park
Municipal
3401
44
Horseshoe Park
Municipal
615
1
Memorial Park
Municipal
101
1
Passaic River Park
County
101
20
Passaic River Park
County
101
21
Passaic River Park
County
201
2
Passaic River Park
County
207
1
Passaic River Park
County
208
2
Passaic River Park
County
301
7
Passaic River Park
County
401
1
Passaic River Park
County
501
2
Passaic River Park
County
2801
57
Pheasant Hill Park
Municipal
1901
4
Standford Dr.
Municipal
4505
1
Watchung Reservation
County
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4802
26
Watchung Reservation
County
4806
15
Watchung Reservation
County
4903
37
Watchung Reservation
County
5001
1
Watchung Reservation
County
5003
1
Watchung Reservation
County
5004
1
Watchung Reservation
County
5005
1
Watchung Reservation
County
3302
1
Wemett
Municipal
3302
2
Wemett
Municipal
Source: NJ Department of Environmental Protection Green Acres Program, Recreation & Open Space
Inventory, last updated 6/27/19.
Objective #2: Expand both passive and active recreational opportunities for residents
The majority of municipal recreational spaces (including those owned by the Board of Education) are
athletic fields with various sports facilities. For passive recreation, the Township offers several walking
trails, while the planned Peppertown Park and Mondelli Park will offer additional spaces for walking,
resting, and public gatherings upon completion. The recommendations contained herein were
developed in consultation with the Township Recreational Commission and aim to expand both passive
and active recreational opportunities to balance the differing recreational needs of residents.
Action #1: Work with Union County to explore the possibility of expansions to Passaic River Park
Many residents, as well as the Recreation Commission and the Environmental Commission, expressed a
wish to see more recreational amenities along Passaic River. Because the Passaic River Park is under
County jurisdiction, the Township may consider working with Union County to explore the possibilities.
The Township may also consider utilizing its Open Space Trust Fund, potentially with assistance from
county and state funding like Green Acres, to acquire underutilized properties adjacent to the Passaic
River Park to allow for opportunities of park expansion.
Action #2: Proactively repair and improve existing parks and athletic fields
The Recreation Commission suggested several improvements to the athletic fields to ensure that the
fields are maintained in good condition and make them ADA-accessible to serve more residents. The
Recreation Commission also recommended enhancing existing passive parks with aesthetic features like
fountains, additional landscaping and green infrastructure, as well as improving existing walking paths
and better communicating their location and accessibility to residents. The Master Plan supports the
Recreation Commission’s initiatives and encourages the Township to proactively repair and improve
existing recreational facilities to ensure that they meet the needs of residents.
Action #3: Adopt a Recreation Plan and periodically update it to periodically update the plan to ensure
consistency with community visions and goals
The Township’s Recreation Commission is in the process of adopting a Recreation Master Plan to
provide an overarching framework to guide recreation-related policies and strategies. Under the
leadership of the Recreation Commission, the Township should also periodically update the plan to
ensure that it remains consistent with the community’s visions and goals and works in tandem with the
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Master Plan to help the Township achieve its goals of providing high quality recreational opportunities
for residents.

Goal #4: Promote Earth Stewardship and Enhance the Township’s Resiliency
The Ecological Society of America defines “earth stewardship” as “sustaining and enhancing Earth’s lifesupport systems” through sustainable and ethical human behavior. This principle also applies at the
local level, and the Township should promote initiatives that contribute to a harmonious relationship
between the natural resources and human activity. At the same time, promoting earth stewardship can
help to increase the Township’s resiliency against natural hazards in the long-term.
Objective #1: Enhance sustainability within the Township
Sustainability is defined by the United Nations as “meeting the needs of the present without
compromising the ability of future generations to meet their own needs” Enhancing sustainability can
help mitigate hazard vulnerability in the long term by conserving resources, lessening the burden and
dependence on critical infrastructure and utilizes, and thereby extending their service lives. A more
sustainable environment also contributes to higher qualify of life, generates public health benefits, and
improves the community’s resilience against natural hazards.
Action #1: Minimize increase in impervious coverage and promote innovative ways to incorporate
green infrastructure and green spaces
An excess amount of impervious coverage, particularly when coupled with inadequate drainage
systems, exacerbate stormwater runoff issues and urban heat island effects. In assessing development,
the Township should be proactive in accounting for impacts brought on by additional impervious
coverage and promote pervious materials and stormwater management best practices that retain and
treat stormwater on-site. The Township should also encourage developments, particularly those
involving large commercial or residential developments, to incorporate features such as landscaped
areas and green roofs, to reduce stormwater runoffs and mitigate urban heat island effects.
In accordance with the State’s updates to require green infrastructure in stormwater management
systems, the Township should also explore innovative ways to maximize green infrastructure in public
improvements, such as by incorporating bioswales, rain gardens, and planters along sidewalks. The
Township may also consider measures to reverse impervious coverage by surveying additional
properties that could be potentially maintained or converted into green space or community gardens,
and accumulating funding through local, county, or state sources for their acquisition. These may
include vacant or underutilized sites, irregularly shaped or undersized properties with low development
potential, areas with concentrations of steep slopes, properties located within flood hazard zones, or
parcels encroaching upon wetlands, brooks, and their associated buffer areas.
Action #2: Promote green building design in new and existing developments
Green building design denotes practices and measures that help a building become more sustainable
and generate less environmental impacts, such as through the incorporation of recycled materials,
resource efficient appliances and systems, renewable energy, and overall design that allows for superior
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insulation or natural heating/cooling. By generating less demand and less cost for energy and water
resources, “green” buildings can mitigate vulnerabilities associated with extreme temperatures,
droughts, and severe weather events.
The Township’s existing green building design checklist may be strengthened to account for emerging
best practices. In order to encourage green building design to a greater extent, the Township may
consider providing additional incentives to developers (such as expedited review processes or reduced
application fees) to incorporate such practices. The Township should also encourage and incentivize the
retrofitting of existing private developments to be more sustainable, such as by utilizing more
alternative/renewable energy sources and energy-efficient utility systems. For public facilities, the
Township should consider conducting municipal energy/water audits to assess current use and potential
cost savings from upgrading existing buildings with “green” technologies.
Action #3: Update the zoning ordinance to reflect State mandate on electrical vehicle charging stations
and provide public electric vehicle facilities in municipal parking lots
In July 2021, Governor Murphey signed a bill that establishes state-wide numerical requirements and
zoning standards for installation of electric vehicle supply equipment and “make-ready” parking spaces.
Notably, electric vehicle charging stations are designated as a permitted accessory use in all zoning
districts. The new law also establishes a minimum number of “make-ready spaces” for multifamily
developments with 5 or more units and other types of developments involving parking lots/garages and
requires the phased installation of electric vehicle supply equipment over a span of 6 years. The
Township’s zoning ordinance should be updated to reflect the new State law.
In addition, the Township should support the likely future influx of electric vehicles by providing public
charging stations. Potential candidate locations for installation include the municipal parking lots
adjacent to the Municipal Complex and around the train station. The Township may consider installing
“make-ready” infrastructure at a number of existing parking spaces and convert them into full charging
stations as electric vehicles become more prevalent in the future.
Action #4: Encourage the development of accessory renewable energy facilities in commercial and
industrial areas
Increasing the share of renewable sources in the Township’s energy mix can promote a move away from
dependence on fossil fuels, lessen environmental pollution, and increase the community’s resilience
against utility failure and natural hazards by establishing a locally based energy supply. The State of New
Jersey recognizes the benefits of renewable energy facilities, and the Municipal Land Use Law lists them
as inherently beneficial uses. It is recommended that renewable energy facilities be explicitly permitted
as accessory uses in the Township’s industrial zone (LI Light Industrial) and commercial zones (OR zones
and certain downtown districts) to encourage their construction. With the recent advent in renewable
energy technologies, such facilities can be developed in tandem with industrial and commercial
buildings with relative ease, and without the need for reserving large, useable space for their sole
purpose. The Township should also establish regulations to control their siting, placement, and design to
ensure that such facilities do not cause adverse impacts to surrounding neighborhoods.
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Action #5: Coordinate with the Environmental Commission to pursue initiatives to promote
sustainability in the Township
The Township has an active Environmental Commission, which has led several sustainability initiatives
and helped the Township achieve Sustainable Jersey Bronze certification. Under the guidance of the
Environmental Commission, the Township may consider adopting additional recommendations by
Sustainable Jersey and aim for Silver certification. The Township could also consider conducting
community outreach to solicit ideas for sustainability pilot projects, which can be supported by
Sustainable Jersey grants.
Objective #2: Adopt an integrated hazard mitigation approach that coordinates efforts and strategies
across local, county, state, and federal jurisdictions
Natural hazards are not contained at a local level, and broad-based coordination across jurisdictions is
necessary to develop resilience and mitigate negative impacts. Accordingly, the Township should adopt
a hazard mitigation approach that is consistent with relevant county, state and federal policies and
initiatives, and that is based on the most recent natural hazard projections and best available science
provided by the State and other sources. The recommendations herein promote the integration of
various strategies identified at the county and state levels into local planning, and further encourages
updates to local development regulations to coordinate efforts across departments to mitigate climate
change related hazard vulnerability.
Action #1: Continue to implement strategies identified in the Union County Hazard Mitigation Plan
The 2021 Update Draft identifies several mitigation actions previously identified in the 2016 HMP that
are ongoing, including flood-proofing homes along 400 and 600 River Road; conducting all-hazards
public education and outreach program for hazard mitigation and preparedness; de-snagging streams
and rivers in the Township to prevent debris build-up; relocating municipal facilities outside of floodprone areas; and removing hazardous trees in the Township. There are also several 2016 mitigation
actions that were not started and are carried forward to the 2021 Plan Update, including upgrading and
improving the stormwater management system along Shadow Lane, Chaucer Drive, Stuart Lane,
Cornwell Court, Brook Street, and Roosevelt Avenue; flood-proofing the Department of Public Works;
upgrading and improving the stormwater management system for 35 Cottage Street/Autumn Lake
Healthcare; and acquiring properties in flood-prone areas along the northern and southern boundaries
of the Township. The 2021 HMP also recommends new mitigation actions, such as rejoining the NFIP
CRS Program to reduce flood insurance premiums for homeowners; creating riparian habitat along the
Passaic River and within the channel; and revising municipal stormwater control ordinances. The
Township should continue to work to complete the ongoing actions and implement the actions that
have been carried forward or newly recommended.
Action #2: Assess and update the Township’s development standards in accordance with climate
change research and best practice studies
The Township’s Municipal Land Use Procedures Ordinance facilitates appropriate stormwater
management practices in developments through Part 12 Storm Water Management and Control. There
is also Chapter 15.28, which contains standards for flood damage prevention. The Township should
continue to apply these standards to evaluate development applications. Additionally, the Township
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should continuously assess and update these standards in accordance with changes in State or Federal
regulations, the most up to date best practice studies and the projected impacts of climate change and
associated demand for new mitigation/protection measures based on best available research. Suggested
recommendations identified at this time include:
•

Update the Municipal Land Use Procedures Ordinance to be consistent with flood protection
standards
The Township’s flood hazard reduction standards currently require developments within flood
hazard areas to be elevated above the base flood elevation and/or provide flood proofing. The
Municipal Land Use Procedures Ordinance should be updated to reference these requirements.
The Township may also consider updating building height requirements to specifically use the
base flood elevation as the basis for measuring building height.

•

Incorporate green infrastructure in stormwater management and development regulations
The NJDEP in May 2020 amended the State’s stormwater management rules to incorporate
green infrastructure measures. The Township should update its Stormwater Management
Ordinance to be consistent with the new State regulations. The Township may also consider
amending its development ordinance to incorporate additional green infrastructure guidelines
and regulations, such as requirements for green roofs.

Objective #3: Improve critical facilities and infrastructure to prepare for natural hazards
As noted in the hazard vulnerability analysis, many critical facilities and infrastructure are currently
vulnerable to natural hazards, particularly flooding. These vulnerabilities diminish the service lives of
public facilities and infrastructure and also pose challenges for evacuation efforts or sustaining lifelines
during natural hazard events. As such, a priority for resiliency planning should be to address these
vulnerabilities and ensure that the Township is prepared against natural hazards.
Action #1: Assess and expand the capability of the Township to respond to various emergencies
The Township should work with relevant departments, such as Police, Fire, and the Office of Emergency
Management, to assess the existing capability of the Township to respond to various emergencies. The
assessment may include an inventory of existing emergency response apparatus and a survey of the
conditions of critical facilities and evacuation shelters. The Township should consider acquiring new
apparatus or making improvements to critical facilities and evacuation shelters. Examples of existing
needs identified at this time include:
•

The Township currently only operates 1 water rescue vehicle. If the frequency and intensity of
flooding events increase in the future, the Township may need additional water rescue vehicles.
Additionally, the Township may require an additional vehicle to navigate through the park at the
Connell Corporate Campus.
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•

Building upgrades should be performed at the fire house, the Department of Public Works facility,
and the new Municipal Complex. The Municipal Complex requires stronger flood proofing and
other flood protection mechanisms.

•

New backup generator is needed for the Volunteer Rescue Squad building.

Action #2: Complete the West Side Drainage Study and conduct similar studies for flood prone areas
The Township is currently undertaking the West Side Drainage Study to identify deficiencies or
conditions within the existing stormwater conveyance systems that may contribute to or exacerbate
flooding, erosion or other adverse conditions. The study focuses on an area in the west side of the
Township, as well as the existing school and recreational complex area located at Columbia Park. The
Township should continue efforts to complete this study and implement any recommendations that are
generated from the study. The Township should also consider conducting similar studies for other flood
prone areas identified in the Hazard Vulnerability Assessment and work towards mitigating
vulnerabilities from flooding in the long-term.
Action #3: Alleviate flood vulnerability of the wastewater treatment plant through short and longterm actions
As noted in the Hazard Vulnerability Analysis, the wastewater treatment plant is particularly vulnerable
to flooding impacts. However, standard flood protection mechanisms, such as the installation of berms
or raising the facility to above flood elevation level, are difficult to implement due to the facility’s
location at the bank of the Passaic River and other regulatory and physical constraints. Some short-term
improvements that may be implemented include the installation of special valves at the end of
stormwater discharge piping to prevent inflow; and raising the elevation of clarifiers to alleviate
overflow conditions. In the long-term, the Township may explore if there are any opportunities to
relocate the wastewater treatment plant.
Action #4: Coordinate with neighboring municipalities, Union County, and the NJ Department of
Environmental Protection to clean Passaic River and eliminate clogging
The Township should work with relevant stakeholders and neighboring municipalities to clean the debris
from Passaic River to mitigate flooding conditions. Additionally, in areas where the channels have
already become clogged with silt, the Township should work with relevant agencies to complete
dredging in order to prevent the expansion of the floodplain.
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IV. Economic Development Element
The Economic Development Element was developed in consultation with the Township’s Economic
Development Committee (EDC). This Element provides policy recommendations and strategies on a
broad scale to enliven the general business environment within the Township, including for the
Downtown, Connell Park, and other major non-residential areas along I-78 and Mountain Avenue. The
recommendations contained herein are intended to supplement and complement the
recommendations set forth in the Land Use Element with goals related to facilitating economic
development within the Township.

4.1 Key Findings
The Township has a pro-business reputation, but real/perceived difficulties in the permitting process has
deterred investment and expansion of businesses to certain extents

Stakeholder interviews with the local business owners revealed that the Township has a pro-business
reputation and a collaborative relationship with the business community. However, business owners
also noted difficulties with navigating the permitting and approval requirements, particularly for a new
business looking to establish within the Township, due to the presence of inconsistent or outdated
regulations and complexities in the permitting process. These real and perceived hurdles to gaining
Township approval have likely deterred some business investment and expansion.
Berkeley Heights is an established employment center with a large day-time population, but a very limited
proportion of employees utilize local businesses

As noted in the existing conditions analysis, there are over 9,000 workers who commute into Berkeley
Heights. Coupled with residents who are employed locally within the Township, there is a day-time
population of approximately 10,000 people. Many of these workers are concentrated in the major
corporate facilities along Mountain Avenue, such as Summit Medical Group and Connell Park. This
population is expected to grow with the continued development of Connell Park: for instance, Fiserv has
announced a new location in Connell Park and the addition of 3,000 new jobs. However, in a survey to
local business owners and employees, the majority replied that less than 10% of their employees utilize
local Berkeley Heights businesses, with the top reason being that there is a lack of selection/diversity.
While the Township has been coordinating with relevant stakeholders in initiatives, such as through the
launching of an app for Connell tenants to connect with local businesses, the daytime employee
population represents an untapped resource for opportunities for business expansion in Berkeley
Heights.
The Township has a tight-knit business community with a strong commitment to community
engagement
Many residents cited the successful public events hosted by the local business community as a source of
pride and joy in Berkeley Heights. The epitome is the annual Winter Walk, which closes off Springfield
Avenue and Sherman Avenue for one night and transforms the Downtown into a grand celebration with
food, games, performances, Christmas tree lighting, fireworks and other festivities. Following the
popularity of Winter Walk, the local business community has also hosted Summer Concert Series, Block
Parties and other events to highlight local businesses. During the COVID-19 crisis, the Berkeley Heights
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Business & Civics Group also established a Business Aid, which awarded emergency assistance grants to
local small businesses facing COVID-19 related hardships. The existing tight-knit network and
commitment to community engagement are a major asset to aid economic development and enhance
the connection between businesses and residents in the Township.
The Township has struggled to attract and retain new businesses in the Downtown to diversify the
commercial base.
With the support of the Township, the Downtown has maintained a strong presence of long-time locally
owned small businesses. While many residents support the small-town, boutique-based, and hyper-local
character of the Downtown, they also expressed desire for more diversity in shopping, dining and
entertainment options. Residents particularly noted the absence of businesses and activities friendly to
kids and teens, as well as restaurants and bars catering to different dietary habits and different
occasions. The local business community also suggested that there is an untapped arts and culture scene
in Berkeley Heights that may find home in the Downtown to enhance its experience. Further, the
Downtown has also struggled to retain new businesses, leading to high tenant turnovers, vacant
storefronts and oversaturation of certain types of businesses and uses.

4.2 Recommendations
Goal: Establish A Strong and Diverse Economic Base
A strong and diverse economic base, with a combination of long-time establishments cherished by the
community and creative entrepreneurs filling niche or innovative business opportunities, is crucial to
continued economic vitality of the Township. The Township should invest in and provide active support
for existing businesses, while creating a business environment that is attractive to new investors.
Objective #1: Build relationships with local businesses and support their growth and expansion
The Township should enhance the current business environment by building relationships with local
businesses and providing support for their growth and expansion. By proactively understanding and
addressing the pressing issues and needs of local businesses, the Township can facilitate retention of
existing businesses and ensure that Berkeley Heights continues to have a vibrant economic base.
Action #1: Conduct outreach to pinpoint issues and opportunities faced by the business community
The Township should consider developing an outreach program to engage with the business community
on a regular basis. With the support of the Economic Development Committee and the Civic & Business
Group, the Township could develop a master-list of employers, business owners, property owners, and
related contacts within Berkeley Heights and commence an ongoing line of communication with the
local business community. Specific strategies may include periodic surveys and meetings with local
businesses to pinpoint issues and emerging needs faced by the business community. The Township
should also use this communication channel to proactively provide updates to policies and regulations
affecting the operations of a business, such as changes to zoning standards or new licensing
requirements, and to solicit feedback and answer any questions from the business community regarding
these changes.
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Action #2: Accumulate resources and provide technical assistance programs for local businesses
The Township may work with the Civic & Business Group and the Economic Development Committee to
develop and market programs to provide technical assistance to small business owners and local
entrepreneurs. These may include but are not limited to assistance in marketing, business counseling,
educational programs and training workshops for business management, and hosting networking and
matchmaking events for local businesses. The Township could also identify county, regional and/or
state-level tools and funding sources to share with local businesses and supplement local assistance
efforts. Such resources and support offered by the Township and various groups should be consolidated
onto a central portal, such as a Township website, and marketed to existing business owners and
entrepreneurs looking to start a business in town.
Action #3: Adopt an Economic Development Strategic Plan and periodically update the plan to ensure
consistency with community visions and goals
Under the leadership of the Economic Development Committee, the Township should develop and
adopt an Economic Development Strategic Plan to provide an overarching framework to guide economic
development policies and strategies. The Strategic Plan should be consistent with the Master Plan
Economic Development Element, and work in tandem with the Master Plan to help the Township
achieve its economic development goals. The Strategic Plan should also be periodically reassessed and
updated to ensure that it remains consistent with the community’s visions and goals.
Action #4: Consider forming a Downtown Improvement District and/or joining the Main Street New
Jersey program
Improvement Districts and Main Street New Jersey are the foremost state programs that assist
municipalities in revitalizing their downtowns. An Improvement District allows local businesses and
property owners to collectively govern the District by levying special assessments and using those funds
to provide improvements and expand economic development opportunities. An Improvement District is
also granted priority status for state grants related to economic development and becomes eligible for
the Downtown Business Improvement Zone Loan Fund that provides interest-free loans up to $600,000.
Main Street New Jersey supports the revitalization of downtowns by providing member communities
with technical support, training, and professional services from state departments and consultants. The
program also offers the Main Street Improvement District Challenge Grant up to $15,000 to
Improvement Districts within member communities. It should be noted that many of the successful
downtowns that residents cited as models for Downtown Berkeley Heights, such as in Summit and New
Providence, are participants of these state programs.
Berkeley Heights already has a strong foundation in cross-sector collaboration and self-governance in
managing its Downtown, with its highly active and engaged local business community and civic advisory
groups such as the Economic Development Committee and the Downtown Beautification Committee.
These existing groups could transition into the role of a District Management Corporation (DMC) for the
Downtown Improvement District. At the same time, formally designating a Downtown Improvement
District and becoming a Main Street New Jersey partner opens additional tools and resources, provides
a consistent funding base and gives formal municipal authority for stakeholders to implement
Downtown revitalization initiatives. The District Management Corporation will also be well-positioned to
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coordinate other investment, outreach and marketing strategies recommended in the Economic
Development Element, to effectively become the “command center” for Downtown revitalization.
Objective #2: Attract new investment and facilitate productive use of underutilized properties
As noted previously, one of the most pressing issues facing the economic base of Berkeley Heights is the
lack of diversity in its commercial mix. To remedy this and better serve the diverse needs of residents
and the local employee population, the Township should engage in efforts to attract new businesses to
locate in Berkeley Heights. A key component of those efforts should be to facilitate the reuse and
redevelopment of underutilized properties, so that they could become new homes of these businesses.
Action #1: Devise a multi-media campaign to highlight Berkeley Heights as a desirable location to
establish a business
The Township, in collaboration and consultation with local business owners, should create a
comprehensive marketing campaign to promote the advantages of Berkeley Heights as a place to do
business. Marketing should be available for multiple types of platforms, including print, digital and social
media, to reach a wide variety of audiences. The marketing campaign may highlight unique amenities,
incentives and resources that make Berkeley Heights a desirable host for a business. The campaign could
also serve to raise awareness of Berkeley Heights businesses within the region, such as by recognizing
and promoting achievements and new investments, to highlight the vitality of the business environment
and promote the Township’s image as a business-friendly community.
Action #2: Maintain an inventory of vacant, abandoned, and underutilized properties and promote
their revitalization through marketing and development incentives
The Township can connect with brokers and local property owners to create a central repository of
properties that are vacant, abandoned or otherwise underutilized. This property inventory of sites and
spaces suitable for re-tenanting, reuse or redevelopment should be made publicly accessible and
promoted to potential investors and businesses. Concurrently, the Township can approach developers
either through a formal process such as a Request for Expression of Interest (RFEI) or informal
information sessions to determine if developers would be interested in the redevelopment of the sites
identified as potential redevelopment parcels.
Action #3: Create informational materials on permitting, licensing and other review processes and
requirements
The Township may consider creating a series of informational materials that provide helpful information
for business owners, developers, and other investors to assist them in navigating through the various
permitting and review processes and requirements. For example, the Township may provide a simple
summary of what types of applications require a permit, what type of permit and from which
department; in which instances that a variance or review by the Planning Board or Zoning Board is
required; and links and citations to Municipal Code sections that provide additional information.
Consolidating these types of information and making them widely available, such as on the Township
website, can mitigate confusion and help businesses navigate permitting and review processes.
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Objective #3: Boost the Downtown brand via creative placemaking strategies
The Downtown should have a unique sense of place to distinguish it from other commercial districts in
the Township and beyond. Establishing a unique identity will attract residents, businesses, and visitors
to Downtown and spur further investment and revitalization. Placemaking refers to a people-driven
approach to enlivening public spaces by channeling existing patterns of social engagement, capitalizing
on the community’s greatest assets, and incorporating local history and culture in design. By shaping
public spaces and promoting public activities rooted in the distinct identity of the community,
placemaking strategies help to foster a distinct brand for the Downtown and make visits more enjoyable
all-around. In addition to the strategies identified in the Land Use Element, the Township can pursue
placemaking and programming strategies to make Downtown more enticing to visitors and elevate
Downtown Berkeley Heights to a unique regional destination.
Action #1: Continue to support and expand public events and cultural programming
Events and activities that bring together the community and showcase the many assets and cultures of
Berkeley Heights are an integral part of what makes Downtown Berkeley Heights a special destination.
The Township should continue to support and enhance successful programs like Winter Walk and make
them the centerpiece of promotion and marketing of the Downtown. At the same time, the Township
should work together with the local business community to find opportunities to expand programming
in the Downtown and establish more regular events. While special seasonal programs like Winter Walk
and the Summer Concert Series are challenging to organize and fund due to their scale, a variety of
smaller events throughout the year can be a sustainable way to bring consistent foot traffic and
maintain a sense of momentum in the Downtown. The Township may consider adding monthly events
like First Fridays and making past initiatives such as block parties and food festivals more frequent,
permanent fixtures in Downtown Berkeley Heights.
Cultural programming is also a great way to activate public spaces and promote walkability. With their
central location within the Downtown and proximity to the train station, the public parks in the “Town
Square” are a natural fit for hosting these events. There may also be opportunities to connect
recreational programs with the Downtown. For example, the Recreation Commission can partner with
Downtown businesses to provide activities such as outdoor fitness classes in the Downtown on
weekends. Public spaces should also be considered beyond parks to include streets and sidewalks. Many
events can take advantage of partial street closures and demonstrate how walkable and vibrant
Downtown could be on a regular basis, rather than just once a year for grand celebrations.
Action #2: Invest in arts and culture endeavors
Investments in arts and culture provide a platform for residents to shape the Downtown in the image of
the community, instill a sense of ownership and pride and communicate the distinct place identity of
Downtown Berkeley Heights to the outside world. The Township should pursue arts and culture
planning that engages local artists, craftsman and other creative individuals to activate Downtown
spaces in creative ways. For instance, the Township may commission local artists to create murals,
installations and other forms of public art to beautify the Downtown. The local artistic community can
also be engaged in endeavors such as designing gateway features, wayfinding and promotional materials
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for the Downtown. The commission process can also be made into a special activity of its own, such as
by conducting community-wide design competitions, or partnering with schools to involve local youth in
the design effort.
In addition to administering official commissions, the Township should also provide support to help the
local arts and culture scene flourish. From a regulatory standpoint, the Township should remove any
unnecessary barriers to arts and culture initiatives, such as by establishing a specific and clear set of
rules and guidelines for street art, vendors and performances, or adopting reduced fees for simple
permits to incentivize participation. The Township is also well-positioned to help local artists and
cultural institutions find platforms to showcase their creative expressions. For instance, the Township
can help coordinate partnerships between Downtown property owners and the local artistic community
to create temporary window displays for vacant storefronts, or to temporarily transform them into popup galleries, performance venues or craft markets. These initiatives not only provide an accessible way
for local artists to showcase their work - but can also enliven vacant spaces in the Downtown to mitigate
blight, attract foot traffic and attract investment.
Action #3: Encourage creative methods to activate vacant spaces and highlight their reuse potential
Vacant spaces, particularly if they are abandoned in a negligent condition, can become eyesores and
generate an impression that a commercial corridor lacks vitality, thereby dampening investment interest
in the community overall. In concert with efforts to facilitate their long-term redevelopment and reuse,
the Township should encourage creative methods to activate vacant spaces in the short term. For
example, the City of Aurora, IL has seen success with its “Vacant Windows Project,” in which local artists
and children created window installations and artwork to decorate vacant storefronts in its downtown.
Other downtowns around the country have worked with property owners to utilize vacant spaces
temporarily for pop-up stores, art fairs and public events. These efforts can promote property upkeep
and highlight the vacant properties’ potential. As the Township implements long-term strategies to
reinvigorate the Downtown, these short-term efforts can help the Downtown to continuously maintain
its vitality.
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V. Mobility Element
5.1 Key Findings
The existing street network generally lacks facilities to support walking and bicycling.
Many residents in the survey identified areas where sidewalks require repair or are inadequate in width,
and additionally noted gaps in the existing sidewalk network. Families with children in particular
expressed safety concerns for kids riding bicycles within the community and desired better and
expanded pedestrian and bicycle connections to schools and the downtown.
The Township has successfully enhanced walking and bicycling connections to main community
amenities over the years.
In recent years, the Township has made strides in providing pedestrian and bicycle amenities,
particularly to provide connections to schools, parks, and within the downtown area. A major initiative
has been the provision of walking trails, totaling approximately 2.3 miles in distance, that are located
along local streets and forested areas and provide access from residential neighborhoods to public
schools, parks, and athletic fields. Additionally, the Municipal Land Use Procedures Ordinance has
required streetscape improvements for downtown developments, which has facilitated the construction
of new sidewalks with attractive street furniture along Springfield Avenue in the Downtown.
Sherman Avenue presents an untapped opportunity for a future activity corridor within the
Downtown.
While Springfield Avenue is the main Downtown corridor, it is limited in potential for additional or
drastic improvements to enhance walkability. Because it is a major County Route that directly connects
Berkeley Heights with nearby municipalities, measures commonly utilized to increase walkability in
downtown areas, such as sidewalk widening and traffic calming, are not suitable and difficult to
implement. In contrast, Sherman Avenue, a local street, is currently underutilized as a secondary road
with low activity despite it also providing access along the entirety of the Downtown corridor, with
direct access to the train station, the Municipal Complex, the public parks, and the shopping and dining
destinations nearby. Further, the western-most portion of Sherman Avenue is currently a paper street,
but could provide future connections to the Passaic River Park trails from the Downtown if improved. As
such, there is currently an untapped opportunity to transform Sherman Avenue into a more pedestrian
and bicycle-friendly corridor that reflects the vision of the community for a vibrant, walkable downtown.

5.2 Recommendations
Goal #1: Make the Township More Walkable and Bicycle-friendly
The Township should strive to become more walkable and bicycle-friendly to meet the needs of
residents. Providing a walkable and bicycle-friendly environment can encourage active lifestyles and
bring public health benefits, while also lessening automobile use and contributing to sustainability of the
Township. At the same time, these environments facilitate foot-traffic and an active public realm and
can improve quality of life overall for residents.
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Objective: Enhance facilities for pedestrians and bicycles
While pedestrian and bicycle facilities may not be appropriate or required everywhere in the Township,
the Township should proactively identify existing gaps and inadequacies in the infrastructure network
and identify areas where pedestrian and bicycle facilities are desired by the community. The following
recommendations provide both planning and programmatic actions to guide investment in pedestrian
and bicycle facilities within the Township.
Action #1: Adopt a Complete & Green Streets Policy
Complete Streets refers to transportation corridors designed and operated with the safety, mobility, and
accessibility needs of users of all ages, abilities, and modes of transportation in mind. A Complete
Streets policy provides guidance for a community when making transportation related decisions to
encourage less dependence on automobiles, promote active lifestyles, and provide amenities for
residents to safely and efficiently access community destinations (such as schools, downtowns, and
transit stops) no matter the transportation mode. The New Jersey Department of Transportation in 2019
established a new model Complete & Green Streets Policy for NJ municipalities that additionally
incorporates an emphasis on green streets and green infrastructure. The Township had previously
adopted a Complete Streets resolution – the Township may consider supplementing the resolution by
developing a new Complete & Green Streets policy in accordance with new State guidance.
Action #2: Fill gaps in the existing Township trails network
The Recreation Commission maintains a map and inventory of existing trails within the Township that
can be utilized by pedestrian and bicycle access. These paths primarily surround public schools, parks,
and athletic fields. The Township should fill any gaps within the existing network with additional trail
improvements to create an accessible, interconnected network. The Township may also consider
extending the trails further to the Downtown areas to facilitate walkability.
Action #3: Continue utilizing Safe Routes to School and Safe Routes to Transit grants to provide new
pedestrian and bicycle facilities
Much of the Township’s existing pedestrian and bicycle infrastructure and amenities, such as the trails
network, were completed with the support of Safe Routes to School and Safe Routes to Transit grants.
These grants are administered by the NJ Department of Transportation and specifically awarded to
municipal projects for improving non-motorized access to schools and transit stations. The Township
should continue to proactively pursue and utilize these grants to expand pedestrian and bicycle facilities
for residents to these key destinations.
Action #4: Work with Union County to explore opportunities to improve or provide additional
sidewalks along County roads
Many of the Township’s main arterial roads, including many that residents identified as needing
sidewalks, are County roads under the jurisdiction of Union County. As such, the Township should work
with the County to improve existing sidewalks and explore opportunities to widen sidewalks or provide
new connections to service resident needs.
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Goal #2: Improve Downtown Mobility and Visitor Experience for All Modes of Transportation
One of the most pressing priorities for residents is to transform Downtown Berkeley Heights into a more
walkable, traditional “main street” type of district where the community can gather and enjoy a variety
of shopping, dining, and entertainment experiences. While the Land Use Element and Economic
Development Element provided recommendations to facilitate diverse commercial land uses, attractive
architecture, and placemaking, cultivating the Downtown experience that residents desire additionally
requires improvements to the streets themselves to support pedestrian activity. As noted in the Existing
Conditions Analysis, walkability is generally lacking within the Downtown, with many areas missing
defined sidewalks with adequate width. There is also a lack of bicycle facilities, and many parents are
concerned about the safety of their kids biking to the Downtown. Given these contexts, a primary goal
of the Master Plan is to improve the pedestrian realm and enhance mobility for non-motorized
transportation, including walking and biking, to overall improve the visitor experience no matter what
form of transportation visitors are taking to the Downtown.
Objective #1: Transform Sherman Avenue into a vibrant, multi-use corridor
As noted previously, it would be difficult to transform Springfield Avenue into a “main-street” style
pedestrian-oriented corridor, but Sherman Avenue holds significant untapped potential. In collaboration
with Arterial, LLC, a vision was developed for Sherman Avenue to become a multi-use corridor that can
provide pedestrian and bicycle access to Downtown destinations while also serving as a vibrant, linear
public space for the community. At the center of the corridor would be a new “gateway node” anchored
by a new train station plaza, which can provide commuter parking on weekdays and shapeshift to a
public space for events and programming on weekends. To the east of the train station, Sherman
Avenue will provide new pedestrian and bicycle connections to the redesigned Peppertown Park as well
as the local shopping and dining destinations. To the west of the train station, Sherman Avenue can
serve as an extended activity corridor for the new train station plaza while also enhancing pedestrian
and bicycle access to the train station from the west side. Further, by improving the existing paper street
portion, Sherman Avenue can serve as a recreational path that provides direct access from Passaic River
Park trails to the Downtown. The Sherman Avenue Concept Plan, designed to provide a high-level
visualization of the transformed Sherman Avenue, is provided in the Appendix of this Master Plan.
Action #1: Balance roadways and create multi-use paths along Sherman Avenue
In order to create a multi-use corridor that can provide pedestrian and bicycle access and amenity
spaces, existing roadways along Sherman Avenue must be redesigned to provide more physical space to
accommodate these uses. Along the majority of Sherman Avenue, there are ±20-ft wide vehicular travel
lanes in both directions but narrow ±8-ft sidewalks only on one side of the street. The current roadway
design discourages pedestrian access and poses safety concerns for bicycles. The Township may
consider traffic calming measures to balance the allocation of roadway space between vehicular traffic
and other forms of traffic. As noted in the Sherman Avenue Concept Plan, the Township can consider a
“road diet” to reduce the width of vehicular travel lanes and use the space to provide a shared-use path
for pedestrians and bicycles. Along Peppertown Park, the Township can further consider providing a
pedestrian amenity zone between the park and the shared-use path to complement the park and
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provide separation between the park and traffic nearby. Additionally, existing gaps in the sidewalk
network along Sherman Avenue should be filled.
Action #2: Encourage the consolidation of driveway aprons
Currently, Sherman Avenue is largely treated as a secondary road that provides rear access to parking
lots and properties fronting on Springfield Avenue. As such, the street is characterized by numerous
driveway openings, which breaks up sidewalk connections and is unconducive to a pedestrian-friendly
environment. In future development and redevelopment of properties along Sherman Avenue, the
Township should encourage the consolidation of existing driveway aprons and discourage the provision
of new driveway openings beyond what may be required for safe and efficient circulation.
Action #3: Coordinate with NJ Transit to create a new train station plaza and establish a gateway node
The current train station area is largely characterized by large expanses of surface parking without any
embellishment or separation from Sherman Avenue. Moreover, because of its primary use as a
commuter parking lot, it is largely empty on the weekends. Considering the central location of the train
station and its proximity to the Municipal Complex, the various parks, and the Downtown, the train
station area is underutilized and does not complement the visual character for the Downtown desired
by residents. As noted in the Land Use Element, this area has the potential to become a “Town Square”
and the train station can serve as a key gateway node for visitors to Berkeley Heights. While weekday
commuter parking should continue to be provided to serve the needs of residents, the parking area may
be suitable to serve as a public space for events on the weekends to complement the activities and
amenities in the Downtown. To achieve these objectives, the Township should coordinate with NJ
Transit to improve the appearance of the train station area and transform it into an attractive public
plaza that can serve the dual purpose of parking on the weekdays and activity space on the weekends.
Action #4: Explore the potential to create a future greenway connection between Sherman Avenue
and Passaic River Park
The western terminus of Sherman Avenue ends at a point roughly in the middle of Station Street and
Passaic Avenue. While Sherman Avenue officially extends beyond this point further to the west and
connects to River Road, this portion is currently unimproved and remains as a paper street. This portion,
if improved, can serve as a potential greenway connection between the Downtown and the Passaic
River Park through River Road. In tandem with the efforts to expand the Passaic River Park and its trail
system as discussed in the Land Use Element, the Township may explore the potential of creating a trail
along this paper-street portion of Sherman Avenue.
Objective #2: Enhance Downtown streetscapes through thoughtful design of gateways and wayfinding
First impressions can make or break a visitor’s experience of the Downtown – a positive first impression
may entice a visitor to explore more areas or stay longer, whereas a negative impression may drive away
visitors before they have even set foot in the heart of the Downtown. Once visitors have entered the
Downtown proper, there should also be a system of signs and markers that continue to help visitors
navigate the Downtown experience by identifying key routes and destinations and unifying the visual
landscape. The following recommendations are focused on strategies for designing gateways and
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wayfinding that can further help to beautify streetscapes and create a memorable experience for
visitors.
Action #1: Create gateway features at prominent points of entry into the Downtown
First impressions are shaped by what visitors set eyes on when they first arrive at a point of entry to the
Downtown. These include not only buildings, but also monuments, signs and other installations that
visually enhance the public realm and announce to travelers of a change in space. Placing gateway
features at major entry points can demarcate the entrance into the Downtown and cue visitors of the
transition into Downtown streetscapes. An attractive gateway feature that channels the overall
aesthetic and character of the Downtown can further become a signature element of its own accord and
create a sense of place on the first glimpse.
Gateway features can take many forms and configurations and should be designed in accordance with
the specific context of a point of entry. For example, larger scale monuments or ornamental installations
may be appropriate at entrances along major arterials that carry large volumes of automobile traffic
from outside the Township into the Downtown. Particularly at the western edge of Springfield Avenue
where the municipal boundary is located, a prominent gateway feature can become a landmark for
travelers entering the Township and signify their arrival in Downtown Berkeley Heights. With the
Berkeley Crossing redevelopment project planned in this area, gateway design at the western edge
should also take advantage of the visual interest offered by the new development. At other points of
entry, such as at Plainfield Avenue or Snyder Avenue, where visitors may arrive via train and walking or
pass-through residential neighborhoods, gateway features may take the form of murals, public art, and
signs that blend in with the existing urban fabric. On a broader scale, elements such as lighting, banners
and landscaping can also be utilized as part of gateway design to elevate Downtown entryways.
Action #2: Develop an engaging and informative wayfinding system throughout the Downtown
Wayfinding, in essence, is a system of visual markers that help travelers navigate an area. Having clear
directional signs, plaques, and kiosks throughout the Downtown that identify points of interest and key
locations can make it easier for visitors to route between destinations, find parking, and plan out a
pleasurable trip. Like gateway features, wayfinding systems should be context sensitive and take into
account the target audience, whether they are traveling through the Downtown in a car, on foot, on
bikes or via transit. Depending on the location, wayfinding features should be customized in terms of
placement, scale, spacing, size of font and graphics, according to the needs of different types of
travelers.
Wayfinding should also not only be viewed as a collection of street signs that point the way, but also
part and parcel of how a place projects its image. By incorporating a distinct design theme or unique
motifs that reflect the character of the Downtown, wayfinding systems can contribute to cultivating an
aesthetic “brand” for the district in tandem with architecture, streetscaping, and gateway features.
Strategically placing these wayfinding features throughout Downtown corridors can further provide a
sense of unity and continuity in the visual landscape of the area. The Township should strive to develop
a new wayfinding system that is both visually engaging and easy to comprehend in order to enhance the
visual identity of the Downtown and promote a pleasurable visitor experience.
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1.

Recommended Amendments to the Municipal Land Use Procedures Ordinance

2.

Sherman Avenue Concept Plan

3.

Existing Conditions Analysis Report
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Memorandum
To:

Liza Viana, Business Administrator
Township of Berkeley Heights

From:

Keenan Hughes, AICP, PP
Dijia Chen, AICP, PP

Date:

6.24.2021

Re:

Recommended Land Use Procedures Ordinance Amendments

This memorandum summarizes recommendations for amendments to the Township of
Berkeley Heights Municipal Land Use Procedures Ordinance. The recommendations
were compiled by our firm based on discussions with Tom Bocko (Zoning Officer) and
Robin Greenwald (Construction Code Official), as well as a review of the 2019 Annual
Report and Recommendations of the Zoning Board of Adjustment (ZBA). This memo was
prepared for the purpose of aiding the Township Council in its discussions: if the
governing body deems the amendments suitable, we recommend their formal adoption
via an ordinance amending relevant sections in Appendix A: Municipal Land Use
Procedures Ordinance.
Amendments to Part 2 Definitions
1. Awning
We recommend the addition of a new definition for “Awning” as follows:
An architectural projection attached to and wholly supported by a building that
shields a doorway or window. An awning may be comprised of a rigid or
retractable skeleton structure over which a cover of fabric, metal, or other
material is attached.
2. Accessory Dwelling
We recommend adding a new definition for “Accessory Dwelling” as follows:
A self-contained dwelling unit located on the same lot as the principal dwelling,
but with a separate means of ingress and egress and with separate kitchen,
bathroom, and sleeping facilities, that is (1) physically attached to or contained
within an existing single-family house or (2) occupies an accessory building or
structure, such as a garage, on the same lot as the principal dwelling.
3. Apartment
We recommend updating the definition as follows:

One or more rooms with private bath and kitchen facilities constituting an
independent, self-contained dwelling unit in a building containing three or more
dwelling units.
4. Canopy
We recommend the addition of a new definition for “Canopy” as follows:
A structure supported wholly or partially by a ground mounted frame, uprights
or bracketing extending from the face of a building.
5. Change of Use
We recommend the addition of a new definition for “Change of Use” as follows:
An alteration in the nature of the use conducted in a building or on a site
whether or such change requires any approvals or review under this Ordinance.
6. Dwelling Unit
We recommend updating the definition as follows:
One or more rooms, designed, occupied, or intended for occupancy as separate
living quarters, with kitchen, bathroom, and sleeping facilities provided within
the dwelling unit for the exclusive use of a single family.
7. Family
We recommend updating the definition as follows:
An individual, or a group of individuals related by blood, marriage, adoption, or
guardianship, or not more than 3 unrelated individuals, living in a dwelling unit
as a single housekeeping unit that has common use and access to all living and
eating areas, bathrooms, and food preparation and serving areas. A family shall
not include any society, club, fraternity, sorority, association, lodge, federation,
or like organization, or any group of individuals who are in a group living
arrangement as a result of criminal offenses.
8. Garage in LI, HB, OR, MU or DMX Zones & Garage, Private
General definitions should be consistent across zones, and we also recommend the
elimination of the limitation that no more than 3 vehicles can be parked in a private
garage in most zones. As such, we recommend combining these two definitions into
one new definition for “Garage, Private” as follows:
A building or a space within a building which provides the storage of motor
vehicles.
9. Home Occupation
We recommend the addition of a new definition for “Home Occupation” as follows:
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Any activity carried out for gain by a resident and conducted in the resident’s
dwelling unit.
10. Multifamily Dwelling
We recommend the addition of a new definition for “Multifamily Dwelling” as
follows:
A building containing three or more dwelling units, including units that are
located one over another.
11. Personal and Professional Service Establishments
We recommend the addition of a new definition for “Personal and Professional
Service Establishments” as follows:
An establishment providing services related to personal financial, technical, and
other daily needs to individual consumers, including but not limited to salons
and beauty shops, dry cleaners, shoe repair, banks and financial service
institutions, print and express ship stores, tax preparation, insurance and real
estate agent offices, and private tutoring and test prep centers.
12. Public and Quasi-Public Events
We recommend the addition of a new definition for “Public and Quasi-Public
Events” as follows:
Any event open to the public that is organized and operated by a government
entity or an association of government entities, or by a charitable, educational,
civic, religious, political, historical, professional, or private institution,
organization, campaign, or movement or a group of such institutions,
organizations, campaigns, or movements.
13. Restaurant
The current definition narrowly defines restaurants to those establishments with
seating and full service. Certain establishments such as cafes, coffee shops, and
bagel shops with limited seating and no waiters/waitresses may be excluded from
this definition. We recommend updating this definition to be more broad and
encompassing of restaurants in different forms that may be desirable for the
community. Zoning restrictions against “Restaurant, Drive-in/Fast Food” can
continue to be achieved with the combination of the definition for such use and the
existing explicit prohibition of such use in Part 6 Zoning.
We recommend updating the existing definition to read as follows:
An establishment where food and drink are prepared, served, and consumed,
primarily within the principal building.
14. Townhouse
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We recommend updating the definition as follows:
A building containing at least three (3) attached dwelling units where each
dwelling unit is compatibly designed in relation to all other units, but is distinct
by such design features as width, setback, roof design, color, exterior materials
and other features, singularly or in combination.
15. Warehouse
We recommend adding a new definition for “Warehouse” as follows:
A facility used for the storage and distribution of goods, merchandise, and
materials, such as wholesale and retail distribution centers, cold storage and ecommerce fulfillment facilities.
Amendments to Bulk and Design Standards
1. Exempting “open porches and porticos” attached to single-family residences from
principal building setback standards and establishing alternative size and setback
standards for these structures.
As noted in the ZBA report, the Board has considered multiple applications for
variance relief for setback encroachments caused, in whole or in part, by the
construction of a portico/porch. Under the current ordinance, these types of
structures attached to a building is considered a part of the building, and thus
subject to principal building setback standards.
We support the ZBA’s suggestion to allow for an exception for open
porticos/porches to project into a required yard setback area, provided that the
structure meets certain additional standards, as recommended below:
• Minimum 50% of the porch/portico must be open (i.e. the structure cannot
be fully enclosed by walls, glass, screens, or other similar materials).
• Maximum length allowed to protrude into required yard areas is 5 feet
• The portico/porch shall not exceed the width of the front building line if
located in the front yard.
• The height shall be such that the underside of the porch covering is not
more than 10 feet above the porch floor.
2. Adding “Private residential outdoor sports courts” to the permitted accessory uses
in zones allowing residential uses.
The current ordinance only allows tennis courts. We support the ZBA’s suggestion to
expand permitted accessory uses to include “private residential outdoor sports
courts” to allow not just tennis courts but also similar facilities for other sports like
basketball.
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3. Establishing new consistent standards governing detached accessory buildings in
Part 3 General Regulations.
The ZBA report noted that limits should be imposed upon the size, location, height,
and use of accessory buildings, in particular for detached garages. The Zoning and
Construction Code Officials also raised concerns regarding existing regulations for
accessory sheds, in particular the appropriateness of the permitted size of 100
square feet and the lack of other standards governing these structures.
We recommend replacing existing zoning standards governing certain specific types
of accessory buildings with a new, consistent set of standards governing all types of
detached accessory buildings in all zoning districts. Additionally, accessory buildings
shall explicitly include structures such as detached garages and sheds. The following
limitations are also recommended:
• No portion of an accessory building shall be utilized as habitable space as
defined by the Uniform Construction Code.
• No portion of an accessory building shall be allowed to be rented, leased, or
otherwise used by persons or entities that are not the owners, tenants, or
occupants of the property where the accessory building is located.
• No single accessory building shall exceed a floor area of 400 square feet.
• Accessory buildings shall comply with all setback requirements applicable to
the principal building in the underlying zone.
• No accessory building shall exceed a height of 1 floor and 15 feet.
4. Eliminating the “Other Coverage” requirement from the Schedule of General
Regulations for all zoning districts and replacing “Combined Coverage” with
“Impervious Coverage.”
The ordinance currently establishes three separate metrics to govern coverage on a
site: building coverage, other coverage, and combined coverage. According to the
Zoning Officer, many residents are required to seek variances for exceeding the
maximum permitted “other coverage” for minor site improvement projects, such as
the installation of a new driveway. Currently, the “other coverage” requirement
places an additional layer of burden for owners of properties which have compliant
building and combined coverage, but may require additional non-building site
improvements due to various circumstances/characteristics of the property.
It is our opinion that the “other coverage” requirement can be eliminated
altogether to provide more flexibility in site design, while retaining the “combined
coverage” requirement would continue to set a limit on allowable coverage. We
recommend renaming “combined coverage” to “impervious coverage” to avoid
confusion.
5. Allow rooftop solar panels as a permitted accessory use in mixed use, commercial,
and industrial zones.
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Solar facilities are encouraged by the state planning policy and promotes
sustainability of the Township. We recommend that solar panels be added to the list
of explicitly permitted accessory uses in mixed use, commercial, and industrial zones
of the Township, with the following supplementary requirements:
• Height: Solar panels and any associated screens and enclosures shall not
exceed a height of 1 foot from the surface of the rooftop.
• Setbacks: Solar panels and any associated screens and enclosures shall be
appropriately setback from all building edges so that they shall not be
visible from a point six (6) feet above the ground level in any abutting
residential zone or use, or at the centerline of any abutting street.
6. Add requirements for rooftop appurtenances in Section 3 General Regulations.
The ordinance does not currently include any requirements to regulate rooftop
appurtenances, such as bulkheads and mechanical equipment stored on the roof.
We recommend that all appurtenances comply with the following standards:
• Screening: Parapets, louvers, architectural screens, or other similar
screening or enclosure shall be provided to shield the appurtenances from
view from adjoining streets and properties. Equipment such as HVAC units
and generators that continuously emit noise shall have a Level 3 sound
enclosure or highest available manufacturer's standard.
• Coverage: The aggregate area of rooftop appurtenances, including all areas
located within a screen or enclosure as required above, shall not exceed
10% of the total area of the roof of the building.
• Height: No appurtenance, nor associated screen or enclosure, shall extend
more than ten (10) feet above the surface of the roof of the building.
• Setbacks: Appurtenances and associated screens and enclosures shall be
appropriately setback from all building edges so that they shall not be
visible from a point six (6) feet above the ground level in any abutting
residential zone or use, or at the centerline of any abutting street.
7. Revise §11.1.7.A, which exempts residential uses in all zones from all Parking Area
Design and Standards in §11.1.3. The revised section should make explicit that the
exemption is for single-family residential dwellings, but that driveway design
standards in §11.1.3.D would remain applicable.
§11.1.3 contains design standards for parking space size and layout, parking aisle
widths, driveway widths, paving, curbing, and markings, grade, drainage, and buffer
strips. Because the New Jersey Residential Site Improvement Standards (RSIS) are
not applicable to driveways on private property held in fee-simple as individual
residential lots outside of the public right-of-way, the driveway standards at
§11.1.7.D should be made applicable to residential dwellings. As such, we
recommend that §11.1.7.A be revised to note that single-family residences are
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exempt from standards in §11.1.3 except those contained in §11.1.3.D, and that
there shall be a minimum distance of 5 feet between a driveway and a lot line.
8. Change the maximum allowed height for swimming pools and associated
appurtenances in §3.1.7.D.
The current section requires that no swimming pool, wading pool or appurtenances
thereto, nor any structures used in conjunction with the pool, shall exceed 4 feet in
height above the existing grade at the pool site. The Zoning Officer recommends
that this height limit be changed to 52 inches or 54 inches based on what is typically
built today.
9. Provide additional standards for pools in §3.1.7.
We support the Construction Code official’s suggestion that the section should be
supplemented with the following additional regulations:
• In-ground pools and surrounding concrete or paved areas shall be counted
as impervious surface and counted towards impervious coverage
calculations.
• All pools shall be setback a minimum of 10 feet from all buildings and
property lines.
10. Revise the limitation on the maximum capacity allowed for above-ground oil tanks
at §6.4.1.D.
The current section prohibits above-ground oil tanks having a capacity of more than
55 gallons. The Construction Code Official notes that this capacity is insufficient, and
is discouraging residents from removing older underground oil tanks, which can
pose environmental and safety risks, because of the necessity of securing a variance.
The Construction Code Official recommends to increase the maximum capacity to
600 gallons and to encourage the provision of a UL-listed double wall above-ground
oil tank for residential uses.
11. Clarify restrictions against the outside, overnight parking of certain vehicles in
residential zones in §11.1.1.N.
The current section prohibits the outdoor, overnight parking of trucks, vans, buses,
and other vehicles built on a truck chassis, but provides an exception for vehicles
“having manufacturer’s chassis load rating not exceeding one ton.” The Zoning
Officer notes that this standard is unclear and hard to determine. Further, the
section does not provide restrictions against the outdoor, overnight parking of
campers, travel trailers, boats, and RVs, except that they are not allowed in the
front yard. We recommend revising the language as follows:
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In all Residential Zones or uses, the out-of-doors, overnight parking of trucks,
boats, trailers, campers, and other oversized vehicles exceeding 9 feet in height
or 20 feet in length shall be prohibited.
12. Re-consider Section 3.1.8 Decks
The current section states that “there shall be no storage permitted under any deck
and no hot tubs, jacuzzis or the like shall be permitted on any exterior deck.” The
governing body may consider if these restrictions should remain in place.
Amendments to Administrative and Procedural Requirements
1. Replace §16.5.1 with a new section that clarifies the expiration of approved variance
relief and the process to obtain an extension of approval.
As noted in the ZBA’s annual report, the current ordinance does not contain clear
guidance for the procedures to acquire an extension of approval for variance relief.
We support the language proposed in the ZBA’s draft ordinance, which would allow
the ZBA to grant an extension for up to 12 additional months, but not more than
one such extension shall be granted.
2. Require the submission of a site survey for all applications for a permit from the
Zoning or Building Department.
While a plat/survey is currently required for all subdivision and site plan
applications, the Zoning and Construction Code Officials recommend that a similar
submission requirement be established for all permit applications not requiring
subdivision or site plan approval. The submission would allow the Officials to ensure
that no improvements are being proposed within restricted areas like easements,
public rights-of-way, sight triangles, and sensitive environmental areas. The site
survey should include the following information:
• The tract boundaries, dimensions, and total tract area to 1/100th of an acre
• The block and lot numbers and tax map sheet numbers of all properties
shown on the survey
• The zone district(s) in which the tract is located
• Existing public rights-of-way and areas dedicated to public use;
• Distances from tract boundaries to major street intersections, measured
along the centerline of streets adjoining the tract;
• Streams, waterways, and flood plains on the tract or within two hundred
(200) feet of the tract boundaries;
• All easements on or related to the tract and other tract deed restrictions
• Adjacent lots in which the applicant has a direct or indirect interest;
• The block and lot numbers and tax map sheet numbers of all properties
shown on the survey
8

3. Require applications generating land condominiums to abide by all standards in Part
9 Subdivision of Land and acquire approval from the Planning Board.
A land condominium allows the owner of a single lot to split the lot into several
“land condominium units” with separate tax identification numbers and convey
them to third parties. In its essence, a land condominium is configured in largely the
same way as a traditional subdivision, but are not currently subject to any
regulations in the ordinance. We recommend adding a provision that requires a land
condominium to comply with Part 9 Subdivision of Land and gain approval from the
Planning Board. It should be noted that lots created through land condominium
units are otherwise required to comply with all zoning and design standards
applicable in the underlying zone.
4. Revise building permit requirements in §3.1.3 Fences and Walls
The current section notes that “a building permit is required for all fences and
walls.” The Zoning Official recommends that this requirement be revised to require
building permits for only walls 4 feet or higher and fences enclosing a swimming
pool.
5. Replace §10.1.2 – Submission and Approval of Site Plan Required; Alterations.
This section describes when site plan approval is required, as well as circumstances
when site plan approval may be waived. The standards for when site plan approval
is required differs by zone, and are partially based on the cost of improvements,
which is a flat figure that has remained unchanged throughout the years. We
recommend updating this section to establish a more consistent and clear set of
standards for site plan review, as follows:
Section 10.1.2 – Submission and Approval of Site Plan Required.
A. Site plan review and approval shall be required for:
1) New construction
2) Any improvements resulting in an increase of impervious surface by
more than 1,000 square feet or 5% of the existing impervious surface
coverage, whichever is lesser.
3) Additions, expansions, and alterations to existing structures that result
in the increase of gross floor area or building coverage by more than
1,000 square feet or 5% of what is existing.
4) Any change in use or increase in intensity of use where the number of
parking or loading spaces required for the site is increased.
B. No Building Permit shall be issued for any type of development application
listed in 10.1.2.A above unless site plan approval has been granted by the
Planning Board or Zoning Board.
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C. Notwithstanding the above, the following developments shall be exempt from
site plan review:
1) New construction, alteration, addition, and enlargement of detached
single-family dwellings, provided that such dwelling is not part of a
planned development.
2) Improvements performed totally within the existing buildings or
structures that do not change the use, the parking requirement, or the
building coverage and gross floor area.
D. No changes shall be made to a site which would alter the conformance of the
site with the previously-approved Site Plan.
6. Increase Escrow Fees
We take no issue with ZBA’s suggestion to increase the current escrow deposit of
$500 to $1,000 for residential land development applications.
7. Enhancing post-approval compliance and enforcement mechanisms
We take no issue with ZBA’s suggestion to update §17.4.1, which governs penalties
for violations, to be consistent with N.J.S.A. 40:49-5.
8. Notice of Appeals and Interpretations
We take no issue with ZBA’s suggestion to require a public notice for applications
involving appeals and interpretations pursuant to N.J.S.A. 40:55D-70(a) and (b)
respectively.
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I. Introduction
The Township of Berkeley Heights is in the process of preparing a new Master Plan to guide long-range
growth and development of the Township. A Master Plan outlines a community’s vision of its future and
the process to realize that vision. At its core, the Master Plan forms the policy foundation for the
Township’s land use regulations and planning decision. It serves as a guide for elected officials,
municipal staff, business owners, potential investors, residents, and other stakeholders to make
informed decisions affecting land use, transportation, natural resources, and other factors that shape
the built environment and quality of life of the community. The last Township Master Plan was adopted
in 2007; the new Master Plan will build upon past efforts and guide planning for the next 10-15 years.
The foregoing Volume I: Existing Conditions Analysis of the Master Plan provides a comprehensive study
of recent demographic, land use, housing, and transportation trends in the Township. It is an
accumulation of several months of research, public outreach, and analysis conducted as the first stage in
the preparation of the new Master Plan. By synthesizing both quantitative and qualitative data across
many sources, the report highlights key data-points regarding the present condition of the Township
and the opportunities and issues facing the Township. For the second stage of the Master Plan
development process, the report will serve as the foundation for establishing a shared vision for the
future of the Township and identifying specific strategies and recommendations to achieve that vision.
The following chapters discuss in detail the findings in each major planning area of interest: Chapter 2
provides a general overview of the Township’s regional setting and major amenities; Chapter 3 analyzes
the demographic changes since the adoption of the last Master Plan in 2007; Chapter 4 discusses
completed public outreach activities and resident input garnered from the process; Chapter 5 describes
the Township’s land use ordinance and regulatory framework, with a focus on existing zoning districts;
Chapter 6 details land use development trends, including the current land use mix, recent development
activity, major projects in the pipeline, and remaining residential development potential under existing
zoning; Chapter 7 summarizes the condition of transportation facilities in the Township; and finally,
Chapter 8 concludes the report by highlighting the major opportunities and issues evidenced by the data
presented in previous chapters.
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II. Overview of Berkeley Heights
The Township of Berkeley Heights is a 6-square-mile municipality located in Union County, New Jersey
(see Map 1). The Township is located approximately 28 miles from New York City, and is designated
within the New York City metropolitan area. Within Union County, the Township borders the Borough of
New Providence and the City of Summit to the east and the Borough of Mountainside and the Township
of Scotch Plains to the southeast. Berkeley Heights additionally borders the Borough of Watchung and
the Township of Warren in Somerset County to the southwest and the Township of Long Hill and
Township of Chatham in Morris County to the north.
The southwest portion of the Township between Emerson Lane and the southern border is the
unincorporated Free Acres community. It is an approximately 70-acre residential community with over
80 households and a community farmhouse and pool. The community has collective ownership of all
land within its jurisdiction through the Free Acres Association, which also maintains community
infrastructure and amenities and collects taxes. The Township of Berkeley Heights receives a lump sum
in taxes from the Free Acres Association.
The Township has a Mayor/Township Council form of government. Local government departments are
located in Town Hall at 29 Park Avenue, and include the Administrator, Board of Health, Building
Department, Engineering Department, Finance Office, Office of Township Clerk, Office of Emergency
Management, Department of Public Works, Recreation Commission, Office of Tax Assessor, Office of Tax
Collector, and Office of Zoning & Tree Inspections. The Police Department is also located in Town Hall,
while the Volunteer Fire Department operates out of the fire house at 411 Hamilton Avenue and the
Volunteer Rescue Squad is headquartered at 378 Snyder Avenue. The Township’s Department of
Wastewater Treatment additionally operates a Water Pollution Control Plant at 29 Snyder Avenue, 6
pumping stations, and sewer mains and collection facilities located throughout the Township.
The Township has a local school district, Berkeley Heights Public Schools, which offers preschool to 12th
grade education to residents of the Township. The school district operates six schools, including Mary
Kay McMillin Early Childhood Center (preschool to 1st grade); 3 elementary schools (2nd to 5th grade),
including Mountain Park Elementary School, Thomas P. Hughes Elementary School, and William
Woodruff School; Columbia Middle School (6th to 8th grade), and Governor Livingston High School (9th to
12th grade). In the 2017-2018 school year (most recent data available), the school district had 2,615 total
students, of which 1.8% were economically disadvantaged, 15.2% were students with disabilities, and
0.9% were English learners.
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III. Demographic Trends
In the past decade since the last comprehensive Master Plan was adopted, Berkeley Heights has
experienced mild overall population growth with some notable demographic shifts. The population has
become slightly more diverse, driven in particular by the growth in the Asian population. Additionally,
the demographics are aging, and there has been decreases in younger families with school children and
enrollment rates within the public school district. At the same time, Berkeley Heights has experienced
steady job growth and maintains a large day-time population of employees who commute into the
Township for work. However, improving transportation infrastructure and efficiency of services remain
challenges as commuting times have increased. All of these trends will shape the future housing
preferences, land use and transportation needs, and community character of the Township of Berkeley
Heights.

3.1 Population and Households
In the past two decades, both the population and household base in the Township have remained
relatively stable. As shown in Table 1 below, there have been only minor fluctuations between 2000 and
2017, with 1.3% increase in total population overall. Notably, the Township has largely regained the loss
of population between the 1970s and 1990s and has now surpassed the previous peak in the 1970s
(13,078 in 1970 Census) by a small margin. The total number of households and families have
experienced minor decreases of approximately 2% during the same time period. This combination of
increase in population and decrease in households has also gradually driven up both the average
household size and the average family size.

Table 1: Population and Households in Berkeley Heights, 2000-2017
2000

2010

2017

Total Population

13,407

13,183

13,576

% Change
2000-2017
1.3%

Total Households

4,479

4,470

4,393

-1.9%

Total Families

3,719

3,580

3,643

-2.0%

Average Household Size

2.89

2.85

3.00

-

Average Family Size

3.21

3.26

3.37

-

Source: U.S. Census Bureau, 2000 Census; 2010 Census; ACS 2013-2017 Five-year Estimates

Berkeley Heights has remained an economically strong and family-oriented community, where the great
majority of households are married-couple families (74.8%) and earn incomes above the median of
Union County (see Tables 3.2 and 3.3). There is also a notable segment of the population (15.1%) that is
living alone. In terms of income, the median household income in the Township ($147,614) is more than
two times the median household income in Union County as a whole ($73,376). Notably, nearly half
(48.8%) of households in the Township have income of $150,000 or more, compared to just over 20% of
households in the county.
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Table 2: Comparison of Household Types in Berkeley Heights & Union County, 2017
Berkeley Heights

Union County

Count

Percent

Count

Percent

3,285

74.8%

93,322

49.7%

Single-parent family

358

8.1%

41,493

22.1%

Householder living alone

665

15.1%

46,087

24.5%

85

1.9%

7,014

3.7%

4,393

100.0%

187,916

100.0%

Married-couple family

Other non-family households
Total Households

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

Table 3: Comparison of Household Incomes in Berkeley Heights & Union County, 2017
Berkeley Heights

Union County

Count

Percent

Count

Percent

Less than $25,000

235

5.4%

31,063

16.5%

$25,000 to $49,999

382

8.7%

35,300

18.8%

$50,000 to $74,999

391

8.9%

29,457

15.7%

$75,000 to $99,999

460

10.5%

22,548

12.0%

$100,000 to $149,999

781

17.8%

30,392

16.2%

$150,000 or more

2,144

48.8%

39,156

20.8%

Total Households

4,393

100.0%

187,916

100.0%

Household Income

Median Household Income

$147,614

$73,376

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

Though population and household structure have remained stable, racial composition of the Township
has become more diverse over the last two decades (See Table 4). While people who identify as “white
alone” remain the majority at over 80% of the population, the Asian population has steadily increased.
Between 2000 and 2017, this population exhibited a 58.6% increase, comprising 12.3% of the total
population in 2017 compared to 7.9% in 2000. Further, the “Black/African American alone” population
and the population identifying as Hispanic or Latino increased slightly during this time period.

7

Table 4: Race & Ethnicity in Berkeley Heights, 2000-2017
2000
Race/Ethnicity

2010

2017

Count

Percent

Count

Percent

Count

Percent

12,019

89.6%

11,290

85.6%

11,539

85.0%

149

1.1%

197

1.5%

225

1.7%

1,055

7.9%

1,375

10.4%

1,673

12.3%

184

1.4%

321

2.5%

139

1.0%

Hispanic/Latino (of any race)
Not Hispanic/Latino

494
12,913

3.7%
96.3%

675
12,508

5.1%
94.9%

753
12,823

5.5%
94.5%

Total Population

13,407

100.0%

13,183

100.0%

13,576

100.0%

White alone
Black/African American alone
Asian alone
Other or 2+ races

Source: U.S. Census Bureau, 2000 Census; 2010 Census; ACS Survey 2013-2017 Five-year Estimates

At the same time, the demographics of the Township have been steadily aging over the past two
decades (see Table 5). In 2000, the median age was 39.7 years, which increased to 43.5 years in 2010
and then to 45.2 years in 2017. The aging demographics can be attributed to the significant decreases in
children under 5 years old (from 8% to 3.9%) and the younger workforce population 25-44 years old
(from 27.7% to 17.4%). In contrast, the age cohort 45-64 years increased significantly from 24.8% of the
total population in 2000 to 32.1% in 2017, and seniors 65 years and older also exhibited mild but steady
growth.

Table 5: Age Cohorts and Median Age in Berkeley Heights, 2000-2017
2000

2010

2017

Age Cohort

Count

Percent

Count

Percent

Count

Percent

Under 5 years
5-17 years
18-24 years
25-44 years
45-64 years
65-84 years
85 years and over
Total Population
Median Age

1,070
2,525
569

8.0%
18.8%
4.2%

755
2,796
682

5.7%
21.2%
5.2%

523
2,883
956

3.9%
21.2%
7.0%

3,721
3,322
1,846
354
13,407

27.7%
24.8%
13.8%
2.6%
100.0%
39.7

2,697
20.5%
3,952
29.9%
1,802
13.6%
499
3.8%
13,183
100.0%
43.5

2,362
17.4%
4,355
32.1%
1,992
14.7%
505
3.7%
13,576
100.0%
45.2

Source: U.S. Census Bureau, 2000 Census; 2010 Census; ACS 2013-2017 Five-year Estimates
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Corresponding to the trends in age cohorts, the share of households with people 65 years and older has
increased from 27.9% to 33.2%, and there are also more seniors 65 years and older living alone. In
contrast, the percentage of households with school age children under 18 years of age has stayed largely
the same (only 0.5% increase), though the aggregate number of these households has fallen. In other
words, the decrease in the number of households in the Township as mentioned previously is
attributable to the decrease in households with children. Table 6 below illustrates these trends in detail.

Table 6: Selected Household Characteristics in Berkeley Heights, 2000-2017
2000

2010

2017

Total Households

4,479

100.0%

4,470

100.0%

4,393

100.0%

Households with one or
more people under 18 years

1,910

42.6%

1,905

42.6%

1,893

43.1%

Households with one or
more people 65 years and
over

1,249

27.9%

1,363

30.5%

1,458

33.2%

Living Alone

337

7.5%

463

10.4%

426

9.7%

Not Living Alone

912

20.4%

900

20.1%

1,032

23.5%

Source: U.S. Census Bureau, 2000 Census; 2010 Census; ACS 2013-2017 Five-year Estimates

The trend of decrease in families with young children in the Township in the last decade is additionally
illustrated by the decreasing public school enrollment. As shown in Table 7, since the 2008-2009 school
year, total enrollment in the Berkeley Heights Public School District has decreased by 8.2%. Mary Kay
McMillin Early Childhood Center exhibited the greatest rate of decrease at -17.1%. Elementary school
enrollment overall has also fallen significantly by 12.6% in this time period, driven in particular by
enrollment decreases in the Mountain Park and Thomas P. Hughes Schools. Only Governor Livingston
High School has sustained relatively stable levels of enrollment, with minor fluctuations over the school
years and overall 0.7% decrease in the decade between 2008-2009 and 2017-2018 school years. If the
abovementioned demographic trends continue, school enrollment is expected to continue to fall in the
future. At the same time, the existing school facilities and resources likely have sufficient capacity to
absorb a significant population of new school children without the need for major expansions or capital
improvements.
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Table 7: Berkeley Heights School District Enrollment, 2008-2009 to 2017-2018 School Years
20082009

20092010

20102011

20112012

20122013

20132014

20142015

20152016

20162017

20172018

%
Change
2008-18

2,850

2,835

2,818

2,785

2,733

2,693

2,665

2,675

2,695

2,615

-8.2%

Mary Kay
McMillin

391

372

338

369

340

318

321

346

336

324

-17.1%

Mountain Park

271

282

262

237

261

252

242

228

220

229

-15.5%

Thomas P. Hughes

317

317

314

262

272

280

256

258

289

270

-14.8%

William Woodruff

222

234

252

228

224

226

213

245

240

209

-5.9%

Total Elementary
School Enrollment

810

833

828

727

757

758

711

731

749

708

-12.6%

Columbia (6-8)

625

598

607

630

618

617

592

570

554

566

-9.4%

1,028

1,056

1,017

-0.7%

Total Enrollment

Governor
1,024 1,032 1,045 1,059 1,018 1,000 1,041
Livingston (9-12)
Source: NJ Department of Education, New Jersey School Performance Reports

3.2 Jobs and Employment
As the population of Berkeley Heights has grown, so has the number of employed residents. However,
as indicated by the aging demographics discussed previously, the labor force segment with the greatest
rate of growth was “Age 55 or older,” which increased from 17.9% of total employed residents in 2002
to 27.9% in 2017 (see Table 8). Correspondingly, the percentage of employed residents 54 and younger
has decreased steadily over the same time period. At the same time, there has been a significant
decrease in the percentage of low-wage workers, 1 who comprised 45% of the employed residents in
2002 but only constituted 31.7% in 2017.

Table 8: Profile of Employed Residents of Berkeley Heights, 2002, 2010, 2017
2002*
2010
Count Percent
Count Percent
Employed Residents
5,881
100.0%
6,083
100.0%
Age 29 or younger
999
17.0%
1,043
17.1%

2017
Count Percent
6,389
100.0%
1,055
16.5%

Age 30 to 54

3,831

65.1%

3,637

59.8%

3,553

55.6%

Age 55 or older

1,051

17.9%

1,403

23.1%

1,781

27.9%

Earnings $1,250 per month or less
Earnings $1,251 to $3,333 per month
Earnings more than $3,333 per month

1,353
1,292
3,236

23.0%
22.0%
55.0%

1,229
955
3,899

20.2%
15.7%
64.1%

1,103
920
4,366

17.3%
14.4%
68.3%

*2002 is earliest year for which the data is available
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2002, 2010, 2017.
Low-wage workers are defined as those earning $3,333 per month or less ($40,000 or less, annually) by the US
Census Bureau LEHD program.
1
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In terms of jobs within Berkeley Heights, there has been steady growth from 2002 to 2017 accompanied
by a shift in dominant industry sectors (see Table 9). The number of total jobs in the Township increased
by approximately 70.2% in this time period, with the greatest increase exhibited in the Finance and
Insurance, and Real Estate and Rental and Leasing industry (8.5% of total jobs in 2002 to 23.6% of total
jobs in 2017); and the Educational Services, and Health Care and Social Assistance industry (20.9% of
total jobs in 2002 to 32% of total jobs in 2017). Along with these two industries, the Professional,
Scientific, and Management, and Administrative and Waste Management Services industry also remains
a dominant employer within the Township, though its share of jobs decreased from 22.6% in 2002 to
18% in 2017. In contrast, Manufacturing, Whole Sale Trade, and Retail Trade all exhibited significant
decreases in both the number of jobs and the share out of total jobs during the same time period, and
are no longer major employment sectors as in 2002.

Table 9: Jobs by Industry in Berkeley Heights, 2002, 2010, 2017
2002*
2010
Industry
Count
Percent
Count Percent
Agriculture, forestry, fishing and
hunting, and mining

2017
Count Percent

0

0.0%

1

0.0%

1

0.0%

Construction

318

5.6%

251

3.4%

346

3.6%

Manufacturing

385

6.7%

198

2.6%

144

1.5%

Wholesale trade

687

12.0%

1079

14.4%

519

5.3%

Retail trade

529

9.3%

303

4.0%

412

4.2%

60

1.1%

97

1.3%

110

1.1%

Information

136

2.4%

220

2.9%

80

0.8%

Finance and insurance, and real
estate and rental and leasing

486

8.5%

1,915

25.6%

2,293

23.6%

Professional, scientific, and
management, and administrative and
waste management services

1,288

22.6%

1,085

14.5%

1,753

18.0%

Educational services, and health care
and social assistance

1,194

20.9%

1,713

22.9%

3,106

32.0%

361

6.3%

330

4.4%

668

6.9%

114

2.0%

123

1.6%

141

1.5%

Public administration

150

2.6%

168

2.2%

141

1.5%

All Jobs in Berkeley Heights

5,708

100.0%

7,483

100.0%

9,714

100.0%

Transportation and warehousing, and
utilities

Arts, entertainment, and recreation,
and accommodation and food
services
Other services, except public
administration

*2002 is earliest year for which the data is available
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2002, 2010, 2017.
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Of the jobs in Berkeley Heights, only a very small percentage is held by Berkeley Heights residents. As
shown in Table 10, Berkeley Heights currently has a greater “inflow” of workers who commute from
outside areas to Berkeley Heights for work than “outflow” of employed residents who commute outside
of the Township. In 2017, only 5.6% of all jobs in Berkeley Heights were held by local residents, while
91.5% of employed residents commuted outside of Berkeley Heights for work. Of residents who
commute outside of the Township, currently the top destination is New York City (17% of all employed
residents). Other prominent commuting destinations include economic centers within the State of New
Jersey (i.e., Newark and Jersey City), as well as nearby municipalities (e.g. Summit, New Providence,
etc.). Table 11 shows the top ten places of work for employed residents of Berkeley Heights in 2017.

Table 10: Employment Inflow/Outflow in Berkeley Heights, 2017
2017
Type of Worker
Count
Percent
Living in Berkeley Heights
6,389
100.0%
Employed in Berkeley Heights
541
8.5%
Employed Outside of Berkeley Heights

5,848

91.5%

9,714

100.0%

Living in Berkeley Heights

541

5.6%

Living Outside of Berkeley Heights

9,173

94.4%

Employed in Berkeley Heights

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2002, 2010, 2017

Table 11: Top 10 Places of Work for Employed Residents of Berkeley Heights, 2017
2017
Top 10 Place of Work
Count
Percent
New York City, NY

1,088

17.0%

Berkeley Heights, NJ

541

8.5%

Summit, NJ

265

4.1%

Newark, NJ

210

3.3%

New Providence, NJ

192

3.0%

Parsippany-Troy Hills, NJ

153

2.4%

Jersey City, NJ

152

2.4%

Morristown, NJ

130

2.0%

Florham Park, NJ

115

1.8%

Bernards, NJ

106

1.7%

6,389

100.0%

All Employed Residents
*2002 is earliest year for which the data is available

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2017
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In terms of transportation to work, the mean travel time to work has delayed significantly from 30.4
minutes to 37.6 minutes for employed residents since 2000. As shown in Table 12, the predominant
means of transportation to work for Berkeley Heights residents is driving alone (over 70%). This is
followed by public transportation, which is utilized by more than 10% of employed residents and
exhibited a slight increase. Considering that many residents commute to New York City, Newark, Jersey
City, and other nearby municipalities, the majority of public transportation trips likely utilizes NJ Transit
rail lines.

Table 12: Mode of Commute for Employed Residents of Berkeley Heights, 2000, 2010, 2017
2000

2010

2017

Means of Transportation to Work

Count

Percent

Count

Percent

Count

Percent

Car, truck, or van – drove alone

4,676

77.1%

4,271

75.5%

4,982

76.6%

Car, truck, or van – carpooled

240

4.0%

274

4.8%

205

3.2%

Public transportation (excluding taxi)

630

10.4%

755

13.3%

795

12.2%

Walked

130

2.1%

83

1.5%

73

1.1%

Bicycle

8

0.1%

15

0.3%

30

0.5%

34

0.6%

12

0.2%

95

1.5%

348

5.7%

249

4.4%

326

5.0%

6,066

100.0%

5,659

100.0%

6,506

100.0%

Other means
Worked at home
Total Workers 16 Years & Over
Mean travel time to work (minutes)

30.4

31.8

37.6

Source: U.S. Census Bureau, 2000 Decennial Census; ACS 2006-2010 Five-year Estimates; ACS 2013-2017 Five-year
Estimates

These statistics regarding commuting geography and means of transportation point to the enduring
importance of regional transportation networks and systems to support the residents and workers in
Berkeley Heights. Particularly as more workers are commuting outside of the Township for work and are
experiencing longer commute times, improvements and upgrades to Township infrastructure for all
travel modes as well as stronger coordination with state transportation and transit agencies should take
priority.
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IV. Input from Public Outreach
4.1 Stakeholder Interviews
On March 29, 2019, staff from Phillips Preiss Grygiel Leheny Hughes, LLC (PPGLH) conducted stakeholder
interviews as a kickoff to the existing conditions analysis process of the Master Plan. With facilitation by
Mayor Angie Devanney, Councilwoman Jeanne Kingsley, and Business Administrator Liza Viana, PPGLH
met with representatives from the Downtown Beautification Committee, Recreation Commission,
Peppertown Park Committee, Business and Civic Group, Environmental Commission, as well as the
Police Chief and a resident involved in commuter parking issues in the Township. The following
highlights the key topics and concerns raised by these stakeholders during the interviews.
Downtown Beautification Committee
The Downtown Beautification Committee expressed their vision to preserve the small-town, historic
character of Downtown Berkeley Heights while enhancing the streetscape and overall attractiveness of
the downtown. The Committee in particular noted the need to update signage and design regulations
for the downtown in order to ensure quality design and construction of new buildings. The Committee
also discussed the importance of providing additional regulations and guidelines that would facilitate
aesthetic improvements to existing building to help the downtown establish a more coherent character.
Recreation Commission
The Recreation Commission identified the restoration of the Hedrick and Floyd Taylor fields at Lower
Columbia, which suffer from severe flooding, as a top priority. In addition, the Recreation Commission
shared the results of a community survey on recreation and noted the popularity of increasing passive
recreation spaces and programs, particularly walking trails, bike paths, and opportunities for seniors.
The Commission also discussed the potential of instituting a Complete Streets policy and working with
major landowners in the Township, such as Nokia Bell Labs, to provide recreational amenities within
their facilities.
Peppertown Park Committee
The Committee shared the vision for Peppertown Park to serve as a main attraction in the Township,
that highlights the historical heritage of the Township and provides a space for residents to congregate
and use for passive recreation. In consideration of the many inclusionary housing projects planned in
and around downtown, the Committee also emphasized the importance of coordinating the design of
Peppertown Park with the new projects to facilitate recreational access for residents and create
attractive corridors for walking/biking into the downtown. Of particular focus in this discussion was
Mondelli Park, which is planned to be developed across the train tracks from Peppertown Park, and
should be coordinated in design to form another gateway feature.
Business and Civic Group
The Business and Civics Group expressed pride in the high levels of community engagement and local
commitment exhibited by business owners and wished to expand upon highly successful programs like
Winter Walk and the Summer Concert Series. At the same time, the Group provided suggestions
regarding further diversification of the retail mix, provision of more amenities for kids, and making the
permitting process easier to navigate for new businesses. Notably, the Group felt that the existing
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parking supply is adequate in most areas, but traffic calming measures may be necessary to help
improve the walkability of the downtown.
Environmental Commission
The Environmental Commission emphasized the need to develop an Open Space Plan that not only
reflects the current inventory but outlines visions and future needs for open space preservation and
development. The Commission also highlighted the existing Community Forestry Management Plan and
ordinances for stormwater management, steep slopes, and tree protection that have aided the
Township in protecting its tree canopy coverage and sensitive environmental sites. In regards to future
open space needs, like the Recreation Commission, the Environmental Commission expressed the desire
for more walking trails, such as along Passaic River.
Police Chief
Police Chief John DiPasquale revealed that the most pressing traffic challenges in the Township are
circulation and parking near schools during pick-up and drop-off and around athletic fields when there
are sporting events. He also anticipates the need for additional improvements and rerouting measures
along main arterials when the planned inclusionary housing projects bring in new residents. Regarding
non-motorized transportation, the Police Chief noted that the overall condition of sidewalks within the
community is a persistent problem and expressed the need for more sidewalks and bike paths to
connect where there are currently gaps.
Resident Representative on Commuter Parking Issues
The resident representative noted that there are currently many underutilized commuter parking
spaces, which are reserved by residents who have long-held commuter passes but do not necessarily
use them on a daily basis. This has generated a long waitlist for commuter passes due to the overdemand, as opposed to limited supply. Possible alternative transportation modes, such as walking,
bicycling, and shared mobility services like BoxCar, were discussed as well. The resident additionally
raised concerns regarding the inconvenience of train service on weekends and the potential of working
with NJ Transit to improve service or providing a shuttle service to train stations with more frequent
service in neighboring municipalities.

4.2 Community Survey
To capture a broad range of perspectives and understand the most pressing concerns and priorities for
residents, an online survey was launched on December 17, 2019. The survey was made available on the
Township’s website and promoted to residents via various social media channels, Township newsletters,
and direct outreach by Township administration and Planning Board members. It was open for
approximately 7 weeks until February 1, 2020 and received 404 responses total. Through the survey,
residents were invited to anonymously share their views and concerns on four topics: Community
Priorities, Future Land Development, Downtown, and Transportation. Survey questions were developed
based on the input received at the aforementioned stakeholder interviews with additional feedback
from the Planning Board Master Plan Subcommittee. The following summarizes the results of the
survey. It should be noted that the original written responses to open-answer questions are reproduced
in a separate document entitled “Berkeley Heights Master Plan Survey All Open-Answer Reponses”
published on the Township’s Master Plan website.
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4.2.1 Respondent Demographics

Respondents were first asked to identify their age and how long they had lived in Berkeley Heights. As
shown in Table 13, the majority of respondents were of the working age adult population (35-64 years).
While there was almost equal representation among this population, seniors (65 and older) and younger
populations (less than 35 years old) are relatively underrepresented. Notably, only one response was
collected from children under 18 years old, and only 4 responses were from the population age 18-24
years. In terms of length of residency, the survey garnered responses from both recent movers and oldtimers (see Table 14). The largest pool was residents who had lived in the Township for 21-30 years.

Table 13: Responses to “What is your age?”
# of Responses
Less than 18 years
1
18-24
4
25-34
27
35-44
109
45-54
110
55-64
99
65 or older
47
Prefer not to answer
7
TOTAL
404

% of Respondents
0.2%
1.0%
6.7%
27.0%
27.2%
24.5%
11.6%
1.7%
100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 14: Responses to “How long have you lived in Berkeley Heights?”
# of Responses
% of Respondents
5 years or less

84

20.8%

6-10 years
11-15 years
16-20 years
21-30 years

60
54
39
97

14.9%
13.4%
9.7%
24.0%

68
2
404

16.8%
0.5%
100.0%

More than 30 years
Prefer not to answer
TOTAL

Source: Berkeley Heights Master Plan Community Survey

4.2.2 Community Priorities

In this section, respondents were asked to identify Berkeley Heights’ greatest assets and greatest
challenges. Residents were provided with a list of options and prompted to select up to three options
from the list. As shown in Table 15, "Schools," "Proximity to NYC/Access to Train," and "Quality of
housing and neighborhoods" were the most highly regarded assets of Berkeley Heights. Notably,
"Downtown" received a remarkably low number of votes. Correspondingly, "Revitalization of Downtown
Berkeley Heights" was viewed as one of the greatest challenges facing the community (see Table 16).
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The challenge with the largest number of responses was “Minimizing increases in taxes and cost of
living.” Concerns related to these two challenges, such as "Balancing population growth,"
"Overdevelopment," and "Walkability and Bikeability" were also frequently chosen by respondents.

Table 15: Responses to “What do you think are Berkeley Heights’ greatest assets?”
# of Responses*

% of Respondents

248

61.4%

9

2.2%

209

51.7%

31

7.7%

5

1.2%

34

8.4%

167

41.3%

0

0.0%

316

78.2%

Community facilities and social services

48

11.9%

Other**

12

3.0%

Proximity to NYC/Access to Train
Downtown
Quality of housing and neighborhoods
Natural attractions and recreational opportunities
Architecture and streetscapes
Affordability (taxes, cost of living, etc)
Sense of community/people/public events and celebrations
Arts and cultural institutions
Schools

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about safety/low crime, everything above except taxes, location/convenience in
general, suburban/small town character, and power outages.
Source: Berkeley Heights Master Plan Community Survey

Table 16: Responses to “What do you think are the greatest challenges facing Berkeley Heights now
and into the near future?”
# of Responses*

% of Respondents

Revitalization of Downtown Berkeley Heights

209

51.7%

Balancing population growth with municipal services and
school capacity

137

33.9%

Minimizing increases in taxes and cost of living

215

53.2%

Overdevelopment

150

37.1%

Lack of or slow development activity

31

7.7%

Attracting new residents and businesses

50

12.4%
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Addressing demand for affordable housing

28

6.9%

Planning for aging demographics and changing housing
preferences

20

5.0%

Walkability and bikeability, particularly in the downtown

82

20.3%

Aging infrastructure

73

18.1%

Traffic congestion and safety

31

7.7%

Addressing parking demand, especially around train station
and downtown

51

12.6%

2

0.5%

Preservation and conservation of trees, rivers, and other
natural resources

27

6.7%

Flood control and disaster preparedness

32

7.9%

Becoming more sustainable (energy conservation,
recycling, etc)

24

5.9%

Other**

15

3.7%

Historic preservation

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about attracting desirable businesses, inconvenient train service, school district
performance and full day preschool/kindergarden, unwelcoming atmosphere on social media, outdoor recreation
demand, underused/vacant property, and local governance.
Source: Berkeley Heights Master Plan Community Survey

The final question in this section was an optional open-answer prompt: “In 5-10 years, I would like
Berkeley Heights to... (let us know your vision/wishes/etc).” 304 written responses were collected for
this question. The main topic areas mentioned by respondents included having a walkable, attractive,
and bustling downtown; becoming greener and more sustainable through investments such as green
infrastructure and LEED best practices; lowering the cost of living and taxes; allowing seniors to stay and
age in place; better train service and commuter parking; improvements to existing infrastructure;
maintaining suburban, small town feel; improving the quality of schools; becoming more affordable to
young families and seniors; and becoming a model for other municipalities and emerging as a regional
attraction.

4.2.3 Future Land Development

In this section, respondents were first asked to identify the existing character of the Township: “What
are some keywords/phrases/etc you would use to describe the character of Berkeley Heights?” This was
another optional open-answer question and received 251 responses. The most frequently cited
descriptors were: quiet/sleepy/bedroom town; family-oriented/good place to raise kids; good place to
live; small town feel; friendly/tight-knit community; retro/traditional/hometown feel; charming/quaint;

18

lack of coherent/attractive downtown; good schools; antiquated/resistant to change; increasingly
divers; affluent; bucolic/country-like.
With the existing character of the Township in mind, respondents were then asked to identify the types
of development/uses that are lacking within the Township. Respondents were given a list of options and
asked to select all that apply. By a wide margin, respondents expressed the need for more commercial
businesses. Parks/open space and entertainment venues were also popular. Notably, many respondents
specifically noted in “Other” and the later prompt on general comments about future land development
that activities for kids and teens were especially lacking. Respondents suggested that more active
recreational facilities and businesses like movie theaters, bowling alleys should be developed to serve
this population.

Table 17: Responses to “What types of development/uses do you feel are lacking currently within the
Township?”
# of Responses*

% of Respondents

Residential - should expand housing supply and housing
choice to satisfy different and changing housing preference

47

11.6%

Commercial - need more diversity in types of businesses to
cater to different needs and populations

259

64.1%

Office and industrial - should attract employers and
increase Township's tax base

146

36.1%

3

0.7%

Parks and open space - need more public spaces to
convene and engage in recreation

177

43.8%

Education/art/cultural - should build more libraries,
museums, art galleries, etc

118

29.2%

Entertainment venues - should build theaters, auditoriums,
concert halls, etc

177

43.8%

Hotels/accommodation facilities - need more places for
visitors to stay in

9

2.2%

Other**

8

2.0%

Medical - need better access to medical and healthcare
facilities

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about uses oriented to kids and teens, places to promote creativity,
bike/pedestrian facilities, and daycare/childcare centers.
Source: Berkeley Heights Master Plan Community Survey

This section also specifically surveyed the residents about housing in the Township. Specifically, it asked
respondents if and what other types of housing, apart from the dominant single-family homes, are
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needed in the future, and where the selected types of housing should be located. Respondents were
provided with a list of options and asked to select all that apply. With many inclusionary housing
projects on the horizon, the majority of respondents stated that there is no need for new types of
housing (see Table 18). However, many respondents also supported mixed-use development, in which
the ground floor is occupied by a commercial use and residential units are located on the upper levels.
Corresponding to comments in previous sections about affordability for seniors and allowing seniors to
age in place in the community, there was also considerable support for 55+ age-restricted/empty-nester
housing. In terms of location, the majority of respondents indicated that downtown area in general
would be suitable for new housing (see Table 19). Many residents also saw undeveloped/underutilized
areas as potential opportunities.

Table 18: Responses to “Berkeley Heights is a predominantly single-family home community. What
other types of housing do you think are needed in the future?”
# of Responses*

% of Respondents

205

50.7%

37

6.6%

100

23.0%

48

12.3%

149

34.4%

Townhouse/Starter homes/2-family

60

13.1%

Low to mid-rise condos/apartments

38

12.3%

There is no need for other types of housing
There should be more workforce housing and affordable
housing in general, regardless of type
55+ Age Restricted/Empty Nester
Assisted Living/Senior Care Communities
Mixed-use (retail/dining/other commercial on ground floor
and residential on upper level)

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
Source: Berkeley Heights Master Plan Community Survey

Table 19: Responses to “Where do you think the types of housing you selected above should be
located?”
# of Responses*
% of Respondents
There is no need for other types of housing
156
38.6%
anywhere in the Township
Around train station
Downtown area in general
By schools
Along highways or major roads

99

24.5%

162

40.1%

3

0.7%

15

3.7%
20

In undeveloped/underutilized areas (eg.
vacant former commercial/industrial sites)

123

30.4%

Throughout the Township where residential
use may be appropriate

78

19.3%

1

0.2%

Other**

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about building in outskirts of town.
Source: Berkeley Heights Master Plan Community Survey

Finally, this section provided an optional open-answer prompt for respondents to write “Comments/
additional suggestions for future land development in Berkeley Heights.” The question collected 142
responses. The main topic areas discussed by residents pertained to the need for housing types to
attract young professionals; shortages of fields and recreational spaces, including walking trails and dog
parks; a desire for family-oriented businesses like arcades, bowling alleys, and movie theaters; an
interest in making the Township more walkable and bike-friendly, especially in downtown and around
schools; need to focus new development near transit and redevelop/retenant vacant and underutilized
sites in downtown; desire to avoid overdevelopment and consider future development carefully in
respect to traffic, density, and character of town; a focus on bringing more diverse businesses into
downtown; and need to be greener and improve drainage and stormwater management.

4.2.4 Downtown

This section focused on residents’ views and suggestions regarding Downtown Berkeley Heights.
Respondents were first asked about how often they shopped and dined in the downtown. While the
great majority of respondents shopped in downtown at least once a week, the frequency of dining in the
downtown was mixed. Consistent with previous comments regarding the lack of diversity in downtown
businesses, these results in particular highlight the need for more diverse dining options. (see Tables 20
and 21).

Table 20: Responses to “How often do you shop in Downtown Berkeley Heights?”
# of Responses

% of Respondents

At least once a week

288

71.3%

At least once a month

63

15.6%

Seldom (less frequent than once a month)

46

11.4%

Never

7

1.7%

TOTAL

404

100.0%

Source: Berkeley Heights Master Plan Community Survey
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Table 21: Responses to “How often do you dine in Downtown Berkeley Heights?”
# of Responses
% of Respondents
At least once a week

102

25.2%

At least once a month

149

36.9%

Seldom (less frequent than once a month)
Never

140
13

34.7%
3.2%

TOTAL

404

100.0%

Source: Berkeley Heights Master Plan Community Survey

Respondents were also asked to rate Downtown Berkeley Heights across several metrics on a scale of 5
to 1. Table 22.1 to 22.9 summarizes the results by metric. While downtown was rated favorably on the
metrics of "Cleanliness and safety" and "Traffic/ease of access," it received a majority "Poor" rating
across metrics related to diversity of businesses, aesthetics, walkability, and vibrancy. While “Distinct
sense of place” had the most votes in “Acceptable,” it received almost as many votes in “Poor.” Notably,
"Ease of finding parking at train station" had the highest number of "Very Poor" ratings out of all
metrics, while “Ease of finding parking at other locations” was mainly rated as “Good” or “Acceptable.”

Table 22.1: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Diversity of
shopping, dining, entertainment, and other options’?”
# of Responses

% of Respondents

4

1.0%

50

12.4%

3 (Acceptable)

146

36.1%

2 (Poor)

154

38.1%

50

12.4%

404

100.0%

5 (Excellent)
4 (Good)

1 (Very Poor)
TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 22.2: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Cleanliness
and safety’?”
# of Responses

% of Respondents

5 (Excellent)

110

27.2%

4 (Good)

173

42.8%

3 (Acceptable)

105

26.0%

2 (Poor)

8

2.0%

1 (Very Poor)

8

2.0%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey
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Table 22.3: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Traffic/ease
of access’?”
# of Responses

% of Respondents

38

9.4%

4 (Good)

179

44.3%

3 (Acceptable)

137

33.9%

2 (Poor)

39

9.7%

1 (Very Poor)

11

2.7%

404

100.0%

5 (Excellent)

TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 22.4: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Ease of
finding parking at train station’?”
# of Responses

% of Respondents

5 (Excellent)

10

2.5%

4 (Good)

23

5.7%

3 (Acceptable)

96

23.8%

2 (Poor)

153

37.9%

1 (Very Poor)

122

30.2%

TOTAL

404

100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 22.5: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Ease of
finding parking at other locations’?”
# of Responses

% of Respondents

44

10.9%

4 (Good)

154

38.1%

3 (Acceptable)

164

40.6%

33

8.2%

9

2.2%

404

100.0%

5 (Excellent)

2 (Poor)
1 (Very Poor)
TOTAL

Source: Berkeley Heights Master Plan Community Survey
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Table 22.6: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Walkability’?”
# of Responses

% of Respondents

5 (Excellent)

20

5.0%

4 (Good)

51

12.6%

3 (Acceptable)

135

33.4%

2 (Poor)

145

35.9%

53

13.1%

404

100.0%

1 (Very Poor)
TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 22.7: Responses to “How would you rate Downtown Berkeley Heights in terms of
‘Attractiveness (of storefronts, streetscapes, signs, etc)’?”
# of Responses

% of Respondents

7

1.7%

38

9.4%

3 (Acceptable)

138

34.2%

2 (Poor)

149

36.9%

72

17.8%

404

100.0%

5 (Excellent)
4 (Good)

1 (Very Poor)
TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 22.8: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘Distinct sense
of place’?”
# of Responses

% of Respondents

7

1.7%

37

9.2%

3 (Acceptable)

154

38.1%

2 (Poor)

145

35.9%

61

15.1%

404

100.0%

5 (Excellent)
4 (Good)

1 (Very Poor)
TOTAL

Source: Berkeley Heights Master Plan Community Survey

24

Table 22.9: Responses to “How would you rate Downtown Berkeley Heights in terms of ‘General
vibrancy (foot traffic, occupancy rate, etc)’?”
# of Responses
% of Respondents
5 (Excellent)
6
1.5%
4 (Good)
37
9.2%
3 (Acceptable)
128
31.7%
2 (Poor)
167
41.3%
1 (Very Poor)
66
16.3%
TOTAL
404
100.0%
Source: Berkeley Heights Master Plan Community Survey

Based on their ratings, respondents were also asked to rate the level of importance on a scale of 5 to 1
for several potential areas of improvement for downtown. Corresponding to the downtown ratings in
the previous question, "Further diversification of businesses," "Beautification," and "Redevelop
vacant/underutilized properties" were the top priorities for downtown improvement for a majority of
respondents. Tables 23.1 to 23.8 summarize the results for each improvement strategy.

Table 23.1: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Further diversification of businesses to serve different populations/needs’?”
# of Responses
% of Respondents
5 (Very Important)
4 (Important)
3 (Moderately Important)
2 (Somewhat Important)
1 (Not Important)

113
148
81
41
21

28.0%
36.6%
20.0%
10.1%
5.2%

TOTAL

404

100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 23.2: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Beautification of storefronts, streetscapes, and signs to create more attractive
corridors’?”
# of Responses

% of Respondents

5 (Very Important)

139

34.4%

4 (Important)

151

37.4%

3 (Moderately Important)

69

17.1%

2 (Somewhat Important)

33

8.2%

1 (Not Important)

12

3.0%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey
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Table 23.3: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Redevelop vacant/underutilized properties into new commercial or mixed-use
buildings at appropriate densities’?”
# of Responses

% of Respondents

5 (Very Important)

153

37.9%

4 (Important)

157

38.9%

3 (Moderately Important)

52

12.9%

2 (Somewhat Important)

17

4.2%

1 (Not Important)

25

6.2%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 23.4: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Traffic calming and other measures to make Downtown more walkable and safe for
pedestrians’?”
# of Responses

% of Respondents

74

18.3%

4 (Important)

123

30.4%

3 (Moderately Important)

118

29.2%

2 (Somewhat Important)

60

14.9%

1 (Not Important)

29

7.2%

404

100.0%

5 (Very Important)

TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 23.5: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Create gateway features to foster place identity’?”
# of Responses

% of Respondents

5 (Very Important)

42

10.4%

4 (Important)

98

24.3%

3 (Moderately Important)

138

34.2%

2 (Somewhat Important)

79

19.6%

1 (Not Important)

47

11.6%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey

26

Table 23.6: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Revisit parking standards and permit regulations to ensure right balance between
parking demand and supply’?”
# of Responses

% of Respondents

64

15.8%

4 (Important)

107

26.5%

3 (Moderately Important)

125

30.9%

2 (Somewhat Important)

76

18.8%

1 (Not Important)

32

7.9%

404

100.0%

5 (Very Important)

TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 23.7: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Construct new municipal parking lots in Downtown area’?”
# of Responses

% of Respondents

5 (Very Important)

50

12.4%

4 (Important)

82

20.3%

3 (Moderately Important)

106

26.2%

2 (Somewhat Important)

88

21.8%

1 (Not Important)

78

19.3%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey

Table 23.8: Responses to “Based on your ratings, what do you think should be priorities for improving
the Downtown: ‘Create more public spaces and outdoor activity areas’?”
# of Responses

% of Respondents

5 (Very Important)

115

28.5%

4 (Important)

126

31.2%

3 (Moderately Important)

81

20.0%

2 (Somewhat Important)

48

11.9%

1 (Not Important)

34

8.4%

404

100.0%

TOTAL

Source: Berkeley Heights Master Plan Community Survey
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In addition to general reviews of downtown, the survey also specifically asked respondents to identify
the types of businesses and uses desired in the downtown. Respondents were presented with a range of
options, along with a sample image showing an example of the type of use, and asked to select all that
apply. As shown in Table 24, most respondents wished to retain the boutique/small business character
of downtown, while also expressing the desire for outdoor amenities such as sidewalk cafes and
parklets. All other options, except big box stores, were also popular. In the comments, many
respondents specifically pointed out the need for uses like movie theaters for kids and more bars/dining
options for a night-out.

Table 24: Responses to “What types of businesses/establishments/uses would you like to see more of
in Downtown Berkeley Heights?”
# of Responses*
% of Respondents
Boutique shops/restaurants/cafes

320

79.2%

18

4.5%

Major chains/franchises

168

41.6%

International/ethnic food and supply stores

103

25.5%

Specialty/organic grocers

266

65.8%

Sidewalk cafes/terraces/parklets/outdoor
activity areas

315

78.0%

Art/performance/cultural facilities

180

44.6%

Indoor dance/sports/recreation facilities

128

31.7%

11

2.7%

Big box stores

Other**

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about no other type of business needed, dollar stores and other discount stores,
bike/pedestrian facilities, family and kid-friendly places, and breweries, and cooking centers.
Source: Berkeley Heights Master Plan Community Survey

Finally, respondents were provided with an optional open-answer prompt to share general
“Comments/additional suggestions about Downtown Berkeley Heights.” The question received 92
responses total. Respondents frequently mentioned that the downtown should improve walkability;
attract different types of businesses, particularly diverse dining and grocery options; establish a more
coherent, attractive identity; bring back the movie theater; plant more trees and invest in streetscape
beautification; increase family/kid-friendly places, especially places for teens and tweens to gather;
redevelop vacant or underutilized sites; support and retain existing businesses; and have wider
sidewalks to accommodate public spaces and outdoor activity.
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4.2.4 Transportation

The last section of the survey focused on transportation issues. Respondents were first asked to rank
potential transportation improvement strategies in order of priority. "Repair existing roadway
infrastructure and update with new technologies" was unanimously ranked as the top priority for
transportation. Related to previous concerns about walkability, "Fill sidewalk gaps and improve
pedestrian infrastructure" came in a close second. Tables 25.1 to 25.5 provide the summary of rankings
by each improvement strategy.

Table 25.1: Responses to “Please rank the following transportation improvements in order of priority:
‘Repair existing roadway infrastructure and update with new technologies’”
# of Responses
% of Respondents
1 (Highest Priority)
223
55.2%
2
84
20.8%
3
4
5 (Lowest Priority)
TOTAL

54

13.4%

30
13
404

7.4%
3.2%
100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 25.2: Responses to “Please rank the following transportation improvements in order of priority:
‘Fill sidewalk gaps and improve pedestrian infrastructure’”
# of Responses
% of Respondents
1 (Highest Priority)
98
24.3%
2
187
46.3%
3
4
5 (Lowest Priority)
TOTAL

74

18.3%

33
12
404

8.2%
3.0%
100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 25.3: Responses to “Please rank the following transportation improvements in order of priority:
‘Provide opportunities for biking, e-scooters, or other non-vehicular transportation’”
# of Responses
% of Respondents
1 (Highest Priority)
31
7.7%
2
57
14.1%
3

130

32.2%

4
5 (Lowest Priority)
TOTAL

99
87
404

24.5%
21.5%
100.0%

Source: Berkeley Heights Master Plan Community Survey
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Table 25.4: Responses to “Please rank the following transportation improvements in order of priority:
‘Expand the street network and build new roads’”
# of Responses
% of Respondents
1 (Highest Priority)

4

1.0%

2

23

5.7%

3

45

11.1%

4

128

31.7%

5 (Lowest Priority)

204

50.5%

TOTAL

404

100.0%

Source: Berkeley Heights Master Plan Community Survey

Table 25.5: Responses to “Please rank the following transportation improvements in order of priority:
‘Explore traffic calming strategies at appropriate locations to improve traffic safety’”
# of Responses
% of Respondents
1 (Highest Priority)

48

11.9%

2

53

13.1%

3

101

25.0%

4

114

28.2%

88

21.8%

404

100.0%

5 (Lowest Priority)
TOTAL

Source: Berkeley Heights Master Plan Community Survey

This section also included a question specifically asking about resident preferences for bike lanes.
Residents were presented with a list of common bike land types, along with a short explanation and
sample graphic from the National Association of City Transportation Officials, and instructed to select all
that apply. Because of the car-oriented street network and Town layout, most residents believed that
there is no need for bike lanes in the Township (see Table 26). However, many residents expressed
support for conventional and buffered bike lanes. In comments for “Other” and later question on
general suggestions regarding transportation, respondents further noted that bike lanes would be
desirable around the downtown and schools.
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Table 26: Responses to “If the Township were to consider installing bike lanes in certain locations that
may be appropriate, which types would you prefer?”
# of Responses*

% of Respondents

174

43.1%

Conventional bike lanes (dedicated lane for bicycles
with pavement markings and treatments)

97

24.0%

Buffered bike lanes (dedicated lane for bicycles
with additional buffer lane from traffic)

95

23.5%

Left-side conventional bike lanes (designed to
reduce right-side door opening conflicts)

67

16.6%

Contra-flow bike lanes (one-way traffic street
installed with two-way bike lanes)

25

6.2%

Shared lane markings/sharrows (bicycles and
vehicles share the same traffic lanes)

16

4.0%

4

1.0%

The Township does not need any bike lanes

Other**

*Numbers do not add up to 404 because more than one option could be selected by a respondent.
** “Other” included comments about raised or physically separated bike tracks, and improving the network of
asphalt paths for biking.
Source: Berkeley Heights Master Plan Community Survey

Respondents were additionally asked to identify locations and times that they experience traffic
congestion, intersections where they felt have dangerous conditions or could benefit from safety
improvements, and locations that are missing sidewalks or pedestrian infrastructure. The questions
were structured as optional open-answer prompts and collected 269, 301, and 201 responses,
respectively. The responses were then tallied and geographically mapped. A more detailed discussion of
the results and the maps are provided in Chapter 7 of this report.
Similar to previous sections, the last question provided an optional open-answer prompt for
“Comments/additional suggestions regarding transportation in the Township.” The question received 94
total responses. Respondent comments were focused on: improving walkability, particularly in
downtown and around schools; designing streets for people, not cars; more commuter parking spaces;
installing bike path along Passaic River; enforcing traffic safety regulations; creating a mass
transportation option within the Township; rebuilding Roosevelt Avenue; improving pavement
conditions; better train service or jitney/alternative transportation to NYC; traffic calming/slowing down
traffic speed; better coordination between traffic lights; providing alternative to driving to train station;
better traffic signage; and working with New Providence to improve traffic on bordering streets.
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V. Land Use Regulatory Framework
5.1 Development Regulations in Municipal Code
The Municipal Land Use Procedures Ordinance is the overarching framework governing all land use and
development activity in the Township. The Ordinance sets forth general regulations on definitions,
powers and duties of land use boards, and administrative and procedural rules for planning activities
and development applications. It further includes dedicated chapters regulating signs (Part 5), zoning
(Part 6), conditional uses (Part 7), nonconforming uses and structures (Part 8), parking and driveway
design (Part 11), stormwater management and control (Part 12), affordable housing (Part 18), and
design standards (Part 19). It should be noted that the downtown has a standalone set of standards and
guidelines (Article 19.5 of the Municipal Land Use Procedures Ordinance) that supersedes most general
regulations set forth in other Parts of the Ordinance.
While the Municipal Land Use Procedures Ordinance is the main piece of legislation governing land use,
certain sections in the ordinance additionally reference other chapters in the municipal ordinance as
relevant. The most relevant chapter in this regard is Chapter 15 Buildings and Construction, which
establishes standards for construction according to the Uniform Construction Code and other relevant
building codes. Notably, this chapter also contains ordinances regulating development in steep slopes,
riparian zones, and floodways. Another chapter in the municipal code that frequently comes into play
for development review is Chapter 12.13 Trees (Tree Removal Ordinance). When a development
application involves the removal of trees, the chapter provides a standard for tree replacement or
payment-in-lieu to the tree trust fund.

5.2 Existing Zoning Districts
The Municipal Land Use Procedures Ordinance practices conventional zoning, and currently separates
the Township into 23 zoning districts and 9 Redevelopment Areas. The zoning districts can be classified
into 6 main categories: Residential zones, Affordable Housing zones, Downtown zones, Open Land zone,
Office and Research zones, and Light Industrial zone. Map 2 shows the existing zoning districts in the
Township.

5.2.1 Single-Family Zones

There are four residential zones in the Township: R-10, R-15, R-15A, and R-20. In all of these zones, the
only permitted uses are single family detached dwellings, municipal buildings, parks, playgrounds, and
other governmental uses, as well as associated accessory uses. While the bulk requirements for these
zones are largely the same, the zones notably have different requirements for minimum lot size. R-10
requires 10,000 square feet, R-15 and R-15A requires 15,000 square feet, and R-20 requires 20,000
square feet of lot area. Geographically, R-10 is smaller and confined to two areas near the downtown,
while R-15 areas are located north of Mountain Avenue and R-20 areas are located south of Mountain
Avenue. The entirety of Free Acres is zones within R-20.

32

5.2.2 Affordable Housing Zones

The AH-1, AH-3, AH-4, AH-5, AH-6, and AH-7 Affordable Housing Zones were created to facilitate the
development of affordable housing within the Township. The zones permit attached housing in the form
of townhouses and multifamily units at varying densities ranging from 5 units per acre to 27 senior
citizen units per acre. All of the zones have been developed with affordable housing projects in
accordance with the zoning requirements.

5.2.3 Downtown Zones
DD Zone
The DD Downtown Development Zone encompasses the key commercial areas within Downtown
Berkeley Heights, including most of its shopping centers and retail strips. The zone permits a wide
variety of retail sales, walk-in customer services, luncheonettes and outdoor cafes, theaters, general and
professional offices, dance studios and schools, educational services, fraternal organizations, public
open spaces, municipal uses, and mixed multifamily residential and retail buildings. Correspondingly, the
DD zone is predominantly developed with retail, services, food establishments, and offices, with a
number of traditional style low-rise mixed-use buildings. Major parcels within the DD zone have been
designated as Redevelopment Areas, including the Former Kings Redevelopment Area, Former Movie
Theatre Redevelopment Area, and Former Hotel Redevelopment Area.
HB-2 & HB-3 Zones
The HB-2 and HB-3 Housing Business Zones are located to the east and west of the DD Downtown
Development Zone. Compared to the DD zone, the HB-2 and HB-3 zones permit a smaller variety of
commercial uses, which include pharmacies, funeral homes, nursery schools and daycare facilities,
restaurants, general and professional offices, and banks and financial services. While these two zones
also allow mixed multifamily residential and retail buildings, HB-2 and HB-3 further permits single family
homes and townhouses. Other permitted principal uses include places of worship and semi-public uses
such as swimming pools and recreational facilities. In accordance with the zoning regulations, there are
more residential uses and smaller-scale commercial establishments in the HB-2 and HB-3 zones
compared to the DD zone.
DH-12, DH-18 & DH-24 Zones
The DH-12, DH-18, and DH-24 Downtown Housing Zones were created to facilitate the development of
housing in the downtown, particularly near the train station. Unlike other downtown districts where a
mix of commercial and residential uses are allowed, these zones primarily permit higher-density
residential uses, including townhouses and multifamily structures. Other permitted principal uses
include parks and open space and municipal buildings and governmental uses. The DH-12 and DH-18
zoned areas located adjacent to the train station have been developed for townhouses and
condominium developments in accordance with the zoning regulations. There are also two DH-12 zoned
parcels near the western border of the Township – Block 101, Lot 2 and Block 501, Lot 1 – that are
developed for commercial uses. The majority of DH-24 zone was designated as the DH-24
Redevelopment Area, with only a small irregularly shaped portion remaining in the DH-24 zone.
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DMX Zones
The DMX Downtown Mixed Use Zone is located adjacent to the DD Zone and the DH-24 Redevelopment
Area. The zone encompasses the 17.5-acre Block 703, Lot 6 and the 0.74-acre Block 703, Lot 7. Both
parcels are currently developed for industrial uses: the northern portion of Block 703, Lot 6 is a pond,
while the southern portion is currently the site of Chemtrade Solutions LLC; Block 703, Lot 7 has a multitenant industrial building. While uses including warehouses, laboratories, and associated offices are
permitted in the zone, the zone also notably allows for townhouses, municipal buildings and other
governmental uses, and parks and open space. If the zone is converted to residential use, the zoning
regulations envision a planned development utilizing the entire 13-acre developable area with a
maximum of 211 units. Further, the zoning regulations require for-sale projects to have 20% and rental
projects to have 15% of units set aside as affordable for very low, low, and moderate income
households.

5.2.4 Open Land Zone

The OL Open Land Zone is primarily designated for publicly owned reservation, conservation, and
recreational areas, as well as municipal and educational uses. All of the Township’s water properties,
parks and recreational fields, public school properties, and other dedicated conservation areas are
located within this zone.

5.2.5 Office and Research Zones
OR Zone
The OR zone encompasses several large parcels located south of Mountain Avenue along Diamond Hill
Road and Glenside Road. These include the 24.43-acre Block 3803, Lot 9, which is the Mountain Avenue
Corporate Park at 430 Mountain Avenue; the 42.73-acre Block 3601, Lot 6, developed as the Summit
Medical Group campus; and a 153.4-acre portion of the Nokia Bell Labs designated as Block 3701, Lot 1.
The Diamond Hill United Methodist Church at 115 Diamond Hill Road, a residence at 113 Diamond Hill
Road, and a vacant property at 40 Diamond Hill Road are also located within the OR zone.
Corresponding to these uses, the OR zone permits offices and research laboratories, municipal and
governmental uses, places of worship, and schools or other educational institutions. Notably, the OR
zone was mainly designed to facilitate a large-scale planned office/research park and requires minimum
lot area of 20 acres for any development.
OR-A & OR-A1 Zones
The OR-A zone and OR-A1 zone, which was formerly a part of the OR-A zone, together make up the
47.69-acre Block 4102, Lot 1. The parcel encompasses the western portion of Connell Corporate Park:
the OR-A zone includes the buildings at 300 and 400 Connell Drive, while the OR-A1 zone is a 12.29-acre
undeveloped portion at 500 Connell Drive. Prior to the rezoning in 2017, the OR-A1 zone site had been
approved for a 260,000 square foot office building. However, the building was not constructed, and the
site was rezoned to allow a mixed-use development with up to 328 multifamily units, and up to 85,000
square feet of retail and service uses. Of the 328 units, 13.7% is required to be set-aside as affordable
for low- and moderate-income residents. The OR-A zone permits the same uses as the OR zone, but
requires a minimum lot area of 35 acres.
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OR-B Zone
The OR-B zone encompasses the remaining properties within the Connell Corporate Park, including the
Embassy Suites by Hilton hotel, Life Time fitness center and spa, and the office buildings at 50, 100, and
200 Connell Drive. The zone includes Block 4301, Lots 1.011, 1.012, and 1.02, and has total area of 74.18
acres. In addition to the uses allowed in the OR and OR-A zones, the OR-B zone further allows hotels and
fitness centers. Similar to the OR and OR-A zones, the OR-B zone envisions planned development across
each parcel and has minimum lot size requirement of 11 acres.

5.2.6 Light Industrial Zone

The LI Light Industrial Zone is mainly located in two areas: along both sides of Snyder Avenue between
Hamilton Avenue and the NJ Transit train tracks; and near the northern boundary of the Township south
of the Passaic River. This zone permits a range of light industry uses, including the manufacture of light
machinery, the fabrication of light metal products, the fabrication of paper products, the fabrication of
wood products, the retail processing of food, and manufacturing of electronic products, jewelry,
sporting goods, and distribution centers, warehouses, and storehouses. The zone additional allows
sports complexes and sports/fitness equipment sales, comprehensive wellness centers, professional
offices, and all uses permitted in the OR Zone. Correspondingly, the zone encompasses all of the
industrial uses in the Township.

5.2.7 Redevelopment Areas

There are 9 Redevelopment Areas in the Township. 8 of these were designated to facilitate inclusionary
housing development pursuant to the Settlement Agreement (In the Matter of the Township of Berkeley
Heights, County of Union, Docket No. UNN-L-2405-15) between the Township and the Fair Share
Housing Center executed in September 2016. In addition to these areas, the Township also designated a
Redevelopment Area for the municipal complex and associated parking lots.
Berkeley Crossing Redevelopment Area
This Redevelopment Area consists of Block 502, Lots 1, 2, 4 & 5. The area totals approximately 1.66
acres and forms a “Z” shape with frontages on Springfield Avenue, Washington Street, River Road, and
Passaic Avenue. The area was previously improved with a single family home and the Berkley Florist
commercial building. The home and the lots are currently vacant except for portions of a blacktop
driveway, masonry block wall, and utility structures. The adopted Redevelopment Plan permits the
construction of two buildings with maximum 45 units and 4,300 square feet of retail space. 15% of the
units are required to be set aside as affordable for very low, low, and moderate income households.
DH-24 Zone Redevelopment Area
This Redevelopment Area consists of Block 703, Lots 3, 4, and 8, which encompasses the majority of the
DH-24 zone. The area totals approximately 5.3 acres and is located along an extension on Lone Pine
Drive. The area was previously an industrial site utilized by VA Spatz & Sons Construction, Inc. The
adopted Redevelopment Plan allows a 3-story multi-family rental development with up to 170 units, of
which 15% are set-aside as affordable for very low, low, and moderate income households. In order to
ensure appropriate access to the site, the Redevelopment Plan additionally requires the construction of
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off-tract improvements along the Lone Pine Drive extension, with the option of dedicating the extension
to the Township as a public right-of-way.
100 Locust Avenue Redevelopment Area
100 Locust Avenue is designated as Block 1901, Lot 35, a 10.19-acre vacant parcel. The area was
previously zoned in the LI district and was developed with an industrial building that hosted the
Computer Sciences Corporation. The adopted Redevelopment Plan permits the development of an agerestricted rental development with maximum density of 196 units. 29 units (15%) are required to be set
aside as affordable for very low, low, and moderate income households.
Hamilton Avenue School Redevelopment Area
This Redevelopment Area consists of Block 1301, Lot 19, which was formerly the site of a school
affiliated with the Church of the Little Flower. The property was previously developed with a school
building, a gymnasium, and a parish center. The property is approximately 15.38 acres, with frontages
on both Roosevelt Avenue and Hamilton Avenue. The adopted Redevelopment Plan allows for an
inclusionary project with a maximum of 100 units, of which at least 20 units (20%) must be set aside as
affordable for very low, low, and moderate income households. As the western portion of the property
is located within a flood hazard area with wetlands, the Plan also requires the preservation of the
woodland buffer and natural features in these environmentally constrained areas.
Former Mondelli Property Redevelopment Area
This Redevelopment Area consists of Block 614, Lot 3, which was formerly owned by Township resident
Vito Mondelli and used for his residence and nursery/landscaping business. The parcel is a triangular
property with approximately 0.66 acres, and is located adjacent to the train station. After Mondelli’s
passing, his estate bequested a portion of the property to the Township for a public park in accordance
with Mondelli’s Last Will and Testament. The Township further signed a Memorandum of Understanding
with the designated Redeveloper, outlining the terms of utilizing the remaining portion for an
inclusionary multifamily rental development. The adopted Redevelopment Plan allows for the
development of a multifamily rental building with maximum density of 10 units and minimum affordable
units set-aside of 15%, with the additional option of transferring the 2-unit obligation to the
redevelopment project within the Berkeley Crossing Redevelopment Area. The Plan also sets forth the
terms for the redeveloper to design and construct the public park in accordance with Mondelli’s Will and
the Memorandum of Understanding.
Former Movie Theatre Redevelopment Area
Block 702, Lot 13 is designated as the Former Movie Theatre Redevelopment Area. The parcel is
approximately 1.03 acres and has frontage on Springfield Avenue. The property was formerly developed
as the Berkeley Cinema movie theater, but the building remained vacant for 8 years after the movie
theater closed in 2011. The building was demolished in early 2019. The adopted Redevelopment Plan
allows for a 4-story mixed-use inclusionary building with maximum of 20 units and 4,000 square feet of
retail space. 15% of the residential units are required to be set aside as affordable for very low, low, and
moderate income households.
Former Kings Redevelopment Area
Block 702, Lot 17 is designated as the Former Kings Redevelopment Area. The parcel is approximately
4.84 acres and is an irregularly shaped site with frontages on Springfield Avenue and Sherman Avenue.
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The parcel is located in a prominent location in the downtown in close proximity to the train station. The
site was formerly developed with a strip mall containing the Kings supermarket along with several
smaller retail businesses and a large surface parking lot. The adopted Redevelopment Plan allows for a
3-story inclusionary rental apartment building with maximum of 150 units and 25,000 square feet of
retail space. Of the 150 units, 23 units (15%) are required to be set-aside as affordable for very low, low,
and moderate income households.
Former Hotel Redevelopment Area
Block 702, Lot 18 (commonly known as the “Former Hotel” property in the Township) was designated as
a Non-Condemnation Area in Need of Redevelopment along with Block 702, Lots 13 & 17 via Resolution
274-2016. The property is a 2-acre vacant land located adjacent to the Former Kings site. The property
was formerly approved for a 108-suites extended stay hotel in 2006, but the hotel was never
constructed. The property was included as a potential site for inclusionary housing development in the
aforementioned Settlement Agreement, but no Redevelopment Plan has yet been adopted for the site.
Municipal Complex Redevelopment Area
This Redevelopment Area is comprised of 4 tax parcels designated as Block 608, Lots 1 & 4, and Block
504 Lots 5& 6. The entire area is approximately 9.48 acres, and encompasses the Berkeley Heights
Municipal Complex and the Township-owned commuter parking spaces near the Berkeley Heights Train
Station. This Redevelopment Area was designated to facilitate the renovation of the Municipal Complex
in order to provide more space for municipal departments and community services, as well as to expand
the commuter parking lot to alleviate train station parking demand. Accordingly, the adopted
Redevelopment Plan permits public buildings and recreational spaces, other governmental uses, as well
as public and private schools, reservations, and conservation areas.
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VI. Land Use Development Trends
6.1 Current Land Use Mix
Berkeley Heights is a residential community with vast expanses of parks and natural resources. Map 3 is
the existing land use map of the Township, and Table 27 breaks down the land use mix by area. Almost
50% of land in the Township is dedicated to residential uses, while parks, conservation lands, and
recreational open space constituted approximately 23% of the total land use area. There is also a
significant share of commercial uses, mostly located in downtown Berkeley Heights and the I-78
corridor. Downtown Berkeley Heights additionally has a few mixed residential and retail buildings, and
industrial uses are mainly concentrated along Snyder Avenue to the south of downtown. Notably, the
Township has one sole qualifying farm parcel with total area of 3.36 acres.

Table 27: Land Use Mix of Berkeley Heights, 2019
Land Use Category

Total Acreage

% of Total Area

Residential

1757.25

45.8%

Mixed-Use

2.54

0.1%

522.64

13.6%

71.20

1.9%

Public/Institutional

220.09

5.7%

Conservation/Recreation

881.85

23.0%

3.36

0.1%

Utility/Transport

251.31

6.5%

Vacant Land

127.27

3.3%

3837.51

100.0%

Commercial
Industrial

Agricultural

TOTAL

Source: NJOGIS, Parcels and MOD-IV of Union County, NJ, dated 8/21/2019
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Map 3: Existing Land Use
Berkeley Heights
RESIDENTIAL

OL

OL

OL

LI

ING

R-10
R
SP

OL

FIE

A
LD

R-10

OL

N
VE

OL

R-20

UE
DH-18

DD

HB-2

AH-4

DMX

OL
UE
N
VE
A

DH-24

AH-7

OL
AH-5

OL

LI
AH-3

AVENUE

OL

R-15

E
AVENU
SNYDER

OL

IN
MOUNTA

OL

N
TO
IL
M

R-15

HA

DH-12
R-15

PLAINFIELD AVENUE

E
AN
NL

OL

OL

OL

OL

OL

OL

OL

OL

AH-6

R-15

R-15A

R-20

OL

OL

OL

OR-A1
OR-A

R-20

T
RS
TE
IN

A

TE

78

OR

OR-B

AH-1

OR

OR

GLEN
S

R-20

ROA D

OL

0.1%
Mixed use

6.5%
Utility/Transportation 3.3%
Vacant Land

0.1%
Agricultural

23.0%
Conservation/Recreation

2,500’

$

1.9%
Industrial
13.6%
Commercial

5.7%
Public/Institutional

0

E
ID

OL

HB-3

MIXED USE (RESIDENTIAL + RETAIL)
COMMERCIAL
INDUSTRIAL
PUBLIC/INSTITUTUTIONAL
CONSERVATION/RECREATION
AGRICULTURAL

DH-12

DH-12

OL

R-15

UTILITY/TRANSPORTATION
VACANT LAND

OL

R-15

AV
E

REDEVELOPMENT AREAS

OL

OL

OL

NU
E
EM
ER
SO

RK

PA

45.8%
Residential

5,000’

40
D
OA
LR
HIL
ND
MO
DIA

6.1.1 Residential

The existing housing stock (as of 2017) in Berkeley Heights is predominantly single-family detached
housing, comprising 90.7% of the housing stock (see Table 28). Correspondingly, the housing stock is
mostly owner-occupied, which comprise 90.1% of the total housing stock (see Table 29). Approximately
4.9% of all housing units are currently vacant. It should be noted that there are only 3 multifamily
apartments in the Township: the Station Court Apartments at 230-250 Sherman Avenue, the Park Edge
Apartments at 38 Park Edge, and the Ella Gardens Apartments at 419-425 Plainfield Avenue. Additional
multifamily rental units and condos are located within mixed-use developments in the downtown.
Table 28: Housing Units by Type of Structure in Berkeley Heights, 2017
2017
Count

Percent

Single-family detached

4,193

90.7%

Single-family attached

224

4.8%

2-4 Units

126

2.7%

78

1.7%

Mobile Home

0

0.0%

Boat, RV, van, etc.

0

0.0%

4,621

100.0%

5 or more Units

Total Housing Units

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

Table 29: Housing Tenure and Occupancy in Berkeley Heights, 2017
2017
Count

Percent

Owner-occupied

4,165

90.1%

Renter-occupied

228

4.9%

Vacant

228

4.9%

4,621

100.0%

Total Housing Units

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

In terms of age of structures, the majority of the existing housing stock were built in the 1950s and
1960s (see Table 30). It should be noted that renter-occupied housing units in the Township are in
general older than owner-occupied housing units. 38.6% of renter-occupied units were built in 1939 or
earlier, whereas only 4.7% of owner-occupied housing units are of the same construction age. While
there was a slight surge in construction of rental units in the 1990s (19.7%), no rental units were
constructed in 2000 or later.
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Table 30: Housing Units by Year Structure Built in Berkeley Heights, 2017
Owner-occupied

Renter-occupied

All Units (inc. Vacant)

Count

Percent

Count

Percent

Count

Percent

Built 2010 or later

19

0.5%

0

0.0%

19

0.4%

Built 2000 to 2009

178

4.3%

0

0.0%

216

4.7%

Built 1990 to 1999

360

8.6%

45

19.7%

405

8.8%

Built 1980 to 1989
Built 1970 to 1979

204
389

4.9%
9.3%

10
9

4.4%
3.9%

225
398

4.9%
8.6%

Built 1960 to 1969

1,415

34.0%

31

13.6%

1,500

32.5%

Built 1950 to 1959

1,151

27.6%

20

8.8%

1,246

27.0%

Built 1940 to 1949

255

6.1%

25

11.0%

301

6.5%

Built 1939 or earlier

194

4.7%

88

38.6%

311

6.7%

Total Housing Units

4,165

100.0%

228

100.0%

4,621

100.0%

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

As Tables 31 and 32 show, housing value in Berkeley Heights is generally higher than in Union County as
a whole. The median value of owner-occupied housing units in the Township is $606,600 compared to
$351,800 in the county; and the median gross rent of renter-occupied housing units in the Township is
$2,031 compared to $1,219 in the county. Notably, the great majority (63.3%) of owner-occupied
housing units in the Township are valued between $500,000 and $999,999 compared to 21.6% in the
county. Further, only 7.1% of owner-occupied housing units in the Township are valued below $300,000
while 38.2% in the county are valued in that range. Of renter-occupied units, nearly half (47.8%) have
gross rents over $2,000 compared to just 8.7% in the county.

Table 31: Value of Owner-occupied Housing Units in Berkeley Heights and Union County, 2017
Berkeley Heights

Union County

Count

Percent

Count

Percent

64

1.5%

3,622

3.3%

$100,000 to $249,999

106

2.5%

24,022

21.7%

$250,000 to $499,999

1,092

26.2%

53,733

48.5%

$500,000 to $749,999

1,924

46.2%

17,513

15.8%

$750,000 to $999,999

711

17.1%

6,420

5.8%

$1 Million or more

268

6.4%

5,452

4.9%

4,165

100.0%

110,762

100.0%

Less than $100,000

Total Owner-occupied Units
Median Value

$606,600

$351,800

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates
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Table 32: Gross Rent of Renter-occupied Housing Units in Berkeley Heights and Union County, 2017
Berkeley Heights

Union County

Count

Percent

Count

Percent

Less than $1,000

20

9.4%

21,694

29.1%

$1,000 to $1,499

74

34.7%

31,918

42.8%

$1,500 to $1,999

10

4.7%

14,142

19.0%

$2,000 to $2,499

40

18.8%

4,754

6.4%

$2,500 to $2,999

5

2.3%

1,337

1.8%

$3,000 or more

64

30.0%

651

0.9%

213

100.0%

74,496

100.0%

Total Renter-occupied Units
with Cash Rent
Median Gross Rent

$2,031

$1,219

Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates

While residential property values are high, the current housing market within the Township is also
unaffordable for many residents. The US Department of Housing and Urban Development (HUD) has
traditionally determined that a household is cost-burdened by housing if 30% or more of household
income is spent on housing. As shown in Table 33, close to 30% of households in Berkeley Heights,
whether living in their own residence or renting, are cost-burdened. In addition, renters are paying
greater shares of household income on housing than homeowners – while close to half (46.9%) of
homeowners pay less than 20% of household income on housing, most renters are spending 20%-29%
monthly. These figures indicate a latent demand for a wider range of housing products that are
affordable for different types of households in the Township.

Table 33: Monthly Housing Costs as Percentage of Household Income in Berkeley Heights, 2017
Owner-Occupied

Renter-Occupied

Count

Percent

Count

Percent

1,953

46.9%

65

30.5%

989

23.7%

85

39.9%

30 percent or more

1,223

29.4%

63

29.6%

Total Occupied Units

4,165

100.0%

*213

100.0%

Less than 20 percent
20 to 29 percent

*With Cash-Rent
Source: U.S. Census Bureau, ACS 2013-2017 Five-year Estimates
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6.1.2 Mixed-Use

There are a number of mixed residential and retail developments in the downtown along Springfield
Avenue. The majority of these developments are pre-war buildings, with ground-floor retail and two
stories of apartment units above. These include 425-427 Springfield Avenue, 473 Springfield Avenue,
495 Springfield Avenue, 559 Springfield Avenue, and 630 Springfield Avenue. A slightly newer building is
at 465 Springfield Avenue – it was constructed in 1979 and features 2 apartment units located above 2
retail spaces. In addition to these traditional style mixed-use buildings, 3 condominium buildings with
retail on the ground-floor were constructed more recently in 2006-2007. These include 449-453
Springfield Avenue, 455-459 Springfield Avenue, and 135-151 Plainfield Avenue, all of which were
constructed with 4 residential units above 2 retail spaces.

6.1.3 Commercial

This category includes all commercial uses, including retail, office, research, accommodation, and
medical facilities. While there are a few small-scale commercial properties scattered in residential
neighborhoods, commercial uses in the Township are geographically concentrated in downtown
Berkeley Heights and the various corporate parks and medical complexes near I-78.
Retail
General retail sales and services are predominantly located in the downtown along Springfield and
Sherman Avenues. There is a wide range of businesses and establishments in the downtown, including
delis and grocery stores, cafes and restaurants, banks and financial institutions, pharmacies, gas stations
and auto supply stores, wine and liquor stores, personal and business services, art studios, dog rescue,
etc. Except for a few major chains and franchises like the Stop & Shop, Walgreens and CVS, and various
banks, the majority of businesses in the downtown are boutique establishments owned by local
residents and other small business owners. Other stand-along businesses outside of the downtown
include the Berkeley Swim Club at 200 Hamilton Avenue, a gas station on 495 Plainfield Avenue, and the
River View Banquet Center on 56 River Road.
Office, Research, and Accommodation
The Connell Corporate Park, located at 25-500 Connell Drive south of the I-78, is a multi-use corporate
campus totaling 185 contiguous acres. The campus currently consists of 5 Class A office buildings
totaling over 1.49 million square feet, a Life Time fitness center with spa, and a 174-room Embassy
Suites by Hilton hotel that contains a full-service Starbucks and the 150-seat Grain & Cane restaurant.
Connell also recently completed “The Grove” at 150 Connell Drive, which is a landscaped urban park
featuring a plaza with an amphitheater and sitting steps, waterfall, great lawn, and woodland walking
path.
The Nokia Bell Labs Murray Hill campus at 600 Mountain Avenue is partially located in Berkeley Heights.
The Berkeley Heights portion occupies 153.4 acres and is improved with the majority of offices and
communication technologies research facilities on the campus. The northern portion of the campus is
located in the Borough of New Providence.
A smaller office complex, the 24-acre Mountain Heights Corporate Center, is located at 430 Mountain
Avenue. There is one Class A office building on-site with 183,312 square feet of floor area, which
includes office spaces on four levels and a full service cafeteria and fitness center.
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In addition to these major corporate complexes, there are a few professional offices for private practices
located in the downtown.
Medical
Berkeley Heights is home to a Summit Medical Group campus and two inpatient rehabilitation centers.
There are also various doctor’s offices in downtown Berkeley Heights and a few dentist’s offices in
residential neighborhoods.
The Summit Medical Group Berkeley Heights Campus is located at 1 Diamond Hill Road. It is developed
on a 42.73-acre property and contains three pavilions. The campus includes an urgent care center,
various practitioner offices and medical facilities, a Walgreens Pharmacy, and a café and conference
center.
To the east of Summit Medical Group at 40 Watchung Way, there is the 35.2-acre Runnels Center for
Rehabilitation and Healthcare. The Runnels Center offers services in sub-acute rehabilitation, long term
care, and specialty nursing care, and contains accommodation facilities, dining and recreational
amenities, and an on-site pharmacy. The Autumn Lake Healthcare facility, occupying 6.28 acres on 35
Cottage Street, offers short-term rehabilitation and skilled nursing services.

6.1.4 Industrial

Industrial use constitutes the second smallest use (1.8%) in terms of land area in the Township. The
Township’s industrial uses are mainly concentrated south of the downtown along Snyder Avenue. This
area is developed with many warehouses and distribution centers, self-storage, and light manufacturing,
fabrication, and processing facilities. Some of these warehouses have also been reused or tenanted by
sports gyms, commercial recreation facilities, and schools for martial arts, dance, music, and other
performance arts. Outside of this area, there is also an industrial site near the northern boundary of the
Township. The warehouse building on one of the parcels in this area is currently occupied by a Crossfit
gym and a dog training facility.

6.1.5 Public/Institutional

This category includes all tax-exempt properties developed for use by municipal departments, the Board
of Education, and religious, charitable, and other qualifying non-profit organizations. Approximately
5.7% of the land use within the Township is dedicated to such uses, and the majority of these parcels are
public school properties. Municipal offices occupy the Municipal Complex at 29 Park Avenue, while the
fire house is located at 355 Hamilton Avenue and the Rescue Squad is located at 378 Snyder Avenue.
There are also a number of churches in the Township, including Church of the Little Flower, Westminster
Presbyterian Church, Mountain Ridge Bible Chapel, Asian Indian Christian Church, Diamond Hill United
Methodist Church, UR Church/Tu Iglesia, Union Village United Methodist Church, and Calvary Assembly
of God. Other non-profit institutions include a Veterans of Foreign Affairs post, the Berkeley Heights
YMCA with a pool, and the Our House group home for individuals with intellectual and developmental
disabilities.
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6.1.6 Conservation/Recreation

Berkeley Heights has almost 900 acres of publicly owned parks, natural reservations, recreational fields,
and undeveloped woodlands, constituting the second largest type of land use within the Township (see
Table 34). The most prominent natural resource in the Township is the Watchung Reservation, which is
the largest nature reserve in Union County that also encompasses areas in the City of Summit, the
Borough of Mountainside, the Township of Scotch Plains, and the Township of Springfield. Of the 2,000+
acre reserve, the northernmost portion totaling 442.75 acres is located within Berkeley Heights along
the Township’s southeastern border. The reserve is governed by the Union County Division of Parks and
Recreation, and offers hiking and equestrian trails, theme gardens, picnicking and play areas, and
fishing, kayaking, and boating on the lakes and ponds within the reservation. Union County also governs
the Passaic River Park, which is located along the northern border of the Township. The Park offers both
active and passive recreation opportunities, including wildlife observation, canoeing, two soccer fields,
and multiple trails. It should be noted that a section of the Passaic River that runs through residential
neighborhoods in the Township is owned and governed by the Township. In addition to the County
Parkway system, Berkeley Heights maintains 8 parks and the Columbia School fields. There are also
numerous Township-owned lands that are undeveloped and not zoned for future development.

Table 34: Major Conservation and Recreation Areas in Berkeley Heights
Name
Columbia Fields
Columbia Park
Horseshoe Road Park
Passaic River Park
Peppertown Park
Pheasant Hill Park
Snyder Avenue Park
Standford Drive Park
Veteran’s Memorial Park
Watchung Reservation
Wemett Park
Passaic River
Other Conservation Lands

Acres Features
4.40 Tennis and basketball courts.
26.96 Baseball field and basketball courts.
Soccer and baseball fields on west side of Horseshoe Road;
67.40
undeveloped woodlands on east side.
Canoe launch, wildlife observation blind, wildflower meadow,
110.25
deer exclosure area, two soccer fields, and trails.
Walking path; in conceptual development as park for passive
1.71
recreation and public events.
Located on Emerson Lane; part of the Recreation and Open
26.00
Space Inventory of the NJ Green Acres Program.
12.83 Football field, baseball field, playground with spray area.
Located on Drier Avenue; part of the Recreation and Open
17.70
Space Inventory of the NJ Green Acres Program.
3.80 Soccer field, playground, historic memorial with walking path.
Forested natural reserve; major features located within
442.75 Berkeley Heights include Seeley’s Pond, the Deserted Village,
and various picnic grounds and trails.
Located on 23-31 Horseshoe Road; contains a historic site; part
17.97 of the Recreation and Open Space Inventory of the NJ Green
Acres Program.
A portion that runs through residential neighborhoods
12.97 between Chaucer Drive and Riverbend Road and between
Cromwell Court and Brook Street.
Includes all other Township owned undeveloped parcels that
104.64
have been conserved as woodlands.
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6.1.7 Agricultural

There is one qualified farm parcel in the Township located on Mountain Avenue along the Western
border of the Township. The property is designated as Block 1601, Lot 23 on the official tax maps of
Berkeley Heights, and constitutes 3.36 acres of land.

6.1.8 Utility/Transportation

This category includes NJ Transit railroad properties and the train station, certain streets and roadways
when they are captured within a tax parcel, NJ Department of Transportation right-of-ways along I-78,
parking facilities, PSE&G easements, the Berkeley Heights Sewage Plant, and other utility facilities such
as an American Water owned water tower, public cell tower, and the Morris-Union Jointure Commission
bus depot and maintenance facility.

6.1.9 Vacant Land

There approximately 90 vacant land parcels (not including common areas of condominium
developments or surface parking lots) spread throughout the Township that total approximately 127
acres. While some of these properties are previously undeveloped land, many are sites of former
residences, commercial businesses, or industrial facilities. One major vacant site is the OR-A1 zoned site
within Connell Corporate Park. It should also be noted that approximately 20 of vacant land parcels are
owned by the Free Acres Association.

6.2 Recent Development Activity
From 2008 to 2018 (most recent year available), a total of 133 housing units were authorized by building
permits and a total of 42 units were issued demolition permits (see Table 35). Of the building permits,
132 were for one- and two-family units and 1 was for a multifamily unit. All demolition permits were
issued for one- and two-family units. Notably, both types of permits have been issued for one- and twofamily residential dwellings consistently since 2008. From 2008 to 2018, 72 housing units, all of which
were one- and two-family units, obtained certificates of occupancy in the Township (see Table 36). As
shown in Map 4, these new residences were constructed in many different neighborhoods in the
Township, indicating a geographically dispersed market for residential development activity.
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Table 35: Housing Units Authorized by Building vs. Demolition Permits in Berkeley Heights, 2008-2018
2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Total

Building

8

4

8

5

23

7

16

30

10

15

6

132

Demolition

4

2

6

2

3

3

7

7

1

4

3

42

0
0

0
0

0
0

0
0

0
0

0
0

0
0

0
0

1
0

0
0

0
0

1
0

Building

0

0

0

0

0

0

0

0

0

0

0

0

Demolition

0

0

0

0

0

0

0

0

0

0

0

0

Building

8

4

8

5

23

7

16

30

11

15

6

133

Demolition

4

2

6

2

3

3

7

7

1

4

3

42

1&2 family

Multifamily
Building
Demolition
Mixed use

Total

Source: NJ Department of Community Affairs, Building Permits, 2008-2018; Demolition Permits, 2008-2018

Table 36: Housing Units Certified in Berkeley Heights, 2008-2018
2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Total

1&2 Family

8

3

3

3

2

8

5

11

15

18

4

72

Multifamily

0

0

0

0

0

0

0

0

0

0

0

0

Mixed use

0

0

0

0

0

0

0

0

0

0

0

0

Total

8

3

3

3

2

8

5

11

15

18

4

72

Source: NJ Department of Community Affairs, Certificates of Occupancy Yearly Summary Data, 2008-2018

On the non-residential side, the Township from 2008 to 2018 experienced significant construction
activity for a variety of product types, including office, retail, assembly, institutional, and hotel uses. As
shown in detail in Table 36, a total of 711,923 square feet of commercial space were certified during the
time period. The greatest increase occurred for assembly use, which totaled 284,572 square feet. The
main assembly uses constructed include the YMCA building at 59 Locust Avenue and the Life Time
fitness center and spa in Connell Corporate Park. Notably, office construction had taken place
periodically throughout this time period, and a total of 201,271 square feet of office space have been
certified. Major office developments included the L’Oreal headquarters at 50 Connell Drive, office
spaces in the Heritage Square, the Municipal Complex, and a new training tower for the Fire
Department. Additionally, the Primrose School (institutional) was completed in 2014, and the Embassy
Suites in Connell Corporate Park (hotel) was completed in 2018.
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Table 36: Square Feet of Commercial Space Certified in Berkeley Heights, 2008-2018
2008

2009

2010

2011

2012-13

2014

2015

2016

2017

2018

Total

Office

184,747

0

2,564

0

0

3,547

642

0

7,410

2,361

201,271

Retail

5,419

0

0

0

0

0

15,323

0

0

0

20,742

Assembly

0

142,113

142,113

0

0

0

0

0

0

346

284,572

Institutional

0

0

0

2,017

0

13,321

0

0

0

0

15,338

Hotel*

0

0

0

0

0

0

0

0

0

187,000

187,000

193,166

142,113

144,677

2,017

0

16,868

15,965

0

7,410

189,707

711,923

Total

*Not reported on NJDCA data; square footage is an estimate from concept plans.
Sources: NJ Department of Community Affairs, Certificates of Occupancy Yearly Summary Data, 2008-2018

While new retail space construction had also occurred during this time period, retail development
activity (20,742 square feet) had been small compared to office or assembly uses. The main retail
projects included Chase Bank at 96 Snyder Avenue, Berkeley Square, and CVS Pharmacy in the Berkeley
Heights Shopping Center, all of which are located in the downtown. In addition to these projects and the
aforementioned Primrose School and Heritage Square, downtown Berkeley Heights experienced the
addition of two townhouse projects: one at 569 Springfield Avenue and the other at 200 Sherman
Avenue.
In summary, development activity within the Township in the past decade since the last Master Plan has
largely followed existing zoning and land use patterns. New single-family residences have been built in
various residential neighborhoods within the Township, with consistent activity every year. Retail and
higher density residential uses are continuing to concentrate around the downtown area, characterized
by the propensity for larger-scale, uniform, planned developments. At the same time, the completion of
new phases of Connell Corporate Park has also added significant commercial space, including office,
assembly, and accommodation uses.
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6.3 Major Projects in the Pipeline
There are currently 7 designated Redevelopment Areas in the Township where inclusionary housing
development has been proposed or approved. Combined with the proposed development for the
Connell property in the OR-A1 zone, these inclusionary housing projects will add a total of 986 units and
93,400 square feet of retail space when fully constructed (see Table 37).

Table 37: Approved/Proposed Inclusionary Housing Projects in Berkeley Heights
Project Name

Street Address

Tax Lots

Details

Woodcrest (near old
community pool)

100 Locust Avenue

Block 1901, Lot 35

196 age-restricted
rental units

Stratton House (Former
King’s/NY Mart)

434 Springfield Avenue

Block 702, Lot 17

150 family rental units

The Terrace (Former
Movie Theater)

450 Springfield Avenue

Block 702, Lot 13

20 family rental units +
4,000 sf retail

Berkeley Crossing
(Berkeley Florist)

663 & 665 Springfield
Avenue and 88 River Road

Block 502, Lots 1,
2, 4 & 5

45 family rental units +
4,300 sf retail

Berkeley Crossing II & Vito
Mondelli Park (Mondelli)

182 Plainfield Avenue

Block 614, Lot 3

10 family rental units +
public park

Millcreek (Spatz Brothers)

91 Lone Pine Drive

Block 703, Lots 3,
4&8

170 family rental units

Toll Brothers (Hamilton
Ave/Little Flower)

110 Roosevelt Avenue

Block 1301, Lot 19

47 for-sale townhomes
+ 20 family rental units

Connell Park

Connell Drive

Block 4102, Lot 1

328 family rental units
+ 85,000 sf retail

Source: Township of Berkeley Heights Planning Board

In addition to these inclusionary housing projects, the Township is also undertaking redevelopment of
the Municipal Complex. Currently under construction, the new Municipal Complex will be a 58,500
square-foot building with expanded parking, new landscaping, and new stormwater management
system. The new building will host Township Administrative Offices and the Police Department, and also
provide a new library, new public meeting rooms, and community spaces. Total number of parking
spaces will be expanded from 88 spaces to 123 spaces.
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6.4 Residential Development Potential Under Existing Zoning
As indicated in the land use mix, the Township is a well-developed community with little vacant land
available for new development. As such, most future development is expected to take the form of
redevelopment, infill, conversion and adaptive reuse, or the demolition and replacement of existing
buildings. In order to assess the remaining residential development potential within the Township, a
build-out analysis was conducted to assess the maximum extent of development allowed under existing
zoning regulations and environmental constraints. The results are summarized in Table 25 and Maps 5.1
& 5.2. It should be noted, however, that this maximum build-out scenario is not likely to actually occur.
In reality, development potential will be constrained by many other factors, such as real estate market
trends, economic conditions, financial costs, and physical limitations of a site due to shape, topography,
access, easements, or environmental features.

Table 25: Maximum Residential Build-out Potential Under Existing Zoning
Future Development Potential
Downtown
Other Neighborhoods
Subtotal
Approved/Proposed
Downtown
Other Neighborhoods
Subtotal
MAXIMUM NEW UNITS AT BUILD-OUT

Total Units
1,084
28
1,112
395
591
986
2,098

Of the remaining vacant land parcels in single-family residential zones, there are only approximately 20
acres that are developable. These parcels, either by itself or with contiguous vacant land parcels, meet
the minimum lot size and dimensional requirements and have sufficient land area that are not
constrained by easements, wetlands or flood zones. As shown in Map 5.1, most of these parcels are
located in the R-20 zone in Free Acres and near Connell Corporate Park. Further taking into
consideration the possibility of future subdivisions, these vacant land parcels are estimated to
accommodate a maximum of 28 new single-family residences.
While the majority of land in the downtown are already developed, there are a number of vacant land
parcels. Moreover, many developed parcels are underbuilt, meaning that there are fewer residential
units existing compared to the maximum number of units permitted by zoning. As noted previously,
downtown Berkeley Heights is developed predominantly with single-use retail, restaurants, and business
services establishments, despite the fact that all downtown districts permit higher-density housing asof-right. In some downtown districts that allow both townhouses and mixed-use multifamily buildings,
many sites were developed with townhouses and resulted in lower unit yield than maximum permitted
by zoning. If all of these sites, except areas that are constrained by wetlands or flood zones, were
redeveloped at maximum density permitted by existing zoning, downtown Berkeley Heights would
accommodate an additional 1,084 dwelling units.
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In summary, under the hypothetical scenario that the Township can be fully built-out according to
existing zoning, the total future residential development potential is 1,112 units. Coupled with the 986
units in approved/proposed inclusionary housing projects, the Township would thus gain 2,098 units in
this scenario. Much of this development potential is located in the downtown, where 5 redevelopment
projects totaling 395 units have already been proposed, and the existing zoning would allow up to 1,084
units on vacant land and underbuilt sites. Because most of future development potential is held within
underbuilt sites, the addition of residential units would entail substantial expansion to existing buildings,
or the conversion and replacement of these buildings to townhouse/mixed-use development. As such, it
should be emphasized again that the full build-out as described in this analysis is unrealistic – it is highly
unlikely that such expansions or conversions will take place en masse. Nevertheless, the build-out
analysis demonstrates both the present gap between downtown development activity and actual
potential, and the need to reassess downtown zoning and development regulations to ensure that
future development occurs in appropriate densities.
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VII. Transportation
7.1 Existing Transportation Infrastructure
According to the New Jersey Department of Transportation (NJDOT), Berkeley Heights is encompassed
by a public street network totaling approximately 65.7 miles (as of March 2019). These include 3.16
miles under the jurisdiction of NJDOT, 11.56 miles of Union County roads, and 50.98 miles maintained
by the municipality. The highest classification roadway in the Township is Interstate 78, which traverses
east-west along the southern border of the Township. County routes in the Township include Springfield
Avenue, Mountain Avenue, Plainfield Avenue, Horseshoe Road, McMane Avenue, Glenside Avenue, and
Diamond Hill Road. In addition to the public street network, there are a number of private roads
maintained by individual property owners that service residential neighborhoods and corporate parks
within the Township.
The Township has regional commuter rail service to Hoboken Terminal, Newark Broad Street, and New
York Penn Station via NJ Transit’s Gladstone Branch line. The Berkeley Heights Train Station is located
near the intersection of Sherman Avenue and Plainfield Avenue in the downtown. NJ Transit additionally
operates bus route 986, which provides connection between the City of Plainfield and City of Summit
with stops at the Summit Medical Group and Connell Corporate Center in Berkeley Heights. Coupled
with the I-78, these public transportation routes offer Township residents access to New York City and
nearby municipalities in Northern New Jersey.
There are two public parking lots near the Berkeley Heights Train Station. One lot located at the
intersection of Park Avenue and Plainfield Avenue is owned by the Township and services both the
Municipal Complex and the train station. There are 88 public parking spaces total in this parking lot, of
which 54 standard parking spaces are dedicated to commuter parking. NJ Transit owns another parking
lot at the intersection of Sherman Avenue and Plainfield Avenue, which contains 165 standard spaces
and 2 ADA-accessible spaces. Commuter spaces at both of these parking lots require permits during
normal commuting times (no permit required after 6pm) and are free on weekends. There is currently a
waitlist to obtain a parking permit with over 300 people and wait time of approximately 2-3 years.

7.2 Transportation Survey Results
This section discusses the results from the aforementioned online community survey pertaining to
transportation. Respondents were asked to identify locations and times that they experience
congestion, intersections where there are dangerous conditions or require safety improvements, and
streets that need sidewalks or improvements to pedestrian infrastructure.

7.2.1 Congestion

Map 6 identifies the congested streets cited by respondents categorized by the number of responses.
Respondents indicated that congestion was particularly heavy during the rush hour around downtown
and along Mountain Avenue, as well as around schools during drop-off/pick-up times. This is evidenced
by the fact that Springfield Avenue and Plainfield Avenue, which both provide direct access to the train
station and downtown area in general, received the most mentions. Arterials that provide access to
schools and major employment centers within the Township, such as Connell Corporate Park and
Summit Medical Group, were the second most frequently mentioned streets. It should be noted that
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many respondents also commented on congestion along Union Avenue and Bonnie Burn Road, which
are located in New Providence and Scotch Plains respectively but connect to Berkeley Heights roadways,
and called for coordination with these neighboring municipalities to provide traffic improvements.

7.2.2 Safety

Map 7 identifies the dangerous intersections indicated by respondents, categorize by the number of
responses. The predominant point of concern for respondents was the intersection between Snyder
Avenue & Locust Avenue, which was mentioned by approximately 120 respondents alone. A traffic light
at this intersection is planned to be installed by the developer for the Woodcrest redevelopment project
at 100 Locust Avenue as part of its 2017 Redevelopment Agreement with the Township. Intersections at
Horseshoe Road & Plainfield Avenue and Park Avenue & Mountain Avenue were also very frequently
cited by respondents as needing a traffic light. It should be noted that most points of concern for
respondents were concentrated along Mountain Avenue and near the train station.

7.2.3 Sidewalks

Map 8 identifies the streets where respondents wished for additional sidewalks or improvements to
pedestrian infrastructure. Many respondents commented on the need for repairs to existing sidewalks
on major arterials, including Mountain Avenue, Plainfield Avenue, Snyder Avenue, and Springfield
Avenue. Many comments emphasized the need to repair existing sidewalks and fill gaps, especially along
street segments around schools to ensure that students and families can walk safely. Respondents also
expressed dissatisfaction at crossings in several areas of the downtown, including the train station, along
Springfield Avenue at locations with no traffic light, and between the Stop & Shop and Snyder Park.
Some comments also called for the widening of existing sidewalks in the downtown, and the provision
of sidewalks on both sides of a street where there is currently only one side with sidewalks. Notably,
some respondents felt that pedestrian infrastructure was not a pressing problem for the Township,
while others suggested that sidewalks should be added throughout the Township.

57

FIE

A
LD

N
VE

UE

WILLIAM
WOODRUFF
SCHOOL

UE
N
VE
A

E
AVENU
SNYDER

THOMAS P.
HUGHES
SCHOOL

T
RS
TE
IN

A

TE

78

AVENUE
Mc MANE

UN
MO

GLE
NS
ID

UE
EN
AV

E R OAD

DE
SI

GOVERNOR
LIVINGSTON
HIGH SCHOOL

PLAINFIELD AVENUE

2,500’

5,000’

58

Map 6:
Traffic
Congestion
Berkeley Heights

ING

BERKELY
HEIGHTS
TRAIN
STATION

N
TO
IL
M

ELT AVE
ROOSEV

HA

E
N AVENU

MCMILLIN
EARLY
CHILDHOOD
CENTER
MOUNTAI

HO
SH
OE
R

ENUE
LOCUST AV

Which locations and at what times
do you experience trafﬁc congestion
within the Township?
1 RESPONSE
2-10 RESPONSES
11-20 RESPONSES

R
SP

COLUMBIA
MIDDLE
SCHOOL

E
AN
NL

0

TA
INS
IDE
AV
E

GL
EN

21-40 RESPONSES
40+ RESPONSES

MOUNTAIN
PARK SCHOOL

NU
E

PHILLIPS PREISS GRYGEIL LEHENY HUGHES LLC 2020

EM
ER
SO

AV
E
RK

PA

E
RS

D
OA

D
OA
LR
HIL
ND
MO
DIA

FIE

A
LD

N
VE

UE

BERKELY
HEIGHTS
TRAIN
STATION

WILLIAM
WOODRUFF
SCHOOL

UE
N
VE
A

ENUE
LOCUST AV

E
AVENU
SNYDER

THOMAS P.
HUGHES
SCHOOL

A

TE

78

AVENUE
Mc MANE

UN
MO

GLE
NS
ID

UE
EN
AV

E R OAD

DE
SI

GOVERNOR
LIVINGSTON
HIGH SCHOOL

PLAINFIELD AVENUE

2,500’

5,000’

59

Map 7: Safety Issues
Berkeley Heights
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Map 8: Sidewalks
Berkeley Heights
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VIII. Issues and Opportunities
8.1 Zoning and Development Regulations
Issue: There are too many zoning districts in the Township, particularly in the downtown, which
unnecessarily burdens the review process and inhibits the creation of a unified character.
As described previously, there are 23 existing zoning districts (not including Redevelopment Areas), 7 of
which are for the downtown. Some of these districts allow similar or identical uses but cover only a
small area or are disjointed in geographical distribution. Especially in the downtown, this redundancy
makes it more difficult to comprehensively assess development patterns and inhibits the downtown
from having a more unified character. Many large parcels in the downtown have also been designated
as Redevelopment Areas in recent years, requiring a reevaluation of desirable uses, densities, and other
standards within downtown zones to ensure that redevelopment projects and the rest of the downtown
are compatible with each other. Further, the DH-24 zone is now largely obsolete, as the majority of the
previous zone was designated as the DH-24 Zone Redevelopment Area, leaving only a small irregularly
shaped area with low development prospects within the DH-24 zone. Revisiting current zoning within
the Township and considering new boundaries and standards for the downtown would help to
streamline the review and permitting process and help to articulate a cohesive vision for the future
development of the downtown.
Issue: Use regulations, particularly in the downtown, are overly specific while including uses that may
no longer be viable and excluding many types of businesses that may be desirable.
Permitted uses in some zoning districts are currently rigidly regulated by lists of specific types of
businesses/facilities. For instance, in the DD zone where the majority of downtown commercial uses are
located in, 38 types of stores are listed under the category of “Retail Sales” and 10 other types of
businesses are listed under the category of “Walk-In Customer Services.” However, most of these listed
uses are overly specific by drilling down to the level of merchandise being sold, such as “Cigar Stores and
Stands,” “Binocular and Telescope Stores,” and “Trophy Shops.” This ordinance structure risks excluding
any use that may be a viable and desirable business but does not specifically sell the merchandise listed.
Further, some of the permitted uses have become largely obsolete in today’s retail environment, such as
“Video Tape Rental Stores.” Some uses require large warehouse-type spaces that may not be suitable in
a downtown environment, such as “Pool and Hot Tub Sales, Supplies and Service” and “Furniture and
Home Furnishing Stores.” Use regulations in the downtown and other districts should be revisited to
eliminate unnecessary barriers for desirable uses to locate and updated to reflect current market trends.
Issue: There are many inconsistencies within the Municipal Land Use Procedures Ordinance in regard
to regulations pertaining to development review.
The Township in 2016 performed an overhaul of design standards and adopted a new Part 19 – Design
Standards chapter in the Municipal Land Use Procedures Ordinance. Part 19 supplements Part 6 –
Zoning and provides comprehensive standards and guidelines in all areas of design of a development,
including site plans, urban design, architectural design, standards for multi-use buildings, standards for
multi-family buildings, as well as a dedicated section for the downtown that further delves into signage
and streetscapes. In addition to Part 19, there are numerous sections within the Ordinance that provide
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similar and sometimes inconsistent standards with each other or Part 19. Specifically, Part 5 dictates
sign regulations, Part 10 has an entire section on site plan review standards that cover a greater scope
than Part 19, and Part 11 is dedicated to regulations for parking areas, driveways, and waste/recycling
storage. These Parts, however, have not been updated to reflect the new Part 19, creating conflicting
standards for same elements. The Township is currently in the process of updating Part 5 - Signs to
better reflect current trends in signage, recent legal judgements surrounding sign regulations, and the
desired visual character of the Township. The same should be done to Parts 10 and 11 to ensure
consistency in regulations throughout the Municipal Land Use Procedures Ordinance and that
development regulations accurately distill visions for future land use development within the Township.
Opportunity: There are numerous sites suitable for infill or redevelopment remaining along the
Springfield Avenue and Sherman Avenue corridors that can catalyze revitalization of the downtown.
There remains a number of vacant land parcels along the Springfield and Sherman Avenues that can
accommodate new commercial or mixed-use developments desired by the community. There are also
vacant commercial buildings and large parking lots located in prime locations, such as the former
Berkeley Meadows Care Center at 311 Springfield Avenue, that may provide additional opportunities for
redevelopment. As shown in the Development Activity and Downtown Build-out Analysis Maps, there
has been very little new commercial/mixed-use construction in the downtown in the past decade
despite the fact that the current zoning allows for significant development potential. Identifying new
development opportunity sites and revisiting development regulations to incentivize the construction of
high-quality projects can further catalyze the revitalization of the downtown. At the same time, in light
of the new Redevelopment projects that are already in the pipeline, the Township should take a close
look at permitted uses and densities within the downtown, to ensure that there is a right balance
between commercial, residential, and other uses.

8.2 Housing
Issue: Many households in the Township are cost-burdened by housing and there is a lack of housing
designed for seniors and empty-nesters.
As noted in the demographics section, close to one third of households in Berkeley Heights are costburdened by housing, meaning that they pay 30% or more of their household income on housing-related
costs. Renters also generally pay a higher percentage of their income on housing than houseowners,
despite the fact that the existing rental housing stock in the Township are older than single-family
homes and townhouses. In other words, there is a latent demand to expand housing choice for all types
of households at all income levels. Especially in light of the aging demographics and shifting housing
preferences among seniors and empty-nesters, there is a need for housing that caters to the needs and
lifestyles of seniors and allow the senior community to age in place. Additionally, there are currently no
explicit regulations regarding the creation of accessory units or the ability of senior citizens to lease
rooms that have been adopted in many other communities as a method to help senior citizens defray
housing costs.
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Opportunity: The planned Redevelopment Projects will offer new inclusionary housing stock to
alleviate housing cost-burden and create a stable residential base in the downtown.
The 7 planned Redevelopment Projects will generate 658 new dwelling units, including 122 family rental
units and 20 for-sale units that will be affordable for very low, low, and moderate income households.
When constructed, these projects can help alleviate the housing cost burden within the Township,
particularly for renter households. Of these units, 395 units are planned in the downtown, many of
which are located the train station. The combination of amenities offered by the projects and the
convenient access to the train and other assets in the downtown can attract new residents, such as
empty-nesters, young families, and single professionals, who may prefer mixed-use environments and
smaller, managed units without the cost and effort of maintaining a traditional home. The occupancy of
these projects will also establish a stable residential base in and around the downtown, which can
contribute to foot traffic and greater demand for consumption and services. While the redevelopment
of these vacant/underutilized sites and the new population base will expand the tax base of the
Township, it is also pertinent to continuously assess the balance between growth and capacity of
services in order to ensure a high quality of life for all residents.

8.3 Economic Development
Issue: The Township has struggled to attract and retain new businesses in the downtown and diversify
the commercial mix.
Responses from the community survey revealed residents’ concerns over vacant storefronts in the
downtown and the difficulty the Township has experienced in attracting and retaining new businesses.
In stakeholder interviews, local business owners suggested that there is a perceived difficulty in the
efficiency and navigability of permitting processes that may be deterring new businesses from locating
in Berkeley Heights. One crucial problem cited by both business owners and residents is the lack of
diversity in commercial establishments within the Township, in particular dining options and familyfriendly businesses like movie theaters. While most residents encouraged maintaining the small-town
downtown feel with a variety of boutique shops and stores, many also expressed the desire for major
chains/franchises, specialty stores, and entertainment venues, especially those that may be attractive to
kids and teens. While reevaluating zoning and development regulations to make the permitting process
smoother for new businesses, the Township should consider executing an economic development
strategy that can help attract businesses desired by the community and further diversify the commercial
mix.
Issue: Downtown beautification and walkability remain major concerns for residents.
Unlike a traditional “main-street” where shops, restaurants, and other small businesses line a wide
boulevard, downtown Berkeley Heights is characterized by numerous shopping centers and retail strips
where large parking lots front on streets. This has contributed to an automobile-oriented environment
largely lacking in wide sidewalks, public gathering spaces, attractive streetscapes, and pedestrianfriendly amenities. Further, there is a lack of cohesive aesthetic identity within the downtown, featuring
a mix of different architectural styles, building setbacks and frontages, and signage types. In the
community survey, the great majority of respondents rated “Poor” for the categories of “Walkability,”
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“Attractiveness,” and “Distinct Sense of Place” in the downtown. The Township should continue to
refine and enforce downtown design standards in the Municipal Land Use Procedures Ordinance, and
consider measures such as traffic calming to enhance attractiveness and walkability of the downtown.
Opportunity: The Township has a pro-business reputation, and has found great success in initiatives
and events sponsored jointly with local businesses.
Conversations with business owners in the Business and Civics Group revealed that the Township has a
pro-business reputation and has a good collaborative relationship with the local business community.
Additionally, public events and programs jointly hosted by the Township and the business community
like the Winter Walk and Summer Concert Series have found great success and gained great popularity
among residents. In fact, in the community survey, over a third of respondents selected “sense of
community/people/public events” as one of the greatest assets of Berkeley Heights. The Township
should continue collaboration with the business community to sponsor community events that can help
downtown businesses grow and attract foot traffic.
Opportunity: Berkeley Heights is an established employment center with a large day-time population
of approximately 10,000 people.
As noted in the job flow analysis, there are over 9,000 workers who commute into Berkeley Heights.
Coupled with residents who are employed locally within the Township, there is a day-time population of
approximately 10,000 people. Many of these workers are concentrated in the major corporate facilities
along Mountain Avenue, such as Summit Medical Group and Connell Corporate Park. Because retail
services and food and beverage establishments are relatively limited within these facilities and in their
vicinity, there is an economic development opportunity in promoting downtown businesses to the
employee population in the Township. When considering the types of new uses and tenants for the
downtown, the Township may also take into account the preferences of the employee population,
which can support businesses when Township residents are absent during the daytime.

8.4 Natural Resources and Recreation
Issue: The Municipal Land Use Procedures Ordinance is largely devoid of regulations and design
guidelines that address environmental and sustainability concerns.
In stakeholder interviews with the Environmental Commission and the community survey, residents
noted the importance of preservation of natural resources in the Township and the incorporation of
sustainability best practices in future land development. While the municipal code includes general
regulations for tree protection, steep slopes, and flood zones, no specific provisions are reflected in the
Municipal Land Use Procedures Ordinance. For instance, as shown on Map 5.2, large areas within
Downtown Berkeley Heights are located within flood hazard areas. It may be pertinent to consider
updating bulk standards in affected zoning districts, such as establishing building height regulations
based on the design flood elevation or requiring a minimum floor-to-floor height above the design flood
elevation. Other parts of the ordinance may also be supplemented to include provisions regarding the
use of native species for landscaping, incentives and bonuses for using green building technologies and
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green infrastructure, and other regulations and design guidelines that could help the Township address
environmental and sustainability concerns.
Opportunity: Berkeley Heights has many ordinances that facilitate the preservation of critical natural
resources, and has also launched many initiatives to promote sustainability within the Township.
As noted previously, the existing land use regulatory framework in Berkeley Heights includes ordinances
regulating development in steep slope areas, riparian zones, and tree removal that have helped the
Township protect its critical natural resources. The Environmental Commission has also spearheaded
efforts in promoting sustainability within the Township, such as by completing Brownfields Inventory &
Prioritization, developing a Natural Resources Inventory and Community Forestry Management Plan,
and creating a Green Development Checklist as part of a Building Permit application. For these efforts,
the Township was awarded a Sustainable Jersey bronze-certification in 2018. The Township should
continue to update relevant ordinances and engage in sustainability initiatives, while exploring grants
and other funding sources from state and nonprofit organizations to help implement these programs.
Opportunity: The development of Mondelli Park and Peppertown Park and the restoration of Lower
Columbia fields will add to the supply of recreational spaces within the Township.
In the community survey, many residents expressed the desire for more passive recreational
opportunities. Both Mondelli Park and Peppertown Park will serve that purpose. The current concept
plans for the parks propose a series of gathering spaces, walkways with benches, play areas for children,
and other amenities that would provide residents a space to congregate, engage in passive recreation,
and hold public events. On the active recreation side, the Recreation Commission has initiated a nonprofit fundraising arm, the Friends of Berkeley Heights Commission, to finance improvements for the
Lower Columbia fields and other recreational spaces in the Township. The completion of these projects
in the near future can help the Township meet resident demands for recreation.

8.5 Transportation
Issue: Commuter parking near the train station is lacking, and there is need to reassess parking permit
regulations and enforcement.
In both stakeholder interviews and the community survey, residents expressed difficulty of finding
spaces in the commuter parking lot for the train station. Instead of tight supply, however, the issue is
that many spaces are underutilized but not available, as they are reserved by residents who have longheld commuter parking permits but do not necessarily use them on a daily basis. This has generated a
long waitlist (2 to 3 years) for commuter passes due to the over-demand for parking spaces. While the
redevelopment of the Municipal Complex is expected to expand the commuter parking lot, the
Township should also consider revisiting the parking permit system. Additionally, providing improved
facilities and infrastructure for alternative modes of access to the train station, such as sidewalks, bicycle
lanes, and shared mobility services may alleviate parking demand.
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Issue: Many intersections between main arterials are lacking traffic lights, leading to dangerous traffic
conditions.
In the community survey, residents identified many dangerous intersections, most of which are located
between county routes and other main arterials. The Township has successfully negotiated with the
developer of Woodcrest redevelopment project on 100 Locust Avenue for the installation of traffic lights
at the intersection of Snyder Avenue & Locust Avenue. However, there remains a large number of
intersections where safety improvements are needed. On Township maintained streets, the Township
should assess its capital improvement plan to ensure that the aforementioned areas are prioritized. On
county routes, the Township should work with Union County and explore state and county grants that
could help finance traffic safety improvements.
Opportunity: Many residents are supportive of installation of infrastructure and amenities to allow
alternative modes of transportation to the train station.
One of the most congested areas in the Township identified by residents was around the train station
during rush hour. Because many residents drive to/from the train station for their daily commute and
infrastructure for walking/bicycling to the train station from residential neighborhoods is lacking, main
arterials such as Springfield Avenue and Plainfield Avenue experience heavy traffic. However, many
residents in the community survey expressed support for infrastructure, such as better sidewalks and
bike lanes, that would allow non-motorized transportation to the train station. Such infrastructure
would be particularly beneficial to the planned inclusionary housing developments by encouraging
occupants to walk/bike to the train station. Some residents also suggested that the Township provide a
jitney/shuttle or other shared mobility service to the train station for commuters who live in
neighborhoods farther away. If successfully implemented, these measures can mitigate traffic demand
and improve congestion conditions.
Opportunity: The Township has acquired Safe Routes to School and Safe Streets to Transit grants that
can be dedicated to sidewalk improvements.
The Safe Routes to School and Safe Streets to Transit grants offer state aid for municipalities to expand
sidewalk inventories near schools and transit, and to fill sidewalk gaps and perform safety
improvements for pedestrian infrastructure. The Safe Streets to Transit project is proposed to install
1,510 L.F. of sidewalk on the east side of Plainfield Avenue, 5,200 L.F. of sidewalk on the west side of
Plainfield Avenue, and 1,205 L.F. of sidewalk along the north side of Roosevelt Avenue to offer better
pedestrian access to the train station from residential neighborhoods near the downtown. The Safe
Routes to School grant projects will similarly fill sidewalk gaps, install new crosswalks, and improve
pedestrian safety around schools, in particular Columbia Middle School, and better connect them to
residential neighborhoods, the downtown, and community/recreational facilities frequented by children
and their families. The installation of appropriate pedestrian infrastructure may also encourage more
walking and help to mitigate congestion near schools during pick-off/drop-off times.
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