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INTRODUCTION
The Municipal Land Use Law (MLUL) requires municipalities to prepare a Master Plan
Reexamination Report at least every ten years. Per N.J.S.A. 40:55D-89 the Report is required to
include the following:
a. The major problems and objectives relating to land development in the municipality
at the time of the adoption of the last reexamination report.
b. The extent to which such problems and objectives have been reduced or have
increased subsequent to such date.
c. The extent to which there have been significant changes in the assumptions, policies,
and objectives forming the basis for the master plan or development regulations as
last revised.
d. The specific changes recommended for the master plan or development regulations,
if any, including underlying objectives, policies and standards, or whether a new plan
or regulations should be prepared.
e. The recommendations of the planning board concerning the incorporation of
redevelopment plans adopted pursuant to the Local Redevelopment and Housing
Law into the land use plan element of the municipal master plan, and recommended
changes, if any, in the local development regulations necessary to effectuate the
redevelopment plans of the municipality.
f.

The recommendations of the planning board concerning locations appropriate for the
development of public electric vehicle infrastructure, including but not limited to,
commercial districts, areas proximate to public transportation and transit facilities and
transportation corridors, and public rest stops; and recommended changes, if any, in
the local development regulations necessary or appropriate for the development of
public electric vehicle infrastructure.

The Borough of Milltown’s last Master Plan Reexamination Report was adopted in 2009. This report
includes the statutorily required elements and provides recommendations for Master Plan and
land use actions.
Sections a and b consists of a review of the objectives and recommendations from the 2009
Reexamination Report. Section c has an overview of the Borough’s demographics, ordinances
and plans adopted and relevant changes since 2009. Section d contains recommendations for
Borough action to move forward with various planning projects and ordinance amendments.
Section e contains an overview of the redevelopment areas in the Borough.
The updated planning objectives and recommendations for zoning changes and other actions in
Section D of this report constitute an amendment to the Borough’s Master Plan.
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SECTION A - THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND DEVELOPMENT IN
MILLTOWN IN 2009
MILLTOWN PLANNING OBJECTIVES
Beginning in 1995, the Borough’s Master Plan and subsequent Reexamination Reports have
identified five major planning objectives. These objectives were continued in the 2009
Reexamination Report with additional commentary. The Planning objectives are as follows:
1. All vacant and abandoned parcels of land should be fully utilized by either development
with ratable or public amenities, including designated open space preservation, as
appropriate.
The 2009 Reexamination Report identified limited vacant lands within the Borough. The
Environmental Commission prepared an Open Space Inventory, which was most recently
updated in 2006. The Open Space Inventory recommended properties for future acquisition or
preservation.
2. Future plans should provide for more parks and open spaces within the Borough.
The 2009 Reexamination Report identified improvements to Mill Pond Park, Michelin Field, and the
Albert Avenue Park pedestrian path. The redevelopment of the Ford Avenue Area was expected
to include an open space area along Mill Pond. Middlesex County acquired parkland adjacent
to Lawrence Brook off Washington Avenue and the former Raritan Railroad right-of-way is passive
open space. Construction on the County’s David B. Crabiel Park was about to begin at the time
of the 2009 Reexamination Report. The Park has since been completed – it is split between Milltown
and North Brunswick. The conclusion of the 2009 Report was that limited vacant lands remained
in the Borough. The expansion of parks and open space should be achieved through
redevelopment projects and upgrades to existing facilities.
3. The Borough’s housing obligation should be satisfied through the provision of low and
moderate affordable units.
In 2009, the Borough was in the middle of litigation related to a Builder’s Remedy lawsuit that was
filed in 2006. A Housing Element and Fair Share Plan was adopted in May 2009.
4. The current land use patterns of Milltown should be encouraged and maintained.
The 2009 Report indicated that the Borough was essentially built out, so future land use policies
should focus on redevelopment and changes to existing developed properties
5. Proposed infill housing should be compatible with the established residential and
architectural style.
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The 2009 Reexamination report recommended adopting new standards for the B-1 zone to
reduce the permitted impervious coverage and institute minimum side yard setback standards.
SPECIFIC ZONING RECOMMENDATIONS FROM 2009
1. The Borough zoning and development regulations should include a statement of relative
consistency with the Residential Site Improvement Standards (RSIS).
2. The Borough should undertake a comprehensive review of sign regulations with respect
to the downtown business districts area.
3. The Borough should amend the B‐1 zone standards permitting accessory apartments at a
maximum of 50% of the total building floor area.
4. The Borough should evaluate the zoning regulations of the downtown districts to further
enhance the downtown and encourage activities in character with the existing small‐
scale retail sales and services.
5. The current residential bulk standards should be evaluated. Recommendations should be
considered to ensure that new residential buildings and additions are compatible with
the existing scale and character of the surrounding area.
6. The Borough should amend the Zone Map to reflect the Ford Avenue Redevelopment
Area (Block 58, Lots 1.01, 1.02, 1.03, and Block 59.01, Lot 5.01) and the Ford Avenue
Redevelopment overlay zone district (Blocks 58 and 59.01).
7. The Borough should amend the Zone Maps to reflect the Ryders Lane Tract
Redevelopment Area overlay zone district.
8. The Borough should rezone Block 73, Lots 3.01, 4.01, 5, 5.01, 6, 7 and 8 on Washington
Avenue from R‐10 to B‐2.
9. The Borough should rezone Lot 2.01, Block 86 from B‐1 to CS, Lot 104, Block 60 and Lots
5.05, Block 60 from B‐2 to CS, and Lot 5.06, Block 60 from B‐2A to CS since these lots are
now part of the Mill Pond Park.
10. The Borough should revise the zoning regulations to eliminate B‐2A Commercial/Senior
Citizen Housing zone district. This zone encompassed property now owned by Middlesex
County adjacent to and east of Lawrence Brook. This public land should be rezoned CS.
11. The B‐1 zone district standards should be clarified with specific conditional use s provided
for two‐family dwelling.

Page 7 of 33
12. The B‐2 zone district permitted use standards for movie theaters should be replaced as a
conditional use with specific standards to address building scale, signage, and parking.
13. The bulk requirements of the B‐1 and B‐2 zone districts should be revised to establish
building height and setback requirements reflecting the Borough’s Main Street character.
OTHER PLANNING RECOMMENDATIONS TO BE FURTHER EVALUATED AND CONSIDERED IN 2009
1. Undertake the Plan Endorsement Process through the New Jersey State Planning
Commission to retain the Borough’s Town Center designation, which expires on December
31, 2010.
2. Update the Borough’s application and escrow fee ordinances.
3. Prepare and adopt an Open Space and Recreation Plan.
4. Prepare and adopt a Green Building and Sustainability Element of the Master Plan. Seek
funding to accomplish this effort.
5. Prepare a Circulation Element as part of the Borough’s Master Plan. This should include but
not be limited to transportation problem areas such as speeding and traffic calming,
sidewalks and bikeways /greenways plan. Seek funding for this plan from NJDOT or NJ
Smart Futures Grant.
6. Complete the Natural Resource Inventory through the auspices of the Environmental
Commission and adopt it as part of the Master Plan.
7. Prepare a Historic Preservation Element of the Master Plan to incorporate research and
recommendations of the Historic Preservation Committee into the Borough planning
process.
8. Consider an amendment to the Stormwater Management Control Ordinance definition of
major development to establish thresholds that are more appropriate to the Borough lot
size and development patterns.
9. Consider the development of a stream corridor protection ordinance or riparian buffer
ordinance to address soil erosion and water quality issues.
10. Consider the development of a steep slope protection ordinance to better address soil
erosion and water quality issues.
11. Consider updating the Borough noise performance standards working with the
Environmental Commission.
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SECTION B - THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE BEEN REDUCED
OR HAVE INCREASED SINCE 2009.
MILLTOWN PLANNING OBJECTIVES
1. All vacant and abandoned parcels of land should be fully utilized by either development
with ratable or public amenities, including designated open space preservation, as
appropriate.
This objective remains valid in 2019. Several parcels that were vacant in 2009 have since been
developed or received approvals for development. The Borough should continue to evaluate
vacant and abandoned parcels for future development potential or utility as public amenities or
open space.
2. Future plans should provide for more parks and open spaces within the Borough.
This objective remains valid, but there is limited undeveloped land available in the Borough. The
future redevelopment of the Ford Avenue Redevelopment Area represents an opportunity to
provide for an open space greenway along the Lawrence Brook and Mill Pond. Future
redevelopment projects in the Borough, particularly those in a flood hazard area, should include
open space components. In addition, the Borough should explore ways to reduce impervious
coverage and increase vegetative cover.
3. The Borough’s housing obligation should be satisfied through the provision of low and
moderate affordable units.
This objective remains valid. The Borough is in the process of adopting a new Housing Element and
Fair Share Plan and implementing ordinances to provide for its fair share obligation. The Ford
Avenue Redevelopment Plan, which was amended subsequent to the 2009 Report, includes a
requirement that 70 affordable units be constructed at that location. The Borough should continue
to work toward meeting its affordable housing obligation in the current round and in the future.
4. The current land use patterns of Milltown should be encouraged and maintained.
This objective remains valid. As part of this process, the Borough should review the status of vacant
parcels and parcels developed with aging uses that may become outdated or vacant,
particularly where there are preexisting non-conforming uses and oversized lots in residential
neighborhoods. In addition, municipal and other public property should be evaluated for its future
development or preservation potential. This review should consider modifying zoning standards
and the potential use of statutory redevelopment if the situation warrants it in order to ensure that
future development and redevelopment is consistent with the Borough’s character.
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5. Proposed infill housing should be compatible with the established residential and
architectural style.
This objective remains valid. The Borough should consider options to prevent the construction of
oversized houses that are not compatible with the traditional pattern of development. Controls
such as variable height limits based on lot size, maximum residential floor areas or a residential
floor area ratio standard could ensure that new development retains the scale of its surroundings
and the character of the Borough is maintained.
SPECIFIC ZONING RECOMMENDATIONS FROM 2009
1. The Borough zoning and development regulations should include a statement of relative
consistency with the Residential Site Improvement Standards (RSIS).
This recommendation remains valid. The RSIS supersedes local standards for residential
developments. The Borough Ordinance should be updated to reflect these standards.
2. The Borough should undertake a comprehensive review of sign regulations with respect
to the downtown business districts area.
The Borough adopted an ordinance in November 2013 that established standards for sidewalk
signs in the business districts.
3. The Borough should amend the B‐1 zone standards permitting accessory apartments at a
maximum of 50% of the total building floor area.
This change has not been made; the recommendation remains under consideration.
4. The Borough should evaluate the zoning regulations of the downtown districts to further
enhance the downtown and encourage activities in character with the existing small‐
scale retail sales and services.
This change has not been made; the recommendation remains under consideration.
5. The current residential bulk standards should be evaluated. Recommendations should be
considered to ensure that new residential buildings and additions are compatible with
the existing scale and character of the surrounding area.
This recommendation is no longer valid. The Zoning Board of Adjustment has not been seen a
pattern of applications that would indicate there is an issue with the residential zoning standards.
No changes are recommended.
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6. The Borough should amend the Zone Map to reflect the Ford Avenue Redevelopment
Area (Block 58, Lots 1.01, 1.02, 1.03, and Block 59.01, Lot 5.01) and the Ford Avenue
Redevelopment overlay zone district (Blocks 58 and 59.01).
The Zone Map prepared by Maser Consulting dated June 2005 shows the Ford Avenue
Redevelopment Area. This has been addressed.
7. The Borough should amend the Zone Maps to reflect the Ryders Lane Tract
Redevelopment Area overlay zone district.
The Borough should review the status of the Ryders Land Tract Redevelopment Area to determine
if a certificate of completion has been or should be issued for the redevelopment project. The
Redevelopment Plan is not posted on the Borough website, and there is no discussion of overlay
standards in the Comprehensive Development Ordinance. If the redevelopment project has
been completed, reference to the Ryders Land Tract Redevelopment Area do not need to be
added to the zoning map.
8. The Borough should rezone Block 73, Lots 3.01, 4.01, 5, 5.01, 6, 7 and 8 on Washington
Avenue from R‐10 to B‐2.
This recommendation is no longer valid. The properties are residential in character despite the
presence of some commercial uses. Retaining them in the R-10 zone is preferred.
9. The Borough should rezone Lot 2.01, Block 86 from B‐1 to CS, Lot 1.04, Block 60 and Lot
5.05, Block 60 from B‐2 to CS, and Lot 5.06, Block 60 from B‐2A to CS since these lots are
now part of the Mill Pond Park.
This recommendation remains valid. Block 86, Lot 2.01 is a parking lot in the B-1 Zone adjacent to
Mill Pond that is part of the park. Block 60, Lot 5.05 is the municipal complex in the B-2 Zone. Block
60, Lot 1.04 is a split zoned parcel in the B-2 and CS zone between the Brook and the gas station
at the corner of Washington Avenue and Main Street. Block 60, Lot 5.06 is in the B-2A zone, as
discussed in number 10.
10. The Borough should revise the zoning regulations to eliminate B‐2A Commercial/Senior
Citizen Housing zone district. This zone encompassed property now owned by Middlesex
County adjacent to and east of Lawrence Brook. This public land should be rezoned CS.
This recommendation remains valid. The entirety of the B-2A zone district is now publicly owned,
preserved open space.
11. The B‐1 zone district standards should be clarified with specific conditional uses provided
for two‐family dwelling.
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The standards for the B-1 and B-2 districts should be revised to prohibit new one- and two-family
dwellings while allowing existing uses to retain their rights as permitted uses.
12. The B‐2 zone district permitted use standards for movie theaters should be replaced as a
conditional use with specific standards to address building scale, signage, and parking.
This recommendation is no longer relevant. The B-2 zone is limited in size and there is no pressing
need to create conditional use standards for movie theaters.
13. The bulk requirements of the B‐1 and B‐2 zone districts should be revised to establish
building height and setback requirements reflecting the Borough’s Main Street character.
The Borough should explore design standards that will regulate the style of construction along the
Main Street corridor to ensure that the Borough’s small-town character is retained.
OTHER PLANNING RECOMMENDATIONS TO BE FURTHER EVALUATED AND CONSIDERED IN 2009
1. Undertake the Plan Endorsement Process through the New Jersey State Planning
Commission to retain the Borough’s Town Center designation, which expires on December
31, 2010.
The Borough’s Town Center designation has been extended through June 30, 2020. This
recommendation remains valid.
2. Update the Borough’s application and escrow fee ordinances.
An update was prepared to the Borough’s application process, checklists, and fee ordinance in
2017. The update has not yet been adopted by Ordinance. The update should be reviewed,
revised if necessary, and considered for adoption.
3. Prepare and adopt an Open Space and Recreation Plan.
This recommendation remains valid.
4. Prepare and adopt a Green Building and Sustainability Element of the Master Plan. Seek
funding to accomplish this effort.
This recommendation remains valid. Principles of smart growth, environmental sustainability and
storm resiliency are also required by a recent amendment to the Municipal Land Use Law to be
included in a master plan land use element.
5. Prepare a Circulation Element as part of the Borough’s Master Plan. This should include but
not be limited to transportation problem areas such as speeding and traffic calming,
sidewalks and bikeways /greenways plan. Seek funding for this plan from NJDOT or NJ
Smart Futures Grant.
This item has been addressed. The Planning Board adopted a Circulation Element in February
2019.
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6. Complete the Natural Resource Inventory through the auspices of the Environmental
Commission and adopt it as part of the Master Plan.
This item has been partially addressed; a Natural Resource Inventory was prepared but has not
been adopted as part of the Master Plan.
7. Prepare a Historic Preservation Element of the Master Plan to incorporate research and
recommendations of the Historic Preservation Committee into the Borough planning
process.
This recommendation remains valid.
8. Consider an amendment to the Stormwater Management Control Ordinance definition of
major development to establish thresholds that are more appropriate to the Borough lot
size and development patterns.
This recommendation remains valid.
9. Consider the development of a stream corridor protection ordinance or riparian buffer
ordinance to address soil erosion and water quality issues.
This item was addressed by Ordinance 13-1387 which added Section 34-35, Riparian Buffer Area
Regulations to the General Development Ordinance.
10. Consider the development of a steep slope protection ordinance to better address soil
erosion and water quality issues.
This item was addressed by Ordinance 13-1387 which added Section 34-34, Steep Slopes to the
General Development Ordinance.
11. Consider updating the Borough noise performance standards working with the
Environmental Commission.
This recommendation remains valid.
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SECTION C. -THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES IN THE
ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE BASIS FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS AS LAST REVISED.
DEMOGRAPHICS
Population
Since the 2009 Master Plan Reexamination Report, the 2010 Decennial Census was released,
which showed a modest decrease in population in Milltown between 2000 and 2010. The
Borough’s population has been relatively stable with minor ups and downs since 1980. The current
2013-2017 American Community Survey 5-year estimates show a slight population increase to
7,069. There has not been a significant change since the 2009 Reexamination Report.

Year
1930
1940
1950
1960
1970
1980
1990
2000
2010
2017

Estimates

Milltown Borough
Change
Population
Number
Percentage
2,994
3,515
521
17.4%
3,786
271
7.7%
5,435
1,649
43.6%
6,470
1,035
19.0%
7,136
666
10.3%
6,968
-168
-2.4%
7,000
32
0.5%
6,893
-107
-1.5%
7,069

176

2.6%

Source: U.S. Census Bureau, 2013-2017 ACS 5-Year Estimates

The median age of Borough residents has increased slightly between 2000 and 2010 from 39.9
years to 41.6 years old. The largest cohorts of the population in 2000 were between the ages of 35
and 44 years. The largest cohorts in 2010 were between the ages of 45 and 54 years.
The population in Milltown is stable and the relatively minor changes that have occurred between
2009 and 2019 do not alter the assumptions that underly the Borough’s planning documents.
Housing Units
The 2009 Reexamination Report referenced data from the 2000 Census. In 2000, there were 2,670
housing units in the Borough and 2,627 were occupied. The vacancy rate was 1.6 percent. Of the
occupied units, approximately 84 percent of the units were owner occupied and 16 percent were
renter occupied. The Report noted that these figures were consistent with those from 1990.
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The 2010 Census indicated that there were 2,698 housing units and 2,599 were occupied. The
vacancy rate increased slightly to almost 4%. The percentage of owner occupied and rented
occupied units remained nearly identical.
In the decade since the last Reexamination Report, there has not been any meaningful change
to the housing characteristics of the Borough.

Total Housing Units
Occupied Housing Units
Owner Occupied
Renter Occupied

Housing Data
Milltown, 2010
Number
2,698
2,599
2,167
432

Percentage
100.0%
96.3%
83.4%
16.6%

Source: 2010 Census, Table DP-1

Existing Land Use

Use
Vacant

Number of
Parcels

Parcel Information 2009
Percentage of
Parcels

Value

Percentage of
Value

54

2.1%

$5,336,100

1.2%

2388

93.7%

$397,405,800

89.2%

Commercial

96

3.8%

$50,678,700

11.4%

Industrial

5

0.2%

$8,927,400

2.0%

Apartment

5

0.2%

$1,895,000

0.4%

Value

Percentage of
Value

Residential

Source: Middlesex County Abstract of Ratables, 2009

Use
Vacant

Number of
Parcels

Parcel Information 2018
Percentage of
Parcels

57

2.2%

$5,186,600

1.2%

2392

93.8%

$390,765,900

87.7%

Commercial

93

3.6%

$43,169,400

9.7%

Industrial

3

0.1%

$4,567,400

1.0%

Apartment

5

0.2%

$1,682,700

0.4%

Residential

Source: Middlesex County Abstract of Ratables, 2018

The land use characteristics of the Borough have been stable over the last decade. There has
been a slight increase in the number of vacant parcels and those assessed for residential uses
coupled with a slight decrease in commercial and industrial properties. The changes are
inconsequential – the land use pattern in the Borough has remained consistent.
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FLOODING AND WEATHER EVENTS
Some properties in the Borough near Lawrence Brook and Mill Pond are susceptible to flooding
events. There are 91 National Flood Insurance Policies in force in the Borough and there have been
24 reported losses where claims were paid out. 1 The number of properties that are in the Flood
Plain is relatively small, and the Borough and County have acquired properties along the
Lawrence Brook and Mill Pond for open space. In addition to severe storm events, portions of the
Borough can be susceptible to nuisance flooding. There are vulnerable developed properties in
the Borough, which could see additional hazards due to increased storm frequency and intensity
in the future.
Tropical Storm Irene (2011)
The Borough experienced damage from flooding, high winds, and rain during Tropical Storm Irene.
The Borough properties adjacent to Lawrence Brook were inundated, which resulted in substantial
damage to the electric substation, rescue squad building, post office, and other public and
private properties. The impacts of Irene prompted the Borough to move forward with efforts to
relocate and “harden” the electric substation and move the public works facility out of the flood
hazard area.
Superstorm Sandy (2012)
Superstorm Sandy brought additional impacts. The flooding associated with Sandy was more
concentrated in coastal areas, but high winds brought down trees, which caused power outages
and road closures.

1

“Policy and Loss Data by Geography” Fema, 7/31/2019.
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BOROUGH FACILITIES
Public Works Complex
The Borough’s new public works and firehouse facilities are under construction at 50 Washington
Avenue, the former Susan Hutton site. The new facility will include separate buildings for the
firehouse and public works and utilities facility. Offices, a salt dome, a street sweeper storage
canopy, garbage truck parking, outdoor storage bins, and other parking and storage facilities are
also included in the new complex. The new facility will be up to code, OSHA and environmental
standards, and will remove the Borough’s public works assets from the floodplain.
Electric Substation
The Borough owns and operates its own electric substation and distribution system and is one of
only nine municipalities to do so. Since the 2009 Master Plan Reexamination Report, the facility has
been relocated and reconstructed to a portion of the Municipal Complex on Washington Avenue
that is out of the flood hazard area.
MUNICIPAL PLANS
Master Plan Utility Service Plan Element (2019)
The Planning Board adopted a new Utility Service Plan Element in February 2019. The Plan Element
documents the current status and analyzes the adequacy of the Borough’s water, wastewater,
electric, stormwater management, solid waste disposal, natural gas, and telecommunications
facilities. The Plan contains several recommendations to pursue improvements to the Borough’s
crucial utility systems, most notably the sewer force main running through Main Street. It also
provided the basis for the adoption of the Borough’s off-tract improvement ordinance.
Master Plan Circulation Plan Element (2019)
The Planning Board adopted a new Circulation Plan Element in February 2019. The Plan Element
identifies the current transportation networks within the Borough, the available modes of
transportation, functional classification of roads, and the location of proposed transportation
facilities.
The Plan Element contains recommendations for roadway and traffic improvements, particularly
associated with the future redevelopment of the Ford Avenue Area.
Master Plan Housing Element and Fair Share Plan (2012 & 2019)
A Housing Element and Fair Share Plan (HEFSP) was prepared in 2012 by Art Bernard, PP. The 2012
HEFSP was adopted in response to a Court order associated with a Builder’s Remedy lawsuit
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involving the Ford Avenue Redevelopment Area. The Plan specified the construction of 350
residential units, of which 70 were to be affordable, and included a plan to rehabilitate 10
substandard housing units occupied by low- and moderate-income households.
The New Jersey Supreme Court’s “Mount Laurel IV” decision in 2015 rendered the 2012 Plan
obsolete and returned the affordable housing process to the Courts for review and resolution.
The Borough is in the process of preparing and adopting a new HEFSP and accompanying
documents, ordinances, and resolutions, in order to comply with the Court’s order and gain a
judgement of repose that provides protection from future Builder’s Remedy actions until 2025.
Natural Resource Inventory (2010)
The Borough adopted a Natural Resource Inventory in 2010. The report is an objective evaluation
of the resources in the Borough and served as the basis for the adoption of the steep slopes and
riparian area protection ordinances. The inventory identifies steep slopes, wetlands, flood hazard
areas, critical habitats, ground water recharge areas, wellhead protection areas, and prime soil
areas.
MUNICIPAL ORDINANCES
•

10-1315 – An Ordinance to Amend Chapter XXX, Flood Damage Prevention

•

12-1354 – An Ordinance Amending the Ford Avenue Redevelopment Plan
o

The Amendment was prepared and adopted in compliance with Judge Hurley’s
Order in the matter of SB Building Associates, LP v The Borough of Milltown, et. al.

•

13-1385 – Affordable Housing Ordinance Adding Chapter XXXIV, Section 34-18.

•

13-1386 – An Ordinance Adding Section 34-18A, Development Fees.

•

13-1387 – An ordinance addition Section 34-34, Steep Slopes, and 34-35, Riparian Buffer
Area Regulations.

•

13-1388 – An Ordinance Amending Chapter XXXIV, Section 34-33.23 Signs to permit
sidewalk signs.

•

13-1390 – An Ordinance creating the Borough Shade Tree Committee and amending
Chapter XIX, Protection of Trees.

•

14-1392 – An Ordinance amending Section 34-33.9, Fences, Walls and Hedges to clarify
setback standards.

•

17-1449 – An Ordinance establishing a Green Team as a permanent advisory committee
of the Borough.

•

19-1469 – An Ordinance amending Section 34-33.17 “Off-Tract Improvements;
Performance Guarantees”

•

19-1470 – An Ordinance amending the Ford Avenue Redevelopment Plan.
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•

19-1479 – An Ordinance amending 34-18 “Affordable Housing”

•

19-1480 – An Ordinance amending 34-18A “Development Fees”

•

19-1481 – An Ordinance amending the Milltown Ford Avenue Redevelopment Plan

MIDDLESEX COUNTY PLANNING
Circulation Element (2013)
The County’s Transportation Plan contains background information about each municipality
within the County and identifies recommended transportation projects. The Plan notes
accomplishments since the prior transportation plan, identifies goals that have been met, and
identifies future projects. Since the last transportation Plan, the New Jersey Turnpike was widened
from Exit 8A to Exit 9, which runs through Milltown, and the Ryders Lane (CR 617) Bridge was
replaced over Saw Mill Brook. No major County projects are proposed in the Borough.
Hazard Mitigation Plan (2015)
The County prepared an update to its Hazard Mitigation Plan in 2015. The Borough participated
in the process. The findings pertaining to the Borough’s hazard risks, capability assessment, and
future mitigation actions are included as Appendix 11 of the Plan. The Plan details critical facilities
in the Borough and identifies floods, hurricanes, nor’easters, power outages, and winter storms as
the main hazard risks. Flooding is the main risk, but due to the limited number of properties within
the flood plain, the risk is not severe.
The mitigation strategies identified in the Plan include the relocation of the Municipal Electric
Substation, which has since been accomplished, and the relocation of the DPW garage, which is
ongoing. The Borough has taken action to accomplish the main goals of this Plan. Additional
mitigation actions include installing a generator in the library, replacing the generator in the Main
Street firehouse, pursuing an infiltration and inflow (I/I) study, and investigating options to remove
impoundments and improve drainage under Main Street.
STATE PLANNING AND MUNICIPAL LAND USE LAW
Municipal Land Use Law Amendments
•

2010 - The Time of Decision law allowed municipalities to modify the zoning regulations
after an application for development was submitted to a municipality’s planning/zoning
board but before a formal decision was rendered. The new law (P.L. 2010 c.9) no longer
permits changes to the zoning ordinance once an application is submitted. The
development regulations that are in place at the time a development application is
submitted to the planning/zoning board will govern the review of the application and any
decision pertaining to it.
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•

•

2011 – Two amendments were made to the MLUL.
o

The first changed the time period for the required periodic reexamination of the
municipal master plan from every six years to every ten years.

o

The other amendment provided for the submission of general development plans
(GDP). GDP approval can be sought for tracts of land greater than 100 acres in
size or for projects consisting of 150,000 square feet of nonresidential floor area or
100 residential units.

2013 – There were two amendments to the MLUL in 2013.
o

The first added a definition, purpose, and standards related to cluster
development. Cluster development involves concentrating development within a
portion of a site in order to protect and preserve environmentally sensitive features.

o

The second amendment was related to transferring performance guarantees
between a developer and its successor.

•

2015 – The 2015 amendment to the MLUL allowed for the transmittal of certain notice
documents via email.

•

2016 – The 2016 amendment added a new purpose of the Act and includes definitions
and standards related to land use planning near military bases.

•

2017 – There were two amendments in 2017.

•

o

The first modified the scope of improvements that could be covered by
performance and maintenance guarantees. A performance and maintenance
guarantee can only be required for improvements within a public right-of-way and
those affecting adjacent properties such as buffer areas and the like.

o

The second requires the Land Use element of a municipality’s Master Plan to
address “smart growth which in part, shall consider potential locations for the
installation of electric vehicle charging stations, storm resiliency with respect to
energy supply, flood-prone areas, and environmental infrastructure, and
environmental sustainability issues.”

2019 – There were two amendments in 2019.
o

The first added the Municipal Public Access Plan as an optional Master Plan
Element: “A public access plan element that provides for, encourages, and
promotes permanently protected public access to all tidal waters and adjacent
shorelines consistent with the public trust doctrine, and which shall include a map
and inventory of public access points, public facilities that support access, parking,
boat ramps, and marinas; an assessment of the need for additional public access;
a statement of goals and administrative mechanisms to ensure that access will be
permanently protected; and a strategy that describes the forms of access to satisfy
the need for such access with an implementation schedule and tools for
implementation.”

o

The second allowed for the creation of supplemental zoning boards to address
backlogs of applications under certain circumstances.
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The MLUL amendments since 2009 have implications for the Borough and its land use policies and
ordinances. From an administrative perspective, the time of application change, the
modifications to the performance guarantee, and the requirement to conduct a Reexamination
Report every ten years are the most significant. The modifications to the Master Plan elements will
be considered as the Borough undertakes future master plan amendments.
Local Redevelopment and Housing Law Amendments
•

•

2013 – Two changes were made to amend criterion “e” based on the Gallenthin v.
Paulsboro decision, and to modify notice requirements based on the Harrison v. DeRose
decision.
o

Criterion “E” was amended to clarify language and require that a property be
“unproductive” rather than “not fully productive”.

o

Additional notice requirements were instituted to require a statement at the outset
of the redevelopment process whether properties in a potential redevelopment
area could be subject to condemnation.

2019 – Changes were made to criterion “b” to broaden the scope of commercial and
industrial properties that can be designated in need of redevelopment. The amended
criterion reads (bold text new):
o

“The discontinuance of the use of a building or buildings previously used for
commercial, retail, shopping malls or plazas, office parks, manufacturing, or
industrial purposes; the abandonment of such building or buildings; significant
vacancies of such building or buildings for at least two consecutive years; or the
same being allowed to fall into so great a state of disrepair as to be untenantable.”

Permit Extension Act (PEA)
The Permit Extension Act (PEA) has been instituted at various times, most recently in 2008 in
response to the national recession and economic downturn. The duration of the PEA was
extended several times, with the final extension through June 30, 2017 for projects in counties
affected by Superstorm Sandy, including Middlesex County.
NJDOT Complete Streets Policy
In 2009, the New Jersey Department of Transportation (NJDOT) adopted a Complete Streets
Policy. The goal is to meet the needs of all types of users and all modes of transportation for
circulation purposes. Complete streets are designed and operated to enable safe access for
pedestrians, bicyclists, motorists, and transit riders of all ages and abilities. Since the initiation Policy
was adopted, NJDOT has released several design guidelines, the most recent dated May 2017.
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Electronic Waste Management Act (2011)
In 2011, the New Jersey Department of Environmental Protection requires that televisions,
computers, electronic tables, e-book readers, and monitors be recycled at designated recycling
collection points. These electronic devices are no longer able to be discarded in the regular waste
stream as most contain lead, mercury, cadmium, nickel, zinc, brominated flame retardants, and
other potentially hazardous materials.
State Draft State Strategic Plan (2011)
Since Milltown’s last Reexamination Report in 2009, the State released the final draft of the State
Strategic Plan in 2011, which was intended to update the 2001 SDRP. While the State Strategic
Plan has not been adopted, it is still prudent for the Borough to consider the updated State goals
and objectives.
The 2011 State Strategic Plan contains four over-arching goals that “incorporate[s] administrative
actions, legislative and regulatory forms, and public investment prioritization.” These goals are as
follows:
•
•
•
•

Goal 1: Targeted Economic Growth
Goal 2: Effective Planning for Vibrant Regions
Goal 3: Preservation and Enhancement of Critical State Resources
Goal 4: Tactical Alignment of Government

The Strategic Plan further states: “these goals must work in tandem as their interrelationship
represents a critical piece of the State’s blueprint for success.”
Additionally, the 2011 State Strategic Plan articulates a number of goals as Garden State Values,
stated as follows:
•
•
•
•
•
•
•
•
•
•

Garden State Value #1: Concentrate development and mix uses.
Garden State Value #2: Prioritize Redevelopment, infill, and existing infrastructure.
Garden State Value #3: Increase job and business opportunities in priority growth
investment areas.
Garden State Value #4: Create High-Quality, Livable Places.
Garden State Value #5: Provide Transportation Choice & Efficient Mobility of Goods.
Garden State Value #6: Advance Equity.
Garden State Value #7: Diversify Housing Options.
Garden State Value #8: Provide for Healthy Communities through Environmental
Protection and Enhancement.
Garden State Value #9: Protect, Restore and Enhance Agricultural, Recreational and
Heritage Lands.
Garden State Value #10: Make Decisions within a Regional Framework

Page 24 of 33
AFFORDABLE HOUSING
At the time of the 2009 Master Plan Reexamination Report, the Borough’s affordable housing
situation was uncertain due to an ongoing Builder’s Remedy lawsuit.
The status of affordable housing remains in flux in New Jersey. The Council on Affordable Housing
no longer has jurisdiction over the affordable housing obligations of New Jersey municipalities.
In March 2015, the New Jersey Supreme Court disbanded COAH. In re Adoption of N.J.A.C. 5:96
& 5:97 by the N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (“Mount Laurel IV”), the Court
held that because COAH was no longer functioning, trial courts were to resume their role as the
forum of first instance for evaluating municipal compliance with Mount Laurel obligations, and
also established a transitional process for municipalities to seek a Judgment of Compliance and
Repose (“JOR”) in lieu of Substantive Certification from COAH.
In addition, the New Jersey Supreme Court decided on January 18, 2017 in In Re Declaratory
Judgment Actions Filed by Various Municipalities, County of Ocean, pursuant To The Supreme
Court’s decision In re Adoption of N.J.A.C. 5:96, 221 N.J. 1 (2015), that for the sixteen year period
between 1999 and 2015 (known as the “gap period”) when the Council on Affordable Housing
failed to implement rules creating fair share obligations for municipalities, the Mount Laurel
constitutional obligation did not go away. Therefore, municipalities continue to be responsible for
the need created during the gap period.
The Ford Avenue Redevelopment Area, which was the subject of the Builder’s Remedy suit,
remains the Borough’s principal site at which to address a portion of its obligation. The current
Redevelopment Plan, amended most recently in March 2019, calls for the construction of a mixeduse development that includes 350 residential units, of which 70 are to be affordable to low- and
moderate-income families.
The Borough is in the process of preparing a new Housing Element and Fair Share Plan, along with
ordinances and resolutions designed to effectuate the plan. The Plan, accompanying
documents, and legislation will be adopted to satisfy the Borough’s obligations as set forth by the
Court. The Housing Element will likely include the creation of several overlay zones throughout the
Borough designed to provide a reasonable opportunity to address the unmet affordable housing
need.
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SECTION D - THE SPECIFIC CHANGES RECOMMENDED FOR THE MASTER PLAN OR
DEVELOPMENT REGULATIONS, IF ANY, INCLUDING UNDERLYING OBJECTIVES, POLICIES AND
STANDARDS, OR WHETHER A NEW PLAN OR REGULATIONS SHOULD BE PREPARED.
MILLTOWN PLANNING OBJECTIVES
Objectives 1 – 5 have been part of the Borough’s Planning Documents since 1989. New objectives
are proposed as part of this Report. Objective 6 is a new objective intended to guide the
Borough’s land use decision making and planning.
1. All vacant and abandoned parcels of land should be fully utilized by either development
with ratable or public amenities, including designated open space preservation, as
appropriate.
2. Future plans should provide for more parks and open spaces within the Borough.
3. The Borough’s housing obligation should be satisfied through the provision of low and
moderate affordable units.
4. The current land use patterns of Milltown should be encouraged and maintained.
5. Proposed infill housing should be compatible with the established residential and
architectural style.
6. Future land use decisions should carefully consider environmental impacts including local
flooding events and broader impacts through a lens of sustainability and resiliency.
SPECIFIC RECOMMENDATIONS
The following specific recommendations from the 2009 Reexamination Report have not been
addressed. They remain relevant and the Borough should work toward addressing them:
1. The Borough zoning and development regulations should include a statement of relative
consistency with the Residential Site Improvement Standards (RSIS).
This recommendation remains valid. The RSIS provides uniform, statewide standards that
supersedes local standards for residential developments. The Borough Ordinance should be
updated to reflect these standards.
2. The Borough should amend the B‐1 zone standards permitting accessory apartments at a
maximum of 50% of the total building floor area.

This change has not been made; the recommendation is still valid and should be included in a
comprehensive set of zoning ordinance revisions.
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3. The Borough should evaluate the zoning regulations of the downtown districts to further
enhance the downtown and encourage activities in character with the existing small‐
scale retail sales and services.

The Borough should create design standards to ensure that the B-1, B-2, and B-3 districts
encourage development that is consistent with the character of the Borough. These standards
should focus on architectural style, contextual new construction or additions, and other aesthetic
standards that will promote high quality future design that is compatible with the Borough’s history
and small-town character.
4. The Borough should amend the Zone Maps to reflect the Ryders Lane Tract
Redevelopment Area overlay zone district.
The Borough should review the status of the Ryders Land Tract Redevelopment Area to determine
if a certificate of completion has been or should be issued for the redevelopment project. The
Redevelopment Plan is not posted on the Borough website, and there is no discussion of overlay
standards in the Comprehensive Development Ordinance. If the Redevelopment Plan remains in
force, the zone district should be added to the zoning map.
5. The Borough should rezone Lot 2.01, Block 86 from B‐1 to CS, Lot 1.04, Block 60 and Lot

5.05, Block 60 from B‐2 to CS, and Lot 5.06, Block 60 from B‐2A to CS since these lots are
now part of the Mill Pond Park.

This recommendation remains valid. Block 86, Lot 2.01 is a parking lot in the B-1 Zone adjacent to
Mill Pond that is part of the park. Block 60, Lot 5.05 is the municipal complex in the B-2 Zone. Block
60, Lot 1.04 is a split zoned parcel in the B-2 and CS zone between the Brook and the gas station
at the corner of Washington Avenue and Main Street. Block 60, Lot 5.06 is in the B-2A zone, as
discussed in number 6.
6. The Borough should revise the zoning regulations to eliminate B‐2A Commercial/Senior

Citizen Housing zone district. This zone encompassed property now owned by Middlesex
County adjacent to and east of Lawrence Brook. This public land should be rezoned CS.

This recommendation remains valid. The entirety of the B-2A zone district is now publicly owned,
preserved open space. Its zoning should be changed to CS.
Other Planning Recommendations to be further evaluated and considered in 2009
1. Undertake the Plan Endorsement Process through the New Jersey State Planning
Commission to retain the Borough’s Town Center Designation, which expires on December
31, 2010.
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The Borough’s Town Center designation has been extended through June 30, 2020. This
recommendation remains valid. Plan Endorsement and maintenance of the Borough’s Center
Designation is proactive planning that can benefit the Borough. Benefits include priority scoring
for certain State funding programs among others.
2. Update the Borough’s application and escrow fee ordinances.
An update was prepared to the Borough’s application process, checklists, and fee ordinance in
2017. The update has not yet been adopted by Ordinance. The update should be reviewed,
revised if necessary, and considered for adoption.
3. Prepare and adopt an Open Space and Recreation Plan.
This recommendation remains valid. An Open Space and Recreation Plan (OSRP) Master Plan
Element can provide formal guidance for preservation efforts in the Borough. Adopting an OSRP
can provide the Borough with access to grant funding in the future.
4. Prepare and adopt a Green Building and Sustainability Element of the Master Plan. Seek
funding to accomplish this effort.
This recommendation remains valid. Principles of smart growth, environmental sustainability and
storm resiliency are also required by a recent amendment to the Municipal Land Use Law to be
included in a master plan land use element.
5. Complete the Natural Resource Inventory (NRI) through the auspices of the Environmental
Commission and adopt it as part of the Master Plan.
The existing NRI should be reviewed, updated as needed, and adopted as part of the Master
Plan.
6. Prepare a Historic Preservation Element of the Master Plan to incorporate research and
recommendations of the Historic Preservation Committee into the Borough planning
process.
This recommendation remains valid.
7. Consider an amendment to the Stormwater Management Control Ordinance definition of
major development to establish thresholds that are more appropriate to the Borough lot
size and development patterns.
This recommendation remains valid. The Borough Engineer should be consulted to determine the
appropriate threshold. Consideration should also be given to incorporating specific standards for
the use of green infrastructure and other alternatives to manage storm water including: bioswales,
rain gardens, cisterns, rain barrels, permeable paving materials, etc.
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8. Consider updating the Borough noise performance standards working with the
Environmental Commission.
This recommendation remains valid.
The following are new recommendations that should be considered for changes to the Borough
Master Plan and Zoning and Comprehensive Development Ordinance:
1. The Borough should consider implementing an ordinance related to hours of operation for
commercial establishments.
2. Evaluate all vacant and municipally owned parcels for their potential to provide open
space as a recreational amenity, preserve environmentally sensitive features, or restrict
future development in a flood hazard area.
3. Update the municipal recreation and open space inventory to ensure that all preserved
open space and park lands are properly accounted.
4. Support the Borough Green Team and encourage achieving at least a Bronze certification
with Sustainable Jersey.
5. Amend the zoning ordinance to prohibit new one- and two-family dwellings in the B-1 and
B-2 zones. Existing one- and two-family dwellings should be explicitly grandfathered as
permitted uses, so they retain the right to expand, not made non-conforming.
6. A thorough review of the Borough’s signage standards should be conducted with an
emphasis on establishing reasonable standards for the placement of billboards. It is
recommended that billboards be a conditionally permitted use within business zones on
properties that abut the New Jersey Turnpike.
7. Conduct a review of the impervious coverage standards in all zones and amend the
ordinance with a goal of reducing maximum impervious coverage limits by 10% or more.
8. Amend Ordinance section 34-33 to add specific landscape standards that include a
requirement to plant shade trees along the public right-of-way, landscaping within parking
lots, a prohibition on planting invasive species, a recommendation to utilize native species,
and standards for utilizing landscaping for passive shading and energy efficiency.
9. Review the zoning map for accuracy and prepare a new zoning map based on accurate
parcel boundaries and current information. The new DPW site at 50 Washington Avenue
(Block 73, Lots 2.01 and 3.02) should be rezoned from the R-SC Zone to the CS Community
Service zone. In addition to the properties specifically identified in the 2009
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recommendations, all Borough-owned property should be rezoned to the CS Community
Service zone. The map on page 30 identifies the areas proposed to be rezoned. The table
on page 31 identifies the blocks and lots and their locations.
10. The Affordable Housing Overlay Zones recommended in the 2019 Housing Element and
Fair Share Plan should be adopted and reflected on the Zoning Map. The proposed zones
are:
•

AHO-1 Multifamily affordable housing overlay (Block 73, Lot 1.03)

•

AHO-2 Townhouse and stacked affordable housing overlay (Block 58, Lot 1.04)

•

AHO-3 Townhouse and stacked affordable housing overlay (Block 85, Lots 6.01, 79 & 9.03)

•

AHO-4 Multifamily affordable housing overlay (Block 74, Lots 5 & 6.01-6.02, 6.046.05)

•

AHO-5 Townhouse and stacked affordable housing overlay (Block 27, Lots 3.01 &
3.04)

•

AHO-6 Multifamily affordable housing overlay (Block 84.02, Lots 1.06 & 1.10-1.12)
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Block
60
60
60
73
73
73
60
86
90.01
106.09
74
56
84.02
28
27
27
42.05
42.02
7
7

Lot
5.05
6
5.06
2.01
9
3.02
1.04
2.01
2
10
12.03
36
1.09
13.02
37
28
1
1
60
31

Location / Address
Washington Avenue - Borough Hall / Pool
Washington Avenue - Borough Hall / Pool
Washington Avenue - County Open Space
Washington Avenue - DPW
Washington Avenue - DPW
Washington Avenue - DPW
Main Street Along Brook
Mill Pond Park Parking Lot
120 Kuhlthau Avenue
52 South Brook Drive
E. Lakewood Ave
Church Street Parking Lot
400A Ryders Lane - Water Tower
John Street - Highland Drive
Highland Drive Rear
7 Graulich Drive
North Brook Drive
North Brook Drive
Yarnell Avenue
Herbert Avenue
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SECTION E - THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING THE
INCORPORATION OF REDEVELOPMENT PLANS ADOPTED PURSUANT TO THE LOCAL
REDEVELOPMENT AND HOUSING LAW INTO THE LAND USE PLAN ELEMENT OF THE MUNICIPAL
MASTER PLAN, AND RECOMMENDED CHANGES, IF ANY, IN THE LOCAL DEVELOPMENT
REGULATIONS

NECESSARY

TO

EFFECTUATE

THE

REDEVELOPMENT

PLANS

OF

THE

MUNICIPALITY.
FORD AVENUE REDEVELOPMENT PLAN
The Ford Avenue Redevelopment Plan was the process of being amended to satisfy the
obligations set forth by Judge McCloskey in a Case Management Order in June 2019. The purpose
of the amendment is to update language related to the provision of affordable housing units as
a component of a redevelopment project in the Area.
The Ford Avenue Redevelopment Agency is in the process of initiating a condemnation action to
acquire the properties in the Redevelopment Area. It is anticipated that a redevelopment project
consisting of 350 residential units, of which 70 will be affordable, a commercial component, and
an open space buffer along the Mill Pond and Lawrence Brook will eventually be developed at
the site. A property of this scale is consistent with the Redevelopment Plan, two rulings by Superior
Court Judges, the Affordable Housing Court Master’s reports, and sound planning practice.
No further changes to the Ford Avenue Redevelopment Plan are recommended at this time. The
Borough and the Redevelopment Agency should continue to work with the designated
Redeveloper to ensure that the redevelopment project is successfully completed.
RYDERS LANE REDEVELOPMENT AREA
The Ryders Lane Redevelopment Plan has been built out. The Home Depot, Target, and other
retail constructed between Ryders Lane and the NJ Turnpike represent a realization of the
Redevelopment Plan. The conditions that were present at the time the properties were
designated as in need of redevelopment appear to have been abated with the development of
the Area. The Borough should formalize the completion of the project if it has not already been
done. The underlying zoning
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F. THE RECOMMENDATIONS OF THE PLANNING BOARD CONCERNING LOCATIONS
APPROPRIATE FOR THE DEVELOPMENT OF PUBLIC ELECTRIC VEHICLE INFRASTRUCTURE,
INCLUDING BUT NOT LIMITED TO, COMMERCIAL DISTRICTS, AREAS PROXIMATE TO PUBLIC
TRANSPORTATION AND TRANSIT FACILITIES AND TRANSPORTATION CORRIDORS, AND
PUBLIC REST STOPS; AND RECOMMENDED CHANGES, IF ANY, IN THE LOCAL DEVELOPMENT
REGULATIONS NECESSARY OR APPROPRIATE FOR THE DEVELOPMENT OF PUBLIC ELECTRIC
VEHICLE INFRASTRUCTURE.
The Borough should work to develop electric vehicle infrastructure at publicly owned properties
throughout the Borough. Some options may include Borough Hall, Mill Pond Park, and David B.
Crabiel Park, which is adjacent to Route 1.
In addition, the Borough should support the installation of charging stations on private property
where large parking lots support commercial enterprises. The Home Depot / Target shopping
center along Riders Lane, the newly approved expansion to Heritage Plaza on Ryders Lane, and
the future development at the Ford Avenue Redevelopment Area are all appropriate locations
for electric vehicle infrastructure.
The Borough Ordinance predates the advent of mass availability of electric vehicles, so it is silent
on regulations related to charging infrastructure. The Ordinance should be updated to include
relevant definitions and to permit charging infrastructure as an accessory use in all zones.

