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INTRODUCTION
This document is the Downtown District Redevelopment Plan for the Township of Millburn, New Jersey. The vision for the redevelopment areas
along Millburn and Essex Avenues and attending controls herein have been prepared pursuant to the State’s Local Redevelopment and Housing Law
(LRHL) (N.J.S.A. 40A: 12A-1 et seq.) The redevelopment areas were deemed in “need of redevelopment” per the LRHL and adopted by the Township
Committee on January 16, 2007, based upon the Planning Board’s recommendations and review of the evidence presented to it, including the
Redevelopment Area Study for Portions of Block 701, 1207 and 1212 in Downtown Millburn, Essex County, New Jersey authored by Phillips Preiss
Shapiro Associates, Inc. In mid-2007, the Township engaged a consultant team led by Wallace Roberts & Todd, LLC (WRT), to assist the Planning
Board in preparing this Downtown District Redevelopment Plan. The plan focuses on the redevelopment of the approximately 13 acres of land on
three separate parcels that comprise the designated Redevelopment Area.
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1. VISION
1.1 The Road to a Vision
The Township of Millburn is in Essex County in Northern New Jersey.

This document is a blueprint to transform Downtown Millburn into a

The Township possesses a number of unique amenities that distinguish

sustainable, mixed-use, pedestrian-friendly downtown with an emphasis

it as a highly sought after place to live. Some of these assets include

on creating a vibrant shopping and residential district while maintaining

direct access into Manhattan via NJ Transit’s Midtown Direct, one of the

Millburn’s small town character.

nation’s top high schools, and the region’s premiere shopping destination
– Short Hills Mall. These, together with cultural and recreational
amenities such as the Paper Mill Playhouse, South Mountain Reserve,
and the Frederick Law Olmsted designed Taylor Park, make Millburn a
very desirable place to live with an exceptionally high standard of living.
Unfortunately Downtown Millburn does not reflect this high standard
in terms of appearance and activity. Issues such as extensive surface
parking lots, lack of retail and commuter parking, lack of adequately
sized new retail space, flooding, poor circulation, and auto-oriented

...transform Downtown
Millburn into a
sustainable, mixed-use,
pedestrian-friendly
downtown with an
emphasis on creating
a vibrant shopping
and residential district
while maintaining
Millburn’s small town
character.

streets plague Downtown Millburn.
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This Redevelopment
Plan is a result of almost
two decades of work
that the Township has
done in order to plan for
the future of Downtown
Millburn.

November
2000

October
2005

○○

This Redevelopment Plan is a result of almost two decades of work that

parking facility in the vicinity of the New Jersey

Millburn. A brief history of the steps taken is outlined below.
•

Transit station.
○○

In 1992, the Downtown Millburn Development

•

Possible redevelopment of the public works
building and site

Alliance (DMDA) was created to manage the newly
established Special Improvement District for the

Further study of downtown parking conditions to
determine the need and feasibility for structured

the Township has done in order to plan for the future of Downtown

•

In October of 2005, the Township sponsored a

central business area in Downtown Millburn.

meeting to discuss development of Millburn’s

In November of 2000, DMDA completed the

downtown business district. Participants at this

Downtown Millburn Master Plan. Some of the long

meeting outlined the following goals for Downtown

term proposals from this Master Plan include the

Millburn:

following:

○○

○○

○○

○○

○○

○○

Increasing the number, size, and diversity of
retail stores in downtown.

Re-use and/or redevelopment of the existing
municipal building for retail and office use.

Creating a mixed-use downtown where people
live, work, eat, and shop.

Relocation of the Town Hall facility to a site on
Essex Street

○○

Encouraging and integrating cultural facilities

Development of a portion of Municipal Lot 1

into the downtown to draw outside residents,

for retail use.

for example, by creating a path along the river

Potential redevelopment of the Rimback Storage

from the Paper Mill Playhouse.

site on Spring Street
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○○

Adding residential development that serves

Emphasizing high design standards for new

several different groups, including young singles

higher-density residential, commercial and

and couples; current residents who want to stay

parking development, through adoption of

in Millburn without having to care for houses

design guidelines.

and yards; and people who cannot afford single-

○○
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•

Additional goals were articulated for the financial

family housing in Millburn.

aspects of the downtown redevelopment.

Integrating natural resources into the

○○

Redevelopment should maximize the financial

downtown, with emphasis on the river, Taylor

benefits to the township through denser

Park, and South Mountain Reservation.

development, and not place inappropriate

○○

Integrating the train station into downtown.

additional burdens on the school system.

○○

Creating a “celebratory” atmosphere through

○○

signage and other gateway features when
arriving in downtown.
○○

○○

Redevelopment will require both private and
public investment.

○○

New tax revenue generated by development can

Providing adequate parking to meet the demand

be leveraged to pay for public improvements.

from new development, using parking decks that

At minimum, there should be no net new

can be integrated with mixed-use structures.

costs to the township over time as a result

Creating a pedestrian-friendly and bicycle-

of development.

friendly environment that encourages walking

○○

It is hoped that new development will influence

and reduces the need for parking. Increasing the

existing landlords to improve their own

opportunities to cross Millburn Avenue safely

properties, or to sell those properties when

and legally.

downtown real estate values increase.
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○○

The Township should consider incentives for

During the preparation of the plan, the consultants and the Planning

development, including provisions of public

Board met at each step with stakeholders and the interested public.

improvements (e.g., parking, streetscape,
infrastructure and the condition of public

•

In addition, presentations and other information on the progress of

proeprty), limited short-term-tax abatement,

the planning effort were available on the Millburn Township website

and an expedited review and approval process.

throughout the planning process. Public and stakeholder outreach

In December of 2006, the Township of Millburn

included focus groups, workshops and presentations with opportunities

Planning Board retained the services of Phillips Preiss

for public comment.

Shapiro Associates, Inc. to complete a Redevelopment
Area Study for Portions of Blocks 701, 1207, and
1212 in Downtown Millburn.
•

In January of 2007, the Township Committee, with
the Planning Board’s recommendation, adopted the
Redevelopment Area boundaries.

•

In mid-2007, the Township retained the services

In September of 2007, WRT facilitated four focus group forums. The focus
groups were comprised of representatives of the Downtown Millburn
Development Alliance (DMDA), Millburn Chamber of Commerce,
Millburn property owners, and Township officials. In October, 2007 and
January, 2008 WRT conducted one visioning session and two workshops

of a consultant team led by WRT to assist the

with the general public. These events were well attended and many

Planning Board in preparing this Downtown District

important and interesting ideas and concerns were raised. Subsequent

Redevelopment Plan.

presentations to the Millburn Planning Board that were open to the
public were held on June 4 and June 18, 2008.

Public visioning session in October, 2007
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Summary of the Focus Group Meetings and
Public Sessions
The following narrative summarizes the discussions, comments, and
concerns raised in the focus groups, workshops and public presentations
regarding the redevelopment plan.
Floodplain
Part of the redevelopment area is in the floodplain of the West Branch of
the Rahway River. The flood hazard area was last delineated by NJ DEP in
1976. New development in the floodplain is subject to strict regulation.
In general, all new residential or commercial development must be
elevated a minimum of one foot above the regulatory flood elevation
and must have access elevated to or above the flood elevation.
Traffic
The existing one-way circulation loop around Downtown Millburn,
along with the heavy volume of east-west and north-south traffic that
pass through the downtown, detracts shoppers, frustrates residents, and
conflicts with the goal of making downtown pedestrian-oriented. Lack
of traffic signals on Millburn Avenue also encourages drivers to speed,

Taylor Park

further hindering pedestrian circulation.

Page 15

Parking

Housing

Parking is a major issue in Downtown Millburn. Currently there are four

There is currently unmet demand for luxury housing in the downtown;

types of parking in the downtown – commuter, employee, retail, and

citizens at focus group sessions and public meetings reported anecdotally

residential. Commuter parking is in such high demand that a valet system

that empty nesters are moving out of the community because there is no

is in place on the station parking lot. Currently, potential shoppers drive

housing for them in Millburn.

around the one-way downtown loop looking for parking and, if they are
unsuccessful, drive elsewhere to meet their shopping needs.

Model showing structured parking wrapped in other uses

The citizens of Millburn are proud of their town. They envision a new

Retail

Downtown in Millburn that retains its small town character with new

The existing retail mix in Downtown Millburn varies widely with several

buildings that embrace good urbanism.

general merchandise stores, small restaurants and delicatessens mixed
in with nail salons and banks. Small buildings and fragmented parcels
make it difficult for Downtown Millburn to attract national retailers.
Intermittent surface parking lots and curb cuts in downtown blocks also
break up the retail continuity. Because of Millburn’s downtown cinema,
lively restaurants, and nearby Paper Mill Playhouse, downtown is viewed
by many as more lively at night than during the day.
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Community Character

Design
The citizens of Millburn oppose buildings that are taller than four stories
in the downtown. They agree that parking garages should be “wrapped”
with other uses, and envision a future Downtown Millburn that is more
pedestrian-friendly. Many downtown sidewalks are narrow, thereby
limiting pedestrian circulation, especially where there are sidewalk cafes
and restaurants.

Parking and Circulation
The citizens of Millburn are in favor of increasing the supply of all types
of parking in the downtown.
Schools and Services
There was consensus among the citizens of Millburn that any new
development in the downtown should not overburden the school system
and municipal services or result in increased taxes.
Relocation of Department of Public Works
Relocating the DPW building and yard, which is a non-conforming and
incompatible land use in downtown is to be part of the redevelopment
process. The citizens of Millburn are concerned about the new location
of DPW, which is yet to be determined.

Municipal Lots 1 and 2 on Essex Street
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Downtown Madison, New Jersey
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1.2 The Vision: A Vibrant, Walkable,
Economically Sustainable Downtown
Downtown Millburn will be a vibrant, economically
sustainable, mixed-use, pedestrian-friendly downtown where
shoppers, residents and business owners can thrive.
To help achieve this vision, the Millburn Downtown District

Downtown Millburn will be a vibrant, economically sustainable,
mixed-use, pedestrian-friendly downtown where shoppers,
residents and business owners can thrive.

Redevelopment Plan will incorporate the following characteristics:
•

New mixed-use buildings with retail on the ground
floor and residential or office above

•

Development that balances gain in new tax ratables
with costs to the municipality and school district

•

New and improved traffic patterns in the downtown

•

Adequate parking for existing and additional program
in “wrapped” parking garages

•

Pedestrian scaled development that enhances street
character and promotes a sense of place
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2. Plan Relationships
2.1 Determination of Need Conclusions
Phillips Preiss Shapiro Associates, Inc., the firm that evaluated the

A list of the properties within the designated redevelopment area is

areas for conformity with the redevelopment criteria under the Local

below. A detailed list is included in the appendix of this document.

Redevelopment and Housing Law (LRHL), determined that the study
area qualifies as an Area in Need of Redevelopment.
The report document and redevelopment area recommendation, which

Block 1207: Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, 10*
Block 1212: Lots 4, 22, 23, 24, 25, 26, 27
Block 701: Lots 6, 7

was passed by a Planning Board resolution on January 16, 2007,

* Block 1207 Lot 10 is not in the designated redevelopment

contains the specific analysis and summarizes the criteria met within

area, but acquisition is recommended in connection with the

each block of the study area.

construction of the new Town Hall. To the extent that it is required
to facilitate the development of the new Town Hall, Lot 10 can
be acquired utilizing the public purpose powers of the Township
without reliance on the redevelopment powers.
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2.2 Relationship to Downtown
Millburn Development Alliance Plan

•

Encourage larger-scale retail uses. New retail spaces
in the Redevelopment Plan include 10,000 and 18,000
square feet stores, offering a scale of tenant spaces
that is currently unavailable in Downtown Millburn.

The Downtown Millburn Development Alliance (DMDA) is an
organization that manages the Special Improvement District for the

•

Improve and expand parking facilities. The
Redevelopment Plan addresses current, proposed

central business area in Downtown Millburn. It is charged with the goal

and future parking needs by providing 402

of promoting downtown businesses and improving the appearance and

replacement parking spaces for the spaces displaced

quality of the area. The recommendations set forth by the Downtown

by redevelopment, 200 new parking spaces to

District Redevelopment Plan for Millburn Township are consistent with

accommodate new retail, 277 new parking spaces
to accommodate new housing, and 136 additional

the six major goals of the Downtown Millburn Development Alliance

spaces that can be used to accommodate future

Plan completed in November of 2000. They are:
•

•

Improve pedestrian amenities and safety. The

•

Improve traffic patterns. New and improved

Redevelopment Plan aims to create a walkable,

circulation in the downtown aims to decrease

pedestrian-oriented downtown with added

congestion and slow down traffic by introducing a

pedestrian crossings and street furnishings.

by-pass road that connects Old Short Hills Road with

Preserve and enhance small town character. New
buildings in the Redevelopment Area will be no taller
than five stories with a set back fifth story.

•

growth in the Downtown

Spring Street, and by creating a new two-way road at
“Town Square” that will become a strong connection
between Essex Street and Millburn Avenue

Improve pedestrian access within the downtown area.
The Redevelopment Plan breaks down Downtown
Millburn’s long unwalkable blocks into smaller
accessible blocks with continuous retail frontages.
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2.3 Relationship to Millburn Master Plan

There is one area where the Redevelopment Plan is not consistent with
the Millburn Master Plan – the Land Use Plan Element of the Master Plan

Pursuant to the Local Redevelopment and Housing Law, N.J.S.A.
40A:12A-7(d): “All provisions of the redevelopment plan shall be either
substantially consistent with the municipal master plan or designed to
effectuate the master plan.” The Redevelopment Plan is substantially
consistent with the Township’s Master Plan and Land Use Plan
Element of the Master Plan and is designed to effectuate the goals and
objectives of the Master Plan and its Land Use Element. This results
because (a) the Redevelopment Plan promotes opportunities for higher
quality retail commercial activity in the central business district, and (b)
the Redevelopment Plan maintains a pedestrian scale in the central
business district. Furthermore, the Redevelopment Plan effectuates the
goals and objectives of the Traffic Circulation Plan Element of the Master
Plan. This results because (a) the Redevelopment Plan makes only those
concessions to the flow of traffic which will not have a negative effect
on merchants and the convenience of Township residents, (b) the
Redevelopment Plan encourages improved pedestrian circulation in
the central business district, and (c) the Redevelopment Plan provides
conveniently located public parking in the central business district.
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states that in the B-4 district (Downtown Millburn) “strict adherence
to a two story height limit is recommended.” The Redevelopment Plan
proposes buildings that range from two to four stories. The reason for
four story buildings is to provide a substantial development package to
potential redevelopers so as to cover the cost of amenities such as open
space and streetscape improvements and public improvements such as
new streets, garage parking, and new municipal facilities.

2.4 Relationship to Master Plans of
Contiguous Municipalities
Millburn Township is contiguous to eight municipalities. The
Redevelopment Plan has no known conflicts with the master plans
of any of these municipalities. The relationships between Millburn
Township and its contiguous municipalities is excerpted from the
Millburn Township Master Plan (Updated 1991, Queale & Lynch, Inc.)
and updated by WRT upon review of recent master plan, land use and
zoning documents.
1. West Orange: The zoning in West Orange is for garden
apartments at a density of 8 units per acre adjoining a developed
section of R-4 single family in Millburn. There are no road
interconnections directly between the single family homes and the
adjoining apartments, with three cul-de-sac streets extending to the
municipal boundary line in West Orange from Millburn. This zoning
incompatibility is a reflection of existing development patterns. To
date, there is no change in this relationship.

2. Maplewood: Maplewood has an extensive border with Millburn,

Township boundary, Springfield has an industrial zone along 1-78

but much of it is in the South Mountain Reservation. While there

to Main Street, essentially conforming to the 1-1 zone in Millburn.

are some zoning differences along the boundary, they are minor in

West of Main Street is found a small lot single family zone adjoining

nature and do not represent incompatibilities. The R-0 Residential

the R-8 and R-7 districts in Millburn, a compatible arrangement.

Office zone in Millburn adjoins a single family zone in Maplewood,

A multifamily district in Springfield adjoins the stream behind the

but the restrictions on development in the Millburn zone assure

high school extending to Short Hills Avenue, and the separation

compatibility with nearby residences in both Maplewood and

provided by the stream and the relatively high intensity use of the

Millburn. To date, there is no change in this relationship.

school site confirm the compatibility of these land uses. West of

3. Union: Union Township is separated from Millburn by the East

Short Hills Avenue and extending to the businesses along Millburn

Branch of the Rahway River. There are no road interconnections

Avenue are two small- lot single family residential districts which,

between the two municipalities, thereby minimizing any potential

because of their separation by the stream and their clear orientation

adverse land use relationships. There is a business zone in Union

to Short Hills Avenue for access do not present a compatibility

adjoining residential zoning in Millburn in the vicinity of 1-78, but

problem with the business zone in Millburn, although in the review

this does not present a major problem as long as stream corridor

of any development applications in that area of Millburn, care

vegetation is protected as a means of buffering the different land

should be exercised to assure appropriate consideration is given to

use districts. All other zoning districts along this boundary are

buffering and landscaping to protect the residences. The remaining

compatible. To date, there is no change in this relationship.

Springfield Avenue border area is zoned commercial and conforms

4. Springfield: The Springfield boundary includes a variety of
different zoning districts. At the easterly end near the Union

to the commercial zoning in Millburn not only along Millburn
Avenue but on the Morris and Essex Turnpike as well. To date,
there is no change in this relationship.
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5. Summit: From the Springfield line extending west along the

6. Chatham Borough: Chatham and Millburn are separated from

7. Florham Park: Florham Park provides office and manufacturing

Morris and Essex Turnpike, the land lying between Route 24 and

each other by the Passaic River corridor. No road interconnections

zoning on large lots along Passaic Avenue. All the adjoining lands

the township is zoned for business use. On the other side of Route

occur along the common boundary, although Route 24 enters

in Millburn are zoned for Conservation because of their use as a

24 the land adjoining Springfield is zone for Research Office on

Summit near the Kennedy Parkway interchange in Millburn. The

part of the water supply systems of the New Jersey-American Water

60,000 square foot lots, and the remaining lands to the railroad

land use and zoning pattern at the Kennedy Parkway interchange

Company and the City of East Orange. Significant care should be

are zoned for small lot single family residential. This use pattern

with Route 24 includes a large shopping mall, a hotel and office

exercised in developing lands in Florham Park for the zoned purpose

is compatible with the business zoning in Millburn. Between the

use, and other nearby offices along Kennedy Parkway. Some of

to assure that the buried valley aquifer system is not compromised.

railroad crossing and the Chatham Borough line. Summit and

the remaining common border with Chatham includes lands and a

To date, there is no change in this relationship.

Millburn are separated by the significant combined rights-of-way of

reservoir of the New Jersey-American Water Company. Due to the

the Morris and Essex Turnpike and Route 24, effectively minimizing

significant traffic separations and major natural features which form

and Livingston runs through East Orange Water Reserve. The

any potential for adverse land use relationships. However, in spite

the boundary between Chatham and Millburn, no compatibility

portion of the Water Reserve in Millburn is zoned Conservation

of this separation of districts, they remain compatible with most

problem is found in the boundary area of these two municipalities,

which is consistent with Livingston’s zoning designation of

of the areas adjoining the highway corridor zoned for single family

except for the potential traffic impacts on Passaic Avenue

WRC – Water Resource Conservation. A small parcel of land at

residences, with the nonresidential uses found at Kennedy Parkway

associated with the industrial zoning in the portion of Chatham

the intersection of South Orange Avenue and White Oak Ridge

in both Summit and Millburn. The city of Summit has completed

which adjoins similar zoning in Florham Park. To date, there is no

Road in Livingston is zoned B-1 which is inconsistent with area’s

a recent Master Plan Reexamination Report (November 2006)

change in this relationship.

designation as Conservation or Residential. Apart from this, the R-2

and updated several zoning designations. While the parcels along
the Morris and Essex Turnpike have been rezoned, their primary
designations are still single family residences and there is no change
in the Summit/Millburn relationship.
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8. Livingston: The boundary between the Townships of Millburn

District in Livingston is compatible with the R-4 District in Millburn.

2.5 Relationship to Essex County
Master Plan

2.6 Relationship to the New Jersey State

The Redevelopment Plan also utilizes the principles set forth by the

Development and Redevelopment Plan

NJ Office of Smart Growth. In its land use concept, general design

The Land Use Element of the Essex County Master Plan was last

The plan complies with the goals and objectives of the New Jersey

updated in 1970. Essex County has changed significantly in the

State Development and Redevelopment Plan, March 1, 2001. (SDRP).

subsequent 38 years. The County Planning Department has reviewed

The Millburn Downtown District Redevelopment Plan’s mixed-use

the Redevelopment Plan and found no inconsistencies or conflicts with

development approach furthers the purpose of the NJ State Plan (N.J.S.A.

the goals and policies set forth in the County Master Plan.

52:18A-200(f)) in that Millburn is within a Metropolitan Planning area

The Essex County Park, Recreation, and Open Space Master Plan
completed in 2003 includes a number of recommendations for South
Mountain Reservation in Millburn Township. The County Open Space
Plan also recommends that development in floodplain areas refer to
the New Jersey Department of Environmental Protection under the
Flood Hazard Area Control Act. The Redevelopment Plan conforms to
these recommendations.

guidelines and specific requirements, the plan furthers:
•

vertically mixed-use redevelopment
•

•

•

parking lots with curb cuts on sidewalks
•

quality streetscape elements
•

Future development strengthened and directed to
existing communities using existing infrastructure –

Resource Conservation and Environmental Protection, Urban Design,

through a combination of infill and rehabilitation as

and Revitalization for Sustainability. It promotes economic development

reclaim environmentally impacted sites and mitigate future impacts.

Distinctive, attractive communities offering a sense
of place – planning for public open space and high

Plan’s focus specifically addresses the first goal of the NJ State Plan to

by encouraging strategic land assembly and infill development. It will

Walkable neighborhoods – by calming traffic along
Millburn Avenue and reducing the number of surface

compact forms; stabilize older suburbs; protect the character of existing

revitalize towns in the areas of Economic Development, Housing, Natural

Range of housing choice and opportunity – with
condominiums and apartments in the downtown

and redevelopment; revitalize cities and towns; promote growth in

stable communities; and protect natural resources The Redevelopment

Compact, clustered community design – through density
of development in the heart of downtown Millburn

(Planning Area 1) and designated as an area for growth. Planning area
1 is intended to provide for much of the state’s future development

Mixed land uses – through the requirement of

well as encouraging shared parking approaches
•

Transportation option variety – by providing for
accommodations for bicycles and access to the
Millburn NJ Transit Station
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Fig 3.1: Downtown Millburn - Existing Conditions Map
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