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Downtown Millburn is at a crossroads. Despite
a convenient commute to Manhattan, a first-class
regional theater, first-run movie theater, and a
splendid and centrally located park, downtown has
been faced with long-term vacancies, a faded
physical environment, and the loss of competitive
share to peer communities. These conditions have
only been exacerbated by the Covid-19 pandemic.
The struggles of the past year’s shutdowns,
social distancing mandates, and general climate
of fear have threatened the very survival of
downtown businesses and entertainment anchors.
This presents a major challenge to the entire
community. Downtown not only represents a
significant portion of the Township’s ratables; it is
also a reflection of the health and identity of the
Township as a whole.

P

0

Figure 1. Illustrative vision plan

Yet, this moment also presents a unique
opportunity for bold action, not only to address
downtown’s immediate problems, but to address
underlying issues and position it for a new and
prosperous future.

Figure 2. Downtown core
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Figure 3. Paper Mill Playhouse
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The Downtown Vision Plan envisions a
future where Millburn can offer both long
standing township homeowners and young adults
looking to return to their hometown, new and
attractive residential options in a downtown
setting. This is environment that can allow
residents to enjoy a network of smaller, intimate
outdoor environments, as well as easy access to
Taylor Park and the South Mountain
Reservation’s miles of trails, an easy walk to the
train, and to downtown’s food markets and
restaurants, education, and culture.
The new Downtown will be a place where
entrepreneurs, small batch manufacturers,
creative new retailers, professional service, techoriented businesses, and corporate satellite
offices, attracted by downtown’s ecosystem of
first-class amenities and a walk-to-work lifestyle
can thrive.

Figure 4. Taylor Park entrance improvement concept

Downtown will also be a place that Millburn
residents and visitors alike can feel comfortable
getting to, and navigating for daily errands as well
as a night out.
Finally the new downtown will be a place that is
greener, reflecting its finest neighborhoods, using
nature to tame the effects of a changing climate.
Figure 5. Rose garden in Taylor Park
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Figure 6. Millburn NJTransit Train Station
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The Downtown Vision Plan proposes a
comprehensive strategy for achieving this Vision
by:
• encouraging new and complimentary
residential and commercial uses in the
“shoulder” areas east and west of the core;
• establishing a public realm commensurate with
Millburn’s identity as a small suburb of the
highest quality and centered around a series of
key places including a new Millburn Avenue
Gateway to Taylor Park and a new town green
on Main Street;
• creating a more balanced circulation system
that is more comfortable and inviting for
pedestrians, easier for drivers to navigate, and a
creates a place for bikes;

Figure 7. Rahway Riverwalk concept

• improving the pedestrian experience along
Millburn Avenue, Essex Street, and Main Street
by planting street trees, burying utility lines,
and filling in gaps in the street-wall with new
infill development;

Figure 8. Rahway river entrance at Essex St
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Figure 9. Municipal parking garage

• increasing downtown patronage by improving
pedestrian connections to downtown
destination drivers, like the Paper Mill
Playhouse and Taylor Park;
• establishing Essex Street as a high-quality
corridor for new development- focused on a
new public plaza, “Essex Triangle,” which can
complement and support the downtown
Millburn Avenue retail core;
• leveraging long-range efforts to increase
downtown’s resilience to flooding by
lengthening the span of the Millburn Avenue
and Essex Street bridges, removing buildings
that have impeded Rahway River floodwaters,
and rebuilding the river’s edge with a new,
living shoreline and river walk;

Figure 10. New civic plaza and Essex St improvement concept

• streamlining zoning regulations and approvals
to create a business environment that says
“Downtown Millburn is open for business!”
This plan builds on the considerable body of
planning work undertaken by the Township dating
back to the Downtown Master Plan by Downtown
Millburn Development Alliance in 2000, and
including the Taylor Park Strategic Plan (2020),
Master Plan Re-Examination Report (2018) and
the Traffic and Parking Analysis (2020).

Figure 12. Town hall Plaza and DPW

Figure 11. Old Short Hills Rd and Essex St intersection
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The Township’s goals for the Plan are the
following:
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As a result, the Township Committee established
a Vision Plan Committee (“Steering Committee”)
to guide the creation of a Downtown Vision
Plan to create a consensus-driven vision for the
revitalization of Downtown, and a strategy for
implementing the plan.
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Located at the juncture of Essex, Union, and
Morris Counties and with strong regional rail
access, Millburn has historically been one of
northern New Jersey’s premier downtowns – a
status once highlighted by the presence of
prestigious department store chains like Lord &
Taylor and Saks Fifth Avenue. However, in an
increasingly competitive environment where the
Township is vying with nearby downtowns such
as Summit, Westfield, Chatham, and Maplewood
for customers, tenants, businesses, and investors,
Millburn has struggled to hold its own. Despite
a set of first-class assets (a train station with
excellent service to Manhattan, Taylor Park,
the Paper Mill Playhouse, and a first-run movie
theater) and significant recent capital investments,
the Downtown business and physical environment
projects neither the same vibrant atmosphere seen
in its peers, nor a level of quality its own residents
expect.

Key Places
0

300’

600’

Figure 13. Key places

1.

2.

3.

Encourage appropriate land uses that
promote the character of the Township as a
small suburb of the highest quality.
Promote, improve, and support efficient
streets and sidewalks, and safe connections
to transit for pedestrians, cyclists, and
motorists.
Recognize and encourage township
organizations and activities that strengthen
business and social networks.

Millburn Downtown Vision Plan 2021

Perkins Eastman

4.

Maintain and enhance economic vitality of
the downtown and other business districts.

5.

Recognize and encourage the preservation
of areas, structures and sites of historic
interest.

6.

Develop and implement strategies to address
town-wide sustainability and resiliency.

3. Public and Stakeholder Outreach
The Downtown Vision Plan was created through
an extensive and multi-tiered outreach process,
designed to reach as many residents, workers,
business and property owners from the Millburn
community as possible. Community input was
instrumental to identify issues and opportunities,
as well as understand aspirations for the future of
the downtown.
Due to the COVID-19 pandemic, the public
outreach component pivoted to an online
engagement process. In-person meetings and
“hands-on” workshops were largely substituted
with virtual events and interactive online tools.
Outreach over the six-month period included
a variety of engagement strategies to keep the
public abreast of the project, solicit input on
priorities, and test recommendations as they were
developed. The overall participation in both the
public workshops and the online interactive tools
was excellent and provided feedback that was
instrumental in the formation of this Vision Plan.

Figure 14. A screen shot of real time survey wall and conference call. A comprehensive schedule of public
and stakeholder outreach programs included interactive surveys and maps, guided by community input and
contributions.

The community outreach process included:
• Two virtual public workshops,
• An online public survey inclusive of an “Ideas
Wall” interactive tool,
• An online interactive map,
• Stakeholder focus group meetings facilitated
by Steering Committee members, and

Community outreach was guided by the Steering
Committee throughout the process. All public
outreach events were announced through e-blasts,
social media posts, and notices. Summaries of
each event were shared on the project page1
found on the Township’s website. Videos of the
public workshops can also be found on the project
page.

• Individual meetings with downtown merchants
and major downtown property owners.
• Meetings with Maser Consulting, the
Township’s traffic consultants.
1. https://www.twp.millburn.nj.us/556/Downtown-Area-Vision-Plan
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4. Existing Context
The study area that defines Downtown Millburn
which extends from Douglas Street to the west
to Essex Street to the east, and from the NJ
TRANSIT train tracks on the north to Taylor
Street to the south is compact. One can walk
from one end to the other in ten minutes and to
all of Downtown’s major destinations in even less
time. But the walking experience is not always a
uniformly positive one.

Downtown features destinations like the NJ
TRANSIT train station, Papermill Playhouse,
the South Mountain Reservation, first run movie
theatre, a fabulous downtown in Taylor Park, and
a municipal parking garage, yet finding these
destinations, or getting to them by foot is made
challenging by a lack of wayfinding and a less
than hospitable pedestrian realm.

Figure 16. Buildings set back behind parking on Essex
Street east of Main Street

But downtown can be seen as several different
contrasting places:
There is the ‘core’ area, characterized by the
buildings that are scaled to the pedestrian, and
engage the sidewalk with high quality storefronts,
entrances and signage. This area, extends from
Dunkin Donuts on the west to Lackawanna Place
to the east, and Essex Street to the north to Taylor
Street to the south. And then there are the two
flanking ‘shoulder’ areas which are dominated by
parking lots, buildings set back behind parking,
and fast-moving traffic.
On the interior of the blocks between Essex Street
and Millburn Avenue one can find lovely, well
scaled landscaped tree-shaded patios and gardens,
with charming alleyways leading to the sidewalks,
while the sidewalks are narrow and dominated by
utility poles and few trees to provide shade and
green.
12

Figure 17. Landscaped seating area in the interior of
the block west of Main Street

Figure 18. Midblock Passages

Figure 15. Millburn Avenue
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Downtown’s public realm is dominated by
vehicles – with fast-moving cars, narrow
sidewalks, and large areas of surface parking
– as well as by utility poles and long-vacant
storefronts. New businesses facing months of
delays to open due to a protracted approvals
process or costly employee parking permits,
have contributed to a reputation for a having an
unfriendly regulatory and business environment.
Landlords are finding prospective tenants are
increasingly drawn to neighboring communities
that are seen as more business-friendly and
welcoming, and with more visually attractive
environments.

Figure 19. Millburn Avenue east of Main Street
Figure 22. West of Essex Street, dominated by wide
vehicle road

Short-term measures to help businesses during
the peak of COVID-19 crisis last summer, in
particular outdoor dining on Main Street, and
more people working from home, helped Millburn
residents gain a renewed appreciation for
Downtown assets and the public realm in general.
The creation of the Millburn Special Improvement
District (SID) and accompanying District
Management Corporation (DMC) establishes
an organization, with dedicated funding, to
implement a number of downtown improvements
including marketing, business recruitment and
retention, and aesthetic improvements.

Figure 20. Outdoor dining area in the interior of the
block west of Main Street

Figure 21. Seasonal Main Street closure for outdoor
dining.

Figure 23. Downtown Millburn Ave with raised street
parking

Figure 24. Municipal parking garage
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A. Market context
Like many downtown markets throughout the
Tri-state region and across the country, the state
of downtown Millburn retail is challenged by
limited demand and strong competition from a
variety of downtown retail corridors, convenience
strip centers, and regional shopping malls that are
within close proximity. Downtown Millburn has
several comparative advantages that can be
further leveraged to attract regional customers,
drive traffic to local retailers, and extend
customer dwell time. This includes its tight retail
core, existing sidewalk network, and the presence
of a strong cultural and entertainment anchor in
downtown Millburn – Paper Mill Playhouse – and
nearby county park, South Mountain Reservation.
With over 176,000SF of existing retail offerings,
Downtown Millburn functions, in retail terms,
much like a walkable, outdoor “lifestyle center,”
anchored by a mix of dining options that range in
price and cuisine, and entertainment choices
(including BowTie Cinema and Paper Mill
Playhouse).

N
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Figure 25. Map of retail mix in downtown Millburn retail core

Figure 26. Outdoor dining area at the Rahway river
alley
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Figure 27. BowTie Cinema at Millburn Ave

B. Downtown’s Existing Retail Mix
Although the ground floor commercial vacancy
rate in Downtown Millburn is a moderate 10%
(26,300SF), over a quarter of occupied ground
floor commercial spaces are currently filled by nonretail office uses (42,800 SF) located mainly off the
core retail intersection, near the train station and
Township Hall. These non-retail spaces reflect the
already constrained demand available to support
retail businesses.
Currently, the largest retail category in downtown
Millburn is Food & Beverage (F&B)1 occupying over
33% of ground floor commercial space. Neighborhood
Goods & Services follows as the second largest
occupying retail category; however, it consists mainly
of personal care and clothing services such as nail/
hair salons, barbershops, dry cleaners and tailors.
Convenience goods and grocery offerings in the core
of downtown Millburn are limited owing to major
supermarket competitors within a 5-minute drive of
Downtown.

1.

Figure 28. Ground floor commercial tenant mix by SF

 
Food
& Beverage (F&B) retailers including cafés, restaurants (full service, fast food, take-out), and bars can attract customers from a larger trade area, especially when they
are clustered. A greater number of patrons will be interested in a collection of F&B establishments that offer a variety of options that serve food or alcohol that is consumed
on premises.
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C. Downtown’s Anchors
Among the township’s key anchors and destinations
that attract a consistent base of visitors annually is
Paper Mill Playhouse. Its 1,150-seat capacity and roster
of 250 performances annually brought nearly 200,000
visitors to the community (pre-COVID), a figure
which includes students who participate in daytime
educational activities The Paper Mill Playhouse creates
regular footfall for local businesses on show nights,
particularly restaurants. As the Playhouse continues
to grow its presence in the downtown core with new
educational and performance spaces, greater physical
and organizational connections will need to be made
between the Playhouse facilities and local retail/
restaurants to drive greater dwell time and visitor
spending.

Figure 29. Paper Mill Playhouse theater seating and F.M. Kirby Carriage House Restaurant (image from Paper Mill
Playhouse website (https://papermill.org/)

For customers arriving by car and parking at the
municipal structure on Essex Street, the journey
from point of arrival to the retail core at Main Street
is faced with the challenge of limited active frontage.
A customer faces about 200 feet of either blank
façades (with no transparent entrances or windows),
or parking lots, that are uninviting for pedestrians
before arriving at their destination and that impact
their perception of convenience.

Figure 30. Paper Mill Playhouse’s active education program includes classes for different age groups, theatre
camps, and auditions. (image from Paper Mill Playhouse website (https://papermill.org/)

Figure 31. Empty Old Short Hill Rd from Downtown core to the Theatre
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D. Downtown Millburn’s
Competition
Nearby retail competition is strong. Downtown
Millburn competes for consumer demand with
several surrounding downtown/traditional
commercial districts (including Maplewood,
Summit, South Orange) and large, regional malls
that measure over 3.4 million SF of retail within
5-miles (or 15-minute drive).
In order to determine current and projected retail
demand, the Plan identified a “trade area” to
delineate geographic areas from which a large
majority of Downtown Millburn customers
originate. Trade areas are defined primarily by
competition, convenience (measured in drive
times for high car ownership markets1 like
Northern NJ), sociological and geographical
boundaries, and physical barriers such as the
South Mountain Reservation and the major
highways. Downtown Millburn retail is likely
drawing a majority of its customers from the
following trade areas.

1.

Households in the trade areas own an average of
1.8 vehicles indicating a car-dependent community.
This puts greater emphasis on car accessibility in
order to capture potential shoppers.

Major retail centers (within 5miles) - 3,416,505sf
Not including comparable walkable downtowns like Maplewood, Summit, South Orange, etc
Figure 32. Map of retail competition in downtown Millburn retail core

Figure 33. Summit Downtown

Figure 34. Downtown Maplewood
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E. Retail Demand
Current resident, daytime worker, and
visitor spending1 can support approximately
118,356-156,652 SF of retail. This equates to
approximately $64,776,690 in annual retail
sales. The current supply of retail in Downtown
Millburn is 176,700 SF, suggesting a degree of
existing parity between demand and supply.
Although Neighborhood Goods & Services
(NG&S)2 is the most demanded retail category,
with over $29.5 million in captured expenditures
within the trade areas (or approximately 64,600
SF of supportable retail), Downtown Millburn’s
existing supply of NG&S is limited (52,000 SF of
primarily personal care services). This creates an
unmet demand of over 12,000 SF.

1. An annual visitor number was estimated based
on seating capacity and annual number of
performances at Paper Mill Playhouse, with the
assumption of an average attendance rate of 83%.
2. NG&S is “convenience based” retail that must be
located within close proximity to a customer’s place
of work or home with easy access (by foot/ bike/
transit, private vehicle) and/ or convenient parking.
NG&S retailers rely on spending from nearby
residents, students, and employees. Generally,
customers will travel to the nearest NG&S offering
available to them.

18

Primary Trade Area

Secondary Trade Area

The trade area for locally-serving, conveninec-based shopping
tripos represents the households and daytime employees who
are expected to patronize retail at least once a week for the
weekly retail needs such as groceries, dry cleaning, quick
meals, and for many other needs.

The trade area for regionally-serving, experience retail
includes households that would likely frequent the site
for a unique dining or shopping opportunity that cannot
be replicated elsewhere in the market. Residents in theis
trade area have more convenient options closer to home
but are expected to patronize on-site retail for this unique
experience at least once a year.

Locally-serving, Convenience-based

Figure 35. Map of trade areas
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Regionally-serving, Experience-based

This demand for NG&S is expected to continue
increasing to over $35.3 million in captured
expenditures by the year 2030 (or approximately
78,000 SF of supportable retail), more than
doubling unmet demand, to over 26,000 SF.
Downtown Millburn may be able to leverage
this opportunity to expand and improve the
collective mix of offerings in the NG&S category.
This could be for example, through niche and
specialty grocers like butchers, fromageries, and
international marts3 that offer produce less easily
available at competing large-format grocery
stores.

To strengthen other retail categories such as F&B
and General Merchandise, Apparel, Furnishing
& Others (GAFO) that are oversupplied likely
due to diverse competitive offerings nearby,
Downtown Millburn will need to grow its base
of residents and daytime worker customers over
time. Spending from these customers will need to
be supported by other customer experience factors
including convenience and ease of access, quality
products and offerings, and most importantly
unique experiences/activities/entertainment.

Figure 36. Food market

As such, it is important to reinforce Downtown’s
connections with existing entertainment/cultural
destinations like the Paper Mill Playhouse,
BowTie Cinema, attract more lifestyle anchors
(boutique fitness studios4, recreational uses,
educational spaces), and create new places and
opportunities for events/activities/programs
that extend customer dwell time in Downtown
Millburn.
Figure 37. Brewery

3. There is a large Asian resident population in Millburn. Asian residents make up a consistent 21-22% of residents
in the trade areas. 51% of this population segment in the PTA and 41% in the STA are Chinese, and 31% in the
PTA and 38% in the STA are Asian Indian.
4. Consumer spending on fitness/health club memberships is high when compared to the nationwide average
($784 in the Primary Trade Area vs.$240 National average). This considerable household spending on fitness,
alongside the general high average household income across the trade areas, indicates that a higher end fitness
use could be possible within Downtown Millburn. However, competition from existing fitness options within and
around 0.5 mile of Downtown include FlyWheel, Apex Tiger Martial Arts, Evolve Fitness, Orangetheory, Pure
Barre, Motion Fitness Club, and Longevity Personal Training.
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F. Growing Downtown’s Retail Opportunities
Faced with limited opportunities for overall
growth in retail supply, there are several
strategies the Township can pursue. This
includes reinforcing the quality of the public
realm, anchors/destinations, and refining retail
merchandise mix at the core intersection of Main
Street/Millburn Avenue.
Today, quality retail includes new store concepts
that combine uses as traditionally defined, for
example, a knitting and craft supply store with
weekly classes as both retail and educational
facility OR an ice cream store with small batch
manufacturing as both retail and light industrial
– potentially triggering change of use, permits,
and parking requirements. As such, it is important
for the regulatory framework of the Township to
remain flexible and support innovative shifts of
business models.

In the long-term, the Township should also focus
on encouraging the type of development that
will increase the number of daytime workers
and resident customers. This would include
downtown housing and office infill development
at or adjacent to retail core. The Township should
also improve Downtown’s public realm to be
convenient, safe, and comfortable for these
customers to fully leverage their retail spending,
particularly for NG&S retail.

Figure 38. Ice cream store

Figure 39. Education / maker space

Figure 40. Niche manufacturing space
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G. Zoning

a. B-4 District (Central Business)

The Downtown study area is mostly mapped
within two zoning districts: the Central Business
(B-4) District, and the Public (P) District (Figure
41 ). One exception is the easternmost portion of
the study area, directly east from the intersection
of Millburn Avenue and Essex Street, which
is mapped within the B-2 Highway Business
District. Taylor Park, which is located outside the
study area but adjacent to it, is mapped within the
Conservation Recreation (C) District.

The purpose of the B-4 District is to provide
an area for retail businesses where people can
shop on foot. Permitted uses and area and bulk
standards reflect a focus on pedestrian-oriented
environments.
Permitted principal uses include: retail sales
and retail services; financial institutions;
residential (except on ground floor); and offices
(except on the street floor level). Following
recommendations from the 2018 Master Plan ReExamination, the following permitted principal
uses were introduced: showrooms; educational
play centers; instructional schools and studios;
and art studios and galleries. Also as a result of
the 2019 ordinance, physical fitness studios were
removed as principal uses.

Conditional uses include restaurants, fast food,
retail food establishments, and eating and
drinking places, with a special provision that
the structure is no less than 125 feet from the
nearest lot line of a single-family dwelling in a
Residential District.
Area and setback requirements allow for no
minimum side setback (except for a 10-foot side
setback to district line), and building and lot
coverage up to 100%. Maximum building height
was increased in the 2019 ordinance, from twostories/28 feet to three-stories/40 feet.
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Because the 2008 Redevelopment Plan was never
adopted, there are no specific provisions in place
for the designated redevelopment area. However,
the “area in need” designation remains in place,
and the Township has recently initiated a reevaluation of the designation study to reaffirm its
validity.
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Properties part of the Redevelopment Area
include key municipal uses such as the Town
Hall, the DPW garage and recycling yard, the
Fire Department and the Police Department
Headquarters. Two large municipal parking lots
are also included in the Redevelopment Area,
one being the parking lot at Essex Street and Old
Short Hills Road, and the other being the one
between Spring Street and Town Hall Plaza.
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The Redevelopment Area Plan identified
Township-owned properties in the Downtown
that were previously designated “in need of
redevelopment.” These properties, located
on three separate parcels, encompass an area
of approximately 13 acres (Figure 42). The
Redevelopment Area is mostly included in the P
District, although a few lots along Essex Street
are mapped within the B-4 District.
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H. Traffic
Millburn Avenue and Essex Street function as
commonly used routes for commuters seeking to
bypass I-78 and Route 24. The proximity of the
high school, middle school, and two elementary
schools only adds to Downtown congestion
during peak pickup and drop-off periods.
Finally the railroad tracks and South Mountain
Reservation limit north-south and east-west
connectivity to other parts of Millburn and tends
to funnel traffic into a tight area.
Reflecting on some of these issues, Downtown
Millburn’s traffic circulation pattern is typical
of many downtowns that were engineered in
the mid-20th century, when the priority was
getting vehicles through Downtown quickly and
efficiently. This was accomplished through the
one-way paired road system, of Millburn Avenue
going one-way eastbound and Essex Street going
one-way westbound between Douglas Street and
Essex Street. As a result, Downtown Millburn
seems more like a place to get through, rather
than a place to get to, with a focus on vehicular
throughput rather than walkability.
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The one-way system also creates confusion.
Drivers coming eastbound on Millburn Avenue,
who miss the available public parking around
Town Hall, are forced to travel all the way
through the Downtown before they have the
opportunity to circle back on Essex Street. This
situation increases traffic and congestion on
Downtown streets. Visitors unfamiliar with
Millburn’s roadway network may miss the
Downtown altogether. A lack of clear circulation
and a “pathway to purchase” for visitors creates a
significant issue in attracting more shoppers from
the region.
In recent years, the Township has invested
significantly in pedestrian safety improvements,
particularly the “Complete Streets” initiative that
included widened sidewalks and raised parallel
parking “flex space” along Millburn Avenue
between Spring and Main Streets. While that
project resulted in enhanced pedestrian safety
and aesthetics, it stopped at Main Street. The
implementation of Complete Streets created
disruption to downtown merchants and visitors
that is still hotly debated to this day.
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Figure 43. Recent pedestrian safety improvements

Figure 44. Raised parallel parking “flex space”

I. Parking
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Generally, participants in this Plan as well as in
the 2018 Master Plan Re-examination Report
indicated that there is a sufficient amount of
available public parking; the issue is whether that
parking is conveniently located where people
need it.
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buildings with no available parking must seek
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Public parking in Downtown Millburn is generally
located in the vicinity of Town Hall, at and
adjacent to the parking deck, and at the library,
with smaller lots on Old Short Hills Road and the
south side of Millburn Avenue next to Taylor
Park. In total, not including the train station
parking, approximately 900 public surface parking
spaces are available in the Downtown. However,
these spaces are shared by a variety of users –
shoppers, commuters, business and municipal
employees, and library users – and have a range
of permitting and timing requirements. These is
often confusion, even among long-time residents
and property owners, about which lot is meant for
which user.
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Figure 45. Current parking count
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actually need. And, visitors to Downtown
Millburn must navigate this complex system with
little understanding of exactly what parking is
available to them, and for how long. Major shifts

in how businesses operate, including a greater
reliance on delivery services, have only increased
the complexity.
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II. Vision
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1. Retail Environment
A. Focus retail and Food and
Beverage within the Downtown
Core

Figure 47. Downtown core - Main St

Figure 48. Downtown core - MIllburn Ave
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Figure 46. Downtown core and shoulder
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The Plan recommends that the two shoulder areas
be developed with a wider range of uses to bring
more people downtown and to strengthen the
Core.
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In the area to the east, the context is characterized
by the many buildings that are set far back behind
surface parking lots, creating an environment that
is less than friendly to pedestrians.
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This area constitutes the core of Downtown,
and is distinguished from the downtown areas
to the east and west. These “shoulder areas” are
generally less dense, with storefronts giving space
to parking lots and driveways, and uses such as
office becoming more common.

LACKAWANA PL

The area of Downtown centered on the
intersection of Main Street and Millburn
Avenue and extending between Dunkin Donuts
and Lackawanna Place, and Essex Street and
Taylor Park, is characterized by the densest
concentration of retail, the most consistent scale
and architectural character and most pedestrianoriented streetscape.
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2. Key Places
The primary strategy of the Downtown Vision Plan
is to create a series of memorable and compelling
places for people that can organize both public and
private investment, as well as new development.

PAPER MILL
PLAYHOUSE
SOUTH
MOUNTAIN
RESERVATION

P

RA

P

BROOK
D

OL

O

RT

SH

S

LL

HI

RD

Perkins Eastman

1/4M

LIBRARY

R

Millburn Downtown Vision Plan 2021

MILLBURN
MIDDLE
SCHOOL

IVE

P

PAPERMILL
FIELD

GLE

DS
OL

P

P

P

LBU

P

WEST
ARRIVAL

E

COR

TAYLOR
PARK
GATEWAY

WN
NTO

DOW

TAYLOR
PARK

EAST
ARRIVAL

DR

RHAWAY
RIVERWALK

AV E
RN

W

MIL

P

VIE

TOWN
HALL

RK

EXTENSION

P

PA

T
X S

AM TERRA
CE

ADAPTIVE REUSE

IN G

GL

P

P

WHITTINGH

SE

P

MAIN ST

ES

LACKAWANA PL

D
SR
ILL

POLICE

R
HO

TH

P

AS

ST

FIRE

DP

ST

D

STU

E

SPR

A

RE
YA

P
ESSEX
DPW GARAGE TRIANGLE

TRAIN STATION

P

P

TOWN
P
GREEN

P

IT
WS

N AV
E

P

ILE

U
DO

Some of the places, like the Taylor Park Gateway, will
provide strategic value in connecting Downtown’s
Destination Drivers, while others will provide a
focus for new development. Finally, investment
in the public infrastructure of each place will be
implemented together with investments in adjacent
properties.
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Each place is comprised of a combination of
buildings and open space. Each is designed to appeal
to a broad range of users, families, people who work
downtown, and visitors. Each place will provide
opportunities for green infrastructure, allowing the
Greenway to be integrated into the larger stormwater
management infrastructure.

Key Places
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Figure 49. Key places
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3. Connecting Downtown’s Destination Drivers
Downtown has several destinations attracting
thousands of visitors each year: South Mountain
Reservation, Taylor Park, and the Paper Mill
Playhouse, which accounts for over 200,000
visitors. However, each of these “destination
drivers” are disconnected from the Downtown
Core. The Plan proposes a strategy for
connecting each of these destinations to make it
easier for visitors to patronize downtown
restaurants and shops.

Figure 54. Municipal Parking Garage
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Figure 50. Paper Mill Playhouse

Figure 53. South Mountain Reservation

Figure 51. Millburn Free Public Library

Figure 52. Taylor Park
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Figure 55. Downtown destination drivers
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4. Taylor Park Gateway
The Rose Garden at the northern end of Taylor
Park is one of the hidden gems of Downtown
Millburn. Yet despite over 200’ of frontage along
Millburn Avenue, its entrance is largely hidden
from Millburn Avenue, with the green frontage of
the park itself also interrupting the continuity of
the retail storefronts on the south side of Millburn
Avenue.
The Plan creates a new “front door” for Taylor
Park on Millburn Avenue, featuring a wider set
of steps leading down to the garden. The new
entrance will be designed to preserve the calm,
almost secluded quality of the garden as it exists
today, while making the entrance a more open and
welcoming place.
Curving the steps to echo the plan of the garden,
will allow them to also be used as seating and
a small amphitheater for gathering, or small
performances.

Figure 56. Current Taylor Park entrance
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The more open atmosphere may encourage the
adjacent buildings to open outdoor dining terraces
for people to enjoy the lovely setting as well.
131'

Figure 57. Proposed plan for entrance improvement
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Figure 58. View of the proposed Taylor Park Gateway from Lackawanna Street
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5. Transform Lackawanna Place into a multi-modal “Park to Park” Connector
Few downtowns in New Jersey can boast of open
spaces like Taylor Park and South Mountain
Reservation. The presence of each, however,
barely registers for downtown shoppers. This is
a major missed opportunity to bring more people
downtown to patronize the local establishments.
What is more, while the northern end of Taylor
Park and the Locust Grove Gate to South
Mountain Reservation are just over 800’ (or, a
three-minute walk) apart, the options for hikers
and bikers to traverse this short distance are
limited.
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The Plan proposes strengthening the connection
between the two parks by transforming
Lackawanna Place into a multi-modal street.
Working within the corridor’s existing right-ofway, this transformation would feature wider
sidewalks, shared bike lanes, and new wayfinding
signage. The new Lackawanna Place will provide
the missing link in a four-mile-long continuous
route for hikers and bikers to go from Taylor
Park, through South Mountain Reservation, and
ultimately, Turtle Back Zoo.

210ft

SNEAKER FACTORY
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Figure 59. Transform Lackawanna into a “Park to Park” Bike-Ped link connecting South Mountain Reservation and
Taylor Park to link the Locust Grove Gate to Downtown.
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Figure 60. The Lackawanna Place has narrow sidewalks, blank walls along the street, and no facilities for bikes

Figure 61. Section Through Lackawanna Place looking south - Existing Conditions
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Figure 62. Section through Lackawanna Place looking south - Proposed
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6. Upper Main Street
Main Street between the NJ Transit Rail tracks
and Essex Street is one of Downtown’s most
strategically important blocks, serving as the de
facto front door for the Paper Mill Playhouse and
an important point of arrival into Downtown from
Short Hills.

Millburn from the North, and is therefore a
prominent location ideal for civic events. While
this will result in the loss of approximately
13 parking spaces, these would be more than
replaced in the new West Parking Garage
proposed for the DPW Site.
• Creating a new street connecting Essex Street
to the west side of Main Street help shorten
the block, and create new corners for activity
nodes.

At present, the lack in continuity of active
frontages on both sides, and many gaps in the
street wall, result in a street that is not inviting or
pleasant to walk on, particularly at night.
The Plan recommends developing upper Main
Street as a more attractive and inviting connection
between the Downtown Core and the Playhouse.
This can be achieved through several steps:
• Strategic infill development – new buildings
at the east side of the DPW property presently
occupied by a surface parking lot, and at
the parcel east of the Jersey Central P&L
Substation will establish continuous frontage
along both sides of Main Street, providing a
sense of intimacy and activity.

Figure 64. Old Short Hills Rd at Paper Mill Playhouse

• C
 reating a Town Green on the west side of
Municipal Lot 1 at the Northwest corner of
Essex Street and Main Street. This area is
where the farmers market is currently held and
could be designed for flexible use, including
parking. This area is the gateway to Downtown
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Figure 65. Old Short Hills Rd and Essex Street
intersection
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Figure 63. Exisiting Old Short Hills Rd and Upper Main
Street

Figure 66. Proposed Upper Main Street
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Figure 67. Proposed New Town Green
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In 2020, the Town commissioned a study by Mott
McDonald Engineers to recommend potential
measures to mitigate the flooding. The Millburn
Downtown Hydraulic Study report, dated August
26, 2020, recommended the removal of the Futter
Building and extending the span of the Millburn
Avenue and the Essex Street bridges to remove
impediments.

Figure 68. Downtown flood, https://patch.com/newjersey/millburn/several-streets-flooding-in-millburn ,
September 28, 2011
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7. Downtown Riverwalk
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The Vision Plan proposes leveraging those
engineering interventions with a new public
environment along both banks of the river
between Millburn Avenue and Essex Street. The
new Downtown “Riverwalk” would provide
for a better connection between the Downtown
Core and the Municipal Parking Garage, address
downtown flooding, and a establish a new public
space to serve as a focus for new investments by
adjacent building owners.
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Figure 70. Existing Rahway river at Downtown Core

Figure 71. Futter building on the Rahway river
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Figure 72. Rahway river to municipal parking garage
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Figure 73. Existing Rahway river with vegetation
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The Plan envisions a living shoreline, which will
make for a more attractive image when the water
level is low, much like the condition south of
Millburn Avenue. This treatment could provide
opportunities to attract native plant and bird
species.
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The Riverwalk will, for the first time, establish a
direct connection between the Municipal Parking
Garage and the heart of downtown, creating a
direct visual link and improving wayfinding for
visitors.
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A lower level pathway will allow people to get
closer to the water. On the east side will be a
street level pedestrian walkway leading to small
pocket parks and outdoor dining areas.

RESTAURANT

12

12

7'

3'

12

13

2'

0'

13

13

4'

13
4'

ESSEX ST

13
4'

13
5'

MUNICIPAL PARKING GARAGE

M I L L B U R N AV E

DECK

TAYLOR
PARK

NEW MIDBLOCK
CROSSING

Figure 74. Proposed Rahway river plan
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Figure 75. Existing Rahway river section from south to north
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Figure 77. Proposed new Rahway Riverwalk looking north
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8. Creating a first class arrival experience into the Downtown
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Figure 79. locations of arrival
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Figure 78. Existing east intersection of Millburn Avenue
and Essex Street (image from Google map)
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• For people arriving from the East, realign
the geometry of intersection of Essex Street
and Millburn Avenue so that it allows for
perpendicular pedestrian crossings and a four
way stop or signal. Redevelopment of the
Annie Sez site will reinforce this intersection
as an important crossing and place of arrival.
Most importantly, conversion of Millburn
Avenue to allow for two-way traffic will allow
drivers to actually drive into the downtown
core.
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At present, the arrival experience for people
coming to the downtown from the west, east, and
north does not make a positive impression or
project the impression of a high-quality walkable
environment that would attract people to stay and
linger. From the east, drivers are funneled onto
the three-lane, one-way environment of Essex
Street. From the north and west, empty lots and
parking lots project an impression of emptiness.
As such, the Plan recommends the following:

0

Figure 80. Existing Essex Street and Millburn Avenue
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• From the West, the plan encourages new streetoriented infill development on the lots between
Douglas Street and Dunkin Donuts.
• From the North, The plan recommends several
steps to improve Main Street between Essex
Street and the NJ Transit bridge.
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Figure 81. Existing west intersection of Millburn Ave
and Essex St (images from Google map)

Figure 82. Recommended infill development and new
west arrival

OLD

D
RT R
SHO

ARRIAVAL
FROM
NORTH

NEW
TOWN
GREEN

MAIN ST

ESSEX ST

Figure 83. Old Short Hills Rd (Upper Main St) at NJ
Transit bridge
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Figure 84. Recommended infill development and new
west arrival

Recommendation of realigning west intersection at Essex Street and Millburn Avenue
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9. Replace Utility Poles with Street Trees
For visitors to Downtown, one of the most
conspicuous things is the utility poles and
overhead wires, and absence of street trees. The
combination of the two does not project the kind
of quality Millburn aspires to for its downtown.
Moving the utility wires underground and
planting street trees will go far beyond the value
that special paving or amenities will provide, and
bring the downtown’s streetscape up to the level
of other successful downtowns.

Street trees also enhance the effectiveness of a
Ddowntown’s stormwater infrastructure by
absorbing stormwater and lowering summertime
temperatures and the heat island effect. Burying
the utility lines will likewise improve the
downtown’s resilience, by reducing the risk of
power lines being downed in major storm events.
The Plan recommends planting street trees on all
four north-south streets in addition to Essex Street
and Millburn Avenue, numbering 400 in all.
Figure 85. Downtown core with utility poles and
absence of street trees

Beyond the obvious benefits of street trees, i.e.
shade and attractiveness, numerous studies have
documented the correlation between the presence
of street trees to an improved business
environment, and traffic calming,

Figure 86. Retail environment with street trees
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Figure 87. Street trees simulation on Essex St
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The Case for Street Trees
a. Improved business environment

c. Traffic calming

Better Business
• Businesses on tree-scaped streets show 12% higher income
streams

Creates safer walking environments
• Creating vertical walls provides a defined edge so that motorists
better distinguish between their environment and one shared with
people and helping motorists guide their movement and assess
their speed (leading to overall speed reductions).
• Reduces run-off-the-road crashes and overall crash severity
compared with equivalent treeless streets. (Texas A and M

Increased Patronage
• Studies have shown shoppers will travel farther to visit a
business district having trees. This could translate to an expanded
trade area radius1
Improved Place Perception
• Trees were associated with higher ratings of amenity and visual
quality across the studies.
Higher Visual Quality
• Visual preference is much higher for places with trees.
• Softens the width created by downtown’s wide streets.
• Effective tree placement softens effects of on-street parking.
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Reduced and more appropriate urban traffic speeds.
• People slow down by between 3 mph to 15 mph while driving
through a treed scape.
• Decrease perception of time in travel
• Significant differential in motorists’ perception of the time it
takes to get through streets with trees versus streets with no trees

Millburn Downtown Vision Plan 2021
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b. Essential elements of downtown’s
sustainability infrastructure
Reduce demand for drainage infrastructure
• Trees absorb the first 30% of most precipitation through their leaf
system, allowing evaporation back into the atmosphere.
• Up to 30% of precipitation is absorbed back into the ground and
taken in and held onto by the root structure, then absorbed and
then transpired back to the air.
Lower Downtown Air Temperatures and energy usage
• Asphalt and concrete streets and parking lots are known to
increase urban temperatures 3-7 degrees, with corresponding
increases in energy costs to building owners.
• A properly shaded neighborhood, mostly from urban street trees,
can reduce energy bills from 15-35%.

Figure 88. Current Essex Street, absence of street trees

Figure 89. Street trees at Essex Street
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10. Improve Downtown Traffic Circulation
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Figure 90. Current Downtown traffic pattern
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 isperse traffic to avoid creating streets that are
dominated by cars.
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In order to make the experience of traveling
to, and through, the Downtown core more
pedestrian-friendly, easily-accessible for bikes,
and convenient for cars, the plan recommends the
following:

• C
 onvert Essex Street from one-way traffic to
two-way traffic.
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The Plan seeks to make the Downtown Core
a place to get to, rather than get through, by
creating a more balanced street Downtown
network.
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• Convert Millburn Avenue to two-way traffic
between Douglas and Essex Streets to
slow down traffic, improve the pedestrian
experience, and create a higher-quality arrival
experience for visitors coming from I-78.
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Downtown Millburn often feels like a place
designed for people to pass through, rather than
a place people want to come visit and linger in.
Its primary streets, particularly Millburn Avenue
east of Main Street and Essex Avenue, with their
narrow sidewalks, one-way traffic, and excessive
speeds, prioritize cars rather than pedestrians and
make no provisions for bikes at all.

0

Figure 91. Proposed traffic circulation changes
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• Improve the pedestrian experience on
Millburn Avenue between and Main Street and
Lacakawanna Place by widening the sidewalks,
planting street trees, and burying the utility
lines.
• Create a new mid-block crossing of Millburn
Avenue at the southern end of the new
Riverwalk to allow pedestrians to access
establishments on both sides of the street more
easily and slow down traffic.
• Move the existing midblock crossing on Essex
Street to align with the southwest entrance
to the municipal parking garage. This will
improve access to the garage and, once
the Riverwalk is completed, create a direct
connection between the parking garage and the
heart of downtown.
To accompany these changes, the Township
Traffic Engineer also recommends the following
modifications to these four intersections:
Main Street (CR 527) & Millburn Avenue (CR
527/577)
• The westbound approach of Millburn Avenue
(CR 577) will be constructed to provide one
(1) dedicated left-turn lane and one (1) shared
through/right-turn lane.
• The parking lane and curb extensions along
the southern side of Millburn Avenue (CR 527)
will be removed to accommodate the proposed
geometry.
Millburn Downtown Vision Plan 2021
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• All intersection movements will continue to
operate at or near No-Build Levels of Service.
Main Street (CR 527/577) & Essex Street (CR
527/577)
• The eastbound approach of Essex Street (CR
527) will be constructed to provide one (1)
dedicated left-turn lane and one (1) shared
through/right-turn lane.
• All intersection movements will continue to
operate at or near No-Build Levels of Service.

Figure 92. Current one-way Essex Street

Lackawanna Place & Millburn Avenue (CR
527/577)
• The westbound approach of Millburn Avenue
(CR 577) will be constructed to provide one (1)
shared through/right-turn lane.
• All intersection movements will continue to
operate at or near No-Build Levels of Service.
Lackawanna Place & Essex Street (CR
527/577)

Figure 93. Current one-way Millburn Ave

• The eastbound approach of Essex Street (CR
527) will be constructed to provide one (1)
dedicated left-turn lane and one (1) shared
through/right-turn lane.
• All intersection movements will continue to
operate at or near No-Build Levels of Service.

Figure 94. Intersection of Main Street and Millburn
Avenue
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11. Multi-modal streets / Making Millburn Bike-Friendly
New bike lanes proposed for Downtown are
envisioned as part of a larger system to connect as
many destinations as possible. Providing a place
for bikes downtown will have many benefits,
including:

Turtle
Back Zoo
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• extending the catchment radius for commuters
heading to and from the train station by foot.
• broaden Downtown’s appeal to a younger
demographic;
• connecting each of the schools to downtown,
providing schools kids with greater mobility
and independence, and improved access to
Downtown;and
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Figure 95. Downtown bike lanes
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The ultimate goal will be to link up to a larger
Township-wide bike system at Millburn Avenue
on the east and Douglas Street on the west.

WASHINGTON
SCHOOL

Figure 96. Regional bike network

• connecting Taylor Park to South Mountain
Reservation and ultimately extending to the
Turtle Back Zoo, providing a four-mile long
continuous route for bikers.
Due to limited right of way, and a more intense
shopping environment on Millburn Avenue, the
Plan recommends Essex Street as the primary
east-west route for bicycles. The plan also
proposes that Douglas Street, Spring Street,
Town Hall Plaza, and Holmes Street incorporate
dedicated or shared bike lanes to provide
opportunities for bicyclists to ride between Essex
Street and Millburn Avenue. These side streets
are typically less utilized by cars, and they offer
enough space for bicyclists to safely ride on the
right-hand side of the road.
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Figure 97. Bike path recommendation
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PROPOSED DEDICATED BIKE LANES
PROPOSED BIKE SHARROW

12. Transform Town Hall Plaza into a Shared Street
Town Hall Plaza was built to provide a chance
for drivers going west on Essex Street to circulate
back into the Downtown Core. The road is very
lightly traveled, and at 38 feet wide, oversized for
the light volume of traffic it carries.

Figure 99. New Park Lane woonerf, Kirkland,
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The Plan proposes transforming Town Hall Plaza
Figure 100. Current Town Hall Plaza
into a shared street, accommodating slow moving
traffic in both directions and pedestrians. This REA
DPW SITE
A
Y
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S
would not only improve the walkability of this
side of the Downtown but would also replace
pavement with more green space, and create a PO
LICE
FIRE
better setting for development.
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Yet, Town Hall Plaza could be useful in providing
frontage and access for new development along
the south side of Essex Street. It also helps break
up the 860’ walk between Main Street and Spring
Street.

P
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Figure 98. Town Hall Plaza recommendation
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13. New Development
A. Establish Essex Street as a
corridor for
new development

The focal point of Essex Street West will be a
new park, Essex Triangle, currently an overlooked
patch of grass. The new park will be a center of
activity for the west side of Downtown, bringing
together a new Town Hall extension, and the new
development on the east side of the DPW parcel.

The area west of Main Street is dominated by
surface parking lots, underutilized properties,
and Essex Street, which is wide and “placeless.” These properties do not make a positive
contribution to downtown, yet have great
potential for development that will complement
and support the Downtown Core. However,
in order for these properties to be more than
a collection of buildings, several things are
required:

Figure 101. Existing Essex St triangle

• A focus on a high quality public realm.
• Good connections to Millburn Avenue to
ensure that the new corridor is an easily
accessible part of the “Downtown mix.”
• A Parking strategy that will allow development
to occur without being overwhelmed by
parking demands on each individual parcel.
The Plan envisions Essex Street as a high-quality
tree-lined, pedestrian-oriented street, with twoway traffic and bike lanes. A new street on the
east side will connect Essex Street to Old Short
Hills Road and provide access to Old Short Hills
Road as well as a new parking garage on the
DPW site, which will be hidden from view for
Essex Street.
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Figure 102. Essex Street new Development vision plan
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Figure 103. Showing Township Hall extension on the left, and adaptive reuse of the DPW Garage and new development at the corner of Town Hall Plaza
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The Plan envisions a new extension to Town
Figure 108. Current Town Hall and area of opportunities
Hall in the area north of Town Hall. This area,
presently occupied by a lawn and parking,Y
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accommodate a new facility of approximately
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badly needed meeting rooms, the extension
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could provide a new, contemporary and more
transparent entrance on the new “Essex Triangle,”
establishing the new park as a major new public
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place.
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Town Hall, originally built as Millburn’s fire
station, is a handsome structure, providing an
important civic presence anchoring the west side
of Millburn Avenue and an important bastion of
the Township’s historic character. However, the
building is lacking in meeting rooms, and the IT
infrastructure needed to operate efficiently, and
does not have a street entrance on either Millburn
Avenue or Essex Street.
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Figure 109. Proposed Town Hall Plaza
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D. DPW Site
At 4.3 acres and with frontage on Old Short Hills
Road, the DPW property is one of Downtown’s
pivotal sites. The property currently hosts three
different functions: a parking lot facing Old Short
Hills Road, the recycling/bulk trash yard in the
center, and the DPW Garage and fueling facility
on the west side on Essex Street.

Figure 111. Interior of the DPW building
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Figure 110. Current DPW site
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Figure 112. Recycling Yard

180

Having the DPW in close proximity to Town
Hall offers some operational advantages, and
the recycling yard is part of the weekly routine
for some Millburn residents. However, they are
no longer the longer the highest and best use for
this property, nor the best use to complement
a struggling downtown. Redevelopment of the
DPW Property offers an opportunity to add the
kinds of uses that will help strengthen the retail
core and create an overall healthier downtown,
generate revenues for the Township, and increase
ratables.
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The site’s three different parts suggest different
opportunities:

Option 1
• Introduce New Street

• The center portion currently housing the
recycling yard is hidden from the adjacent
streets and large enough to accommodate a
multistory parking garage, but it is difficult to
access.

• New shared parking garage at DPW recycling
yard
• Base option of option 2 and 3

Parking Garage

• The parking lot on Old Short Hills Road could
accommodate new infill development that
could help activate a section of the street that
has many gaps in the street wall and does not
offer a friendly experience for pedestrians.
It also has potential to accommodate a
new educational facility for the Paper Mill
Playhouse.

Retail

306 PS
16,v000 sf

Option 2
• Repurpose DPW building as cultural center
• Develop mixed and office use along the New
Street

• The site occupied by the DPW building is
large enough to accommodate new multifamily
residential or commercial office development
such as a medical office building or ambulatory
care facility. The existing building, with its
high ceilings, large clear span floor plate, and
exposed steel trusses, also offers promising
possibilities for adaptive reuse such as a food
hall, gourmet market brewery, fitness, or even
workplace.

Adaptive Reuse

24,700 sf

Parking Garage

306 PS

Retail

16,000 sf

Option 3
• Residential development at DPW building
• Develop mixed and office use along the New
Street
• Cultural/education center at Old Short Hills
Road

Residential or Commercial office

96 DU

Parking Garage

306 PS

Education Center

16,000 sf

Figure 113. DPW site development options
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E. New Street
In order to provide access for the new garage,
the Plan recommends a new street connecting
Old Short Hills Road with Essex Street. This
street will make both Essex Street and Old Short
Hills Road more walkable by breaking both into
shorter, more walkable segments. It will also
create valuable new frontage, providing enhanced
value for the flanking properties for commercial
or residential development. Construction of the
road would require acquiring a parcel along Essex
Street and the portion of Jersey Central P&L’s
property that is presently used as an access drive
to the recycling yard.
The Plan envisions the New Street as a narrow
street, with six foot sidewalks and one traffic lane
in either direction.
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Figure 116. Aerial of DPW and Jersey Central P&L
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+5,600sf
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100ft

Figure 115. New address and frontage to the new
developments and access to the new garage

200ft

III. Implementation

1. Implementation Strategy
The Plan sets out three categories of actions
to advance, and implement the various
recommendations put forth in the plan:

A. Policy, Planning and Marketing
Actions

A. Policy, Planning and Marketing Actions

a. Policy and planning

B. Capital Projects
C. Redevelopment
In approaching these actions, the implementation
strategy breaks them up into phased, achievable
pieces so that the recommendations can be tackled
over time, with the plan’s overall success not
dependent on a single large project. In addition,
the phased, “bite-size” approach is meant to
minimize potential disruption to businesses
and downtown users from some major capital
projects. Lastly, it is anticipated that such major
projects will require additional analysis and
public engagement. Thus, this plan represents the
beginning of a long-term downtown revitalization
process that will continue to involve the
community’s voices.

Public engagement for this Plan generated
significant input on the types of uses and activities
found Downtown. Participants in this process
consistently cited a lack of variety of stores and
restaurant choices as a priority. There was a
general desire for more things to do and places to
shop in Downtown Millburn, with a concern that
other downtowns in the area are more vibrant.
Participants also were concerned about ongoing
storefront vacancies, and generally agreed
that having more housing options Downtown
would increase activity and provide a larger
customer base for current as well as future
businesses. Downtown housing could also create
opportunities for existing Township residents to
downsize and stay in the area after their children
have gone through the school system.

To help the Township prioritize its
implementation efforts, these actions are laid out
in the Project Implementation Agenda Matrix
at the end of this section according to short-,
medium-, and long-term timeframes.
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These concerns and priorities are not new; similar
feedback was given during the 2018 Master Plan
Re-examination Report process, as well as in
prior downtown planning efforts. Implementation
of some zoning recommendations of the 2018
report have made a good start at addressing these
long-term concerns. The following strategies and
recommendations seek to continue that process, as
well as to support existing businesses and jumpstart new business creation.
Strategy:
Permit a range of active downtown uses in the
Downtown, with a focus on retail and food/
beverage within the Downtown Core.

b. Policy and planning recommendations
Throughout the B-4 Zoning District
The black dotted outline roughly reflects the
B-4 zoning district area (Central Business). (see
“Figure 36. Downtown Millburn Zoning” on page
22) Permitted principal uses include: retail
sales and retail services; financial institutions;
residential (except on ground floor); offices
(except on the street floor level), showrooms;
educational play centers; instructional schools and
studios; and art studios and galleries.
Proposed strategies throughout the zoning district
are the following:
Allow as permitted uses restaurants and
eating/drinking establishments, theaters,
museums, indoor commercial recreation,
breweries/brewpubs, distilleries, and coworking space throughout the B-4 district.
“Experiential retail” such as food halls, art
galleries, health and fitness facilities, and theaters
and cultural centers were supported by the
public, and they are also activities that cannot
be replicated by online shopping platforms.
Such uses attract a wide range of patrons, create
synergies between businesses, and make a place
more vibrant. Allowing for a variety of different
uses and activities will help Downtown to become
more of a “destination” with multiple things to
see and do.

Millburn Downtown Vision Plan 2021

Perkins Eastman

Food-related uses continue to generate a high
degree of interest in Downtown Millburn. Yet
the fact that restaurants are conditional uses,
and given past zoning interpretation of parking
and other requirements, has often meant that new
restaurants have faced a lengthy approval process.
This Plan recommends that restaurants be made
permitted principal uses in the B-4 District, with
provisions to ensure that adjacent residential
districts are protected.

Figure 117. Co-working space

This Plan recommends that the Township
implement provisions (both regulatory and
physical) for permanent seasonal outdoor dining
on Main Street.
Recognizing constantly evolving retail trends
and the need to promote flexibility, the Township
should also permit any combination of permitted
uses to occupy the same space (flexible/shared
space). Allowing different uses to share the
same space – for example, an art gallery and a
coffee shop or a boutique that also offers knitting
classes – could increase the number of activities
downtown while also sharing operational costs for
small businesses. It would also make Downtown
Millburn unique and more “quirky,” with
offerings to attract a wider range of visitors.

Figure 118. Food hall
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Downtown Core Area
Allow additional pedestrian-oriented, active
ground-floor uses which generate walk-in
patronage.
Concentrating retail activities, restaurants and
other pedestrian-oriented uses in the “core” area
of downtown has been a successful strategy in
other communities.
Allowing and promoting a wider range of uses
in the Downtown Core could maximize its
potential by encouraging cross-shopping and
longer customer dwell times. For example, in the
same trip, a visitor can get coffee, meet friends
for lunch, run errands, and pick up their kids at
school.

Figure 119. Real estate office
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Currently in the B-4 district, the Township
does not allow ground-floor offices, but defines
“offices” to include some customer-oriented
office uses such as realtors and travel agencies.
This narrowly focused definition forces some
businesses that are not exempted – but that also
generate walk-in activity – to seek variances. The
Township should expand the permitted groundfloor uses in the Downtown Core to include a
broader array of active uses, including additional
types of personal-services and customer-oriented
offices like walk-in clinics and insurance
agencies. “Makerspace” uses should also be
allowed to encourage younger entrepreneurs.

Figure 120. “Makerspace” uses encourage younger
entrepreneurs.
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Figure 121. Walk-in boutique fitness studio as ground
floor use

West End and East End “Shoulder” Areas
Allow offices and residential on the ground
floor.

Figure 122. Christie Place (Scarsdale, NY)

Figure 124. Downtown office
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The public expressed some interest in adding
housing options near the downtown, especially
given the lack of options for senior housing and
long-time residents who no longer want to live
in a single family house, as well as for young
professionals who grew up in Millburn and
can’t afford to purchase a single family house.
Strategically added residential uses, potentially
including age-restricted housing, would provide
more demand for retail and generate more foot
traffic throughout the downtown.

RT

Areas along Millburn Avenue and Essex Street
just outside of the Downtown Core Area could
be better connected while providing a transition
to surrounding neighborhoods. In these areas,
having active, customer-oriented uses on the
ground floor is less critical, and office and
residential uses allowed on all floors can help
to provide that neighborhood transition, while
generating a customer base of Downtown
residents and daytime workers.

0

300’

600’

Figure 123. Core and Shoulder
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Parking
Undertake a comprehensive parking
management plan
There is currently a perceived parking issue in the
Downtown. Whether or not parking is available,
it is not always available directly adjacent to
retail in the core area. This recommendation is
to develop a parking utilization and management
plan in order to maximize the existing parking
facilities, support park-and-walk behavior, and
account for evolving future parking needs.
The plan would identify opportunities to improve
the current municipally owned parking facilities
and may include strategies to encourage shortterm parking in front of shopping areas and longterm parking slightly farther away for employees.
It will also identify opportunities for shared
parking between complementary uses and parking
demand management techniques. Potential
efficiencies identified by the plan could free up
space for future development that is currently
used as surface parking.
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A comprehensive parking management plan could
include some or all of the following:
• I mprove enforcement and management of
permit parking to ensure that sufficient and
well-located off-street spaces are available for
business employees and prime on-street spaces
are available for customers.
• Review parking hours to provide enough time
for extended downtown visitation (e.g. dinner
and a show).
• I dentify opportunities for short-term parking
to accommodate pickup and drop-offs from
Uber/Lyft, Door Dash type services, and other
c-commerce deliveries, as part of a broad curb
management strategy This need will increase
as more residential is introduced downtown.
• Implement easy fixes to the parking garage to
make it more functional. This may include a
redesign of the entrance to project an image
that is more publicly oriented. Signage should
be easily visible and could incorporate an
interactive display that notifies visitors how
many spaces are available for shoppers,
commuters, and employees.
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• Study parking utilization to see where demand
is highest and lowest. This may change as post
pandemic commuter patterns start to emerge,
and could indicate less demand for commuter
spots, which could be opened to shopper and
visitor parking.
• Improve online parking maps to clarify the
regulations and provide more information
about the number of available spaces for
various users.

Eliminate required off-street parking for nonresidential uses and incorporate provisions for
shared parking.
While parking is important, there is a trade-off
between requiring enough parking for businesses’
patrons and requiring too much parking, which
can be a burden on an incoming business that
wants to locate downtown. This is particularly an
issue as most of downtown is already developed,
so there are limited options to provide new offstreet parking. Eliminating the requirement for
off-street parking for non-residential uses would
recognize that many existing buildings cannot
provide parking and often require variances.
Given this lack of new supply, the issue is less
about providing parking spaces and more about
efficiently using the spaces that exist. The parking
management plan will help to enhance efficiency
and increase parking turnover so that more spaces
become available more frequently. In addition,
for larger developments with two or more uses,
off-street parking should be shared to optimize
its utility and take advantage of uses that have
different peak parking periods. New and existing
Downtown residential uses would continue to
require off-street parking, as consistent with State
and Township regulations.

As part of future redevelopment planning,
rationalize surface parking behind buildings
so that it is more efficient and room can be
created for open space and outdoor dining.
As is typical among downtowns of Millburn’s
size and scale, surface parking – whether legally
designated or unofficial – exists behind many
buildings. Often, this space is under different
ownership and may also be used (again, officially
or not) as loading or other service needs.

Figure 125. Municipal surface parking on Essex Street

Future redevelopment planning in the Downtown
could rationalize and redesign these areas for
greater efficiency and potential open space,
including for outdoor dining Rear building space
at the intersection of Millburn Avenue and Main
Street, accessible by alleyways, is a great example
of this opportunity.
Figure 126. Municipal parking garage

Figure 127. Rear building parking
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c. Business support

Process

Targeted outreach to Downtown landlords and
business owners revealed a strong and consistent
perception that Millburn is a very difficult place to
open a business. Multiple stakeholders spoke of a
protracted approvals process and a sense that the
Township’s regulations are more burdensome than
its neighboring towns. Although the Township has
already begun to address some of the regulatory
barriers to investment, it is clear that Millburn
has developed a reputation as a place that is not
business-friendly, and more work is needed. The
following strategy and recommendations address
this concern, sometimes through removing
additional regulatory barriers and sometimes
simply through messaging and branding.
Strategy:
Create a welcoming environment for new and
existing businesses by streamlining the approvals
process, removing barriers to investment, and
getting the message out that Millburn is open for
business.
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Make regulatory processes more predictable
and streamlined.
Some in the community have expressed concern
that the approval process (i.e. for permits, signage
improvements, and land use applications) can be
burdensome. The Township acknowledges that
there is room to make the process more specific
and predictable, which will reduce the uncertainty
for businesses looking to open or expand.
There are several improvements the Township can
make to standardize processes and procedures for
permitting, information sharing, engagement and
feedback, including:
• Reducing barriers to the process of putting
up new signs. Design guidelines would help
to formalize approach and maintain design
quality.
• Considering consolidating or revising
application fees so they are clearer and more
predictable for applicants.
• B
 etter promoting the Technical Review
Committee as being an added level of service
and not an additional layer of required review.
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Figure 128. Business at Main Street

d. Business support recommendations
Promote Downtown as a destination of choice
for small business owners, shoppers and
young professionals, getting the word out that
“Downtown Millburn is Open for Business!”.
The following strategies support outreach and
marketing efforts that promote Downtown:
• C
 reate a “welcome packet” for prospective
business owners, including a primer on the
process of opening a business in Millburn.
• W
 ork with the Special Improvement District
to welcome new businesses and celebrate
milestones and achievements of existing
businesses.
• I mplement a downtown branding strategy,
including new placemaking and directional
signage and basic beautification.
• Identify additional opportunities for outdoor
and public art.

Figure 129. Marketing efforts from other successful municipalities, from left to right: zoning fact sheet (Atlanta, GA);
Marketing fact sheet (South Orange, NJ); Communication of review and approvals process (Madison, NJ); Branding
example (Suffolk, VA); Signage and wayfinding example (Monroe, WI);
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B. Capital Projects

C. Redevelopment

There are several different options for
implementing the traffic changes and streetscape
improvements.

Redevelopment of the DPW property will hinge
on relocating the existing recycling yard and the
DPW garage and maintenance facility. While
an alternative site on JFK Parkway has been
studied for general engineering feasibility, there
remain questions about cost and DPW operational
functionality. The Plan recommends a flexible
approach.

The Taylor Park Gateway and traffic Changes
to Essex Street and Millburn Avenue (which
can be completed on a shorter timeframe than
burying the utility lines and tree planting) could
be undertaken first. This has the advantage
of allowing Township residents to become
accustomed to the traffic changes, while design
is completed for sidewalk widening, burying
the utility lines, and street tree planting. These
improvements could then be made as funding
permits.

There are number of different options. These
include:
• Selecting a single developer for the entire
DPW parcel, who could build the garage. This
assumes an appropriate site can be agreed
upon.

Alternatively, design and engineering for all three
changes could be completed at one time allowing
for design coordination for the three interrelated
projects, and limiting the disruption to a single
time phase.
Other capital projects can be done in conjunction
with other actions. Essex Triangle and
transforming Town Hall Plaza into a shared street
for instance can be undertaken in conjunction
with private development projects on adjacent
properties as well as redevelopment of the DPW
site. Similarly, the Downtown Riverwalk should
be implemented in parallel with flood mitigation
efforts.

70

• Redeveloping the DPW in an incremental
manner, relocating the recycling yard first
(presumably easier than finding a new home
for the DPW facilities) allowing for the
development and construction of the parking
garage first. Under this scenario, the full DPW
site would be redeveloped only when a new
site for the facilities is secured.
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Figure 130. DPW site development option 2

2. Implementation Matrix
A. Short-Term (within a year)

Order of Magnitude Cost Categories:
$
less than $25k
$$
$50-$99k
$$$ $100k-$499k
$$$$
over $500k

Capital Improvements
Project

Responsible Party

Estimated Cost

Commission design work for new Taylor Park gateway

Township DPW

$

Commission engineering and analysis for Downtown Circulation Improvements
(two-way circulation, Lackawanna Place, bike circulation and sidewalk
improvements)

Township Committee

$$

Initiate discussions with utility providers [JCP&L] on feasibility and cost of burying
lines.

Township DPW

Township DPW
Consultant for Traffic Engineering
$

Business Administrator
Township Engineer

Initiate discussions with Essex County for future partnering for Downtown flood
Mitigation/Riverwalk project.

Township Committee

$

Township DPW
Township Engineer

Develop scope of work for DPW Site Redevelopment Development Strategy and
commission strategy.

Township Committee

$

Township DPW
Township Engineer
Business Administrator
Zoning Officer
Planner
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Order of Magnitude Cost Categories:
$
less than $25k
$$
$50-$99k
$$$ $100k-$499k
$$$$
over $500k

Policy, Planning and Marketing Actions
Project

Responsible Party

Estimated Cost

Initiate business-friendly marketing initiatives.

Township Committee

$

SID
Craft and adopt B-4 use and parking zoning recommendations.

Township Committee

$

Planning Board
Review ordinances, fees, procedures to reduce barriers.

Township Committee

$

Business Administrator
Planning Board
Launch redevelopment process with revised designation study and new
redevelopment plan, with a focus on:

Zoning Officer
Planning Board
Township Committee Business
Administrator

- DPW site
- Essex Street behind Town Hall
- Municipal parking lot at Main/Essex
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B. Mid-Term (2-3 year)

Order of Magnitude Cost Categories:
$
less than $25k
$$
$50-$99k
$$$ $100k-$499k
$$$$
over $500k

Capital Improvements
Project

Responsible Party

Estimated Cost

Construct Taylor Park Gateway improvements.

Township DPW – Shade Tree Division

$$$

Landscape Architect
Outside Contractor
Launch an engineering study of Riverwalk concept.

Township Committee

$$

Township Engineer
Consultant
Implement Downtown Circulation Improvements

Township Committee

$$$

Essex County DPW
Consultant
Plant downtown street trees on Essex Street, Millburn Avenue, Main Street, and the
four north-south streets.

Township DPW

$$

Forester/Shade Tree Contractor
Landscape Architect

Planning, property acquisition and engineering for New Street

Township Committee

$$$$

Consultant
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Order of Magnitude Cost Categories:
$
less than $25k
$$
$50-$99k
$$$ $100k-$499k
$$$$
over $500k

Redevelopment
Project

Responsible Party

Estimated Cost

Issue RFP for developer for DPW site.

Township Committee

$

Business Administrator
Commission implementation plan to construct a recycling/dump and DPW facility at
new location, including staging.

Township Committee

$$

Township DPW
Township Engineer
Consultant

Policy, Planning and Marketing Actions
Project

Responsible Party

Estimated Cost

Initiate brand statement and branding strategy effort.

SID

$

Township Committee
Recreation Commission
Prepare comprehensive Parking Management Plan.

Township Committee
Recreation Committee
Consultant
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$

C. Long-Term (3+ year)

Order of Magnitude Cost Categories:
$
less than $25k
$$
$50-$99k
$$$ $100k-$499k
$$$$
over $500k

Project

Responsible Party

Estimated Cost

Build new recycling/dump and DPW facility at new location

Township Committee

$$$

Township DPW
Business Administrator
Implement DPW redevelopment with designated developer.

Township Committee

$

Business Administrator
Pursue funding for Downtown Flood Mitigation and Riverwalk project.

Township Committee

$

Business Administrator
Township Engineer
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3. Design Standards
The architecture of Downtown Millburn is
distinguished mostly by its diversity. This ranges
from converted wood framed houses, to twoand three-story mixed-use masonry buildings
with punched windows built in the early 20th
century, and converted garages, to modernist era
commercial buildings from the mid- to late 20th
century.
While Downtown features no dominant
architectural style, the one common denominator
in its most successful area, the Downtown Core,
are that all buildings - regardless of style – are
scaled to the pedestrian, and engage the sidewalk
with high quality storefronts, entrances and
signage. Conversely, the less successful areas,
along Essex Street east of Main Street, where
neighboring buildings are raised-up on columns,
set back behind surface parking, and Lackawanna
Place, where buildings face the street with
large expanses of windowless walls, create an
inhospitable environment for pedestrian.

Figure 131. Various architectural style along Millburn Ave
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The overriding goal of the Plan is to encourage
reinvestment and improvement to Downtown’s
existing buildings and new development that
will enhance Downtown as a place people
want to come to, and patronize, and strengthen
Downtown’s economic prospects. As such, as
Downtown enters into a new era with a broader
range of uses, an enhanced public realm, and
a more sustainable basis, the approach is for
Downtown to evolve, building on what is best,
not start from a blank slate. It is important
to maintain the diversity that is central to the
existing character of downtown and to ensure new
buildings all contribute to Downtown’s public
realm.
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Toward that end, the architectural standards for
each street should be tailored to the scale of
each street and place. This means maintaining a
three-story height limit for buildings along Essex
Street and Millburn Avenue and two-to three story
buildings along the narrower north-south streets
(Douglas Street, Spring Street, Town Hall Plaza,
and Lackawanna Place). To improve wayfinding
and reinforce the key places, the Plan envisions
allowing buildings to be built up to the height of
56 Millburn Avenue, at key corners.
While all new commercial buildings should be
required to be built up to the sidewalk, residential
uses at ground floor should be set back five feet
from the sidewalk to provide for a transition
between public and private realms, and to
accommodate landscaping and stoops.

Figure 132. Three-stories corner building at 56 Millburn
Ave

77

IV. Appendices

1. Land Use
A. Overview and Mapping
The Millburn Downtown Vision Plan study area
encompasses a fairly extensive portion of the
downtown area, including key commercial corridors
such as Millburn Avenue, Essex Street, and Main Street.
The study area is bound by the railroad tracks / Glen
Avenue to the north, the Investors Bank property to
the east (one block east of the intersection of Millburn
Avenue and Essex Street), commercial properties facing
Millburn Avenue to the south, and Douglas Street to
the west (Figure 1). The boundary of the study area
approximately follows the perimeter of the Central
Business (B-4) zoning district, in addition to areas
mapped within the Public (P) zoning district, with the
exception of the Millburn Middle School property.
Notably, the study area includes redevelopment areas as
identified by the 2008 Redevelopment Plan, including
a 13-acre site located on Essex Street used as DPW
garage and recycling facility.
The size of the study area (exclusive of right-of-ways
and railroad property) is approximately 46.5 acres,
among which 24.5 acres - or 52.5% of the total - are
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Table 1. Study Area By Land Use.
Land Use
Municipal Property
Commercial
Residential (1- to 3-family)
Apartment
Vacant Land
Total

Area (Acres)
20.5
24.5
0.8
0.6
0.2
46.5

Source: Parcels and MOD-IV of Essex County. NJ Office of Information Technology, Office of GIS.

used for commercial activities (retail, office, etc.), and
20.5 acres (or 44%) are municipal property (DPW
site, parking lots, Town Hall, etc.). The remaining land
uses include residential, with 1- to 3-family residences
taking up 0.8 acres (1.7%), and multi-family/
apartment uses at 0.6 acres (1.3%). Vacant land is only
approximately 0.2 acres, or 0.4% of the study area
(Table 1).
The core area of Downtown, centered around Main
Street, includes portions of Millburn Avenue where
there is a continuity of storefronts, and a high density
of retail/food & beverage activities. One block
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Percentage
44.0%
52.5%
1.7%
1.3%
0.4%
100.0%

along Essex Street, as well as Main Street itself, also
presents similar characteristics, such as a recognizable
pedestrian-scale shopping environment. Most of these
commercial properties in the Downtown core are
two-story buildings with no front setback, with a few
three-story buildings scattered throughout this area.
Moving away from the Downtown core, on
Millburn Avenue, both the west- and the east-end
portions of the study area become less dense,
with storefronts giving space to parking lots and
driveways, and uses such as office becoming more
common. The scale of buildings remains similar in
these two areas, although there is one exception of
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The only two portions of the study area that lay north of the
railroad tracks are the Public Library and Millburn Station,
and their respective parking lots. These two important
public uses are accessible from the southern portion of the
Downtown through an underpass on Lackawanna Place.
The corner of Lackawanna Place and Essex Street features
a relatively recently built public parking structure, which
contains parking spaces dedicated for both commuters and
shoppers.
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a 4.5-story office building.
Essex Street presents a greater variety of uses and a
less pedestrian-oriented feel than Millburn Avenue.
East of Main Street, commercial properties such as
offices, medical offices, and bank services are prevalent,
although there are a few retail/restaurant activities.
West of Main Street, the more prominent features are
the DPW site (garage and yard), and other municipal
uses such as the Police and Fire Department buildings.
Parking lots are also another recurrent feature on Essex
Street.
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Figure 133. Existing Millburn land use
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2. Previous Planning Efforts
A. Downtown Master Plan
(Downtown Millburn
Development Alliance, 2000)
The 2000 Downtown Master Plan Report,
commissioned by the former Downtown Millburn
Development Alliance (DMDA), identified six
major goals to be addressed: improve pedestrian
amenities and safety; preserve and enhance small
town character; improve pedestrian access within
the Downtown; encourage larger-scale retail uses;
improve and expand parking facilities; and improve
traffic patterns. Based on these goals, the plan’s
recommendations were organized into short-term
(2-3 year), and long-term proposals that would
require further study.
The short-term proposals addressed pedestrian and
streetscape improvements and traffic and parking
recommendations. Notable recommendations
included creating curb bump-outs at specific
intersections, adding mid-block crossings, improving
and expanding pedestrian connections/pathways,
consolidating parking in strategic locations, and
improving the streetscape with new plantings, new
signage and pedestrian-scale lighting.
The long-term proposals included relocating
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Figure 134. Downtown Millburn zoning

the Town Hall facility to a site on Essex Street,
redeveloping/reusing the existing municipal building
for retail/office use, creating a walkway along the
river, moving utilities below ground, studying the
need for a parking structure, and redeveloping the
Public Works building and site.
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B. Millburn Downtown Study
(Fidelco Realty, 2005)

C. Downtown District
Redevelopment Plan (2008)

The 2005 Millburn Downtown Study identified a
series of design objectives that sought to capitalize
on the full market potential of downtown land,
create an identity for an expanded Downtown,
increase retail activity, and develop new residential
infill. Additionally, a new civic district was envisioned
on the western side of Downtown, as well as an
idea of expanded “Playhouse Activities” to better
link the cultural anchor institution to Downtown.
Other design principles included providing more of
all types of parking (for commuters, residents and
shoppers), creating design features to “announce”
the Downtown, closing the gaps in retail frontage,
and improving/expanding pedestrian connections
(e.g. creating a river walk).

In 2008, the Township Planning Board engaged a
team of consultants to assist with the creation of a
redevelopment plan for three previously identified
portions of Downtown Millburn that were designated
as “areas in need of redevelopment.” The Downtown
District Redevelopment Plan (“Redevelopment
Plan”) illustrated a roadmap to transform Downtown
Millburn into a “sustainable, mixed-use, pedestrianfriendly downtown with an emphasis on creating
a vibrant shopping and residential district while
maintaining Millburn’s small town character.” The
Redevelopment Plan’s recommendations reflected a
mixed-use approach that also sought to address issues
with traffic patterns, availability of parking, and public
realm improvements at the pedestrian level. Three
portions of the Downtown – including the DPW Site
- were identified as Redevelopment Areas, as shown in
“Figure 134. Downtown Millburn zoning”.
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The Redevelopment Plan identified areas where new
mixed-use buildings could be developed, based on
the concept of converting municipal parking lots into
new residences and commercial activities. The scale
of such development was proposed to be between
two and four stories. The Redevelopment Plan also
identified three locations where parking structures
could be built in order to create enough parking
for all users. Three redevelopment implementation
phases were envisioned: 1) relocation of the Town
Hall facility to the DPW site; 2) redevelopment of
the former Town Hall site and Rimback site into
two mixed-use buildings; and 3) redevelopment of
Municipal Lot 2 into a mixed-use building (this site
now contains a recently built parking structure).
The 2008 Redevelopment Plan was not adopted by
the Township Council. As a result, there are no specific
provisions in place for the designated redevelopment
area. However, the “area in need” designation remains in
place.
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D. Complete Streets Initiative (2016)
Following the adoption of the Millburn Complete
Streets Policy in 2014 (Resolution 14-166), the
Township developed a Complete Streets Plan for
the Downtown in 2016. The Complete Streets
Plan sought to address pedestrian safety, vehicular
circulation, and economic vitality through three
phases of capital street improvement projects. The
study area included sections of Millburn Avenue
and Essex Street, Main Street, Lackawanna Place,
and Holmes Street. As of January 2021, only phase
one of the plan has been implemented, covering a
portion of the Millburn Avenue corridor between
Douglas Street and Main Street, and Main Street
between Millburn Avenue and Essex Street. There
are currently no plans to move forward with the
subsequent phases of the initiative.

• promote evening/night activities and encourage
businesses to stay open late;

The 2018 Master Plan Re-Examination Report (2018
Master Plan) follows the reexaminations of 1991,
2002, and 2008. The Township’s last full Master Plan
was adopted in 1985. The 2018 Master Plan’s goals
range from encouraging appropriate uses to foster
the high-quality small-town character of Millburn to
enhancing the economic vitality of Downtown, and
improving connections and circulation for all users
(pedestrians, cyclists and motorists).

• incorporate more public art into the
streetscape.

Key recommendations for the B-4 Central Business
zoning district included:

Street design improvements that have been
implemented include: traffic calming features such
as curb bump-outs at intersections and roadway
narrowing, flexible parking areas, a new street
connecting Essex Street to Millburn Avenue by the
Town Hall building, a new mid-block crossing on
Millburn Avenue, and removal of left turns onto
Main Street from Millburn Avenue and Essex Street.
Additional design improvements consist of sidewalk
widenings, ADA-compliant ramp construction, and
new plantings.

84

E. Master Plan Re-Examination
Report (2018)

• allow and encourage new uses (e.g., arts &
craft, “experiential”, but also offices) on upper
floors as well as on ground-floor (provided
they meet transparency/active storefronts
requirements);
• e ncourage residential development Downtown,
including ground floor residential uses in
locations where it is not detrimental to the
shopping experience; additionally, consider
increasing the height limit to allow for multifamily/mixed-use development in targeted
areas (e.g. near the train station);
• create Downtown design guidelines;
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• Other notable recommendations seeking to
address Downtown issues and opportunities
included:
• relocate the DPW building to free up space for
more compatible development;
• consider a redevelopment scheme for
Downtown, where municipally owned
properties could be leveraged for more
strategic development;
• incorporate public spaces in future civic uses
developments;
• improve circulation through Downtown, while
discouraging the use of Millburn Ave and
Essex Street for through-traffic, and improving
safety for pedestrians and bicyclists.
Some of the 2018 Master Plan’s zoning
recommendations were implemented in 2019
through the adoption of revisions that expanded the
permitted uses in the B-4 district and increased the
maximum building height to three stories.

F. DPW Relocation Feasibility
Report (2019)
The 2019 DPW Relocation Feasibility Report
provided an overview of a potential relocation site
for the DPW building, currently operating in the
Downtown area on Essex Street. The potential
site option, located at a Township-owned property
on John F. Kennedy Parkway, would allow for
approximately 5.4 acres of developable land, with
three different access/egress options. Existing
conditions, such as site physical characteristics,
zoning, environmental constraints (e.g., wetlands and
flood hazards areas) and transportation concerns are
analyzed within the report.

G. Taylor Park Strategic Plan (2020)
Taylor Park Strategic Plan seeks to provide a variety
of options for the Township to improve the park over
time. Interviews with the public helped informing the
Strategic Plan, which was a result of a year-long effort
that identified strengths and opportunities to improve the
park. The Strategic Plan included a mission and a vision
for Taylor Park, which both highlighted the importance
of reinforcing connections between the Downtown and
the park.

A common theme that emerged from the interviews
was a general desire to enhance the park without
drastically changing the aspect or function. Desired
changes that were often mentioned included
improvements to the Bauer Center, increased
programming, and more liveliness in the park. A
number of short-, medium-, and long-term projects
were also listed in the Strategic Plan, to provide
options for the Township’s consideration.

Figure 135. Redevelopment Area
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3. Public Engagement
A. First Public Workshop
COMPETITIVE DISTRICTS/
SHOPPING CENTERS

a. December 3 from 7-9 PM
The purpose of the workshop was to introduce the
project to the public, share initial planning goals for
Downtown, and – most importantly – discuss with
participants what they would most like to see in the
Downtown area. Approximately 138 people attended
the first workshop, which was considered to be an
exceptional turnout. After a presentation led by the
consultant team, participants were split into smaller
groups for a facilitated discussion around themes like
downtown assets, parks and open space, sidewalks and
streetscape, traffic and parking, and arts, culture and
events.

To Paper Mill Playhouse

1,200 feet

DOWNTOWN MILLBURN RETAIL CORE

Ground Floor Commercial Tenant Mix by SF
3%

LEGEND

3%

10%

16%

Regional Mall

20%

Walkable Downtown/
Lifestyle Center
Power Center
NG&S Strip/
Convenience Center

15%

Major Retail Centers (within 5 miles) – 3,416,505 SF
Not incl. comparable walkable downtowns like Maplewood, Summit, South Orange, etc.
Vacant
Office

Participants shared their vision and goals for the
future of downtown, which included attracting
more variety of businesses, encouraging experiential
uses, improving the pedestrian experience, creating
more public spaces and improving accessibility and
connectivity throughout downtown. Some of the
recurring issues raised related to the need for better
circulation, reduce vacancies, the need to improve
upon park space, and address parking concerns
(including the raised parking recently implemented
on Millburn Ave).

NG&S
Fitness

33%
F&B
Theater

GAFO

CONNECTING DOWNTOWN’S DESTINATIONS

LEGEND

Total Number of Storefronts – 125
Total Ground Floor Commercial Space – about 260,800 SF

31

Figure 136. Public workshop presentations
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Neighborhood Goods
& Services

Fitness

Food & Beverage

Theater

General Merchandise,
Apparel, Furnishings &
Others

Vacant

Office

B. Second Public Workshop
a. March 2 from 7-9 PM
This workshop was held to present and test
preliminary recommendations with the public.
Approximately 110 people attended. During the
small group discussion sessions, attendees were
asked what ideas they liked, what was missing,
and what should be a priority for the Township.
Participants were also specifically asked about
the 2-way circulation proposal and what type of
development they would support along Essex Street
and around the DPW site.
Some of the ideas seemed to receive strong
support, including the creation of a Riverwalk,
the addition of street trees, improving the
entrance to Taylor Park, and generally making the
streetscape more pedestrian friendly. The 2-way
traffic conversion received mixed feedback, while
many supported the idea, others were skeptical
that it would improve traffic and circulation.
Nevertheless, many participants expressed the
need to improve the downtown experience and
make it more pedestrian friendly. With regard
to potential development along Essex Street and
“shoulder areas”, most participants recognized that
adding some residential uses would help support
downtown businesses. Many residents supported
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moving the recycling area from the DPW facility,
though some prefer the convenience of having the
facility centrally located. A more detailed summary
of what was discussed in each group can be found
in the summary found on the Project Website.

HOW TO GET INVOLVED

Interactive Map

Explore recommendations on
map, post comments and
respond to other ideas

twp.millburn.nj.us/visionplan
12

Figure 137. Interactive map
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C. Online Public Survey and Ideas
Wall
This exercise paired a traditional survey with an
“ideas wall,” which was essentially a community
brainstorming tool. The public survey asked
participants about how they use the downtown,
how their use has changed during COVID-19, as
well as their most pressing issues and concerns. The
survey received 735 responses.
Participants were instructed to place comments
on the ideas all after taking the survey. This was
an open-ended tool, allowing participants to
write in comments on key downtown topics,
including: Parks and Open Space; Sidewalks and
Streetscape; Arts, Culture, and Events; Shopping
and Restaurants; Traffic and Parking; and Other
Comments. 161 comments were received.

Concepts that triggered the most interest included
adding more uses to the downtown (especially
experiential uses), enhancing the pedestrian
experience with sidewalk improvements such as
burying the utility wires and poles, widening the
sidewalks and adding street trees, and creating
a Riverwalk. Mixed feedback was received for
ideas such as the 2-way traffic conversion and
developing a bike circulation plan for downtown.
Redevelopment options for the DPW site were
generally received with interest, especially if

D. Online Interactive Map
The Interactive Map provided an opportunity
to share the project team’s initial ideas with the
public in a visual, user-friendly manner. The
public was encouraged to view and comment on
the preliminary recommendations. Participants
could also drop a pin on the map to address
something that wasn’t picked up on in any of the
recommendations. Participants also had the ability
to “Up- or Down-vote” recommendations and
comments. The Interactive Map was open between
February 16 and March 8, 2021. A total of 238
engagement inputs from the public were received.
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Figure 138. Idea wall
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cultural/entertainment uses were considered.
In general, the idea of new development and
additional uses on the east and west end areas
of downtown, as well as along the Essex Street
corridor, were positively received. Increase in traffic,
lack of parking and scale of development were all
concerns raised in conjunction with the idea of
adding new development on the “shoulder areas”
of downtown.

E. Stakeholder Meetings
In terms of stakeholder engagement, the Township
sought input from a variety of stakeholders,
including downtown property and business
owners, anchor tenants such as the Paper Mill
Playhouse, school representatives, and local groups
and associations including the Pedestrian Safety
Advisory Board (PSAB).

F. Small Group Meetings
The Township organized a series of small group
meetings for community members interested in
knowing more about the Vision Plan and sharing their
ideas and concern. A total of eight mini-sessions were
held in February 2021, led by the Steering Committee
members.
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4. Market Analysis
A. Town of Millburn retail market
analysis

B. Current downtown retail supply

Similar to downtown markets in the Tri-state
region and across the country, the state of
downtown Millburn retail is challenged by
limited demand and strong competition
from a variety of downtown retail corridors,
convenience strip centers, and regional shopping
malls that are within close proximity. Downtown
Millburn, however, has several comparative
advantages that can be further leveraged to
attract regional customers, drive traffic to
local retailers, and extend customer dwell
time. This includes its walkable environment and
tight retail cluster, as well as the presence of a
strong cultural and entertainment anchor in
downtown Millburn – Paper Mill Playhouse – and
nearby county park, South Mountain Reservation.

With over 176,000SF of existing retail offerings,
Downtown Millburn functions as a walkable,
outdoor lifestyle center anchored by a mix of
dining options that range in price and cuisine, and
entertainment choices (including BowTie Cinema
and Paper Mill Playhouse). These offerings are
concentrated along approximately 1,500 linear
feet of storefronts primarily on Main Street and
Millburn Ave.

Although the ground floor commercial vacancy
rate in Downtown Millburn is a moderate 10%
(26,300SF), over a quarter of occupied ground
floor commercial spaces are currently filled by
non-retail office uses (42,800 SF) located mainly
off the core retail intersection, near the train
station and Township hall. These non-retail spaces
reflect the already constrained demand available
to support retail businesses.

A comprehensive review of place conditions
impacting retail vitality (including access,
visibility, public realm, and storefronts), business
environment (retail supply, tenant mix, anchors/
destinations), existing competitive retail
clusters in the market, a trade area and demand
analysis, and a customer demographic analysis,
were undertaken to generate a comprehensive
understanding of the downtown study area’s
retail potential and guide recommendations and
strategies in the Downtown Area Vision Plan.
Figure 139. Map of retail mix in downtown Millburn retail core
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Currently, the largest retail category in
downtown Millburn is Food & Beverage
(F&B1) occupying over 33% of ground floor
commercial space. Neighborhood Goods &
Services follows as the second largest occupying
retail category; however, it consists mainly of
personal care and clothing services such as nail/
hair salons, barbershops, dry cleaners and tailors.
Convenience goods and grocery offerings in the
core of downtown Millburn are limited owing to
major supermarket competitors within a 5-minute
drive of Downtown (Trader Joe’s at 187 Millburn
Ave and Shoprite of Springfield at 727 Morris
Turnpike).

1

Among the township’s key anchors and
destinations that attract a consistent base of
visitors annually is Paper Mill Playhouse.
Its 1,150-seat capacity and roster of 250
performances annually brought nearly 200,000
visitors to the community (pre-COVID), a
figure which includes students who participate
in daytime educational activities The Paper
Mill Playhouse creates regular footfall for
local businesses on show nights, particularly
restaurants. As the Playhouse continues to grow
its presence in the downtown core with new
educational and performance spaces, greater
physical and organizational connections will need
to be made between the Playhouse facilities and
local retail/restaurants to drive greater dwell time
and visitor spending.

Figure 140. Ground floor commercial tenant mix by SF

Food & Beverage (F&B) retailers including cafés, restaurants – full service, fast food, take-out, and bars can
attract customers from a larger trade area, especially when they are clustered. A greater number of patrons will
be interested in a collection of F&B establishments that offer a variety of options that serve food or alcohol that
is consumed on premises.
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C. Place conditions impacting
downtown retail
The physical environment of a commercial
district – streets, sidewalks, and storefronts/
building façades – often forms a customer’s first
impression and is therefore a critical element in
creating a successful retail experience. Following
recent streetscape improvements, Downtown
Millburn now offers a comfortable and safe
environment for shoppers along key corridors –
Main Street and Millburn Ave – with clean, wide
sidewalks, widened curb cuts, public benches,
street trees and landscaping. Collectively,
these improvements support cross-shopping
opportunities by prioritizing the movement of
pedestrian shoppers along key retail corridors.
There are still opportunities, however, to further
enhance other sections of downtown in order to
support spillover retail and dining activity in the
public realm and extend customer dwell time,
particularly along Essex St (near the municipal
parking structure) and the river. Although the
Rahway River may be an environmentally
challenging feature of Downtown Millburn, it
offers the unique opportunity for businesses to
create waterfront dining experiences and for local
organizations to hold outdoor activities/events
that leverage the distinctive landscape.
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Major retail centers (within 5miles) - 3,416,505sf
Not including comparable walkable downtowns like Maplewood, Summit, South Orange, etc
Figure 141. Map of retail competition in downtown Millburn retail core

For customers arriving by car and parking at
the municipal structure on Essex St, the journey
from point of arrival to the retail core at Main
Street is faced with the challenge of limited
active frontage. A customer faces about 200
feet of either blank façades (with no transparent
entrances or windows), or parking lots, that are
uninviting for pedestrians before arriving at their
destination and that impact their perception of
convenience.
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D. Competing for retail demand and
trade area
In order to determine current and projected retail
demand, trade areas were established to delineate
geographic areas from which a large majority of
Downtown Millburn customers originate. Trade
areas are impacted primarily by competition,
convenience (measured in drive times for high
car ownership markets1 like Northern NJ),
sociological and geographical boundaries, and
other factors.

Nearby retail competition is strong. Downtown
Millburn is competing for consumer demand
with a mix of surrounding downtown/traditional
commercial districts (including Maplewood,
Summit, South Orange) and large, regional malls
that measure over 3.4 million SF of retail within
5-miles (or 15-minute drive). Combined with
physical barriers such as the South Mountain
Reservation and major highways, Downtown
Millburn retail is likely drawing a majority of its
customers from the following trade areas.

Table 2. Current (2020) Retail Demand
Category
Total Captured
Expenditures

1
2
3

Current resident, daytime worker, and
visitor spending2 can support approximately
118,356-156,652 SF of retail, which equates
to approximately $64,776,690 in annual retail
sales. The current supply of retail in Downtown
Millburn, however, is 176,700 SF, suggesting a
degree of existing parity between demand and
supply.
Although Neighborhood Goods & Services
(NG&S)3 is the most demanded retail category
with over $29.5 million in captured expenditures
within the trade areas (or approximately 64,600

Approximate
Total Demand
Total
Total Demand
Retail Supply
Low Productivity Demand- High
- Average
(SF)
Productivity (SF) Productivity (SF)

Net Demand

Neighborhood Goods and Services

$29,536,487

76,320

56,169

64,606

51,950

12,656

Food and Alcohol Away from Home

$23,275,186

47,189

31,957

38,098

86,100

(48,002)

GAFO

$11,965,017

33,143

30,230

31,603

38,650

(7,047)

TOTAL

$64,776,690

156,652

118,356

134,307

176,700

(42,400)

Households in the trade areas own an average of 1.8 vehicles indicating a car-dependent community. This puts greater emphasis on car accessibility in order to capture
potential shoppers.
An annual visitor number was estimated based on seating capacity and annual number of performances at Paper Mill Playhouse, with the assumption of an average
attendance rate of 83%.
NG&S is “convenience based” retail that must be located within close proximity to a customer’s place of work or home with easy access (by foot/ bike/ transit, private
vehicle) and/ or convenient parking. NG&S retailers rely on spending from nearby residents, students, and employees. Generally, customers will travel to the nearest NG&S
offering available to them.
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SF of supportable retail), Downtown Millburn’s
existing supply of NG&S is limited (52,000 SF
of primarily personal care services), creating
unmet demand of over 12,000 SF. This demand
for NG&S is expected to continue increasing
to over $35.3 million in captured expenditures

by the year 2030 (or approximately 78,000 SF
of supportable retail), doubling unmet demand
to over 26,000 SF. As such, Downtown Millburn
may be able to leverage the opportunity to expand
and improve the collective mix of offerings in
the Neighborhood Goods & Services (NG&S)

Table 3. Current (2020) Retail Demand
Category
Total Captured
Expenditures

94

Approximate
Total Demand
Total
Total Demand
Retail Supply
Low Productivity Demand- High
- Average
(SF)
Productivity (SF) Productivity (SF)

Net Demand

Neighborhood Goods and Services

$30,379,588

78,817

57,975

66,700

51,950

14,750

Food and Alcohol Away from Home

$23,894,240

48,620

32,927

39,254

86,100

(46,846)

GAFO

$12,265,237

34,054

31,053

32,467

38,650

(6,183)

TOTAL

$66,539,065

161,491

121,955

138,421

176,700

(38,200)

Table 4. Current (2020) Retail Demand
Category
Total Captured
Expenditures

4

category, for example, through niche/specialty
grocers like butchers, fromageries, international
marts4 that offer produce less easily available at
competing large-format grocery stores.

Approximate
Total Demand
Total
Total Demand
Retail Supply
Low Productivity Demand- High
- Average
(SF)
Productivity (SF) Productivity (SF)

Net Demand

Neighborhood Goods and Services

$35,379,580

92,408

68,015

78,229

51,950

26,279

Food and Alcohol Away from Home

$26,992,816

55,641

37,674

44,917

86,100

(41,183)

GAFO

$14,175,292

39,742

36,261

37,901

38,650

(749)

TOTAL

$76,547,689

187,791

141,951

161,047

176,700

(15,700)

There is a large Asian resident population in Millburn. Asian residents make up a consistent 21-22% of residents in the trade areas. 51% of this population segment in the
PTA and 41% in the STA are Chinese, and 31% in the PTA and 38% in the STA are Asian Indian.
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To strengthen other retail categories such as F&B
and General Merchandise, Apparel, Furnishing
& Others (GAFO) that are oversupplied likely
due to diverse competitive offerings nearby,
Downtown Millburn will need to grow its base
of resident and daytime worker customers
over time. These customer segments spend
locally more frequently than visitors and can
provide a more consistent stream of sales for
downtown businesses. In fact, most residences
are currently owner occupied, with an average
length of residence of 16 years across all trade
areas. Renters within the trade areas have an
average residence of 6 years. This long- standing
continuity of residence denotes a consistent base
of consumer spending going into the future.
Large numbers of long-term owners also indicate
that GAFO spending will be more heavily focused
items like furniture and home improvement
supplies. Spending from these customers
will need to be supported by other customer
experience factors including convenience and
ease of access, quality products and offerings,
and most importantly unique experiences/
activities/entertainment.

5

As such, it is important to reinforce downtown
connections with existing entertainment/
cultural destinations (BowTie Cinema,
Playhouse and its performance facilities), attract
more lifestyle anchors (boutique fitness studios5,
recreational uses, educational spaces) and create
new places and opportunities for events/
activities/programs that extend customer dwell
time in Downtown Millburn.

Consumer spending on fitness/health club memberships is high when compared to the nationwide average ($784 in the Primary Trade Area vs. $240 National average).
This considerable household spending on fitness, alongside the general high average household income across the trade areas, indicates that a higher end fitness use
could be possible within Downtown Millburn. However, competition from existing fitness options within and around 0.5 mile of Downtown include FlyWeheel, Apex Tiger
Martial Arts, Evolve Fitness, Orangetheory, Pure Barre, Motion Fitness Club, and Longevity Personal Training.
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E. Building retail opportunities
Given limited opportunities for overall growth
in retail supply, reinforcing place qualities,
anchors/ destinations, and refining retail
merchandise mix at the core intersection of
Main St/Millburn Ave will be. critical.
Today, quality retail includes new store concepts
that combine uses as traditionally defined, for
example, a knitting and craft supply store with
weekly classes as both retail and educational
facility OR an ice cream store with small batch
manufacturing as both retail and light industrial –
potentially triggering change of use, permits, and
parking requirements. As such, it is important for
the regulatory framework of the Township to
remain flexible and support innovative shifts of
business models.
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In the long-term, the Township should also focus
on encouraging the development of property
types that will grow daytime worker and
resident customers (i.e., downtown housing and
office infill development at or adjacent to retail
core) and the development of a public realm
that ensures convenience, safety, and comfort
for these customers to fully leverage their retail
spending, particularly for NG&S retail. This
includes supporting Rahway riverfront retail and
ambient entertainment opportunities, and creative
storefront marketing tactics that ensure visibility
of businesses to customers (especially for new
residents). Signage and outdoor merchandise
requirements, for example, should remain
flexible with clear design guidance and
permitting processes from the Township.
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Finally, to continue growing spending by
visitors, particularly in F&B, the Township
should leverage the ongoing expansion of
Paper Mill Playhouse and strengthen physical
connections between the Playhouse and
other destination drivers such as S. Mountain
Reservation.
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