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Overview of Morris Plains
The Borough of Morris Plains is a small, tight-knit 
community located in the heart of Morris County. 
The Borough is a bucolic, predominantly resi-
dential municipality consisting of single-family 
homes as well as two-family homes, townhouses 
and apartments. Despite its residential nature, the 
Borough has signifi cant non-residential devel-
opment including the world headquarters for 
Honeywell International Inc. Additionally, the 
Borough boasts a compact, walkable downtown 
area with a New Jersey Transit station that offers 

direct access into Manhattan via New Jersey 
Transit’s Midtown Direct. The Borough also has 
excellent roadway access. It is traversed by 
Route 53 (i.e., Tabor Road) and Route 202 (i.e., 
Speedwell Avenue/Littleton Road) and is in 
close proximity to Route 10, Route 24, Interstate 
80 and Interstate 287.

Morris Plains is a mostly built out suburb, but it has set 

aside lands for open space, recreation and an extensive 

trail system. Recreational offerings include Community 

Park, Central Avenue Park, Watnong Park, Memorial Field, 

Court Road Park, Simons Park, Children’s Park, 9/11 Me-

morial Park, and Roberts Garden. The Borough also has a 

Introduction
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land use policies to encourage appropriate growth while 

maintaining a high quality of life enjoyed by Morris Plains 

residents.

Planning Process
In Spring 2018 the Planning Board requested that its 

planners, Phillips Preiss Grygiel Leheny Hughes LLC 

(PPGLH), prepare this Master Plan Reexamination report.  

The Borough’s most recent Master Plan was prepared in 

1975. Reexamination reports were adopted in 1984, 1988, 

and 2008. A Housing Plan Element and Recycling Plan 

Element were adopted in 1988. A Master Plan Summary 

Report was prepared in 2000. The purpose of the 2000 

Master Plan Summary Report was to summarize all of 

the substantive planning proposals which constitute the 

1975 Master Plan. The Summary Report included goals 

and objectives; a Land Use Plan; Community Facilities 

Plan; Street Circulation Plan; Housing Element and Fair 

Share Plan; and Recycling Plan. An Open Space Plan was 

adopted in 2003. An updated Housing Element and Fair 

Share Plan was recently adopted in August 2018. It should 

be noted that various amendments to the Master Plan have 

been adopted between October 1989 and August 2018. 

To prepare this report with citizen input, the Planning Board 

held a visioning session on June 9, 2018 open to the entire 

community with members of the planning consultant team 

on hand to facilitate. The Visioning Session discussion 

was in the format of a S.W.O.T. analysis. Participants were 

invited to break into smaller groups and given  ve minutes 

each to identify Morris Plains’ strengths, weaknesses/chal-

lenges, opportunities and threats (i.e., S.W.O.T.). At the 

end of the analysis, a designee of each group was asked 

to report his/her respective group’s  ndings to the entire 

convocation. The Visioning session provided an opportunity 

well-regarded school district for kindergarten through eighth 

grade. In summary, the character of Morris Plains is that of 

a high-quality suburban community with many resources all 

of which makes the Borough a desirable place to live.

Purpose of the Master Plan 
Reexamination Report
This document is a Master Plan Reexamination Report 

for Morris Plains as required by the New Jersey Municipal 

Land Use Law (“MLUL”) at N.J.S.A. 40:55D-89. The MLUL 

requires that each municipality in New Jersey undertake 

a periodic review and examination of its local Master Plan 

and development regulations.  The mandated time frame 

for the periodic reexamination is 10 years. The planning 

board is responsible for completing the reexamination and 

preparing and adopting by resolution a report on the  nd-

ings of the reexamination. Further, a statutorily compliant 

reexamination report provides a presumption of validity of 

the municipal zoning ordinance under the law. 

This Master Plan Reexamination Report represents an 

on-going effort on the part of Morris Plains to ensure that its 

planning policies, along with its land use goals and objec-

tives remain current and effective in addressing the issues 

facing the Borough. The primary purpose of the Master 

Plan is to guide the use of land. It is based on an exam-

ination of past trends, existing conditions and reasonable 

expectations for the future. The purpose of the report is to 

review and evaluate the master plan and municipal devel-

opment regulations to determine the need for updates and 

revisions to properly direct the future growth, development 

and redevelopment of Morris Plains. The report builds upon 

the Planning Board’s prior Master Plan work and the land 

use ordinances which have guided the Borough over the 

years. It seeks to maintain and reinforce the Borough’s 
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use plan element of the municipal master plan, and 

recommend changes, if any, in the local development 

regulations necessary to effectuate the redevelopment 

plan of the municipality.

The 2018 Master Plan Reexamination Report 
addresses each of these statutory requirements. 

to get feedback from the public on a variety of issues facing 

Morris Plains. In summer 2018, a group of citizens formed 

a steering committee (i.e., the Citizen Steering Committee). 

The Steering Committee produced a presentation and a 

report on issues suggested for discussion in this Master 

Plan Reexamination report. 

Statutory Requirements of the 
Periodic Reexamination Report
Per N.J.S.A. 40:55D-89 of the MLUL, the reexamination 

report must state the following:

• The major problems and objectives relating to land 

development in the municipality at the time of the adop-

tion of the last reexamination report.

• The extent to which such problems and objectives have 

been reduced or have increased subsequent to such 

date.

• The extent to which there have been signi  cant chang-

es in the assumptions, policies, and objectives forming 

the basis for the master plan or development regula-

tions as last revised, with particular regard to the densi-

ty and distribution of population and land uses, hous-

ing conditions, circulation, conservation and natural 

resources, energy conservation, collection, disposition, 

and recycling of designated recyclable materials, and 

changes in State, County and municipal policies and 

objectives.

• The speci  c changes recommended for the master 

plan or development regulations, if any, including un-

derlying objectives, policies and standards, or whether 

a new plan or regulations should be prepared.

• The recommendations of the Planning Board concern-

ing the incorporation of redevelopment plans adopted 

pursuant to the “Local Redevelopment and Housing 

Law”, P.L.1992, c79 (C40A:12A-1 et al) into the land 
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In accordance with the Municipal Land Use 
Law, this section addresses the fi rst two required 
components of a Reexamination Report, i.e., the 
major problems and objectives identifi ed in the 
2008 Reexamination Report, and their current 
status.

Goals and Objectives of 
2008 Master Plan Reexamination
The following are the goals and objectives as set forth in 

the 2008 Master Plan Reexamination. 

1. 1. Maintaining constant vigilance over regional 

planning activities, especially those at the state and 

county levels, in terms of their potential impact on local 

planning and development capabilities and decisions 

making powers 

2. Coordinating where needed local planning efforts with 

those of neighboring municipalities to achieve a max-

imum degree of compatibility, particularly along com-

mon municipal boundaries.

3. Avoiding adverse impacts on the local environment and 

adopting ordinances and techniques which will protect 

to the extent of municipal powers sensitive wetlands, 

steep slopes, woodlands, and  ood prone areas.

4. Preserving and improving to the greatest extent possi-

ble the established character and natural resources of 

the Borough through careful land use planning at both 

the Master Plan and site-speci  c levels.

5. Maintaining and enhancing the viability of the various 

commercial districts by:

 a. Encouraging an appropriate mix of land uses which 

will complement each other and meet the retail and 

service needs of the Borough and the surrounding 

areas;

 b. Promoting a desirable visual environment and 

preserving the small town characteristics of the 

downtown business district;

Major Problems and Objectives of the 
2008 Reexamination Report and Current Status
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ly impact existing and future residential neighborhoods.

11. Continuing the Borough’s on-going open space and 

recreation planning and acquisition efforts to insure that 

suf  cient permanent open space remains within the 

Borough for conservation and recreation purposes and 

for the visual protection of the Borough’s small town 

character.

12. Protecting and preserving the local heritage and tradi-

tions by careful planning in and around historic build-

ings and other landmarks of the community.

13. Conducting land use decision-making and implement-

ing policies which lend themselves to an economical, 

ef  cient and high quality public educational system.

These goals remain valid as the goals and objectives 

of the Borough’s Master Plan.

Problems Identifi ed in the 
2008 Master Plan Reexamination 
and Current Status
2008 Master Plan Reexamination Report

At the time of the 2008 Master Plan Reexamination, it was 

reported that residential growth had occurred in several 

forms including in  ll development and tear-downs/rebuilds, 

additions and minor subdivision activity, as well as two ma-

jor residential developments, one of which was complete 

(i.e., the Highlands at Morris Plains) and one of which was 

approved (i.e., Coventry Park which has since been com-

pleted.) The Borough had also seen several signi  cant new 

and redeveloped commercial developments including the 

Stop & Shop supermarket, Johnson & Johnson, Weichert 

of  ce campus and the Candlewood Hotel. It was reported 

that numerous smaller commercial retail, industrial and pro-

fessional of  ce projects also occurred within the downtown 

business district, the Route 10 commercial corridor, as well 

 c. Development of design guidelines to promote the 

desired character of the various commercial district 

corridors found along Speedwell Avenue and the 

Route 10 corridor;

 d. Provide suf  cient numbers of parking and loading 

spaces in the appropriate locations to serve the 

needs of the general public as well as the needs of 

business patrons and employees;

 e. Promote a desirable pedestrian environment within 

the downtown business district corridor.

6. Recognizing and adjusting land use planning efforts 

where necessary to address changing demographic 

characteristics and conditions found within the munici-

pality.

7. Preserving and protecting the suburban character of 

existing residential neighborhoods by:

 a. Establishing zone designations according to exist-

ing neighborhood development patterns and accord-

ing to the environmental limitations found within the 

respective residential uses;

 b. Establishing bulk, density and design standards 

which are appropriate for the various dwelling types in 

their respective zones;

 c. Establishing regulations to preserve and enhance 

the visual appearance of residential neighborhoods.

8. 8. Maintaining the Borough’s supply of housing types 

in a well-maintained, safe and healthful condition for 

all residents including the supply of low and moderate 

income affordable housing resources for present and 

future citizens.

9. Addressing the need for senior citizen housing by 

establishing zones which are designed to meet the 

particular needs of senior citizens.

10. Maintaining the Borough’s system of streets and roads 

to continue to provide for the safe and ef  cient move-

ment of traf  c and to discourage routes which adverse-
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expanding. This makes it dif  cult for existing corporate of  ce 

parks to  nd new occupants for complexes built to the speci-

 cations of a single company. For many companies, it is also 

now more ef  cient and inexpensive to tenant space in new 

buildings built by others rather than invest money retro  tting 

older buildings. As a result, there is a glut of of  ce space on 

the market.

This trend is especially evident in central and northern New 

Jersey, where many property owners/of  ce developers are 

struggling to  nd new tenants and/or new uses for such 

campuses following the corporate exodus.  This has caused 

property owners and municipalities alike to look “outside the 

box” and seek viable mixed-use development alternatives 

to the corporate of  ce/research campus.  Prime examples 

include the former Colgate-Palmolive and Honeywell Inter-

national Inc. facilities in Morris Township, the former Exxon 

Corporation in nearby Florham Park, and the Lucent campus 

in Whippany (i.e., Hanover Township), each of which is con-

sidering, or has already put in place, a redevelopment alter-

native that includes an appropriate mix of uses.  Signi  cantly, 

most of these reuse options include, or are contemplating, a 

residential component. 

It is important to point out that Morris Plains did have success 

in bucking this trend. Honeywell International, Inc. relocat-

ed its global headquarters away from Morris Township to a 

portion of the former Johnson & Johnson site in 2015 bring-

ing 1,000 workers to the Borough. The remaining portion of 

the former Johnson & Johnson site is still vacant and zoned 

for L-1 Research Laboratory. Future plans for that site are 

ongoing. Given the over-saturated corporate of  ce market 

in Morris Plains, the Borough does not anticipate any major 

additional of  ce construction in the coming years on this site 

or any other in the Borough.

as the industrial parks found along Hanover Avenue and 

The American Road. Additional institutional and municipal 

facilities growth also occurred in the form of various school 

building expansions and the new community center.

2018 Master Plan Reexamination Report

The Borough of Morris Plains is undergoing signi  cant 

changes in its building stock consisting of the transition of 

formerly non-residential properties to residential properties 

due partly to the departure of major corporations, as well as 

the greater diversi  cation of housing types with the addition 

of more multi-family, including affordable, housing units. 

These changes are due to national and regional trends in 

the of  ce marketplace and housing preferences, as well as 

the Borough’s compliance with its Mt. Laurel obligation to 

provide for its fair share of affordable housing.

Departure of Large Corporations and Regional Trends in 

the Of  ce Market

Since the 2008 Master Plan Reexamination, two major 

corporations, P  zer and Johnson & Johnson, left Morris 

Plains leaving behind large, vacant of  ce and manufacturing 

facilities. The departure of these major corporations re  ects 

the shifting trends of traditional corporate campuses. Subur-

ban corporate headquarters campuses epitomized corporate 

America in the last quarter of the 20th century. As the 21st 

century nears the end of its second decade, many companies 

are discovering the drawbacks associated with hard-to-get-to 

headquarters which limit the talent pool a company can draw 

on. Another trend working against the traditional corporate 

campus is the decentralization of many companies that once 

concentrated large numbers of workers at a single location. 

Global  rms are spreading employees around the country 

and the world as they try to tap into emerging markets and 

clusters of skilled workers. As a result, with few exceptions, 

corporate workforces have been contracting rather than 
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holds; 15,000 square feet of retail/service/restaurant uses; 

and a hotel of 135 to 200 rooms. In order for this project to 

go forward, the Borough rezoned the site from light industri-

al to planned unit development (PUD) in 2018. 

Another example of a property shifting from non-residen-

tial use to residential use to provide multifamily, including 

affordable, housing is on The American Road. JMF- Morris 

Plains, LLC (“JMF”) owns Block 11, Lot 3 otherwise known 

as 1000, 1100 and 1200 The American Road. The prop-

erty was formerly improved with of  ce buildings. In 2014, 

JMF  led its own Builder’s Remedy Complaint against the 

Borough. In the subsequent years, Morris Plains engaged 

in settlement discussions with JMF until reaching a settle-

ment agreement in 2018 which permits the construction of 

up to 281 units of housing of which 50 shall be affordable 

to very low-, low- and moderate-income households. Of 

the affordable units, 22 will be age-restricted and 28 will be 

non-age restricted.

These developments follow two recently constructed 

multi-family developments that also helped the Borough 

satisfy its Mt. Laurel obligation: 250 Johnson Road and 260 

Tabor Road. Similar to the JMF site, 250 Johnson Road 

was formerly improved with an of  ce building. Mack-Cali 

Johnson Road, LLC developed 197-units of multi-family 

rental residential housing at 250 Johnson Road, otherwise 

known as Block 171, Lot 1 on the Borough’s Tax Maps.  Of 

the 197 total units, 30 units are affordable units. The project 

opened in April 2018 and is known as Signature Place. The 

Borough, in conjunction with Madison Affordable Housing 

Corporation, developed a 56-unit, 100 percent affordable 

rental housing development at 260 Tabor Road, designated 

as Block 101, Lot 3.02 on the Borough’s Tax Maps. The 

land had once been owned by P  zer. The project is known 

as Davenport Village and it opened in November 2016.

Changing Housing Preferences

There have been several projects developed and still 

others planned which will bring in new multi-family, in-

cluding affordable, housing units to the Borough. This will 

diversify the predominantly detached single-family home 

housing stock of the community.  This re  ects a national 

change in recent years in housing preference among two 

large demographic groups, the baby boomers (those born 

between 1946 and 1964) and the millennial generation 

(born between 1981 and 1996). For these two age cohorts, 

housing preferences have trended away from traditional 

large lot single-family housing in favor of proximity to public 

transportation and being within an easy walk or drive of 

shopping and other services and destinations. 

Compliance with Mt. Laurel Obligation and Shifting from 

Non-Residential to Residential Land Uses

The trend away from traditional corporate of  ce campus-

es and changing housing preferences coincides with the 

Borough’s efforts to provide for its regional fair share of 

affordable housing pursuant to the Mt. Laurel I and II court 

cases. As a result of two Builders’ Remedy lawsuits and 

a Court order, the Borough was required to permit devel-

opment that would include affordable housing units. For 

example, P  zer owned 63-acres of land on Route 53 (i.e., 

Tabor Road) otherwise known as Block 121, Lot 1 on the 

Borough’s Tax Maps. P  zer left the property — a former 

Warner-Lambert site it inherited in its 2000 merger — in 

2011. In 2013, the subsequent owner, M&M at Morris 

Plains, LLC (“M&M”)  led a Builders’ Remedy Complaint 

against the Borough. In the ensuing years, Morris Plains 

engaged in settlement discussions with M&M until reaching 

a settlement agreement in 2018 which permits the following 

on the M&M site: 434 residential units of which 73 shall be 

affordable to very low-, low- and moderate-income house-
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Recommendations of the 
2008 Master Plan Reexamination 
and Current Status
Recommendations from the 2008 report are summarized 

and listed below together with the Planning Board’s prog-

ress toward achieving such recommendations.

Land Use Plan

2008 Reexamination Recommendation

The 2008 Reexamination noted that there were several 

parcels identi  ed to be reclassi  ed for affordable hous-

ing. The Reexamination Report recommended that zone 

provisions be developed to provide for a mid-rise structure 

with off-street parking and to provide a mix of one, two and 

three bedroom units. The report noted that bulk standards 

should be developed to accommodate such uses that also 

provide adequate site aesthetics and buffering due to the 

location of adjoining residential areas. The parcels identi-

 ed for rezoning were the 260 Tabor Road; Block 113, Lots 

1, 2 and 36.02; and Block 101.01, Lot 2.01.

Current Status

Since the 2008 Reexamination, the Borough adopted Ordi-

nance #7-2014 which established the new AF-1 and AF-2 

Affordable Housing Residential Districts. The ordinance 

rezoned 260 Tabor Road to the new AF-1 zone on which 

Davenport Village, the 56-unit, 100 percent affordable 

project was constructed. However, the other two sites men-

tioned in the 2008 Reexamination were not rezoned. Block 

113, Lots 1, 2 and 36.02 was determined to have too many 

wetlands on it for it to be developed for affordable housing. 

Instead, those lots were dedicated for open space. Block 

101.01, Lot 2.01 is privately owned and remains in the R-2 

Residential district. 

However, Block 112, Lot 1, and Block 113, Lots 36, 36.01, 

Another project which helped the Borough satisfy its Fair 

Share obligation and further diversify its housing options 

is the Arbor Terrace Assisted Living Facility located at 

361 Speedwell Avenue, designated as Block 23, Lot 1 on 

the Borough’s Tax Maps.  Similar to the above mentioned 

projects, this project involved redevelopment, in this case, 

of the former Bretton Woods catering facility. The assisted 

living facility provides 96 beds in 82 units including 10 Med-

icaid beds which qualify as affordable units.

Once all are complete, the four multifamily projects—the 

M&M project, the JMF project, 250 Johnson Road, and 260 

Tabor Road—will result in 968 residential units of which 209 

units are affordable housing units. In a community which, 

according to the U.S. Census, had 2,131 households in 2010 

the completed and anticipated new residential construction 

represents a signi  cant increase in residential units and res-

idents to the Borough. Additionally, the new construction will 

diversify the housing stock. In 2016, the American Commu-

nity Survey estimated that over 80 percent of the occupied 

housing units in Morris Plains, or 1,738 units, were sin-

gle-family detached homes. None of these new housing units 

are detached single-family residential buildings but rather are 

in the form of townhomes, stacked  ats, and apartments. 

It is also important to point out that these developments are 

occurring on sites that were previously zoned for Limited 

Industrial (i.e., M&M), Industrial (i.e., JMF) and for of  ce 

(250 Johnson Road) which means there are fewer prop-

erties zoned for these non-residential uses in the Borough 

which has implications on the non-residential tax base in 

the Borough. 
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incorporated into the 2008 Reexamination Report:

• Route 10/Route 202 Intersection Congestion Relief. A 

design for increased cartway and turn limitations were 

proposed.

• Widening of eastbound Route 10 between Route 53 

and Route 202. Road widening to accommodate a third 

travel lane and ingress access was proposed.

• Borough acquisition of right-of-way along Route 10 

between Route 53 and Route 202. It was proposed 

that new development applications before the Borough 

should include provisions for right-of-way dedication. 

• Johnson Road Jug Handle. A new travel pattern 

was proposed to utilize a portion of Johnson Road 

to provide for a Route 10/Route 202 jug handle from 

eastbound Route 10 to southbound Route 202. The 

new jug handle was proposed to be located along the 

south portions of the Weichert of  ce campus between 

Johnson Road and Speedwell Avenue (Route 202). It 

was noted that the current road classi  cation of “collec-

tor street” would have to be monitored.

Current Status

The following are status updates regarding the 2008 rec-

ommendations:

• Route 10/Route 202 Intersection Congestion Relief. 

The proposed changes never occurred.

• Widening of eastbound Route 10 between Route 53 

and Route 202. Improvements to the Route 53/Route 

10 Interchange were completed.

• Borough acquisition of right-of-way along Route 10 

between Route 53 and Route 202. This proposal has 

been accomplished and is ongoing.

• Johnson Road Jug Handle. The proposed changes 

never occurred as the project was deemed to be too 

expensive by NJDOT.

37, 38, 39, 40, 41, and 42 were rezoned to the new AF-2 

zone. The Borough acquired these parcels from the New 

Jersey Department of Transportation (NJDOT) by deed 

dated June 11, 2013. The property’s address is 263-279 

Tabor Road/ Route 53. The deed restricted the use of the 

property to open space,  re department training, passive 

recreation and a public works recycling facility. The Bor-

ough requested approval from the NJDOT and the State 

House Commission to include a municipal owned, 100 per-

cent housing development as a permitted public purpose 

for the former NJDOT property. On June 16, 2014, the 

State House Commission approved Morris Plains’ request 

to NJDOT to allow the construction of affordable housing 

as a permitted public purpose use on a 5.41 acre portion of 

the land which is located on Route 53. 

It should be noted that in 2018, as part of compliance with 

a Mt. Laurel court settlement, the Borough adopted an Af-

fordable Housing Ordinance. As part of the ordinance, any 

multifamily or single-family attached development projects 

in Morris Plains that provide a minimum of  ve new housing 

units at densities at or above 6 units per acre are required 

to include an affordable housing set-aside of 20 percent 

if the affordable units will be for sale and 15 percent if the 

affordable units will be for rent. 

It is recommended that the Borough continue to take 

advantage of emerging opportunities to provide afford-

able housing as required by the State.

Circulation Plan

2008 Reexamination Recommendation

The 2008 Reexamination Report noted that the New Jersey 

Department of Transportation presented “Smart Solutions 

Initiatives” to the Borough Council in August 2007. The 

following improvements pertaining to Morris Plains were 
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117, Lot 1.01. 

Since the 2008 Reexamination Report, the Borough pur-

chased two lots on The American Road (Block 11, Lots 7 

and 8) totaling approximately 7 acres; Block 96, Lot 1 on 

Watnong Avenue; Block 912, Lot 32; and Block 161.04, Lot 

1 on Littleton Road. In 2011, the Borough vacated a portion 

of Mountain Avenue for a merger with other municipally 

owned public space and merged Block 912, Lots 1, 5, 11, 

26 and 32 and Block 913, Lot 1 into a new lot designated 

as Block 912, Lot 1. Additionally, in 2011, the Morris Plains 

Community Garden opened in Central Avenue Park. The 

Borough is also in close proximity to Central Park of Morris 

County which is a 299-acre multi-faceted sports complex 

operated by the Morris County Park Commission and locat-

ed in Parsippany. Central Park has experienced a number 

of improvements and upgrades over the last 10 years.

Additionally, the Borough continues to augment and im-

prove its extensive trail system. Two new developments, 

the M&M site and the JMF site include plans to create trails 

connecting to existing trails in the Borough’s trail system.

It is recommended that the Borough continue its 

efforts regarding the acquisition of right-of-way along 

Route 10 between Route 53 and Route 202.

Open Space Plan

2008 Reexamination Recommendation

The 2008 Reexamination Report noted that the Borough 

continue its pursuit of open space for purposes of preserv-

ing the limited open space which is available, linking exist-

ing open space and providing recreational opportunities. 

The 2008 Plan included an Open Space map indicating 

areas that were designated for municipal parks and open 

space, as well proposed and potential open space areas.

In 2014, the Borough prepared a Master Plan Amendment 

which listed proposed and potential open space parcels. 

Eight sites were identi  ed within the Plan. These parcels 

are listed below in Table 1.

Current Status

The 2008 recommendation that the Borough continue its 

pursuit of open space is being implemented on an ongo-

ing basis. Since the 2008 Reexamination, the Borough 

purchased Block 113, Lots 1, 2 and 36.02 for open space 

connecting two existing open space areas in the northern 

section of the Borough on South Road. These sites had 

been recommended for affordable housing in the 2008 Plan 

but were deemed more suitable for use as open space. The 

Borough also acquired Block 171, Lot 14 on Malapardis 

Road in late 2008. As part of the development of 250 John-

son Road (i.e., Signature Place), the developer, Mack-Cali 

dedicated a conservation easement and perfected a trail 

leading from the development past the open space on 

Block 171, Lot 4 to Malapardis Road. The Borough is in 

the process of acquiring 1.42 acres on Block 171, Lot 2 at 

the corner of Johnson Road and Malapardis Road for open 

space. The parcel abuts a conservation easement on Block 

Table 1: 
PROPOSED AND POTENTIAL OPEN SPACE PARCELS, 
2014 MASTER PLAN AMENDMENT
Grove Street Area Block 96, Lots 1 (acquired) and 2
 Block 97, Lots 1 and 2
Sun Valley Way Area Block 911, Lots 6 & 28-32; 
 Block 911.01, Lot 13
 Block 112, Lots 4, 9, 13-16 & 32
Tabor Road (Route 53) Block 113, Lots 34 & 35
Granniss Avenue Block 69, Lot 35
Land-Locked Lot Behind 
Sunrise and Leamoor Drives Block 131.03, Lot 3
Land-Locked Lot Behind 
Sun Valley/Laurel Street Block 101, Lot 5.05
Littleton Road (Route 202) Portion of Block 161, Lot 1
End of Lindstrom Road Block 193, Lots 10, 11 and 20
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anticipated to increase with the new development planned 

for the M&M and JMF sites.

It should also be noted that in 2015, the Borough pur-

chased 555 Speedwell Avenue (i.e., Block 28, Lot 2) to be 

used for future municipal purposes.

It is recommended that the Planning Board continue 

to receive and review enrollment data from the school 

district.

Recycling Plan

2008 Reexamination Recommendation

The 2008 Reexamination Report stated that the Recycling 

Element of the Master Plan remained unchanged and that 

any future ordinance amendments should be consistent 

with the laws governing recycling in Morris County and the 

State as a whole.

Current Status

The Recycling Element of the Master Plan remains un-

changed.

It is recommended that any future ordinance amend-

ments should be consistent with the laws governing 

recycling in Morris County and the State as a whole.

Land Use Regulations Recommendations

2008 Reexamination Recommendation and 2018 Status

The 2008 Reexamination Report provided a series of 

recommendations for land use regulation changes. These 

recommendations and their current status are provided in 

Table 3.

2014 Master Plan Amendment and 2018 Status

The 2014 Master Plan Amendment provided a series of 

It is recommended that the Borough continue to take 

advantage of emerging opportunities to acquire and create 

more open space including connections in the Borough’s 

trail plan.

Community Facilities Plan

2008 Reexamination Recommendation

The 2008 Reexamination Report stated that the Planning 

Board should request input and current data on school 

enrollment and class sizes from the Board of Education, 

and assemble current data regarding the new additions to 

the various public school, as well as all of the Borough’s 

facilities.

Current Status

The Planning Board does receive monthly enrollment 

totals from the Morris Plains School District. These schools 

include the Mountain Way School (Pre-K to 2nd grade), the 

Borough School (3rd to 8th grade) and Morristown High 

School. Enrollment data shown in the Table 2 indicates a 

decrease in enrollment in the Mountain Way and Borough 

Schools over the last several years and an increase in 

Morris Plains students at Morristown High School during 

the same period of time. However, enrollment numbers are 

Table 2: 
SCHOOL ENROLLMENTS, SEPTEMBER 2010SEPTEMBER 2018
 Mountain Way Borough Morristown
 School School High School
Sept. 2010 223 413 225
Sept. 2011 221 413 226
Sept. 2012 202 415 225
Sept. 2013 219 423 211
Sept. 2014 206 407 216
Sept. 2015 224 380 230
Sept. 2016 214 374 244
Sept. 2017 200 370 249
Sept. 2018 200 368 241
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of Morris Plains Land Development Ordinance” with the 

establishment of a new Section 13-5.2A(26) entitled “Uses 

Permitted in all Single-Family Residence Districts,” a new 

section 13-5.2A(27) entitled “Multi-Family Housing Re-

cycling,” the addition of new accessory structure regula-

tions as Subsections (10.8) and (10.9) governing portable 

garages, temporary structures and dumpsters in Section 

13-5.2A(10) entitled “Accessory Buildings,” additional fenc-

ing regulations in Section 13-5.2B(6), and new de  nitions in 

Section 13-2.1 consistent with the foregoing amendments.  

3. Ordinance #13-2008
An ordinance to provide for the partial amendment, sup-

plementation and repeal of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 

adoption of a new provision governing vehicle storage as 

Section 13-5.2B(14); the revision of Section 13-5.8C(1.1)

(e) to establish a color design theme for signs in the B-1 

Business District, the expansion of sign regulations in 

Section 13-5.8D for the B-3 Business District, including a 

recommendations for land use regulation changes. These 

recommendations and their current status are provided in 

Table 4.

Ordinances Adopted Since 
2008 Reexamination Report
Since the 2008 Master Plan Reexamination Report, the 

Borough has adopted the following additional ordinances:

1. Ordinance #3-2008
An ordinance to provide for the partial amendment and 

supplementation of Section 13-4.2A(4) set forth in “Chap-

ter 13, 2000 Borough of Morris Plains Land Development 

Ordinance” to include within the exception from subdivision 

approval any lands being acquired by the Borough for 

public purposes.

2. Ordinance #12-2008
An ordinance to provide for the partial amendment, sup-

plementation and repeal of “Chapter 13, 2000 Borough 
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Table 3:
 LAND USE REGULATION RECOMMENDATIONS OF 2008 PLAN AND CURRENT STATUS

Recommendation 

Downtown (B- 1 District). Additional provisions should be added to § 13-5.8 C addressing unifor-
mity in terms of size and colors to be used. As recommended, the use of dark green background 
with gold lettering should continue to be required as originally envisioned within the Speedwell 
Avenue Streetscape Study, prepared in the late 1970’s. Additional provisions should include the 
coordination of awning colors within the district.

Shopping Center Signage (B-3 District). Revise standards found within § 13-5.80 addressing 
wall signage within the B-3 district ( Kohls Shopping Center). As it relates to current sign standards, 
a review of the approved and existing signage within the shopping center was performed. The 
following changes are recommended:
( 1) Reword subsection D to include speci  c sign requirements pertaining to sign area, color, height 
and widths.
(2) Increase maximum sign (lettering) height from 36” to 42”.
(3) Increase maximum sign area from 1 0 % of facade area or up to a maximum 40sf, to a maxi-
mum 15% or 50sf, whichever is lesser.
(4) Increase maximum sign width from 50% of tenant space to 2/3rds.
(5) In addition to red, additional colors should be considered (up to 3) for purposes of establishment 
identi  cation from Route 10.

Realty Signs. Provide standards pertaining to maximum size, location on property, and number 
permitted. Speci  c amendments should include provisions prohibiting realty signage located off-site 
and within the public right-of-way.

General Signage. Amend § 1 3-5.8A Prohibited Signage to include electronic signs (L.E.D. sig-
nage).

Fencing. Ordinance standards should b e amended to address issues pertaining to fence location, 
orientation and type. Recommended changes include wording requiring that:
a. The best face side must face outwards.
b. Fences must be setback a minimum 6” from the property lines.
c. Permit deer fencing with a maximum height of 8’. Standard type (black or green mesh) must be 
used.

Boarders. Add de  nition of Boarder and permit a maximum of two ( 2) boarders within a sin-
gle-family dwelling only.
Implemented by Ordinance #12-2008
Accessory Structures. Add provisions addressing the use of temporary or portable garage/storage 
structures and temporary storage containers (Pods).
a. Temporary/Portable garage/storage structures. Amend ordinance to add provisions de  ning such 
structures, and limitations of use including use of structure, location on property and maximum size. 
Additional provisions should include an annual renewable permit with the Borough construction 
department.
b. As part of any ordinance change pertaining to temporary structures, such uses as temporary 
moving/storage containers (PODS) should be included. Provisions should also be speci  c as to 
location on property and duration of stay.

Dumpsters. Add regulations to limit the number of dumpsters permitted on a property (residen-
tial versus non-residential) during construction, and provide regulations stipulating location and 
required period for disposal and removal.

Current Status

Implemented by Ordinance #13-2010

Implemented by Ordinance #13-2008

Implemented by Ordinance #13-2008

Not Implemented

Implemented by Ordinance #12-2008

Implemented by Ordinance #13-2008

Implemented by Ordinance #12-2008
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mentation and repeal of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” with the reclassi  cation 

of the existing R-6 Residence Zone from age-restricted con-

dominium/townhouse dwelling units to a new R-6 Residence 

Zone permitting multi-family residential dwelling units.

7. Ordinance #13-2010
An ordinance to provide for the partial amendment, supple-

mentation and repeal of portions of Subsection C, entitled 

“Signs in the B-1, B-2, B-4 and C-1 zones” as set forth in 

Section 13-5.8 of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance,” speci  cally the re-

vision of certain provisions relating to wall signs in the C-1 

zone district.

8. Ordinance #17-2011
An ordinance to provide for the partial amendment and 

supplementation of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” with the addition of 

a new Section 13-5.9 entitled “Steep Slopes” and a new 

Section 13-5.10 entitled “Riparian Zone” and amending the 

checklists set forth at Section 13-4.2G and the Appendix.

red, white and blue color design theme, revisions to Section 

13-5.8B(1.2) regarding real estate signs in the residence 

districts, and certain housekeeping corrections to Section 

13-5.2A(10.8)(a).

4. Ordinance #19-2008
An ordinance to provide for the partial amendment, sup-

plementation and repeal of Section 13-5.8B(3) regulating 

campaign and political signs in “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance.”

5. Ordinance #13-2009
An ordinance to provide for the partial amendment, sup-

plementation and repeal of Subsection (2.1) “General” in 

Section 13-4.14C(2) On-Site Installations for Site Plans 

and Schedule “A” entitled “Minimum Distances in Feet for 

Location of Parking and Loading Areas,” as set forth in 

“Chapter 13, 2000 Borough of Morris Plains Land Develop-

ment Ordinance.”

6. Ordinance #12-2010 
An ordinance to provide for the partial amendment, supple-

Table 4: 
LAND USE REGULATION RECOMMENDATIONS OF 2014 MASTER PLAN AMENDMENT 
AND CURRENT STATUS

Recommendation 

Downtown (B- 1 District). Additional provisions should be added to § 13-5.8 C addressing coor-
dination of color palettes available for wall signage. Current regulations limit colors within the B-1 
district to dark green backgrounds with gold lettering. This should be amended to permit a broader 
use of a standard color palette while prohibiting intrusive colors such as  uorescent, neon or glit-
tered colors. If proposed, awning colors shall be coordinated with the sign color palette and exclude 
intrusive color combinations. This serves to better represent local retail shops as to color choices 
towards sign backgrounds, lettering and/or logos. 

Shopping Center Uses (B-3 District). Revise standards for permitted uses within the shopping 
center district to permit retail facilities with drive-thru facilities (i.e., banks, pharmacies, restaurants). 
Additional changes should include a slight increase in permitted  oor area ratio (F.A.R.) from 20 
percent to 22 percent, as well as a reduction in overall off-street parking. These changes would 
be limited to the Kohl’s shopping center and the Stop & Shop facility located at the intersection of 
Littleton Road (Route 202) and Route 10. These changes provide additional regulations to permit 
expansion and modernization of these centers.

Status

Not implemented. This remains a recommen-
dation of the Master Plan.

Implemented by Ordinance #8-2014
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9. Ordinance #7-2012
An ordinance to provide for the partial amendment and 

supplementation of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” with the amendment 

and revision of Section 13-4.5 entitled “Minor Site Plan 

Procedure.”

10. Ordinance #1-2013
An ordinance to provide for the partial amendment and 

supplementation of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” with the amendment, 

supplementation of the maximum  oor area ratio in the L-1 

Zone as set forth in Section 13-5.1D, “Schedule of Zoning 

Requirements,” entitled Schedule “D” and footnotes to 

Schedule “D”; the amendment and supplementation of off-

street parking space requirements relating to of  ce for busi-

ness, professional, administrative and executive purposes 

as set forth in Section 13-5.7A, “Off-Street Parking Space 

Requirements,” entitled Schedule “E”; and the amendment 

and supplementation of Section 13-4.2G(3) Checklist “C” 

for Final Major Subdivision and Section 13-4.2G(5) Check-

list “E” for Preliminary and Final Site Plan with the addition 

of a new checklist item requiring a CAD copy of the  nal 

plat or  nal site plan.

11. Ordinance #3-2013
An ordinance to provide for the partial amendment and 

supplementation of “Chapter 13, 2000 Borough of Mor-

ris Plains Land Development Ordinance” with the partial 

amendment, supplementation and repeal of certain con-

ditions set forth in Section 13-5.4.A, “Conditional Uses, 

Helistops”; the partial amendment and supplementation of 

Section 13-5.2A(12.6), “Prohibited Uses in the OB Of  ce 

Building Zone” to permit retail sales and services and motor 

vehicle sales and services on certain properties; and Sec-
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quirements, to increase the maximum permitted FAR in 

the B-3 zone; (3) the partial amendment, supplementation 

and revision of Section 13-5.7A “Off-Street Parking” in the 

B-3 Zone; (4) the partial amendment, supplementation and 

revision of certain checklist requirements set forth in Sec-

tion 13-4.2G(1) Checklist A, “Minor Subdivision,” Section 

13-4.2G(2) Checklist B, “Preliminary Major Subdivision,” 

Section 13-4.2G(5) Checklist E, “Preliminary and Final Site 

Plan,” and Section 13-4.2G(6) Checklist F, “Variances and 

Appeals Pursuant to N.J.S.A. 40:55D-34, 35 and 70.”

14. Ordinance #9-2014
An ordinance to readopt an ordinance entitled: An ordi-

nance to provide for the partial amendment and supple-

mentation of “Chapter 13, 2000 Borough of Morris Plains 

Land Development Ordinance” to provide for the following: 

(1) the partial amendment and supplementation of Sec-

tion 13-5.1C, Schedule “C,” Schedule of Permitted Uses, 

to permit shelters, supportive and special needs housing, 

supportive shared living housing, transitional housing and 

permanent supportive housing as principal permitted uses 

in the R-2 zone; (2) the establishment of a new Section 13-

5.2B “Special Use Provisions” with a new paragraph (15) 

entitled “Shelters, Supportive and Special Needs Housing, 

Transitional Housing and Permanent Supportive Housing”; 

(3) the establishment of new AF-1 and AF-2 Affordable 

Housing Residential Districts; (4) the rezoning of Lot 3.02 in 

Block 101 to the new AF-1 Affordable Housing Residential 

District and the rezoning of Lot 1 in Block 112 and Lots 36, 

36.01, 37, 38, 39, 40, 41, 42 in Block 113 to the new AF-2 

Affordable Housing Residential District; and (5) amending 

Section 13-5.1B, “Zoning Map,” consistent with the forego-

ing AF-1 and AF-2 zone districts. 

15. Ordinance #15-2014
An ordinance to provide for the partial amendment and 

tion 13-5.1C, “Schedule of Permitted Uses” with footnotes 

to Schedule “C” in connection therewith.

12. Ordinance #7-2014
An ordinance to provide for the partial amendment and sup-

plementation of “Chapter 13, 2000 Borough of Morris Plains 

Land Development Ordinance” to provide for the following: 

(1) the partial amendment and supplementation of Sec-

tion 13-5.1C, Schedule “C,” Schedule of Permitted Uses, 

to permit shelters, supportive and special needs housing, 

supportive shared living housing, transitional housing, and 

permanent supportive housing as principal permitted uses 

in the R-2 zone; (2) the establishment of a new Section 13-

5.2B “Special Use Provisions” with a new paragraph  (15) 

entitled “Shelters, Supportive and Special Needs Housing, 

Supportive Shared Living Housing, Transitional Housing 

and Permanent Supportive Housing”; (3) the establishment 

of new AF-1 and AF-2 Affordable Housing Residential 

Districts; (4) the rezoning of Lot 3.02 in Block 101 to the 

new AF-1 Affordable Housing Residential District and the 

rezoning of Lot 1 in Block 112 and Lots 36, 36.01, 37, 38, 

39, 40, 41, and 42 in Block 113 to the new AF-2 Affordable 

Housing Residential District; and (5) amending Section 13-

5.1B, “Zoning Map,” consistent with the foregoing AF-1 and 

AF-2 Zone districts.

13. Ordinance #8-2014
An ordinance to provide for the amendment and supple-

mentation of “Chapter 13, 2000 Borough of Morris Plains 

Land Development Ordinance” to provide for the following: 

(1) the partial amendment, supplementation and revision of 

certain prohibited uses in the B-3 Zone set forth in Section 

13-5.2A(12) “Prohibited Uses” to permit retail pharmacy 

uses with drive-thru facilities and drive-up restaurants; (2) 

the partial amendment, supplementation and revision of 

Section 13-5.1D, “Schedule D”, Schedule of Zoning Re-
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supplementation of Section 13-4.14C(2.2)(d)(ii), Schedule 

“A,” Minimum Distances in Feet for Location of Parking 

and Loading Areas, with the addition of the R-7 Apart-

ment/Multi-Family Residential Zone District; (4) the partial 

amendment and supplementation of Section 13-5.1D, 

Schedule “D,” Schedule of Zoning Requirements, with the 

addition of the R-7 Apartment/Multi-Family Residential 

Zone District; (5) the partial amendment and supplementa-

tion of Section 13-5.1C, Schedule “C,” Schedule of Per-

mitted Uses, with the addition of the new R-7 Apartment/

Multi-Family Residential Zone District; and (6) amending 

Section 13-5.1B, “Zoning Map,” consistent with the forego-

ing R-7 zone district designation.

18. Ordinance #1-2016
An ordinance to provide for the partial amendment, supple-

mentation and repeal of “Chapter 13, 2000 Borough of Mor-

ris Plains Land Development Ordinance” with the repeal of 

Section 13-5.2A(26) permitting a roomer and boarder use 

in all single-family residential zones and related de  nition.

19. Ordinance #7-2016
An ordinance amending “Chapter 13, 2000 Borough of 

Morris Plains Land Development Ordinance” to provide for 

the following: (1) the partial amendment and supplementa-

tion of the de  nition of “Floor Area” in Section 13-2.1 “De  -

nitions of Terms”; (2) the partial amendment, repeal and 

revision of Section 13-5.1.C, Schedule “C,” Schedule of 

Permitted Uses, to delete the reference to  Footnote 3 from 

the principal use for limited manufacturing; (3) the partial 

amendment, supplementation and revision of Section 13-

5.1D, Schedule “D,” Schedule of Zoning Requirements, to 

increase the maximum permitted  oor area ratio and height 

in the I Limited Industrial District; (4) the partial amend-

ment and supplementation of Section 13-5.2.A, “Exception 

to Height Requirements” to modify the exception for the I 

supplementation of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” with the amendment 

and revision of Section 13-3.1 entitled “Planning Board” to 

authorize the appointment of two alternate members.

16. Ordinance #21-2014
An ordinance to provide for the partial amendment and 

supplementation of “Chapter 13, 2000 Borough of Morris 

Plains Land Development Ordinance” to provide for the 

following: (1) the establishment of a new Section 13-5.6.5 

entitled “R-7 Apartment/Multi-Family Residential”; (2) the 

rezoning of Lot 1 in Block 171 to the new R-7 Apartment/

Multi-Family Residential Zone District; (3) the partial 

amendment and supplementation of Section 13-4.14C(2.2)

(d)(ii), Schedule “A,” Minimum Distances in Feet for Loca-

tion of Parking and Loading Areas, with the addition of the 

R-7 Apartment/Multi-Family Residential Zone District; (4) 

the partial amendment and supplementation of Section 13-

5.1D Schedule “D,” Schedule of Zoning Requirements, with 

the addition of the R-7 Apartment/Multi-Family Residential 

Zone district; (5) the partial amendment and supplementa-

tion of Section 13-5.1C, Schedule “C,” Schedule of Per-

mitted Uses, with the addition of the new R-7, Apartment/

Multi-Family Residential Zone district; and (6) amending 

Section 13-5.1B, “Zoning Map” consistent with the forego-

ing R-7 Zone district designation.

17. Ordinance #3-2015
An ordinance to provide for the re-adoption of Ordinance 

No. 21-2014 entitled: The Partial Amending and Supple-

mentation of “Chapter 13, 2000 Borough of Morris Plains 

Land Development Ordinance” to provide for the following: 

(1) the establishment of a new Section 13-5.6.5 entitled 

“R-7 Apartment/Multi-Family Residential”; (2) the rezoning 

of Lot 1 in Block 171 to the new R-7 Apartment/Multi-Fam-

ily Residential Zone District; (3) the partial amendment and 
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the Section 13-5.1C, Schedule “C,” Schedule of Permitted 

Uses, and additional housekeeping corrections to certain 

provisions in Section 13-5.9 entitled “Steep Slopes.”

23. Ordinance #13-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of Section 13-3.3 in “Chapter 

13, 2000 Borough of Morris Plains Land Development 

Limited Industrial District in Subpart (22.4); and (5) the par-

tial amendment, supplementation and revision of Section 

13-5.7.A, Schedule “E,” Off-Street Parking Space Require-

ments, to exclude the I Limited Industrial District from the 

requirements of Note (C).

20. Ordinance #11-2017
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 

following: (1) the rezoning of a portion of Lot 2.01 in Block 

151 from the R-2 Residence District to the L-1 Research 

Laboratory District; (2) the partial amendment, supplemen-

tation of Section 13-5.2A(11.4); (3) the partial amendment 

and supplementation of Section 4.14C(2.2)(d)(ii), Schedule 

“A,” Minimum Distances in Feet for Location of Parking and 

Loading Areas; and (4) amending Section 13-5.1B, “Zoning 

Map” consistent with the foregoing zone boundary change 

for a portion of Lot 2.01 in Block 151.

21. Ordinance #12-2017
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 

amendment and supplementation of the prohibited uses in 

the B-4 Of  ce Building Zone.

22. Ordinance #14-2017
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough of 

Morris Plains Land Development Ordinance” with clari  ca-

tion of the de  nition of “Manufacturing” in Section 13-2.1 

“De  nitions of Terms,” and clari  cation of the prohibited 

uses in the L-1 and L-2 Z one districts set forth in Sections 

13-5.2A(12.7) and (12.8) consistent with the principal uses 

permitted in the L-1 and L-2 zone districts as set forth in 
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establishment of a new Section 13-5.12, R-8 Residence 

District, the rezoning of Lot 3 in Block 11 to the R-8 Res-

idence District, and amending Section 13-4.14C(2.2)(d)

(ii), Schedule A, Section 13-5.1B, Zoning Map, Section 

13-5.1C, Schedule of Permitted Uses, Section 13-5.1D, 

Schedule of Zoning Requirements, and Section 13-5.7A, 

Off Street Parking Space Requirements relating to the R-8 

zone.

Ordinance” with the addition of the notice requirements 

for hearings before the Morris Plains Planning Board and 

Morris Plains Board of Adjustment.

24. Ordinance #15-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 
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of Morris Plains Land Development Ordinance” with the 

establishment of a new Section 13.5.13, Affordable Hous-

ing Ordinance and to provide for the partial amendment, 

supplementation and repeal of various sections of Chapter 

13 consistent with the new Section 13-5.13 Affordable 

Housing Ordinance.

27. Ordinance #18-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 

amendment and supplementation of Section 13-5.2A(12) 

entitled prohibited uses. The ordinance prohibited in all 

zones in the Borough any businesses selling, distributing, 

cultivating, growing, processing and/or facilitating the sale 

and/or use of either recreational marijuana or medicinal 

marijuana, including any ancillary or related paraphernalia.

25. Ordinance #16-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough of 

Morris Plains Land Development Ordinance” with the es-

tablishment of a new Section 13-5.11, Tabor Road Planned 

Unit Development (“PUD”) District, the rezoning of Lot 1 in 

Block 121 to the Tabor Road PUD District, and amending 

Section 13-4.14C(2.2)(d)(ii), Schedule A, Section 13-5.1B, 

Zoning Map, Section 13-5.1C, Schedule of Permitted Uses, 

Section 13-5.1D, Schedule of Zoning Requirements, and 

Section 13-5.7A, Schedule E Off Street Parking Space 

Requirements relating to the Tabor Road Planned Unit 

Development District.

26. Ordinance #17-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 



23

28. Ordinance #19-2018
An ordinance to provide for the partial amendment, sup-

plementation and revision of “Chapter 13, 2000 Borough 

of Morris Plains Land Development Ordinance” with the 

addition of a new Section 13-4.2G(7), Checklist G, relating 

to a General Development Plan application.
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The following signifi cant changes in the assump-
tions, policies and objectives relating to land de-
velopment in the Borough of Morris Plains have 
taken place since 2008.

Demographic Changes
The following section presents a number of vital statistics 

describing demographic changes in the Borough from 2000 

through 2010 with 2016 estimates (the latest year for which 

data area available).

General Population Characteristics

The population of Morris Plains increased from 5,305 

persons in 1980 to 5,532 persons in 2010. The Borough’s 

estimated population in 2016 was 5,612 persons. The larg-

est growth in population occurred between 2000 and 2010, 

with an increase of approximately 6 percent (296 persons). 

Between 1980 and 1990, there was an approximately 

7 percent increase in the number of housing units (an 

increase of 122 units) and a 12 percent increase in house-

holds (an increase of 211 households) in the Borough. 

There were also notable increases in the number of hous-

ing units (203 units) and households (176 households) in 

Morris Plains between 2000 and 2010. The average house-

hold size in the Borough increased from 2.57 in 2000 to an 

estimated 2.64 in 2016. See Table 5, Population Growth, 

1980-2016, for additional information.

Between 2000 and 2016, there were several shifts ob-

served in Morris Plains’ age distribution. After seeing an 

increase between 2000 and 2010, the age groups “5 to 9 

years” and “10 to 14 years” declined by 32 percent and 7 

percent, respectively, between 2010 and 2016. The age 

group “20 to 24 years” increased nearly 60 percent be-

Signifi cant Changes in the Assumptions, 
Policies and Objectives
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Community Survey estimates that in 2016, approximately 

85 percent of the total housing stock consisted of sin-

gle-family attached or detached units. Structures with two 

or more units made up approximately 12 percent of the 

total housing stock in 2000 and approximately 16 percent 

in 2016. See Table 8, Housing Units by Number of Units in 

Structure, 2000 and 2016 for additional details.

Table 9, Year Structure Built, 2016, illustrates the estimated 

age of housing units in the Borough as of 2016. The bulk 

of the extant housing stock was constructed during the 

1950s (598 units or 28 percent). Approximately 7 percent of 

the Borough’s housing stock was constructed in the years 

since 2000. 

As noted in the records maintained by the New Jersey Con-

struction Reporter, the Borough issued 31 certi  cates of 

occupancy for one- and two-family units between 2006 and 

2016. See Table 10, Residential Certi  cates of Occupancy, 

2006-2016, for additional details. 

The New Jersey Construction Reporter also reported that 

Morris Plains issued certi  cates of occupancy for a total 

of 529,716 square feet of non-residential building space 

between 2006 and 2016, the bulk of which was issued 

for of  ce space (523,273 square feet). See Table 11, 

Non-Residential Certi  cates of Occupancy, 2006-2016, for 

additional details.

Income and Employment

Morris Plains residents have, on average, somewhat higher 

incomes than that of Morris County residents. Median in-

come for Borough households in 2016 was estimated to be 

$123,263 versus $102,798 for the county. Approximately 

61 percent of Morris Plains households have a household 

income of $100,000 or more and 22 percent have a house-

tween 2010 and 2016, with a total of 295 persons in 2016. 

In 2016, the age group “35 to 44 years” contained the 

largest share of Borough residents, at 841 persons. The 

age group “85 years and over” increased by 84 percent be-

tween 2000 and 2010, from 96 persons to 177 persons; the 

same age group saw a decline of 22 percent between 2010 

and 2016, with an estimated 138 persons in 2016.

The median age of Morris Plains residents increased from 

40.7 years in 2000 to an estimated 42.9 years in 2016. 

While families continue to comprise much of the Borough’s 

population, the trend towards an aging population may 

have an impact on housing preferences. For example, 

residents with children that have left home but would like 

to remain in the Borough may wish to downsize to smaller 

single-family detached homes, or seek other types of hous-

ing such as townhomes or apartment living. See Table 6, 

Comparison of Age Distribution, 2000, 2010 and 2016, for 

additional details.  

Housing Stock

Between 2000 and 2016, the overall number of occupied 

housing units in the Borough increased from 1,955 units to 

2,122 units (an increase of 167 units).  While owner-occu-

pied units make up the bulk of the occupied housing stock 

in Morris Plains, the share of renter-occupied units has 

increased since 2000. In 2010, the number of renter-oc-

cupied housing units comprised 17 percent of the total 

occupied housing units in the Borough (an increase of 203 

units); however, in 2016, it was estimated that renter-occu-

pied units comprised only approximately 11 percent of the 

total (a decline of 142 units). See Table 7, Occupied Hous-

ing Units by Tenure, 2000-2016, for additional details.

In 2000, 88 percent of the total housing stock consisted 

of single-family attached or detached units. The American 
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POPULATION GROWTH, 19802016
   Change %  Change %  Change % 2016
 1980 1990  1980-1990 2000  1990-2000 2010  2000-2010 Estimates
Total population 5,305 5,219 -1.6% 5,236 0.3% 5,532 5.7% 5,612
Total Housing Units 1,843 1,965 6.6% 1,994 1.5% 2,197 10.2% 2,160
Total Households 1,710 1,921 12.3% 1,955 1.8% 2,131 9.0% 2,122
Average Household Size - 2.71 - 2.63 -3.0% 2.57 -2.3% 2.64
Source:  2000 U.S. Census; 2010 U.S. Census; 2012-2016 American Community Survey, 

5-Year Estimates; Phillips Preiss Grygiel Leheny Hughes LLC

Table 5

COMPARISON OF AGE DISTRIBUTION, 2000, 2010 AND 2016 
   Change (%) 2016 Change (%)
Total Population 2000 2010 2000-2010 (estimates)  2010-2016
Under 5 years 399 355 -11.0% 331 -6.8%
5 to 9 years 392 417 6.4% 284 -31.9%
10 to 14 years 271 378 39.5% 351 -7.1%
15 to 19 years 242 298 23.1% 371 24.5%
20 to 24 years 155 185 19.4% 295 59.5%
25 to 34 years 638 576 -9.7% 572 -0.7%
35 to 44 years 928 828 -10.8% 841 1.6%
45 to 54 years 763 880 15.3% 799 -9.2%
55 to 59 years 331 368 11.2% 456 23.9%
60 to 64 years 290 329 13.4% 396 20.4%
65 to 74 years 405 437 7.9% 439 0.5%
75 to 84 years 326 304 -6.7% 339 11.5%
85 years and over 96 177 84.4% 138 -22.0%
Median age (years) 40.7 42.1 3.4% 42.9 1.9%

Source: 2000 U.S. Census; 2010 U.S. Census; 2012-2016 American Community Survey, 

5-Year Estimates; Phillips Preiss Grygiel Leheny Hughes LLC

Table 6

OCCUPIED HOUSING UNITS BY TENURE, 20002016
 2000 % of Total 2000 2010 % of Total 2010 2016 Estimates % of Total 2016
Total Occupied Housing Units 1,955 100% 2,131 100% 2,122 100%
Owner-Occupied Housing Units 1,791 91.6% 1,764 82.8% 1,897 89.4%
Renter-Occupied Housing Units 164 8.4% 367 17.2% 225 10.6%
Source: 2000 U.S. Census; 2010 U.S. Census; 2012-2016 American Community Survey, 5-Year Estimates; 

Phillips Preiss Grygiel Leheny Hughes LLC

Table 7
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HOUSING UNITS BY NUMBER OF UNITS IN STRUCTURE, 2000 AND 2016
 2000 % of Total 2000 2016 Estimates % of Total 2016
Total Housing Units 1,994 100% 2,160 100%
1-unit, detached 1,721 86.3% 1,738 80.5%
1-unit, attached 35 1.8% 87 4.0%
2 units 34 1.7% 24 1.1%
3 or 4 units 36 1.8% 26 1.2%
5 to 9 units 118 5.9% 89 4.1%
10 to 19 units 50 2.5% 106 4.9%
20 or more units 0 0.0% 90 4.2%
Mobile home 0 0.0% 0 0.0%
Boat, RV, van, etc. 0 0.0% 0 0.0%
Source: 2000 U.S. Census; 2012-2016 American Community Survey, 
5-Year Estimates; Phillips Preiss Grygiel Leheny Hughes LLC

Table 8

YEAR STRUCTURE BUILT, 2016
 Units Percent
Total 2,160 100%
Built in 2014 or later 0 0.0%
Built in 2010 to 2013 48 2.2%
Built in 2000 to 2009 105 4.9%
Built in 1990 to 1999 100 4.6%
Built in 1980 to 1989 281 13.0%
Built in 1970 to 1979 177 8.2%
Built in 1960 to 1969 253 11.7%
Built in 1950 to 1959 598 27.7%
Built in 1940 to 1949 158 7.3%
Built in 1939 or earlier 440 20.4%
Source: 2012-2016 American Community Survey, 5-Year Estimates 

Table 9

RESIDENTIAL CERTIFICATES OF OCCUPANCY, 20062016
Year 1&2 Family Multi-family Mixed-Use Total
2006 1 0 0 1
2007 2 0 0 2
2008 0 0 0 0
2009 0 0 0 0
2010 0 0 0 0
2011 0 0 0 0
2012 18 0 0 18
2013 6 0 0 6
2014 2 0 0 2
2015 0 0 0 0
2016 2 0 0 2
Total 31 0 0 31
Source: New Jersey Construction Reporter

Table 10
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HOUSEHOLD INCOME BY INCOME BRACKET FOR MORRIS PLAINS AND MORRIS COUNTY, 2016
 Morris Plains Borough Morris County
 Households Percent Households Percent
Less than $10,000 29 1.4% 4,751 2.6%
$10,000 - $14,999 43 2.0% 3,807 2.1%
$15,000 - $24,999 73 3.4% 8,674 4.8%
$25,000 - $34,999  72 3.4% 8,655 4.8%
$35,000 - $49,999 86 4.1% 13,478 7.5%
$50,000 - $74,999 306 14.4% 24,386 13.6%
$75,000 - $99,999 224 10.6% 23,084 12.8%
$100,000 - $149,999 442 20.8% 36,025 20.0%
$150,000 - $199,999 388 18.3% 22,171 12.3%
$200,000 or more 459 21.6% 34,703 19.3%
Total 2,122 100% 179,734 100%
Median Household Income $123,263  $102,798
Mean Household Income $149,490  $138,890

Source: American Community Survey, 2012-2016

Table 12

NONRESIDENTIAL CERTIFICATES OF OCCUPANCY, 20062016
 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 Total

Of  ce 0 487,701 1,225 8,360 3,582 0 19,850 0 0 0 2,555 523,273

Retail 0 0 0 0 0 0 0 0 0 0 0 0

A-1 0 0 0 0 0 0 0 0 0 0 0 0

A-2 0 0 0 0 0 0 0 0 0 0 0 0

A-3 0 0 0 0 0 0 0 0 0 0 0 0

A-4 0 0 0 0 0 0 0 0 0 0 0 0

A-5 0 0 0 0 0 0 0 0 0 0 0 0

Multifamily/ Dormitories 0 0 0 0 0 0 0 0 0 0 0 0

Hotel/ Motel 0 0 0 0 0 0 0 0 0 0 0 0

Education 0 0 0 6,443 0 0 0 0 0 0 0 6,443

Industrial 0 0 0 0 0 0 0 0 0 0 0 0

Hazardous 0 0 0 0 0 0 0 0 0 0 0 0

Institutional 0 0 0 0 0 0 0 0 0 0 0 0

Storage 0 0 0 0 0 0 0 0 0 0 0 0

Signs, Fences, Utility 

and Misc. 0 0 0 0 0 0 0 0 0 0 0 0

Total 0 487,701 1,225 14,803 3,582 0 19,850 0 0 0 2,555 529,716

Source: New Jersey Construction Reporter  

Table 11
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PRIVATE SECTOR EMPLOYMENT IN MORRIS PLAINS BY SECTOR, 2002, 2007, 2015
 2002 2007 2015

PRIVATE SECTOR JOBS COUNT SHARE COUNT SHARE COUNT SHARE

Agriculture, Forestry, Fishing 

and Hunting, and Mining 0 0.0% 0 0.0% 5 0.2%

Mining, Quarrying, and Oil 

and Gas Extraction 0 0.0% 0 0.0% 0 0.0%

Utilities 5 0.1% 0 0.0% 0 0.0%

Construction 247 3.4% 222 3.9% 139 4.5%

Manufacturing 194 2.7% 195 3.4% 200 6.5%

Wholesale Trade 1,040 14.4% 716 12.6% 139 4.5%

Retail Trade 881 12.2% 888 15.6% 599 19.6%

Transportation and Warehousing 37 0.5% 48 0.8% 7 0.2%

Information 343 4.7% 301 5.3% 29 0.9%

Finance and Insurance 619 8.6% 703 12.4% 132 4.3%

Real Estate and Rental and Leasing 22 0.3% 28 0.5% 15 0.5%

Professional, Scienti  c 

and Technical Services 167 2.3% 427 7.5% 543 17.8%

Management of Companies and 

Enterprises Administration & Support 1,995 27.6% 751 13.2% 1 0.0%

Waste Management and Remediation 273 3.8% 67 1.2% 87 2.8%

Educational Services 16 0.2% 14 0.2% 16 0.5%

Health Care and Social Assistance 788 10.9% 673 11.9% 608 19.9%

Arts, Entertainment, and Recreation 5 0.1% 77 1.4% 6 0.2%

Accommodation and Food Services 364 5.0% 290 5.1% 250 8.2%

Other Services 

(Excluding Public Administration) 239 3.3% 278 4.9% 280 9.2%

Public Administration 0 0.0% 0 0.0% 0 0.0%
TOTAL  7,235 100% 5,678 100% 3,056 100%
Source: U.S. Census Bureau, Center for Economic Studies, OnTheMap Platform; http://onthemap.ces.census.gov/

Table 14

EMPLOYMENT STATUS, 2016
 Number  Percent
Population 16 years and over 4,554 100%
In Labor Force 3,198 70.2%
Civilian Labor Force 3,198 70.2%
Employed 3,032 94.8%
Unemployed 166 5.2%
Armed Forces 0 0.0%
Not in Labor Force 1,356 29.8%
Source: American Community Survey, 2012-2016

Table 13
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EMPLOYMENT BY OCCUPATION, MORRIS PLAINS BOROUGH, 2016
Sector Jobs Number Percent
Management, Business, 
Science, and Arts Occupations 1,703 56.2% 
Service 409 13.5%
Sales and Of  ce 724 23.9%
Natural Resources, 
Construction, and Maintenance 111 3.7%
Production, Transportation, and Moving 85 2.8%
Total 3,032 100%
Source: American Community Survey, 2012-2016   

Table 15

DISTRIBUTION OF EMPLOYMENT BY INDUSTRY, MORRIS PLAINS BOROUGH, 2016
Sector Jobs Number Percent
Agriculture, Forestry, Fishing 
and Hunting, and Mining 5 0.2%
Construction 92 3.0%
Manufacturing 273 9.0%
Wholesale Trade 65 2.1%
Retail Trade 211 7.0%
Transportation and Warehousing, 
and Utilities 43 1.4%
Information 90 3.0%
Financing, Insurance, Real Estate, 
Renting, and Leasing 410 13.5%
Professional, Scienti  c, Management, 
Administrative, and Waste Management Services 693 22.9%
Educational, Health and Social Services 626 20.6%
Arts, Entertainment, Recreation, 
Accommodation and Food Services 322 10.6%
Other 85 2.8%
Public Administration 117 3.9%
Total 3,032 100%
Source: American Community Survey, 2012-2016

Table 16
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jobs in the Professional, Scienti  c and Technical Services 

sector during the same period, with 167 jobs (2.3 percent) 

in 2002 and 543 jobs (18 percent) in 2015. See Table 14, 

Private Sector Employment in Morris Plains by Sector, 

2002, 2007, 2015, for additional details.

Table 15, Employment by Occupation, Morris Plains Bor-

ough, 2016, shows those sectors in which Morris Plains 

residents are employed. The Management, Business, 

Science, and Arts sector captured the largest segment of 

Borough residents, at approximately 56 percent, followed 

by Sales and Of  ce at 24 percent.

Table 16, Distribution of Employment by Industry, Morris 

Plains Borough, 2016, identi  es the industries in which 

Morris Plains residents are employed. While Morris Plains 

residents work in a variety of industries, the Professional, 

Scienti  c, Management, Administrative, and Waste Man-

agement Services industry captured the largest number of 

residents at 693 jobs (23 percent), followed by Educational, 

Health and Social Services at 626 jobs (21 percent). Very 

few Borough residents are employed in the Agriculture, 

Forestry, Fishing, Hunting, and Mining; and Transportation 

and Warehousing, and Utilities industries, at 5 jobs (0.2 

percent) and 43 jobs (1.4 percent), respectively.

hold income of $200,000 or more. Table 12, Household 

Income by Income Bracket for Morris Plains and Morris 

County, 2016, further illustrates these  ndings.

Table 13, Employment Status, 2016, indicates the number 

of Borough residents 16 years and over who are in the 

labor force, the type of labor force (i.e., civilian or armed 

forces) and employment status. Approximately 70 percent 

of Morris Plains residents 16 years and over participated 

in the labor force in 2016. Among those in the labor force, 

all are in the civilian labor force. Of those residents in the 

civilian labor force, approximately 95 percent are employed 

and approximately 5 percent are unemployed.  

According to the U.S. Census Bureau Center for Econom-

ic Studies, there were 3,056 private sector jobs in Morris 

Plains in 2015, the last year for which data were available; 

this is a decline of 4,179 jobs since 2002. Health Care and 

Social Assistance; Retail Trade; and Professional, Scienti  c 

and Technical Services were the largest sectors of in-town 

employment, with 608 jobs (20 percent), 599 jobs (20 per-

cent), and 543 jobs (18 percent), respectively. There was 

a signi  cant decline in the Management of Companies and 

Enterprises Administration and Support sector between 

2002 and 2015, with 1,995 jobs (28 percent) in 2002 to one 

job (0 percent) in 2015. The Borough did see an increase in 

DISTRIBUTION BY CLASS OF WORKER, MORRIS PLAINS BOROUGH, 2016
 Number Percent
Private Wage and Salary Workers 2,514 82.9%
Government Workers 385 12.7%
Self-employed in own not incorporated 
business workers 127 4.2%
Unpaid family workers 6 0.2%
Total 3,032 100%
Source: American Community Survey, 2012-2016

Table 17



34

Changes at the State Level
State Development and Redevelopment Plan

In March 2001, the New Jersey State Development and 

Redevelopment Plan (“SDRP”) was adopted, which 

amended the previous State plan adopted in 1992. In 2010 

the State released a new draft State Strategic Plan to su-

persede the SDRP. Public hearings were held in February, 

March, and September of 2012. The draft State Strategic 

Plan has not been adopted by the State Planning Commis-

sion at this time and was put on hold following Superstorm 

Sandy in October 2012. 

The draft document contained only four goals, as follows:

• Goal #1: Targeted Economic Growth – Enhance 

opportunities for attraction and growth of industries of 

statewide and regional importance.

• Goal #2: Effective Planning for Vibrant Regions – 

Guide and inform regional planning so that each region 

of the State can experience appropriate growth accord-

ing to the desires and assets of that region.

• Goal #3: Preservation and Enhancement of Critical 

State Resources - Ensure that strategies for growth 

include preservation of the State’s critical natural, 

agricultural, scenic, recreation, and historic resources, 

recognizing the roles they play in sustaining and im-

proving the quality of life for New Jersey residents and 

attracting economic growth.

• Goal #4: Tactical Alignment of Government – Enable 

effective resource allocation, coordination, cooperation 

and communication among those who play a role in 

meeting the mission of this Plan.

It should be noted that the draft plan did not include a map, 

nor did it include planning area designations as in the case 

of the 2001 Plan.

Of employed Morris Plains Borough residents, approxi-

mately 83 percent are private wage and salary workers; 

13 percent are government workers; and 4 percent are 

self-employed. See Table 17, Distribution of Class by 

Worker, Morris Plains Borough, 2016, for additional details.

Changes at the County Level
The East Hanover Avenue Corridor Traf  c Study

In 2013, Morris County issued The East Hanover Avenue 

Corridor Traf  c Study. The study analyzed the existing and 

future traf  c along East Hanover Avenue (Route 650) from 

Speedwell Avenue (Route 202) to Whippany Road (Route 

511). This 2.4 mile corridor traverses Hanover, Morris Plains, 

and Morris Township in Morris County. The goal of this study 

was to analyze the existing and future traf  c operations 

along the corridor, and develop the necessary infrastructure 

improvements to reduce congestion and increase safety, 

while considering the needs of all users.  The report provides 

comprehensive recommendations for the corridor across 

the three municipalities and permits the County to negotiate 

pro rata contributions for transportation improvements with 

developers within the corridor. The Plan provided recom-

mendations for the intersection of East Hanover Avenue and 

Speedwell Avenue in order to reduce queuing and delays, 

and improve levels of service (LOS); improve safety by re-

ducing the number of driveways adjacent to the intersection; 

and Improve pedestrian access and safety. The recommen-

dations included restriping East Hanover Avenue to provide 

a dedicated right turn lane onto Speedwell Avenue if heading 

west and a left turn lane onto Speedwell Avenue if head-

ing east. In addition, it was recommended that Speedwell 

Avenue heading south be restriped to have two dedicated 

left turn lanes onto East Hanover Avenue and one thru-lane 

and one-right turn lane. The County did not implement these 

recommendations in the report pertaining to Morris Plains.
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installation and usage of renewable energy systems; 

consider the impact of buildings on the local, regional 

and global environment; allow ecosystems to function 

naturally; conserve and reuse water; treat storm water 

on-site; and optimize climatic conditions through site 

orientation and design.”

Solar and Wind Facilities as Permitted Uses in Industrial 

Zones (2008) and De  nition of Inherently Bene  cial Use 

(2009)

The MLUL was amended in 2008 to provide that solar 

and wind facilities on parcels of 20 acres or more shall 

be deemed as permitted uses in industrial zone districts. 

In addition, in 2009, the de  nition of “inherently bene  cial 

use” in the MLUL was amended to include a wind, solar, or 

photovoltaic energy facility or structure.

Time of Decision (2010)

On May 5, 2010, Governor Christie signed P.L. 2010 c.9 

into law, effectively nullifying the “time of decision” rule, 

which had previously allowed municipalities the ability to al-

ter zoning requirements even after an application for devel-

opment had been  led but before a formal decision on the 

Water Quality Management Planning Rule

Water Quality Management Planning Rule (“WQMP”) rules 

became effective in July 2008 and established Coun-

ty planning of  ces as the water management planning 

coordinating agencies throughout the State. Municipalities 

are required to submit information for wastewater manage-

ment and sewer service area planning for 20 year planning 

efforts. The Appellate Division upheld the statutory author-

ity of NJDEP and the WQMP process, ruling that NJDEP 

balanced property owners interest in land development and 

the State’s interest in protecting habitat and water quality.

Amendments to the Municipal Land Use Law (“MLUL”)

Green Building and Environmental Sustainability Element 

(2008)

In August 2008, the Municipal Land Use Law was amended 

to include the Green Building and Environmental Sustain-

ability Element (GBESE) in the list of permitted Master Plan 

Elements. It describes the Element as the following:

 “A green buildings and environmental sustainability 

plan element, which shall provide for, encourage, and 

promote the ef  cient use of natural resources and the 
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of the support structure, nor increase the existing equip-

ment compound to more than 2,500 square feet; and the 

collocation shall comply with all of the terms and conditions 

of the original approval and not trigger the need for vari-

ance relief.

Changes at the Federal Level
“Collocation Act” (2012)

A Federal Act passed in 2012 held that “a state or local 

government may not deny, and shall approve, any eligible 

facilities request for a modi  cation of an existing wireless 

tower or base station that does not substantially change 

the physical dimensions of such tower or base station.” In 

2014, the Federal Communications Commission (“FCC”) is-

sued a new rule to apply to equipment used in “connection 

with any FCC authorized wireless communication service,” 

which is broader than cell phone equipment and applies to 

almost all wireless communications facilities. The FCC held 

that Congress intended the rule to apply to collocations on 

infrastructure that supports licensed or unlicensed terrestri-

al or satellite (including commercial mobile, private mobile, 

broadcast, and public safety) services as well as  xed 

application had been rendered. P.L. 2010 c.9 provides that 

the development regulations applicable to a property at the 

time an application for development is  led will govern the 

review of the application and any decision made pertaining 

to it. P.L. 2010 c.9 became effective on May 5, 2011.

Extension of Time Between Reexamination Reports (2011)

The MLUL was amended in 2011 to extend the maximum 

time permitted between municipal master plan reexamina-

tion reports from six years to ten years. 

Exemption of Applications for Co-Location of Wireless 

Communications Equipment on a Tower (2012)

The MLUL was amended in 2012 under N.J.S.A. 40:55D-

46.2 so as to provide that an “application for development 

to collocate wireless communications equipment on a 

wireless communications support structure or in an existing 

equipment compound not be subject to site plan review” 

provided the application meets the following requirements: 

the wireless support structure shall have been previously 

approved by the appropriate approving authority; the col-

location shall not increase the overall height of the support 

structure by more than 10 percent, nor increase the width 
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wireless services, such as microwave backhaul or  xed 

broadband. The ruling established a “speci  c and absolute 

timeframe” for processing requests of 60 days from the 

date of  ling, including completeness review. Failure to ap-

prove within the 60 days results in an automatic approval. 
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an increase in downtown vacancies. This trend is evident 

to some extent in Morris Plains, as well. To combat vacan-

cies many communities have sought to attract “experien-

tial retail” uses to their downtown locations. This can be 

far-reaching and include: health and  tness facilities; indoor 

recreation areas; entertainment retail; restaurants; theaters; 

book stores where you can get coffee, etc. 

Circulation

Issues relating to circulation included the concern that 

Route 53 (i.e., Tabor Road) and Route 202 (i.e., Littleton 

Road) are used for through traf  c by motorists traveling in 

a north-south direction through Morris County. The result 

Overview
In the preparation of this Reexamination Report, 
valuable input was provided by the Planning 
Board, the Board’s professionals, and the com-
munity outreach process. The process highlighted  
several key themes which are consolidated into 
topic areas below.

Downtown

Downtown retail is struggling throughout the State and the 

country both on main street and in malls and it is no secret 

e-commerce has had an impact. One aspect of this trend is 

Specifi c Changes Recommended for the 
Master Plan and Development Regulations
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for Morris Plains is congested roadways and/or speeding 

traf  c. Additionally, current and future development on East 

Hanover Avenue in neighboring communities is creating 

long-backups at the roadway’s intersection with Speedwell 

Avenue. Concerns about the impacts of future development 

on the municipality’s roadways were also raised as part of 

this Master Plan Reexamination process. Other circulation 

issues included the wish to enhance provisions for cyclists 

and pedestrians and for the Reexamination Report to take 

into consideration electric vehicles, and the impacts on cir-

culation, parking and land use of people working remotely 

from home. 

Non-Residential Zones

With the development of the M&M, JMF, and 250 Johnson 

Road sites, the Borough has fewer non-residential prop-

erties on its tax rolls. Non-residential properties typically 

produce more revenue to a municipality than costs (e.g., 

no school children are generated) and so have positive 

implications for the tax base. The concerns relating to the 

non-residential zones involved the wish to balance the 

preservation of the municipality’s tax base with concerns 

regarding the impacts of non-residential uses on adjacent 

residential properties. The question is how the Borough 

permits a range of non-residential uses that respond to the 

marketplace, the rights of property owners, and tax reve-

nue generation while simultaneously protecting the health, 

safety and welfare of the Borough and its residents.

Environmental Sustainability

Over the last decade, New Jersey has been impacted by 

severe weather and municipalities throughout the State are 

considering how to become more environmentally sustain-

able and better able to adapt to and prepare for climate 

change. Flooding in Morris Plains sometimes occurs under 

the railroad bridge and the Borough has an agreement with 

New Jersey Transit to pump stormwater runoff from under 

the bridge. It should also be noted that, as required by 

NJDEP as part of the reexamination process, the Planning 

Board has examined its stormwater management plan and 

 nds that no changes are necessary at this time.

Open Space

The municipality has a strong record for acquiring open 

space and connections in the trail system when available. 

The Planning Board endorses these existing policies and 

would like them to continue.

Other Speci  c Land Use Recommendations

There were land use concerns voiced by the Borough’s 

professionals. For example, the existing steep slope or-

dinance does not exempt steep slopes of less than 1,000 

square feet. Additionally, there were issues raised related 

to the potential impacts of wireless telephone service pro-

viders installing antennas on top of existing utility poles in 

the public right of way (“ROW”) in order to provide ultra-fast 

wireless service by increasing coverage and boosting 

broadband capacity. This new technology represents a 

much less expensive alternative to digging up streets in 

order to lay down cabling or string the wires along utility 

poles. However, these new small cell wireless facilities in 

the public ROW may impact the streetscape and character 

of residential neighborhoods.

Finally, there were concerns about the existing sign ordi-

nance. The U.S. Supreme Court considered the issue of 

how freedom of speech impacts the municipal regulation 

of signs in the case Reed et al. v. Town of Gilbert, Arizona 

et al. In this case, the Supreme Court overturned a munic-

ipal  sign ordinance that treated some signage differently 

based solely on the purpose of the sign and not on the size, 

shape, location or other “content neutral” restrictions. 
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• Exempt isolated steep slopes less than or equal to 

1,000 sq. feet.

• Consider incorporating shared parking standards for 

sites that have multiple complementary uses with differ-

ent peak parking hour demands.

• Implement stricter performance standards that would 

apply to all non-residential zones. Performance stan-

dards are a set of criteria or limits relating to certain 

characteristics that a particular use or process may not 

exceed. The standards regulate the characteristics of 

an activity rather than the activity itself. The standards 

usually cover noise, vibration, glare, heat, odors, air 

or water contaminants, trespass lighting, temperature 

change, and  re and explosive hazards. The perfor-

mance standard approach is based on the technical 

ability to identify activities by impact and to measure 

them to determine if they meet ordinance requirements. 

General Land Use Plan Recommendations

• Post up-to-date Borough ordinances online.

• Post Master Plan documents on the Borough’s website.

• Consider creating a Borough Facebook page with infor-

mation on meetings and other Borough events.

• Post on the Borough’s website the following existing 

pamphlets: “Hearing Procedures,” “Rules of the Road 

for the ZBA” and “Which Board Hears It?” These 

pamphlets provide clear, user friendly explanations of 

the application review and public hearing processes for 

development proposals and applications.

• Continue to take advantage of emerging opportunities 

to provide affordable housing, as required by State law.

• Continue to receive and review enrollment data from 

the school district.

Land Use Regulations Recommendations for Downtown

• Examine all of the permitted uses in all of the non-residen-

Community Vision Statement
The community outreach process communicated a vision 

statement for the Borough which is as follows: 

Morris Plains is a safe, healthy and vibrant small 
town that welcomes a diverse cross-section of 
residents, visitors and business with a focus on 
accessibility, sustainability, affordability, cultur-
al enhancement and educational excellence. 
The Borough seeks innovative and sustainable 
solutions to mitigate the impacts of future de-
velopment on its roadways and infrastructure 
and, most importantly, maintain the small-town 
character of Morris Plains which makes it such a 
desirable place to live. 

Master Plan Recommendations
The Planning Board makes the following Master Plan 

recommendations. The recommendations are organized 

by Master Plan element, i.e., Land Use, Circulation, and 

Open Space, with an additional category for Environmental 

Sustainability.  

Land Use Plan Recommendations to Consider 

General Land Use Regulations Recommendations

• Review the Borough’s sign regulations to ensure con-

stitutional compliance.

• Address signage provisions in the B-1 District related to 

coordination of color palettes available for wall signage.

• Evaluate zoning standards for small wireless sites in 

the right-of-way on top of utility poles consistent with 

FCC regulations.
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ing resources (see exisitng parking management plan 

above).

• Post a parking guide to downtown on the Borough website.

• Work with NJDOT to make the train station a desirable 

public space.

• Continue to support public art in the Downtown and 

other public spaces.

Circulation Plan Recommendations to Consider

Speci  c Intersection Recommendations

• Work with New Jersey Department of Transportation 

(NJDOT) to make the following roadway improvements 

tial zones in order to permit more “experiential type” retail.

• Permit retail uses up to 3,000 square feet in size in the 

B-4 zone so long as parking requirements are met in 

order to attract tenants for the vacant storefronts along 

Speedwell Avenue.

• Permit of  ce uses on the ground  oor in the B-1 zone 

provided that certain requirements for transparency 

and active, visually interesting storefronts are met

• Consider instituting an outdoor dining ordinance.

Land Use Plan Recommendations for Downtown

• Continue to provide management of the Borough’s park-

ALWAYS FREE PARKING IN MORRIS PLAINS

1 2  hour parking 8 am - 5 pm/ Monday - Saturday,
 Sunday and holidays excepted. Observe signage. 
 Business Employee Special Permit Parking 7 am - 5 pm.
 Some merchant owned parking.

2 Along building - 30 minute parking 8 am - 6 pm except
 Sundays and Holidays.
 2 hour parking 8 am - 6 pm except Sundays and holidays. 
 NO PARKING 10 PM - 6 AM  ON ALL DAYS. Some permit
 parking only; observe signage.

3 30 minute, 1 and 2 hour parking Monday - 
 Saturday inclusive. Sundays and holidays excepted.

4 Commuter parking only Monday - Friday inclusive  7 am - 
 7 pm. Saturdays, Sundays and holidays excepted.

5 30 minute parking on West Side of Speedwell Avenue
 Extension (in front of businesses) from Franklin Place
 north to Jacqui Avenue 8 am - 6 pm

6 30 minute parking on west side of Speedwell Avenue from  
 Franklin Place to Glenbrook Road. 
 30 minute parking 9 am - 4 pm.  NO PARKING 7 - 9 AM,
 4 - 6 PM STRICTLY ENFORCED.

Franklin Place from Mountain Way to Keenan Place - both sides 2 hour 
parking 8 am - 8 pm
South side of Franklin Place from Keenan Place to Speedwell Avenue - 
no parking 10 am - 6 pm
Jacqui Avenue entire length north and south - 3 hour parking 8 am - 6 
pm

S
P

E
E

D
W

E
LL

 A
V

E
N

U
E

FRANKLIN PLACE

BOROUGH TERRACE

GLENBROOK ROAD

JACQUI AVENUE

TRAIN
STATION

4

3
5

2

1 6

IN ONLY

IN ONLY

OUT ONLY

IN & OUT

IN & OUT
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that would help relieve traf  c on East Hanover Avenue 

and Route 202:

 o Create a dedicated right turn only lane on west-

bound East Hanover Avenue at its intersection with 

northbound Route 202 to relieve congestion on 

East Hanover Avenue.

 o Create a second dedicated left turn only lane on 

southbound Route 202 at its intersection with east-

bound East Hanover Avenue to relieve congestion 

on Route 202.

 o Move the stop bar on northbound Route 202 closer 

to the intersection with Route 53 in order to in-

crease the number of cars that can queue at the 

intersection.

 o Explore the possibility of creating a dedicated left 

turn lane into the train station from southbound 

Top left: East Hanover Avenue / Route 202 Intersection
Top right: Speedwell Avenue / Tabor Road Intersection
Bottom left: Franklin Place Intersection
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Open Space Plan Recommendations to Consider

• Continue to pursue the acquisition and/or conservation 

of open space when it becomes available, link existing 

open spaces through trail system connections, and pro-

vide recreational opportunities

Environmental Sustainability Recommendations 

to Consider

• Consider preparing a renewable energy ordinance.

• Increase the availability of electric car charging stations 

and encourage electric car charging stations in site 

plan applications involving multifamily housing.

• Continue to monitor the effectiveness of  ood pre-

vention and mitigation measures in the Borough and 

make changes and enhancements to the existing and 

planned measures as necessary. 

• Continue to enforce the Stormwater Management Plan 

and Ordinances.

• Continue to encourage the use of LED lighting in all 

site plan and subdivision applications.

• Encourage the incorporation of green building mea-

sures in site plan review.

• Encourage low impact development (LID) in site plan 

applications. The term low impact development (LID) 

refers to systems and practices that use or mimic nat-

ural processes that result in the in  ltration, evapotrans-

piration or use of stormwater in order to protect water 

quality and associated aquatic habitat. 

• Research preparing a Green Building and Environ-

mental Sustainability Element of the Master Plan. This 

Element, like all Master Plan Elements, is intended to 

guide land-use decisions and provide the basis for ordi-

nances addressing sustainability and land use issues. 

Route 202 in order to relieve congestion at the 

intersection of Route 202 and Franklin Place.

• Work with TransOptions in their study to enhance traf  c 

and pedestrian movements at the intersection of Route 

202, Franklin Place, the NJ Transit Parking lot, and 

Speedwell Extension.

General Recommendations

• Continue to work with NJDOT, NJ Transit, and the 

County to ensure that regional projects and problems 

affecting the Borough are consistent with Borough 

plans, policies and priorities.

• Continue efforts to acquire the right-of-way along Route 

10 between Route 53 and Route 202.

Bicycle and Pedestrian Recommendations

• Continue to maintain the Borough’s existing trail sys-

tem and augment it where possible.

• Continue to work with TransOptions to ensure that 

there are adequate bike lockers at the train station.

• Work with TransOptions to develop a Safe Routes 

to School Plan and walking audit for the Borough’s 

schools.

• Require bike parking for new developments within ½ 

mile radius of the Morris Plains train station.

• Work with the State and County to strengthen pedes-

trian and bicycle connections to parks, the train station, 

and other civic facilities.

• Encourage NJDOT and the County to employ sig-

nage and other signi  ers along Routes 202 and 53 to 

increase awareness for bicyclists. Other signi  ers could 

include sharrows which are a shared-lane marking on 

a street indicating where in the travel lane bicyclists 

should preferably cycle. 
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The Local Housing Redevelopment and Housing Law (“LRHL”) grants New Jersey’s municipalities the 
authority to designate areas in need of rehabilitation or in need of redevelopment given that they 
meet specifi c statutory criteria. The LRHL also provides a process for the preparation and implemen-
tation of redevelopment plans for designated areas. There are currently no areas within the Borough 
that have been designated for redevelopment or rehabilitation. As such, the Planning Board does 
not recommend the incorporation into this Master Plan Reexamination Report of any redevelopment 
plans adopted pursuant to the LRHL.

Redevelopment/Rehabilitation Plans and Areas
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