SUSTAINABLE MONTCLAIR

Amending the land use ordinances for canopy

Comment on the 2026 Master Plan Reexamination Report — proposed amendments 1o Chapters 281,
301 and 42 governing tree requirements, planting standards, and spacing on site plans, subdivisions, and

redevelopment plans

To: Janice Talley, Director of Community Development and Planning, and members of the Montclair Planning
Board and Zoning Board of Adjustment
From: Anna Grossman, Sustalnable Monlclair - sustainaclemontclair@gmail.com

Date: September 2026

IN PLAIN TERMS

What this comment asks. That the Reexamination Report direct seven specific amendments to the
ordinances that govern trees on development applications — Chapter 281, Site Plan Review, and
Chapter 301, Subdivision of Land. Each amendment is identified below by the section it would change.
Together they would set how many trees a plan must provide, how far apart they stand, how much soil

each one gets, and how large a species must be chosen.

Why it is needed. Montclair has committed to a canopy target. The rules that decide what actually gets
planted were written in 1980 and 2011, before that commitment existed, and they now pull against it.
Large strect trees must be spaced 40 feet apart — wider than New York, Portland or Charlotte require.
The standard planting strip is about five feet, at the bottom of the range published guidance considers
adequate for a large tree. The two chapters give conflicting rules for the same trees, and one of them
lets the Board require no street trees at all. Nothing ties the number of trees to the open ground a plan
leaves, and nothing specifies how much rootable soil a tree receives,

Why here. These are ordinance changes, which the Council adopts. The Reexamination Report is the
document that directs them, and no later document can supply that direction retroactively.

I submit this comment as an environmental advocate. Sustainable Montclair is an independent grassroots
volunteer organization and docs not speak for the Township.

Montclair regulates trees on land use applications. The standards sit in Chapter 281, Site Plan Review,
adopted in 2011, and Chapter 301, Subdivision of Land, adopted in 1980. Because they exist, what follows
asks for amendments rather than a standard built from nothing. Section | sets out what the ordinances require
today, by subsection. Section 2 proposes the changes, each one naming the section it would amend. The
supporting evidence is in the two analyses that follow as Appendices A and B.

1. What the ordinances require today

PROVISION WHAT IT REQUIRES NOW

§ 281-8.2C(2%a) Street tree planting intervals by mature height: large trees (45 ft +) at 40 ft, medium (30 45 ft) at 30 &,
small (under 30 ft) at 20 ft




§ 281-8.2C(2)(b)

§ 281-8.2C(1)

§ 281-8.2A(1)(d)

§ 281-8.2B(2)

§ 281-8.2E(1)
§ 281-9G, 9H

§ 301-20A

§ 301-20C

§301-18

§ 301-24
§ 301-37C(4)
§42-1

Chapter 347

Trees may be planted closer together in order to avoid interference with utilities, rcadways, sidewalks,
sight easemnents and streetlights; canopy closure is not among the reasons listed

Street trees on both sides of all strects unless off tract, spaced evenly, between the curb or edge of
cartway and the sidewalk or bikeway

Where only a subdivision is applied for, the minimum standards apply only to street trees and to
common open space or land dedicated to the public

“Every possible consideration” toward retaining standing live trees, emphasis on those over 6 in DBH
— placed in a subsection introduced as design guidelines

Minimum caliper at planting: 3 in large, 2 1/2 in medium, 2 in small

Parking setbacks landscaped; lots of 50 or more cars provide landscaped areas equal to 5% of the paved
area — no trees required within them

Shade trees of such type, size and intervals as the Planning Board approves, located on the property line

Shade trees not required at all where the Board finds existing trees give sufficient foliage; shrubs may
be substituted

Street cross-sections: on a 50 fi street, 5 fi grass strip at the curb, 4 ft sidewalk, 2 ft grass strip behind.
The curbside strip is 5 to 5.5 fi at every street width in the table

Six inches of topsoil stabilized in open areas; no topsoil removed from site
Plats show cxisting trees over 8 in diameter, waivable for undisturbed groups

At least 70% of wees used in public places to be native — a Township procurement rule, reaching
newly procured stock

No tree or canopy standard. Landscaping appears only as screening and buffer requirements for
particular uses

Nothing in any of these ties a required number of trees to the area of ground a plan leaves open, and nothing specifies

rootable soil volume.

2, Proposed amendments

A. Spacing — amend § 281-8.2C(2)

Montclair requires large street trees at 40-foot intervals. That ties the widest figure in the set below, and it is
the only one of them from which no canopy-based reduction is available, The others space large trees closer
than their mature spread on purpose, because the goal is a canopy that closes overhead and shades the ground.

STANDARD LARGE TREES NOTE

Montclair § 281-8.2C(2)(a) 40 ft no reduction permitted for canopy reasons

New York City Parks 20-30ft closer spacing and grouped plantings
encouraged

Portland, OR 18-30ft by planting strip width

Charlotte, NC — UDO Art. 20 40 ft, reducible to 30 fi reduction available

9/11 Memorial plaza about 20 ft measured by me from published design plans;

within rows, rows about 30 ft apart



Proposed: set the interval for large trees at 20 to 30 fect on center; statc canopy closure as the design goal;
and amend subsection (2)(b) so that closer spacing is permitted not only to avoid utility and sight conflicts but
also for grouped plantings and to achieve canopy closure. As written, the flexibility the spacing provision
allows runs toward infrastructure conflicts and never toward shade.

B. The two chapters conflict — conform § 301-20 to § 281-8.2, and repeal § 301-20C

On a subdivision, § 301-20A places shade trees on the property line at intervals the Board approves, while §
281-8.2C places street trees between the curb and the sidewalk at fixed intervals. Those are different locations
and different rules for the same trees, and an applicant may cite whichever is more favorable. § 301-20C goes

further and permits the Board to require no shade trees at all where existing foliage is found sufficient, with

shrubs as a substitute.

Proposed: conform § 301-20 to the Chapter 281 standards by cross-reference, and repeal § 301-20C.
Retaining existing trees is the better outcome and should be credited as such, but credit for retention belongs
in a replacement schedule, not ina provision that substitutes shrubs for the canopy layer.

C. Planting-strip width — amend the § 301-18 cross-sections

Published guidance on how wide a planting strip must be does not speak with one voice. lowa State Extension
holds that a rooting area under four feet should not be planted with any tree, that four to ten feet supports
small-stature trees, and that large shade trees need at least ten feet. Charlotte requires an cight-foot minimum
planting area. Minneapolis treats five feet as the threshold for a large tree and four to five feet for a small one.

Portland will not permit a right-of-way planting site under three fect at all.

Montelair’s curbside strip of 5 to 5.5 fect thercfore sits at the bottom of that range — adequate for a large tree
only on the most permissive standard cited, and short of it on the rest. The strip behind the sidewalk, 2 feet on
a 50-foot street, is below every one of them, including Portland’s three-foot floor.

xisting right-of-way, so it reaches new

The table governs streets built through subdivision rather than the e
h than the rest of this comment, and it is

streets and any reconstruction designed to it. That is a narrower reac
also the only place where Montclair has written down a planting-strip dimension at all.

amend the table to set minimum planting-strip width by the mature size of the tree the strip is
canopy specics is required, and direct the Township Engincer to
design choice among sidewalk

Proposed:
intended to carry, with ten feet where a large-
prepare a standard right-of-way cross-section conforming to it. Width is a
width, cartway width and curb extensions — not a condition the Township inherits.

D. Rootable soil volume — add to § 281-8.2

A tree reaches the crown its soil allows. Chapter 281 specifies caliper at planting but sets no soil volume for
the ground the tree goes into; § 301-24's six inches of topsoil is 2 depth for open areas, not a rooting volume

for a tree pit.

STANDARD IN FORCE ELSEWHERE REQUIREMENT

soil volume set by spacing — 1,000 cu ft at 30 &, 750 at 25 ft, 500 at 20 f; no more

Phoenix Zoning Ordinance § 1309
than 20% of the requirement may be met with structural soil

Raleigh Street Design Manual § 6.18 600 cu ft per strect tree




Denver Street Tree Plan Review Checklist 750 cu ft per street tree
Proposed: a minimum rootable soil volume per tree, scaled to spacing or mature crown projection, with a cap
on the share satisfied by structural soil. The word rootable carrics the provision: structural soil is mostly stone
by volume, so without a cap a plan can meet a soil-volume number on paper and deliver a fraction of the
usable soil.

E. Count trees against pervious area — amend § 281-8.2C(1) and § 281-8.2A(1)(d)

The required number of trecs is presently a function of street frontage: trees spaced evenly along the street at a
fixed interval. That measure does not change when a plan pushes the building out, paves more of the rear yard,
or leaves a large pervious area empty. And on a subdivision, § 281-8.2A(1)(d) limits the standards to street
trees and dedicated land, so nothing requires a tree on the lots the subdivision creates.

Montclair already has the input. For residential uses § 347-20B caps impervious coverage — 55% under
10,000 sq ft, 35% over 25,000, and 55 divided by the square root of lot area between — and the zone districts
carry their own impervious surface sections. Every plan therefore states a pervious area on its face, and under
§ 347-20B the guaranteed pervious share rises with lot size.

ON THE MEDIAN R-1 LOT'S GUARANTEED-PERVIOUS 4380 SQFT GROUND EACH SPACING

4 trees sbout 1,100 sq ft about 33 ft apart
8 trees about 550 sq ft about 23 ft apart
16 trees about 275 5q fl about 17 ft apart

Median single-family R-1 lot 8,749 sq ft (2025 MOD-IV, 2,598 paicels). Al the density | measured at the September 11
Memorial plaza — from published design plans rather than an as-built survey — that guaranteed pervious ground holds six
to seven large trees, and eight 10 ten on an assumed typical build of about 37% imparvious. This is area arithmetic on a
legal minimum, not a claim about any particular iot.

Proposed: state the required tree count as a function of pervious area in addition to the street frontage
interval, and extend the standards in § 281-8.2A(1)(d) to the lots created by a subdivision. Where grade,
utilities, retained trees or drainage reduce what a site can hold, the existing fee in licu under Chapter 324
resolves the case.

F. Species and mature size — amend § 281-8.2A(1)(g), and § 42-1

Crown area is the square of crown width: a free maturing to a 60-foot crown covers about 2,800 square feet, a
30-foot tree about 700. A count that treats those as interchangeable lets a plan meet its number with the
smallest permitted species and deliver a quarter of the shade. Chapter 281 uses mature size to set its spacing
tiers and fixes caliper at planting, but nowhere requires that the larger-canopy species be the one chosen.

On nativity, § 42-1 requires 70% of trees used in public places to be native, but it operates on Township
procurement. A developer installing street trees under § 281-8.2C plants on public ground without procuring
through the Township, and “public places” is used in § 42-1 without being defined in § 42-2. Meanwhile §
281-8.2A(1)(g) only strongly encourages indigenous species, though it docs bar invasives outright — so the
Code already says what an applicant may ot plant, but not what an applicant must.

Proposed: require species selected for the largest canopy the site will tolerate; catry the 70% native standard
into § 281-8.2 as a requirement applicable to applicants; and define “public places™ in § 42-2 to include the



right-of-way. Whether this is best done in Chapter 42 or Chapter 281 isa question for the Township Attorney;

the substance is the same cither way.

G. Retention and inventory — amend § 281-8.28(2), § 301-37C(4) and § 281-9H

Retention of live trees sits in § 281-8.2B, a subsection introduced as guidelines to be used when designing the
landscape plan, although § 281-8 states that the design principles are minimum standards for approval. That
ambiguity, and the phrase “‘every possible consideration,” leave the Board without a test it can apply or an
applicant can fail. Its six-inch emphasis matches the threshold in the draft tree ordinance, while § 301-37C(4)
requires plats to show existing trees only above eight inches — so the plan need not depict some of the trees
the Board is asked to consider retaining. And § 281-9H asks Jarge parking lots for landscaped area but never
for a tree, which leaves the hottest surfaces on a site unshaded by right.

Proposed: move the retention provision from guidelines into the standards; align the plat inventory threshold
in § 301-37C(4) with the retention threshold; and require canopy trees within the landscaped arca § 281-9H

already mandates, excluding vehicle overhang as § 281-9B already does.

3. Redevelopment plans

Redevelopment plans are drafted by the Township itself. Under the Local Redevelopment and Housing Law,
N.J.S.A. 40A:12A-7(c), a redevelopment plan may supersede applicable provisions of the municipality’s
development regulations or constitute an overlay zoning district within the redevelopment area. A
redevelopment plan is therefore an instrument in which Montclair can write a canopy standard and have it
apply directly, without amending Chapter 281 or 301 first. [ leave the application to any particular plan to the
Township Attomey, but the Report should direct that every future redevelopment plan carry the tree, spacing

and soil standards above.

4. State standards are not a reason to decline

A distinction matters here. For the site improvements the RSIS covers — streets, sidewalks, parking, drainage

— N.JA.C. 5:21-1.5(b) states that the rules are the minimum required for public health and safety and the
maximum that may be required in connection with residential development. Cartway and sidewalk dimensions
for a developer-built residential strect are accordingly State territory, and 2 municipality seeking to depart
from them uses the exception, waiver or special area standard procedures in N.J.A.C. 5:21-3. Trees and

landscaping are a different matter.

N.J.A.C. 5:21-1.5(d) provides that nothing in the Residential Site Improvement Standards limits a

rce requirements concerning the layout, arrangement and location
S.A. 40:55D-38, or the preservation of natural

de trees are named expressly. The RSIS definition

municipality’s power to establish and enfo
of improvements, shade trees and landscaping under N.J.
resources and landscaping under N.J.S.A. 40:55D-41. Sha
of right-of-way at N.J.A.C. 5:21 -1.4 lists a shade tree among the uses a right-of-way exists to hold, and

NJ.A.C. 5:21-4.8(c) ties right-of-way width to what the municipal master plan indicates — a further reason

for this Report to speak to width.

5. Questions for tha Board
| When was § 281-8.2C(2)(a) last reviewed against current arboricultural guidance, and what supported the

40-foot interval for large trees?




2 How often has § 301-20C been used to excuse shade trees on a subdivision, and how is “sufficient
foliage” determined?

3 When a subdivision creates new lots, what requires a tree on those lots?

4 Ts rootable soil volume specified or checked at review, or only caliper and count?

5 Do the Township’s recent redevelopment plans contain any tree, canopy or soil standard?
6 Are required trees tracked after approval — planted, and alive at two and five years?

7 Has canopy been evaluated block by block? Ziter et al. (PNAS 2019) found the greatest cooling where
canopy cover exceeded about 40%, and found the magnitude of daytime cooling greatest at the scale of a
city block, so a township-wide average can rise while the hottest blocks do not improve.

8 Will the Report direct these amendments with a date certain for adoption?

I am glad to provide any of the underlying sources to the Board or to the Planning Department on request.

Respectfully submitted,

Anna Grossman
Sustainable Montclair
sustainablemontclair@gmail.com

Code provisions are summarized from the Township Code as published on eCode360, current through legislation of July
14, 2026. This is an advocacy organization's reading of the ordinances, not a legal epinion. Provisions of the New Jersey
Administrative Code and the standards of Phoenix, Raleigh, Denver, Portland, Charlotte, Minneapolis and New York City
ara cited by section or document name and were chacked against their published text in September 2026, Appendix A:
“How Close Can Trees Be Planted?" — the 9/11 Memorial measurements and the municipal spacing standards. Appendix
B: "Room to Replace” — Montclair fot data, spacing standards, and the replacement arithmetic. Full sources for every figure
cited above are given in those two sheets,



SUSTAINABLE MONTCLAIR

How Close Can Trees Be Planted?

A built example — the National September 11 Memorial plaza — and what it means lor Montclair subdivisions, site plans,
and tree replacement.

When a large tree comes down in Montclair, the objection we hear is that replacement irees cannot physically fit — that they would be
too close together, crowd each other, and compets for root space. A finished, public, heavily studied landscape answers that objection

directly.
The case study
The memorial plaza in Lower Manhattan holds roughly 400 swamp white oaks — a species
Montclair also plants — on about eight acres. Measured from the published site plans:
» Troos stand about 20 feet apart within each row, with rows about 30 feet apart.
« Each tree has roughly 620 to 730 square feat of ground.

= That is about 60 to 70 trees per acre.
« The grove covers about 4.6 to 5.4 acres; the two pools take 2.

And the hard part: none of it sits on natural ground. The museum is underneath. The

American Society of Landscape Architects calls the plaza “a massive green roof — a fully

constructed ecology.” Roughly 40,000 tons of soil were trucked in and placed, and the trees

are kopt afive by a cistern and about 30 miles of irrigation pipe. A Moniciair front or back yard

has deeper Soil, natural drainage, and no building undemeath. ff 20-foot spacing works on a ' R

roof, the yard is the easier case — not the harder one. Memorial black. curb lo curb: 8.3 acres. Green =
grove footprint as meesured on this plan (4 6 ac).

The plaza was designed by architect Michael Arad with the landscape firn Peter Walker ana  Blue  reflecting pools (2.0 &c}.

Pariners and opened on September 11, 2011. This Is not a proposal or a rendering of an

idea. It is fifteen years of growth on the ground.

What citles actually require between street trees

Raquired spacing

Applies to
18 ft in the narmowest strips; 30 ftin the widest

Standard

Portiand, OR ~— planting inspaction guidelines 18-301

New York City Parks 20301t street tregs. center to center
a/11 Memorial plaza (measured) about 20 & within rows; rows ~30 ft apart
Charlotte, NC — UDO Article 20 40 ft, reducible to 30 large maturing trees

Twenty feat sits at the tight end of this range — closer than Charfotte permits for street trees, and in fine with New York and Portiand. The
point is not tha axact number. itis that every one of these standards spaces large trees closer together than they will eventually
be wide. Thal Is defiberate. The goal is a canopy that closes overhead and shades the ground. Spacing trees at their full grown width is
garden-center advice for a single showpiece tree on an open lawn. It Is not how canopy Is built, and no municipal code requires it.

What we shoulid expeci on a plan Why four replacement trees |s reasonable

« Large shade trees spaced 20 to 30 feet on center, with canopy The median Montclair R-1 lot is 9,749 sq ft. Because it is under
closure named as the design goal. 10,000 sq &, § 347-20B caps impervious coverage at 55%, so at

« Rootable soil volume specified per tree, not structural fill. least 4,390 sq ft stays pervious even on a lot buil to the legal

Phoenix caps structural soil at 20% of the requirement; Raleigh maximum.
requires 600 cublc feet, Denver 750. « Al the memorial's density, that guaranteed pervious ground
«+ Species selected for the largest canopy the site will tolerate, holds 6 to 7 large trees.
and native, consistent with the Township's 70/30 reguirement. « At a typical buiid (about 37% impervious), It holds 8 to 10.
+ Tree counts justified against pervious area, in two dimensions + The draft ordinance asks for four when an Extraordinary tree Is
— not against inear frontage. removed.

Four fits with room to spare — in the worst case the law allows.
The ratio Is not aggresshve. It is conservative against what Is
demonstrably plantable.

Method and sources, Spacing, grove ares, and tree count ware measured from two published site plans for the memorial {Peter Waker and Pariners, pwpla.com). Scale
was set from the reflecting pools, esch described by the 911 Memovial as nearly an acre oand sl in the tower footprints (mnsquln).TMMophnc,atwnaldinemnl
scales, independently gave median tree-to-lree spadng of 19.7 t and 20.4 fi, and canopy area of 3.64 and 3.68 acres: 376 canopy symbols were detacted egaine! the
published count of roughly 400. These are design drawings, not as-buik surveys, and the canopy circies are a drafting convention rather than measuied crowns — Ihe
spacing and the ground area per Ves are {he reliable figures and sre what tis sheot rebes on. Plaza acreage, ree counl, spacias, opaning date. cistern and soil lonnage:
Nationai September 11 Memorial & Musaum; green-oof descnption: American Seciely of Landscape Archi quoted by the Memorial. Lot figures: 2025 Naw Jersey

8 Monlciar R-1 parcels; imparvious cap from Monldaic Code § 347-208. Spacing standards: Portand Street Tree Planting Inspection

MOD. IV assessmeant dala for 2,59
Guidelines. NYC Parks, Chariofie UDO Aricle 20, Soil volume: Phoenix Zoning Ordinance § 1309 Raleigh Slreet Design Manual § 6.18; Denver Street Tree Plan Review

Checklist,
Anna Grossman / Sustainable Montclair




SUSTAINABLE MONTCLAIR - OPERATIONAL ANALYSIS - SEPTEMBER 2026

Room to Replace

Whether a 1-t0-4 replacement ratio fits on a residential (ot

Anna Grossman, Sustamable Montclair - sustainablemontclair@gmail.com

(174
9,749 45% ~17
sq L. the median Montclair singie family lo of a lot must slay pervious by law, even at ft apart. 16 trees on the median (ot Orainary
(2025 MOD-V) nax buile out torest density

THE QUESTION
Is a 1-to-4 replacement ratio too many trees for a residential lot?

A concern raised about the draft ordinance is that replacing a large removed tree with several new ones asks for
more trees than a normal lot can hold. This memo tests that against Montclair's own parcel records and ageinst the
tree-spacing standards used by other cities, The short answer: the ratio fits on the median single-family lot even at
maximum legal build-out, and where a specific lot truly cannot absorb it, the fee in lieu already resolves the case,

THE LOT
What a Montclair lot actually holds

Using the State's 2025 MOD-1V parcel records for Montclair — the official tax assessment data, not an estimate —
the median single-family (R-1) lot is 9,749 square feet.

MONTCLAIR R-1 LOTS (2025 MOD-|V, 2,588 PARCELS) LOT SIZE
25th percentile Dy 7571 sqgft
Median 9,749 sq ft
75th percentile 13.572sqft

Montclair's zoning caps how much of a lot can be paved or built. For a lot under 10,000 square feet the impervious-
coverage limit is about 55 percent — meaning the law guarantees that at least 45 percent of the lot stays
pervious, no matter how large the house. On the median R-1 lot that is roughly 4,400 square feet of open ground,
and that is the floor, not the typical case: a normally built home leaves considerably more.

SOURCES Lot sizes: NJ MOD-IV property tax records for Montclair Township, 2025, filtered to residential parcels in the R-1
zone with valid recorded acreage (2,598 parcels). Impervious cap: Montclair Code § 347-20B, These are the Township's and
State's own figures.

THE SPACGING
How close large trees are actually planted

The worry that several trees can't share a lot rests on a misunderstanding — that trees must be spaced as far apart
as their mature crowns are wide. That is nursery advice for a single specimen on an open lawn. Cities that plant for
canopy do the opposite: they space large trees closer than their mature width, on purpose, to build continuous
canopy.

“Grouped plantings are encouraged due to the benefits of trees in close
proximity: increased shading, less evapotranspiration, less soil
compaction, and greater shared soil volume.”

New York City Parks. Street Tree Planting Standards, 2026

cIry STANDARD FOR LARGE TREES, CENTER-TO-CENTER
New York City {Parks, 2026) 20-30 ft
Porttand 18-30 ft, by planting strip

Oakland 25-35 ft for 40-50 ft canopies



Charlotte {(UDO Art, 20) 40 ft, reducible to 30 ft

Dublin, Ohio (§ 153.134) 40 ft

mature spread. New York City's standard explicitly notes

Every one of these spaces large trees tighter than their
may be spaced more closely still — and endorses grouped

that smaller trees, and groups of trees planted together,
plantings for more shade, more shared soil volume, and less heat.

“Roots need their own space” is a construction rule, not a spacing rule
The critical root zone — the figure sometimes cited to argue trees can't be planted near each other — is defined by
ISA and ANSI A300 as a radius of one foot per inch of trunk diameter. It governs what may be dug, driven, or stored
near a tree during construction. ltis nota claim that roots need exclusive territory. The same standards define a
separate feeder-root zone twice as wide, and roots routinely extend past the canopy and interweave with

neighbors'. if root zones had to stay separate, no forest could exist.

hrgemthrﬁodontogahor—dlwuumhb

trunk shaae trees grow feet apart in full health. Close spacing and touching canopies are how a streelora

Across Montclair, mature single
woodland builds continuous shade — nota sign of overcrowding.




SOURCES Spacing standards: NYC Perks Street Tree Planting Standards (2026); Portland, Cakland, Charlotte UDO Article 20,
Dublin OH § 153.134 municipal specifications. Critical root zane: ISA Best Management Practices and ANSI A300 (Part 5),
Construction Management — 1 ft radius per inch DBH.

A CLOSER LOOK

5. : 1

Planted close, grown magnilicent

h L g LI U

Ten to fifteen feet is far tighter than a pin oak's mature spread, and tighter even than the municipal street-tree
standards above. It is done deliberately, because the goal of an allée is exactly what Montclair wants from its
canopy: a continuous, closed cover of shade. Large trees planted close do not fail — they knit together. A formal
allée is simply the most manicured version of what happens naturally in a woodland.

“Hard to see the trees now, but in time they will all look very handsome.”
Martha Stewart, on her newly planted pin-oak allée — 104 trees, 10 to 15 feet apart, 2019



" The Martha Stewart Blog, October 30, 2019 — spacing, specles,

SOURCE Martha Stewart, “Planting An Allée of Pin Qaks,
</fwww.themarthablog.com/201 9/10/planting-an-allee-of-pin-

mature size, and tree count are from her own account. https
oakshtml

THE MATH

Why the ratio is four, and why four fit

The 4-to-1 ratio for the largest trees is area arithmetic, not ideology. A 36-inch oak with a 60-foot crown shades
about 2,800 square feet. Four young trees each maturing to a 30-foot spread cover about 700 square feet apiece
— roughly the same 2,800 square feet together. The ratio is simply what it takes to eventually replace the canopy

area a mature tree provides.

one mature oak, 68-ft crown ~2,860 sq ft of canopy
four trees at 38 ft spread ~700 sq ft each = -2,800 sq ft
the 4:1 falls out of the area, not the ecology

Do four — or even sixteen — fit on the median lot?
rsion of the objection: four Extraordinary oaks removed from one lot, requiring sixteen

Take the strongest ve

replacement trees. On the median R-1 lot, even built to the maximum impervious coverage the law allows:

_ TREES ON THE GUARANTEED-PERVIOUS ~4,400 SQFT AREA EACH SPACING
4 trees . -1,100 sq ft ~-33 ft apart
8 trees ~550 sq ft ~23 ft gpart
16 traes ~275 sq ft -17 ft apart

and that is the worst case — the required-pervious

Sixteen trees at about 17 feet apart is ordinary forest density,
putting the spacing closer to 20 feet with

minimum on a fully built-out lot. A normally built home leaves more room,
ground to spare.

B mediap Moatelsir lot, to soale

Logmd
@

18 bt el bt

A median 75x130 ft lot with a typical build. Sixteen replacement trees — sight large canopy, eight mid-story — placed through the rear.
side, and front yards at roughly 20-foot spacing.

teen sixty-foot aaks. That is not the requirement. Itis a mix — a few canopy trees

The objection pictures six
— and on that basis the numbers fit on a median

plus smaller understory trees, the way a woodland is layered
lot with room left over.




THE RELEASE VALVE
And if a lot genuinely can't — or doesn't want to

No owner is forced to plant where treas don't belong, or where they simply don’t want them. The fee in lieu — part
of Montclair's tree ordinance since 2012, not a new imposition — lets an owner who truly cannot fit the
replacements pay into the Tree Fund instead, and the Township plants the trees where the canopy is needed most.
This is the mechanism that makes a strong ratio workable on every lot, of every size, in every zone. New York City's
street-tree rute works the same way: plant to standard, or pay in lieu.

THE HONEST PART
Four young trees are not one old tree — yet

Four saplings do not equal a mature tree the day they are planted. A large tree does far more per square foot of
canopy, and the replacements take years to catch up. This is not a flaw in the 4-to-1 ratio; it is the reason the ratio
must exceed one-for-one. Replacing a large tree with a single sapling guarantees decades of net canopy loss, The
ratio is a down payment on the canopy Montclair has committed to reach — 41.8 percent by 2040 — & goal no one-
for-one rule can deliver.

SOURCES & REFERENCES
Every figure, and where it comes from

Montclair data

o Lotsizes — New Jarsey MOD-IV property tax records, Township of Montclair, 2025, Residentlal parcels in the R-1 zone with a
valid recorded acreage (n=2,598). Madian 9,749 sq ft; 25th percentile 7,571, 75th percentile 13,572,

* Impervious-coverage cap — Township of Montclair Code § 347-20B {maximum impervious coverage; ~55% for lots under 10,000
sq ft, guarantasing ~45% pervious).

e Feeinlieu/ Tree Fund — Township of Montclair Code Chapter 324 (tree ordinance; fee-in-lieu provision in force since 2012),
Replacement ratio; draft Ordinance 0-26-XXX.

= Canopy goal — Montclair Master Plan, Sustainability & Resllience Amendment {10% canopy increase by 2040, i.e. ~41.8%).

Tree-spacing standards

= New York City — NYC Parks, Tree Planting Standards (2026): large trees 20-30 ft on center; closer for smaller or grouped trees;
grouped plantings explicitly encouraged. Street-tree compliance is tied to the Certificate of Occupancy, with a payment-in-lieu
option.

Portland, Oregon — Portland City Code / Urban Forestry street-tree spacing: 18-30 ft by planting-strip width.

Oakland, California — Oakland street-tree spacifications: 25-35 ft for 40-50 ft canopies.

Charlotte, North Carolina — Unified Devetopment Ordinance, Article 20: 40 ft, reducible to 30 ft.

* Dublin, Ohio — Code of Ordinances § 153.134: 40 ft.

New York City, Portland and Charlotte each pair their street-tree requirement with a payment-in-lieu — the same
mechanism as Montclair's fee in lieu, used where a lot genuinely cannot fit the required trees.

Arboricultural standards

e Critical root zone — International Society of Arboriculture (ISA) Best Management Practices and ANS| A300 (Part 5),
Construction Management: CRZ = 1 ft radius per inch of trunk diameter (a construction-protection standard, not & spacing rule).
Feeder-root zone defined separately at ~2 ft perinch DBH.

* Crown-area figures — computed geometrically as circle area (rr) from crown diameter: a 60-ft mature crown = 2,827 sq ft; a
30-it crown = 707 sq ft.

Example

o Pin-osk allée — Martha Stewart, “Planting An Allée of Pin Oaks,” The Martha Stewart Blog, October 30, 2019. Species (Quercus
pelustris), mature size (50-70 ft), count (104 trees, 52 per side) and spacing (10-15 ft apart) are from her own account.
themarthablog.com/2019/10/planting-an-allee-of-pin-oaks,html

Photographs
e Streetscapes and the pin-oak allée; original photographs, Montclair and vicinity, September 2026, Each shows a single-trunk
mature tree at close spacing.

Companion to Growing Montclair's Tree Canopy and Running the Tree Ordinance. Lot data from NJ MOD-IV (2025); spacing standards tzom NYC,
Portland, Oakland, Charlotte and Dublin OH; root-zone standard from ISA / ANSI A300.
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Objection to the direction and public process of the Master Plan reexamination

Fro. VR S IR S

Date Sat 9/12/2026 1:31 PM
To Stephen D. Marks <smarks@montclairnjusa.org>; Janice Talley <jtalley@montclaimjusa.org>; Councilor Erik

D’Amato <edamato@montclairnjusa.org>

[You don't often get email fr_eam why this is important at
bittps:/aka.ms/LearnAboutSenderldentification ]

Dear Director Talley and Members of the Planning Board,

I write as a homeowner d a Montclair resident of twenty years. | am deeply
dissatisfied with the dire er Plan reexamination materials and with the

planning process that has brought us here.

I have spent my career studying architecture, cities, and infrastructure. | hold a Ph.D. from Cornell in
architectural history and urbanism and taught for twenty-five years at schools of architecture, including
Columbia University’s Graduate School of Architecture, Planning and Preservation, an appointment that
brought me to Montclair, as well as MIT, Penn, USC, SCI-Arc, and the University of Limerick, where | was a
founding faculty member. | directed the Network Architecture Lab at Columbia and edited *The
Infrastructural City*, a book about infrastructure and planning that made the front page of the *Los
Angeles Times* culture section. | also served as president of the Los Angeles Forum for Architecture and
Urban Design and on the national board of DOCOMOM®O-US. | am president of the Native Plant Society
of New Jersey. | write in my personal capacity, informed by that experience and by two decades of living
here. | have also spoken for the Montclair Historical Society about modernism in Montclair, in a lecture
recorded on YouTube. Montclair produced genuinely good residential architecture during that period,
with an intelligence and care that are sorely lacking in much of what is being built here today.

First, it is ludicrous to expect the public to work through hundreds of pages scattered across plans,
amendments, studies, recommendations, and submissions to determine what the township actually
proposes. Even for someone with my background, this is an unreasonable burden. The presentation
seems almost designed not to be read. The township has provided an overview, public meetings, and
extensive background material, but it has not published a single proposed reexamination report or maps
showing which properties would be affected by the contemplated changes. Residents should not have to
reconstruct the proposal themselves from a fragmented record. We need a consolidated statement of
proposed changes, clear maps showing their geographic scope, and enough time to respond after that

information is available.

Second, | do not believe the major redevelopment strategy pursued during my years here has worked for
the existing community. Large developments have changed Montclair profoundly, while the township
has not demonstrated that their public benefits justify their cumulative costs. Its own housing plan
reports that renter cost burden rose from 41.9 percent in 2010 to 47.5 percent in 2023. It also
acknowledges that rising housing costs are displacing lower-income residents and contributing to the



decline of Montclair's historic Black population. Those are outcomes that demand an accounting, not
assurances that further development will solve the problem.

We have had precious little in exchange for these developments. | regard Welimont Arts Plaza as a
modest public amenity, principally serving the theater, rather than a substantial benefit to the town as a
whole. Projects have provided income-restricted apartments, but many more low-income individuals
have been displaced. These gains do not establish that the redevelopment strategy. as delivered a net
benefit commensurate with its scale, concessions, and effects on existing residents. Where is the
independent, project-by-project accounting of affordable homes gained and lost, public expenditure and
tax concessions, infrastructure and service costs, household displacement, and enduring public
improvements? Gross unit counts and projected revenue cannot answer these questions.

The omission of the Historic Preservation Commission’s 2019 *Study of Redevelopment Zones and Their
Potential Impacts to |dentified Historic Districts in the Township of Montclair* is particularly troubling.
That study directly reviews the successes and failures of ten Montclair redevelopment plans, including
demolitions, incompatible construction, gentrification concerns, and lessons for future redevelopment.
Yet it is neither cited nor incorporated into the current reexamination materials. A responsible process
should begin by confronting that record and explaining-how the present recommendations respond to it.

As an architectural professional, the architectural results are equally troubling. In my professional
judgment, much of this construction is generic and ugly, replacing Montclair's distinctiveness and
character (be it mock Tudor or modernist) with buildings devoid of qualities that could be anywhere in
suburbia. The Siena, together with the Valley and Bloom/MC Hotel catastrophe, are conspicuous
examples. When | posted photographs of the MC Hotel on social media to audiences of architects,
curators, critics, and other experts, they have been met with widespread guffaws. This is hardly the
architectural distinction Montclair should aspire to.

The familiar formula of “breaking up the mass"—arbitrary projections, setbacks, changes of material, and
competing fagade treatments—does not make a large building sensitive to its setting. It usually produces
visual clutter while leaving the underlying butk untouched. The Vestry on Bloomfield Avenue offers a rare
counterexample: its more coherent brick fagade and regular industrial-style windows make a
considerably more convincing building. Montclair can accommodate apartment buildings without
accepting the architectural incoherence of the Siena and Valley and Bloom.

Manhattan continues to produce new residential buildings with coherent facades, convincing
proportions, and architectural ambition. Why should Montclair accept less? Our choice is not between
imitation historicism and the generic jumble of boxes and cladding that has become the default here. We
should expect contemporary architecture that adds something of lasting value to the town.

Design standards should reward coherent proportions, well-resolved fagades, durable materials, useful
public space, and a convincing relationship to the street and landscape. The township should assess
completed projects honestly before extending the formula that produced them.

I am particularly concerned about the Housing Commission’s recommendation to allow forms including
five- to twelve-unit multiplexes in R-O neighborhoods. | understand that this recommendation is not
itself an adopted zoning amendment. That makes this the appropriate moment to demand an
explanation of its implications. Broad new development permissions will increase the speculative value of
land, encourage property assembly and demolition, destroy the character of existing neighborhoods, and
put existing residents and landscapes under new pressure. A higher sale price for a redevelopment site is



not the same thing as a healthier community.

On the mountainside, these questions include steep slopes, drainage, excavation, tree canopy, habitat,
and the cumulative consequences of additional impervious surface. The township must explain what
would be permitted, what protections would remain, and how cumulative impacts would be assessed

and funded. A generalized appeal to housing supply is no substitute for that work.

The proposed expansion of multifamily development is disconnected from an adequate cumulative
ecological analysis. The township’s own overview acknowledges that it has not prepared a new Natural
Resource Inventory, improved enforcement and transparency under the Tree Preservation Ordinance,
conducted the recommended build-out analysis of the point at which growth'’s environmental costs
become excessive, or evaluated the effect of development on parks and open space. It has also failed to
prepare the previously recommended Parks and Recreation and Utilities Plan elements. It is irresponsible
to contemplate substantial additional density before this work is completed and its findings are
incorporated into decisions about where, and at what scale, further development can be supported.

Native plants and biodiversity receive rhetorical support in the existing plans, but that support has not
been translated into clear, enforceable development standards. The Sustainability and Resilience
Amendment calls for a native landscaping program, while the Environmental Commission has
recommended incorporating native-plant requirements into landscape-plan review. Any expansion of
development rights should require predominantly locally native plantings, prohibit invasive species,
preserve existing native vegetation and mature trees, minimize turf grass, and replace lost habitat
according to ecological value rather than a nominal plant count. These requirements must apply to
redevelopment and multifamily projects and include enforceable long-term maintenance obligations.

Other communities facing intense development pressure have adopted much stronger ecological

requirements. East Hampton requires restoration plans using approved native species and conducts
follow-up inspections to ensure that the plantings survive. Southampton protects native habitat and
topography, limits the clearing of natural vegetation, directs construction toward previously disturbed
land, and requires native revegetation in environmentally sensitive areas. Montclair's vague proposal for
a native landscaping program falls far short of these enforceable standards. Montclair should require
native-plant and habitat-restoration plans for substantial development, establish measurable limits on

vegetation disturbance, and inspect completed projects for long-term compliance.

Above all, | fear that this approach will accelerate the departure of Black families whose presence and
history are fundamental to Montclair. A responsible plan must make it possible for existing households
to remain. As the former owner of a lower income mulitfamily building in Chicago, | understand firsthand

that government is a most effective force at driving out responsible landlords. Montclair needs funded

preservation of affordable rental buildings, assistance that helps lower-income homeowners maintain
affordable and community-controlled

their homes, protection against displacement, and permanently
housing. These commitments should accompany any expansion of development rights, with budgets,

implementation dates, and public reporting. The measure of success must include who stays, not just

body counts.

Before moving forward, please publish an independent assessment of the development already
completed; a resident-retention and affordable-housing-preservation program; revised design standards
grounded in the actual quality of completed buildings; and clear maps and proposed zoning language
showing how recommendations would affect each neighborhood. Publish the infrastructure and
environmental analysis on which those proposals depend. Reopen the comment period once residents



have a coherent proposal they can reasonably evaluate, and publish substantive responses explaining
how public comments changed it.

Montclair's architecture, landscape, and social diversity deserve more than a process that asks residents
to absorb an unwieldy record while accepting the benefits of development on faith. After twenty years
here, | want a plan that demonstrates how it will sustain this community and the people who already live
in it.

Sincerely,
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Master Plan

From
Date fri 9/11/2026 2:57 PM
To Janice Talley <jtalley@montclairnjusa.org>

[You don't often get email from Learn why this is important at

e lived here since 1982. Stop the

My family has been in Montclair since the 1930s and | hav
Make the master plan protect what is left

overdevelopment, gentrification and the ruining of Montclair.
of the Montclair we know and love.
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Re: Master Plan Reexamination - Housing Affordability & Transit Centers

o R TRV R = S Ve =N
Date Fri 9/11/2026 4.06 PM
To Janice Talley <jtalley@montclaimjusa.org>

You don't often get email fro_Lgmwh\‘_th!L' is important

Hi Janice,

Thank you for confirming you'll share my earlier comments. | went through the Master Plan
Reexamination materials online since my last note and wanted to flag a few specific points while

there's still time to provide comments.

- Affordable Mandate Percentage: The Housing Commission's recommendation to raise the affordable
cet-aside from 20% to 30% needs careful scrutiny. Across New Jersey, inclusionary percentages
generally cap at 15-20% because that is the threshold where projects remain feasible. As faras | can
tell, | see no examples of any construction built anywhere in northern NJ with 30% or greater
inclusionary percentages without significant state subsidies. Counterintuitive as it sounds, lowering to
a 15% mandate will produce far more actual affordable units than 30%.

- Zoning Near Glenridge Avenue: if | understand correctly, the recent downzoning to C-3 west of
Grove Street was driven by concerns that the proposed intensity didn't fit the neighborhood, and the
Township is now considering similar changes east of Grove Street. | understand that concern, and |
don't think it's unreasonable. But | don't think preserving the streetscape can be the deciding factor
when the affordability problem in this town is this large. If we are serious about increasing affordable
housing availability in Montclair, it makes more sense to have C-1 zoning retained and C-2 height
limits increased by a story or two here than see this corridor scaled back further.

wevaluate areas adjacent to business districts and train stations for

missing middle housing” listed as a next step. A concrete way to realize this would be to designate
specific sections within a 5- to 10-minute walk of the Walnut Street, Watchung Avenue, and Upper

Montclair stations where modest 4- to 6-story developments are permitted.

- Upper Train Stations: | noticed

If it's possible to include these points, it would be greatly appreciated. Thanks again for all your work

on this.

On Fri, Sep 11, 2026 at 9:36 AM Janice Talley <jtalley@montclaimjusa.org> wrote:
Good morning,- Thank you for your comments which 1 will share with the Planning Board. Your
comments will also be posted on the Master plan Reexamination Report webpage with all personal information

redacted.
Best,
Janice



From:
Sent: Thursday, September 10, 2026 9:16 PM

To: Janice Talley <jtalley@montclairnjusa.org>
Subject: Master Plan Reexamination — Housing Affordability & Transit Centers

You don't often get email fro_nwh‘v‘_this.ii

important
Hi Janice,

1 want to thank you for all the work that you, the Planning Board, and township staff do for our community, and all the time you’re
putting into the master plan reexamination.

My name is SN 21d | live S | - writing today because, like so many of my neighbors and members of our
local government, I share the deep concern about rising costs in Montclair, and the pricing out and displacement of long-time familics.
Preventing displacement and keeping our community accessible must be a central priority as we plan for Montclair's future.

However, all of the evidence I’ve seen suggests that the best way to achieve this is to promote, rather than restrict, new development in
our town. [t is entirely understandable why new construction makes people uneasy. Qver the past decade, residents have watched luxury
apartments go up while rents continued to climb and neighbors moved away. Naturally, many on our boards and in our town view
upzoning as a driver of displacement and rising prices.

I don't ask you to take my word for it, nor do I expect a single email from a resident to change minds on its own. What [ ask is that the
Planning Board take scriously the growing body of empirical research from urban economists and policy institutes (for instance, studies
by Mast at the Upjohn Institute, Pennington, or research summarized by the Urban Institute and NYU's Furman Center). One of the most

* gtriking findings: when researchers tracked the actual address histories of tens of thousands of people moving into new apartment
buildings, they found that building 100 new market-rate units frees up roughly 70 units in lower-income neighborhoods within five years,
simply because households move up and vacate existing stock. A separate study found that new construction lowered nearby rents and cut
renters’ odds of being displaced to a poorer neighborhood by 17%. The rescarch consistently shows that new buildings appear where
demand is already surging, and restricting supply actually accelerates displacement by forcing affluent buyers to compete for a fixed stock

{ of homes.

I Montclair had built nothing over the last decade, research suggests our displacement pressure today would be cither the same or, more
likely, worse. On the other hand, adding supply gives us one tangible guarantee: it allows us to cxpand our stock of affordable housing.

From what I understand, under Fourth Round housing obligations, Montclair has a prospective need of zero affordable units, meaning no
external body will mandate new affordablc construction here. If we want new affordable units for current residents, our own local zoning
has to gencrate them.

I've been watching planning board meetings on and off for several years now, and it often feels like Montclair already permits modest
development on paper, but in practice projects stall or never materialize. My sense is that height limits, high affordability percentages, and
parking minimums often make the math difficult for developers, so builders never propose anything viable in the first place. Within a
short walk of me, on a stretch of Bloomfield Avenue that is a central arca of restaurants, shops, a train station (and a future grocery store),
there arc 3 car repair shops, 2 gas stations, and at Icast 2 cmpty lots. These strike me as exactly the kind of sites that should hold housing,
including affordable units. But if our rules are too restrictive for a project to materialize, we don't get a better building instead, We get
nothing: no new units, and no ncw affordable ones either.

We don't need Lackawanna-scale developments across town to fix this. The simplest path forward, one the board has already discussed, is
encouraging more housing around our transit centers.

Ideally that would mean all of them, including the west side of Bloomfield from Maple Ave to Elm Street. But Walnut, Watchung, and
Upper Montclair have seen virtually no new development in the past decade, while Bay Street and Bloomfield have absorbed most of'it. 1
know some committce members are frustrated by that imbalance. These upper stations strike me as the easiest place to find broad

agreement,
Encouraging modest growth here makes sense for Monfclair for three main reasons:

1. Actually Getting Affordable Units Built: This is really the core of my argument. I'm not thrilled about developers turning a profit off
our town either, and I don't think it's unreasonable that people want to keep that in check. But because dedicated affordable-only projects



the vast majority of our affordable units come as a share of new market-rate development.
also has to be viable for someone to actually build it. Station-adjacent sites draw the
1s are actually likely to be submitted, approved. and

are rare and exceptionally difficult to finance,
Permitting something on paper isn't enough,; a project
highest level of interest from builders, which means they're the places where proposa

completed.

2. Unlocking State Funding (P.L. 2026, c. 78): Un
that municipalities using a formal reexamination o

der Assembly Bill 3877 (P.L. 2026, c. 78), signed just last month, it is my understanding
f their master plan to adopt strategies like transit-oriented density or reduced parking

minimums near stations gain preferential status for competitive DCA state grants, Transportation Trust Fund allocations, and up to a 10%
increase in state funding shares for local school facilities projects. That's exactly the kind of reexamination we're doing right now. This
bill hasn't come up in any of the meetings I've watched, but given our local school system’s financial situation, if [ am understanding these
details correctly, it scems directly relevant to what we're deciding (for reference: TAPinto Montville Housing Law Updatc).

3. Mitigating Traffic: Residents living ncar train stations own fewer cars and make fewer daily driving trips, allowing us to add housing
without adding proportional traffic. While this won't eliminate traffic concerns completely, it should ease them, and any added congestion

scems like a reasonablc trade-off given what's at stake for our town.

The gentrification pressure our town faces doesn’t originate in Montclair, and none of it is going away. New Jersey has been

underbuilding housing for years, and the state’s own housing agency puts the current statewide shortfall at roughly 150,000 units. Demand
for walkable communities with direct NYC transit access will remain high regardless of what we put in our master plan. We only get to
decide who absorbs this pressure: new residents in new buildings near a train station, or the neighbors we already have, quietly and slowly

getting outbid for the homes that are already here.

Upzoning near our stations doesn't solve this cleanly, and I know it isn't the popular position with many on the township council and
planning board. But of the paths actually available to us, it's the one that works with these economic forces instead of pretending we can

hold them off. It's not & perfect solution. It's just, as far as I can tell, our best path forward.

Thank you for considering these points and for your hard work on this process.

Best regards,

If this is an emergency, dial 911. Email is not monitored for emergency response.

Township of Montclair - 205 Claremont Avenue, Montclair, NJ 07042 - www.moniclaiinjusa.org

CONFIDENTTALITY NOTICE: This emall and any attachments are confidential and intended solely for the asmed reciplent. Any
unauthorized review, use, or distribution is prohibited. If you received this message jn error, please notify the sender by reply and delete it
from your system. Correspoudence with the Township of Montclair may be subject to disclosure under the New Jersey Open Public Records

Act (OPRA).
+.Township of Montclair Seal

Montclatr is an affirmative action/equal opportunity employer:
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My Master Plan Feedback for Planning Board

From

Date Fri 9/11/2026 9:22 AM

To Janice Talley <jtalley@montclaimjusa.org>
Cc Keith Brodock <kbrodock@montclairmnj.gov>

Thank you for continuing to take Master Plan feedback! | think today is the last day for comments? Here
is my letter for the Planning Board.

Dear Planning Board Members,

Please update the Unified Land Use + Circulation Element with guidance on how to truly maintain
socioeconomic diversity, one of Montclair's most defining and cherished traits. When the Unified Land
Use + Circulation Element’s opening paragraph lays down its intention to maintain current zoning, the
words on the following pages that point to our threatened diversity, have no meaning. We cannot both
preserve restrictive zoning and preserve sociceconomic diversity. The opening page to the Unified Land
Use + Circulation Element should clearly state the goal of preserving socioeconomic diversity.

The Master Plan recognizes Moniclair's decreasing racial and economic diversity that are a result of the

housing crisis. It points out that this cherished diversity and community character that has defined our

rectly threatened, and that the demographic changes will continue if the status quo is
o far enough to

town is di
maintained and if no policy changes are made. But its recommendations do not ¢

address them. In fact, the first paragraph of the Unified Land Use + Circulation Element states:

They [the zoning modifications] are not intended to change the regulations with the RO-
Mountainside, RO(a)-One Family, R1- One Family, R2-Two Family, R3-Garden Group and R4-
Three Story Apartment zone districts (the Township's residential zones). This document does not
specify any changes to the land uses, bulk requirements or density of the RO, RO(a), R1,R2, R3

or R4 zone districts

These zones represent the majority of Montclair. If the Master Plan doesn't make changes to their
guidelines, we can’t address the affordability challenges facing Montclair.

Housing Crisis Homeownership and affordable rent has long been out of reach for low-income families

in most US metro areas. This has expanded to include most of the middle-class, according to a new



National Housing Convention report [1]. The New York mefro area remains one of the most expensive
housing areas in the state and in the nation.

Limiting Housing Supply Raises Housing Costs for Everyone. The 2020 census count for Montclair
was 40,921 residents. In 1950, it was 43,927. We have not added more residents even though NJ itself
continued to grow in population and Montclair has remained a high-demand town to live in. NJ increased
in population by 92% from 1950 to 2020. What does this indicate? It shows that while the population in
our state has increased, Montclair has remained stagnant, failing to create the number of homes needed
to avoid becoming an exclusive, wealthy town forcing out many of our low and middle income residents.
To do our part during a historic housing crisis and to nurture the diversity we love, we need to create
mixed-income neighborhoods throughout Montclair.

Displacement of Black Residents The Moniclair-specific data found in the study [2] by the Bloustein
School at Rutgers indicates that Montclair has become a wealthier town since their last assessment in
2009, but that growth in household income was not evenly distributed. While Blacks have long earned
less than whites in Montclair, white incomes grew faster from 2012-2022 than Black incomes, and the
gap has grown wider. As Montclair developed housing along the Bloomfield Ave and Bay-St station,
we've lost Black residents who lived in the third and fourth wards. From 2010 to 2024, we lost
approximately 20% of our African American residents, a population that has always been an integral part
of the community and Montclair's rich history. Montclair lacks about 1,259 rental units for low-income
renter households (but no data on the missing middle). in addition, the severe shortage of vacant units in

the homeownership market leaves few options for renters ready to buy, exasperating the problem.

As stated in its intro, The Unified Land Use + Circulation Element wishes to preserve residential
neighborhoods by retaining existing zoning. “Quality of life in quiet residential neighborhoods is an

amenity that defines the character of our Township.”

When the plan states that this quality-of-life amenity is in need of protection, it is implicitly reserving that
quality of life for the wealthy who can afford to live in single family zones. And, usually in our country
because of inequalities in income and generational wealth, that disqualifies minority groups.

By clustering more affordable multi-family dwellings apart from single family homes, we continue the
legacy of redlining and segregation throughout our town. in addition, we limit supply, increasing housing
costs. When the Fourth Ward holds 75% of our affordable rental units and the First Ward only has 2
units (around 0.25 percent), something is very wrong. Please check out {his census data map [3] which
illustrates how our population of African American residents is concentrated mostly in the Fourth Ward.



It is time that Montclair supports the socio-economic diversity it claims to cherish by changing its zoning
and land use policies. And the Master Plan can and should do a better job at guiding our governing

bodies.

Among other updates, the master plan should include:
. Sufficient zoning changes to allow substantial, racially-
address both the ongoing segregation in Montclair and the housing crisis. These changes must be

distributed fairly in all neighborhoods, especially areas of RO, RO(a) and R1. Single-family zoning

not only perpetuates segregation locally but it increases poverty . regionally [4]. As the Montclair
Housing Commission recommended in 2024, the Township should allow for townhouses, cottage
courts, duplexes,

triplexes, fourplexes, multiplexes (5-12 units) and the conversion of one-family to

multi-family dwellings as principal uses in R-O, R-O(a), R-1, and R-2 zones.

« Transit-oriented development should target all of our train stations. Why should the 4th Ward be
responsible for the brunt of transit-oriented development along with the 75% of Montclair's
affordable rental units while the First Ward has less than 1% of affordable units.

o Include a definition of neighborhood character that incorporates our town’s values of inclusivity,

our diversity and open-mindedness.

integrated mixed-income neighborhoods to

Thank you for your hard work and consideration.

[1] hnpwnbs.orglp,rise_d-MLQD;&go_gd:in;ism:emughL

[2] https://www.montclaim) usa.org/files/ sharedassets/public/v/1 /government/departments/planning:
- - devel : frordable-housing affordable-housing-in- \air final-
report.pdf
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Aminah Toler

4% Ward Councilor
(973)-768-5271
AToler@montclaimjusa.org

September 10, 2026

RE: Recommendations for Consideration & Implementation into the 2026 Master
Plan Reexamination Report.

Dear Planning Board Commissioners, Zoning Board of Adjustment Commissioners,
Historic Preservation Commissioners & Staff Planning Department Members:

A Master Plan serves as the Township’s long-term roadmap for how the community
should develop, invest, and protect the qualities valued by its residents. It allows
municipal decisions to be guided by a comprehensive vision rather than reacting to

development proposals individually.

A strong Master Plan should:
e Guide appropriate development and protect neighborhood character;
o Connect development to infrastructure capacity, including roads, sewers,
drainage, utilities, schools, and parking;
Address housing affordability, preservation, and displacement;
Guide zoning, ordinances, and public investment;
Protect trees, open space, natural resources, and environmental quality;
Support transportation, mobility, and pedestrian safety;
Protect historic resources; and
Create clear and consistent policies for residents, boards, staff, developers, and

elected officials.

*® O © o o 0

The Master Plan should reflect the community’s vision and lived experience. Residents
are directly affected by decisions involving development, housing, traffic, infrastructure,
parks, trees, historic preservation, affordability, and neighborhood character.

The 2026 Reexamination should therefore provide meaningful opportunities for residents
to participate and should clearly demonstrate how public input influenced the final

recommendations.

The 2016 Master Plan should be the starting point for the 2026 Reexamination.

The Reexamination should evaluate what happened after the 2016 Plan was adopted—not
simply identify current planning topics. It should clearly identify:

What recommendations were implemented;

What recommendations were partially implemented;

What recommendations were not implemented and why;

Which recommendations remain relevant;

Montclair is an affirmative action/aqual opportunity employer.
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* Which policies need to be strengthened, revised, reduced, or eliminated; and
¢ What new conditions and challenges have emerged since 2016.

The central question should be:
Did the 2016 Master Plan achieve what it intended to achieve—and, if not, what
specifically needs to change?

The 2026 Report should identify measurable goals and implementation strategies for the
next planning period so that progress can be evaluated.

The Planning Board (PB), Zoning Board of Adjustment (ZBA), and Historic Preservation
Commission (HPC) should have an ongoing role in identifying ordinances that are
outdated, unclear, conflicting, or inconsistent with the Master Plan.

Many municipal regulations can be difficult to apply when standards are ambiguous or
open to varying interpretations. The Township should prioritize clear, precise, and
consistently applied ordinances that provide boards with the standards necessary (o make
informed, transparent, consistent, and legally defensible decisions.

The 2026 Reexamination should identify ordinances that require review, clarification, or
amendment and recommend appropriate action.

Consideration should also be given to establishing a process that allows members of the
PB, ZBA, and HPC to become familiar with the physical characteristics and surrounding
context of properties that are the subject of applications, consistent with applicable law
and procedural requirements.

Where appropriate, permmitted site observations could help board members better
understand existing conditions, neighborhood character, access, parking, landscaping,
trees, historic features, topography, and the relationship to surrounding properties,

The purpose would not be to prejudge an application or replace the formal hearing
process, but to ensure that board members understand the actual conditions of a site when
applying the Township’s ordinances, Master Plan policies, and design standards.

Any such process should include appropriate safeguards regarding notice, fransparency,
and the rights of applicants and the public,

The 2026 Master Plan Reexamination should be more than an update of planning topics.
[t should be an honest assessment of the 2016 Plan, identify what was accomplished and
what was not, and establish clear priorities for the next decade.

The Reexamination should create a practical connection between:

Montclair is an affirmafive action/equal opportunity employer.
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Master Plan — Ordinances — Board Decisions — Public Investment — Community

Qutcomes.

Ultimately, the goal should be a clear and actionable roadmap for responsible
development, infrastructure investment, housing affordability, environmental protection,
historic preservation, and the preservation of Montclair’s neighborhood character.

For these reasons, I respectfully submit these recommendations for consideration and
inclusion in the 2026 Master Plan Reexamination Report.

Regards,
Awminak Toler

4™ Ward Councilor

Moniclair is an affirnative actionfequal opportunity employer.



9z/6/6 48|01 Yyeuiwy Aq paseda.id

"Im013 10§ seare seudordde Ayyuopr o ejep
armonysesyul 0Anoa[qo osn pinoys drysumo], 3y “Inooo pnoys
Ayisuap pesearour azaym  Juisoogo pue Sunyoid, Jo Ajueniqre
suoneoo| Sunosjes uey) Jayrey 3 woddns o3 Aoeded juatonyns
Sey aImonIsenul AJfIn pue ‘I9em ‘1omas Sunsixs a1ym seare
presmo) payanp A[jedidajens 9q os[e pjnoys JuawdoaA3p smnyg

‘sigonsselyur
feonun 1o pue ‘coeds usai8 ‘Adoued san ‘speor ‘samyun
‘suiseq yajed ‘Juswadeuriu IojemurIols ‘Ajoededs 10mas apnjoul
pinoys sisAfeue sty yuswdopasp amyny woddns Ajoenbape
ueo SWo)SAS SUISING INO ISYSym S3JeN[eAs By Ue|J UOWOY
Kouatjisay arewt)) pue Aoede)) sxngonuselyu] sarsueyaidwod 8
aney pnoys diysumo], ayy ‘Aysuap jeuouippe Sulaoidde aioyeg

*Ayoedes je Jummonouny pue ‘paurejurelu

‘paaonuowr Apredoxd axe Aoy} omsud 01 SIMYOTLSBIJU] JOMIS pue
‘swiasAs afeulelp ‘suiseq yored Junsixa INO JO SIULUUIRW pue
UONIPUOD JY) SSIIPPE 1SN 3M ‘SUIN) DUIBS IYJ Iy "2IMIONNSLIJUL
Igemunio)s mo uo amssaxd jeuonippe Sueid pue Suipooy
7 Jo ysu oy; Juisearour st sFueyd RWID [IYM ‘S199JJ0 puels!
-Je3y 0} $ANQLIU0D d9eds ud2iS pue §331) JO SSO| PANUNUOD Y], _

“UOTJB[OSI UI PAIIPISUO 3q jouured jusmdojdasp Jo spoedun Yy aepowIuIodde A|qeuoseas ues
N U do[oAdp JO [2A3] Y} AUIULIDRP 03 | ,
‘digsumo], ay3 Jnog3noxy) A)Susp paseaI1our 10 Juatndo[oAap ammonnseul mo jo Ajoeded a3 azA[euy ,
[euonippe Aue JOpISUOD oM S [EORMD SI  QINIONMSeLul Wy |
Jupsixe mo jo Apoedes ayy azApeue AySnoloyy 01 padu Ay pajapduioy) JoN | UONEPUIWIUIOIY [EIUIL) — 35[) PUE| ¢ o8eg R
|77 T suopepusmmieday s I3[0, 10unc)) i SM)E)S JUILIND) 3aoday] wiexay 9107 — uope’|

1

0707 10} SUONRPUINNM0INY J10ddy UoneuUNIEXIdY uR)J 1ISRIA 9107



92/6/6 42101 yeuiwy Aq pasedaid

| 10 [eIUAY ULISI-LIOYS © SB guneiado Auadoid Aue jeyy Surinbar

DUBUIPIO B3O © YSIQeISd pinoys ie[ojuojy ‘uotuido Awr uy
| ‘ased] & ypm Fuisnoy __
JqeIS PAdU OYM SIUSPISAI PUB SAA[IWIEB] 03 S[GR]IRARUN IPBW pUE
1o rew [eyual wial-3uo) 9Y) WOy pasowal Sulaq e sjuaunrede
pUe S3WI0Y ISYIaYM Surex? A[[njaIed pinoys am ‘spaau 3uisnoy
wweorjudis Suroe] AJUNWWOO € U] ‘QUGNY ST YOns S[ejual
ULIS}-JIOYS 0] PIUSAUOD 1T SHUN [BHUIPISAI Usym Juisnoy [enjoe
1oy Anunuoddo 150 2y JOPISUOD 1SN M ‘DU JWeS 9y 1Y

‘spooroqyBiou Surpunoims
Jo Ajpiqear; pue iojoeaeyds oY) Suiwieurew Siym sonzedord
| peziuruspun 1o suo)sIy Sunsixe 10y Aunuoddo esnor-oandepe
seudordde we aJe S[EIUAl UIIO-LIOYS PUB  SHUSWIYSI[GRIS?
1Sepealg % pag IYIOUYM IIPISUOI OS[e PINOYS MIIAI SIY],

'$921N0s31 dLI0Isiy pue ssntadoid [enuapisal dope j0u pip [10UM0)
01 Anwixoid pue ‘Ajoedes sinonnserjul ‘spoedust I13jemulioNs | ‘Z1/S1/€ uo panuqgns
‘astou ‘oryen ‘Ayjpiqepieae Suryred ‘1doereys pooijroqydidu | sem  soueuipio  pasodoig
jusund uo poseq oeixdordde wiewaxr popruuad  Apusund “T1/9/Z1
aie SOSN |BJUSl ULIDJ-LIOYS PUB SJUSWYSI[Qe)s? Isejyearg 2 uo yuwed 03 juswpusure

*MO1I0UI0) IO} UOISTAUD 9m A IUNUIWIOD | -
ol pue Aepoy sAry om Aumuwiod 9yl poddns Ajqeureisns
pue £[9Jes UED AMIONISEHUI INO JBY) SINSUI PUB ‘SIIIMOSAI |
Jemyeu o ja3101d ‘peaye ueld o) sn sannbar juawdojasap yrewg

‘JoR] oY) 101J0
papuedxs 9q 1SNUW AIMIONNSBITUT ISYM SUTHINOP Juawdo[2Ap
jou—smooo juowdopeasp esaym suruuaep djey pinoys
Anoeded aanjonyseyyuy Yromawey sy ysijqeyss 0} Ayungroddo
i yuepsodwin ue sapiaoid uopeulwexady ueld I2ISEN 9707 YL

g 210UM SUOLIEIO] Y} JYIAYM d1enfead pinoys drysumo] oY, JSPISUOO 0} fd P33SE [IUno)

SOUOZ UL} UT JUSLIYSI|QRISS ISByealy
2pog Sunpiuuad 2oURUIPIO U IIPISUO) |
9 w3y
p °8eg




| Jo uonjeIapisuod Furpnpoul ‘Ajoeded amjonuseyur J[qe[leA. Yim

| P21BUIPI00D 29 PINOYS WOREd0] pue Arsusjur Juswdajeasp aimny |

‘Juswidojaasp paioaford poddns 03 swaysAs Sunsixs
Jo Kjiqe oy sjen[eAS puB ‘SJUIBNSUOD QIMONISEYUl ISYIO0
10 3UIpOO]J 0) 2[qeISUjNA SEATR PUR S3tOUAISap Ajoedes AJruapt
‘amyonyseyui pasodord pue Supsixe dew ppnoys ued 9yl

"SORIIIN [RIUISSS YO

pue {5301A138 FUI0A931 pue sisem pljog

i$31J1]198] [OXJUOI-POOY PUR JOIBMULIONS ‘DFvuUrel(]

, quaunEIN) 19)eMASEM PUB 9FBIamas Areniues
‘swioysAs uonnquusip pue Kjddns Jo1em

s diysumo] ay) Jo uoneao]
aInny pue uopipuod ‘Kjseded ‘paocu oy Suren|eAd Juswag uelJ
201108 A1) aarsusyaidwod e aredsid ppnoys digsumo] oy,

~o1d0) SIY WO SHOISSNISIP SUIP|OY 218 3dNIWWO)) A H 210N

‘uopeudisop
Suwoz Suipepun oy Ajduns uewp soyes eueyxe Sunuuerd
PaysiqeIsa A11ea10 uo paseq aq pinoys ajewrdordde are sasn asayy
219YMm JO UOHBUIULIAIIP 3 ‘Sjudwipuswie SUIUOZ I9YI0 YIIM SY

_ *SJUSWIYSI[qLISS SWSPO] [LIGIOUIUIOD 0)38] P O3UI
| PaHISAU09 2q 03 santadoxd jeyuaprsal 1oy enuajod oY) 2onpoI puw
- ‘sspunyioddo Suisnoy wudy-Buoy aatasaxd djpy ‘Ajiqejunosse
| Joyeai8 apraoid pmom jusweimbax  Aouednoso-roumo uy

*SISSOUISTI] [IUDI WLIJ-LIOYS
| Terorounuios se Ajuewiud parerado Sureq seradoid woiy SuiSpog
| uuy-uoys sepraold Ajjeuoiseodo ey awoy pordnoso-iaumo
_ we gsindupsip djoy ppnom Syl -perdnogo-1aumo 9q ququy

pajopdwo)) joN

9Z/6/6 4304 yeuiwuy Aq paJedaid

‘SaNI[IIN Paje|al JAYI0 103 uoisiaoxd
| pue jesodsip imsem  pros  ‘judunesn
| )sem 79 OTRIOMIS  ‘SONI[IOR]  [OIUOD
| pooy pue aFBureIp ‘SaNI[IoB) UOHNQLISIP
pue Ajddns 1dem jo uoneso] amny |
ay) Surmoys pue 10) pesu Ay Suizd[eue
Juowd[y ueld 991AIRS AN e oredory |

TN INIGISY
LT L I W Lt §

¢ w9y
y 93eg




92/6/6 18|01 Yeuiwy Aq paiedald

Al[ed9] pue S[qeuoseal © yoIym JOJ SJUSUISAOId I

9SOy} 0} AJuo 2Jnquuuod siedojeAdp eyl amsuy ‘9
pue s3oUBUIPIO
. digsumo] ojqeordde pue ‘Suruueyd Aynn  ‘ueld
uonBMOID ‘uvjd IoNSE|A dIgSuMO] SUI YHM JUSISU0D

yuawdofeasp oqewieisns  pue  2[qisuodsaxr  jowolrg g
‘reaoxdde juswidoaasp reury

310J3q paynuspl 2q 01 spedunr amonnseyul axmbay
‘areys ejer-o1d s yodo[aAsp e Suluiuep

10} sprepueis jusredsuen pue sanpdalqo ysiqeisgy ‘¢
‘{Apoeded axmgonyseyur

aenbope Aq pouwoddns st juswidopeAsp jeqy amsuy g
Quowdojaasp mou 03 djqesnquie APodIIp

1500 Jutreaq woy) siekedxe; diysumo] Sunsixs 399J0id |

:0] POPUSIUL 9q UBD DUEUIPI() SIYL

*areys jey) une|nojed I0J sprepuels S[qeuosedl
pue Iej ysiqeise jsnuwx ssueuipio oyl -juswidoppasp o 4Aq
PoIe)ISSadau are jey) syuswoAcidun aSeuresp pue ‘1omas ‘1jem
‘199115 10BN-JJO AIBSS303U DUR S[qEUOSeaI JO reys ejer-oxd sy
Aed 0y 1adojaasp € aa1nbaa 03 soijediviunw sozogne Ajssaxdxo
PIM  TH-ASS0y V'STN JOPUR paImonys aq ued sy

pasudwadomg yoN

3

ssuswdopanap _
Sl Slepowiiosde 0]  ATessdoou
or jely juowoAoxdwr  SINjoNISeIUT

pen-jjo jo oregs ey noy Aed 0y
siodojoasp Suinnboa doueupIo Ue 91€21)

mom::alﬂg ,

‘Aond e 9q pnoys SIY I, "SAJIAIIS
renusssa apiaoxd o3 Ajiqe sdigsumo], Sy} Paddxa joU S0P
awidojoAsp ey FULMSUD ‘SPOdU AIMONNSLNUT uLL}-3uo] pue
| JDUDI{ISII JjewId ‘AJI[iqeure)sns SSIppe Os[e pinoys uejd YL

‘yuawidojaaap
| paredionue pue pasordde ‘Fupsixa Jo soedwn aaugnWNd 3y}

¢ Wy
g 98k owm.m




92/6/6 12]01 Yeulwy Aq paseda.d

S
, - 70-L0-O | 01 jsnipe pue juswO[oASp JUIPISAI I0J |
| juawammbai jmq pue Aysuap sunwuexaay |
_ Yyl ‘sBuippng Apwennw Isn-paxiw 103 syuswiinbal jof :pardope | €1 wa)]
Buruisouod suope[ndar Suruoz s JR[IUOJ PUSUIE S =70-L0~0 | 319m doueulplo Suimo[joy  UONEPURUIMGISY [EX3U3T) — SURHOH | 6 oua&

‘dIysumo J, 311U 3y 0] [RISLJAUSQ puR ‘d[qeUIR)SnsS [
‘o1qeymba s1 jusmidojoasp Jeyy sansud o3 spreaprens Aressooou
are Asyp—uowdojondp 01 sIoLueq 10U are suonodjord asayl

'AJIUNUILIOD SAISN[OUL pUB SSIOAIP & Sulurejurewr
pue ‘Suisnoy ojqepioye Ioj sopmonyioddo Sumwsio ‘sjuspisar |
Bunsixs Sunosjoid apgm jmounssaur sjqisuodsa sjoword pnoys
sawijod O *spooqioqudieu MO JO JIJOBIEYD pue AJNSISAIP
Ayl SpoId 0) SNUBUOD Jou sIOp uonesynuad ey Suumnsuod | ‘
pue jusuwoe[dsip SunuaAdld noge [BUOHUIIUT 3q 0] PIdU M |
‘UOLBUUIRX DY UB]] JNSEA 9707 Y UM PIeMIO] SACUL IM SY ,

| "Kepo) ST 31 Jeym #
Ie[UO oewr padjoy 2AeY JB() SOUIUNUINOD PUB SIUSPISHI
oy} jo asuadxo Y Je SwWod 10U pinoys JwswdofeAs( *ANpiqess
pooyroquydeu pue ‘sepymmpoddo Suisnoy ‘Aysisalp 100301d _
01 anunuod serijod Suruueld mo jey; msus osfe jsaw I |

| ANUNUIWOD INO JO SISRIIU] ULIGI-SUO] A1 SALSS B} SUONO01d
| Sunumejurewt pue 19530 Y3 Wy sarvrjod dAIsUSYIdUIOs ‘Ied]d

| Surysiqeiss Jo souepodun oY) sajensuowsp 3oustddxs S| suone[n3ai Suisnoy mej pue sarorjod |
*§993 Aawone papuni-1akedxe) ui 090‘0s$ ueys 2xow ur Jurynsas | 3uisnoy  SUIWIUOd  SUONEPUIWIWIOID] |
‘syuswrpusure moj paxnboi ssaso1d oreygs Jie, punoy [Ino,J oYL jew pue sonssi Aprys 03 pieog DVIT
f saiorjod 3uisnoy uo | 3uipue)s Suo[ pue WOISSIIWO) SuISNOK
"suoseal | [rouno)) driqsumo], 2y} 3sIApe | pauiio] Ajmou s digsumo] oYy snunuo) 1 woyy
| jueroduit Jo 350y € 10] 30e(d UL UIBWAI 0 ANUKUOD ISNW SIYL, | PUE J3W 0) JYIT pUe DH F nHepu 039y o4 - H 9 38eq

[

_
| ‘Juswaosduwr axnjonuseajur ayi pue Juswdojanap _ ,

pasodoxd oy weamiaq SISIX® snxou  9[qenioddns




9Z/6/6 12|01 yeuruy Aq pasedald

*sso Adoues-001) ‘SUIAOUOD IdjeMULIOlS ‘Ajideded armonnseijul

sAepoy udaid seudordde s zo-80-O YSnoxy poysiqeiss
| spiepuels JudwdoPAdp pue SUONIUNSIP S Y = 70-80~O

*20UDI| 1S3 AeWIO pue quowsBeuew ojemwo)s ‘Adoueds a1
‘uonearssaxd owojsly ‘spesu Juisnoy ‘1ajoereydo pooytoqydiou
‘Kyroeded 2IMIONISBIFUL JUSLIND YILM JU)SISUOD [[1IS 31e SUOISIIP
Buiuoz asay) JaYaYm S1 9z 10J uonsanb Aorjod 1a8re) ayy

“M320 PNOd USWAO[IAIP [RIIUIPISII
Jo uuoj Jemonred © Moy pue dIoym Ysijqeisd o} suonejndsl
Butwoz Juisn diysumo] o Jo dpdwexs wWe St =6€-L£0-0

_

udisap aerdorddy « syordut pooyioquIIoN
— Apedes ag «— Apsuoqun udswdopaaaq « 2zIs jo

:MOTADI JO J9KR] PUODIS € OJEIID PINOYS JUSWPUSWE SIY) ‘peoisuf

"Arojeredos Ayisuap
pue syjoeqda)s ‘Wy3iaT 9z1s 101 SajenFal Apralfe 9pod MO YL
« X 01 0000 woxy 3Z1s 0] wnwiu 3y asearour,, ‘Aes L duis
Q0ULUIPIO AN} Y EUI 10U 0) 3q pInom 23ueyd jusprodun jsowr ay ],

_, :opdurexs 1oj ‘g-/p€§ 01 JUSWPUSUTE WIIPOW € PUSUIULOIAI
pPlnom | “juswpuowe 7zO7 e 3Jupnpul ‘z(g-L0-0 20oWs
pspuawe usaq Apealfe sey £8-L € 8§ 18U} SMOYS SpOd JUSLIND Y
” "£00T ‘€7 Axenuer uo suoisiaoid Juiuoz
| PAIRIAY/Z-LpE§ POPUSIE I 181} SMOYS PI0JDT BUWOZ J[qe[reAe

|
#1-60-0 |
60-80-0
70-80-0 swaped yuowdojanap Furisixa qim
$€-L0-O | SNOIUOWLIEY ST UOLOTLISUOD MU 1BY) JINSUD |




92/6/6 19|01 yeuiwy Aq paeda.d

pue sasn paniwiad ‘Sprepuels joeqias pue JSIeY ‘aduemofe |

aoeyns-snoiasadun ‘sjuswalinbar az1s-jo] ‘AnNsusp wnwiXew |
JUAIMO Y DYIPYM duruR)ep Afjesijnads pnogs dmgsumo] |
Y {Sassouisnq [220] FunysIXa JO A[IqeULeIsnS oY) pue ‘Idpereyd |
pooyioqySiou ‘Adoues som  ‘Joremuuoys  ‘oryen  ‘Ayoedes |
smjonysegul 0] TONRRI Ul pajenreas Arojenbope sjuowpuowe |
Suiuoz jusnbasqns jo sioedwn sApEWIND Y 21aM  pue
“pajedo] are A3 YoIgm Ul spooyloqySiau oy xoy ajerxdoxdde [jus
sprepuess Juiuoz DH-N Funsixs sy} o1y (pafiiaa 2q o1 spasu puv
Sdaquinu 2y} w1 dn-x1u D 3G O} SWFDS "UNOYS UOYDUBISIP B T-60-0
ou §1 242Y1 JudmpUIWUD SUIUOZ U ST G007 '6 2uns pa1dopv 60-¢10
O Y1M “60-pT0-0 43Y} puv §0-£10-0 SMOYS 51 3YT) p1-60—0

"N UTAISS SINjonnseIyun
ayp pue 30| ay jo Aoedes jesisAyd oy jo Apuopusdopur
Pa15pISU0d 2q jou pnoys Aysusg ‘pooyroqydreu Surpunoxmns
ay Jo iaporieyd 2 pue ‘spoedun [ejuswuosaud  ‘Apoedes
ampnnsenul yiim 1ay1ao80) pajen[ead aq PInoYs spiepuels
jing 01 safueyo 10 AJSUSP PISEIIOUl JO UOWRIIPISUCD AUy

"SaIyonLs
uasmiaq Juroeds areudoidde pue ‘wondiosqe 1aremuniors ‘Kdoued
931 ‘soeds uado ‘Ioereyo pooyloquseu 109j01d Ajaienbape
0} SNUNUOS pIepuwls YIPIm-FUIpP[INg WNUWIXEW 9,69 SunsIxe
3 12YIYM djen[eas pnoys diysumo], oy usurdofoaspal pue |
Aysuop 103 amssaxd pasesiour oy UsALL) ‘sursyed juswdopAsp |
Sunsmo ya Ariquedwoo urejurewr pue Ying Swpjing sjendes ‘
0} pojdope sem 20UBUIPIO 3YJ °UOHBUIIIEXdSY Ue[J ISISBJN
9707 21 Jo 1red se pamaraar Afjeonyroads aq pinoygs = §0-80-0

cdigsumoy |
91} INOYSNO0IY} SISSAUISN UTBISNS 03 Paau 9y} pue ‘syuawarinbal
Buisnoy ‘sjeo8  woneArasaxd  owoisiy  ‘spedwmr  ojeunnpd

|




9Z/6/6 43|01 yeutwy Aq pasedaid

| [erooyore s srejojuopy 2atasaid op Anpiqisuodsal 9A0[10d

WﬁQwE pauyap A1Ba]d JO JUAWYSIqeIs? 3y 1padxa 0 paau Y|,

‘suoneIauas aInyny 10j I1930rITYD AJUNwwod pue afejusy

mo |mm siydu ssumo Ausdosd souejeq pmoys suonoajoxd
959y ‘seale 2s3y) ©) judelpe pue UM SUONEdIpOW
loudxs pue JuswWdO[3ASP I0J SpIEpUEIS Iea]d UNM ‘Sauoz
I51Jnq pue ‘seare UOIISUEI) ‘SIOPILIOD OTI0ISTY JO UOTEdIJ I 9U)
eznuowud 210J3I3Y) PINOYS UOWBUIWIEXSY UE]4 IS 9Z0T SY.L

"IN200 sadueyd 21039q suondajold sjeridordde saysijqelsa
PUR $BAIE O1LI0JSTY INO $3TIUSPT A[Tead 181 JIomaurel) sanorvold
B PI2U 3\ PAIdIfe udaq Apeasje sey odessyoans o Sup(ing

® JO I19]0BIRYD 9Y) IO|J€ PISSOIPPE 2q JOUURD UONLAIdSAId JLIOISIH

‘pooyoqydiou Surpunoims sj1 pure Ausdord e Jo 1ojoereyd
ouoisty ay) vedunr Apuedijiudis ued e soSueyd Ioylo pue
‘udisop [emuodore ‘sjeusjew ‘Sunured Swpnpur ‘suonese
louxs Suruiaaod sprerprend 1a8uons 10} pasu oy sySiySiy
uonemIs SN}, "000MIS Ul PIISA0D Sem UOIGm *193ang osuld

801 JO Id91oeIRyd oY) JO Juswspe juepodunt ue 3s0] oM ‘A[usssy]

*1910€IBYD POOYIOqYIIoU pure ‘S2MIoNns
‘seare oulI0ISIY S Jre[uoy Sunosord A[2jenbape e am jeqy
amsus 0} sAaneradull S1 saU0Z JIIJnQ pPue SIOPLLIOD UoKeAlssald

‘pasudmapduny Joy

MITAI TOISSTUIIO))
sannbar  109foid  fediomunu  A19A9
IOYIOYM SUTULIAN(] "SMSIASL AIOSIAPE JOJ
UOISSIWINIOD Y} 0} SpIeog ay1 Aq paLdjax
2q Pnoys (H My pue QHOL 03 yusdelpe
SONS IoYoym QumuwRleg uswdoaasp

juaoefpe aeudoiddeul woxy 10INSIP Yy
13301d 03 1PISK SHOISIH IIUI) UMOJ,
a2y} 03 Juade(pe SoUOS I9JJnq puL SIOPILIOD
mata Fuiysiqeiss jo Anpiqissed oy sso1dxg

7 wey]
01 28eq

‘Juad ppnoys Juuoz ayy jusuilofaaap [euOHIPpE JeyM
BUIIIULINGP 210)2q I[pury Ajjemoe ued amyonnseryur Sunsixs
oy 1egm sjenjeas pnoys drigsumo] o) ‘Apueuodwn SO

"SuonBoo] O-N [1®
103 srenrdoxdde st sprepuess Jo jas auo ey Sununsse wely Jayel
‘zaXe DN Yoes Ioj arendoxdde urewsas sjuswasnboer asn-paxiu |




9Z/6/6 43101 yeujwy Aq pasedaid

§11 PUE [§T UOHOIS O} USAIT UOHBISPISUOD A ‘S [-LYE PUE LET
L€ UoNoas ojur paresodioour 9q PNOYS UOHBPUSUIUIOIAT YL

‘pooyioqqaisu 3unsixa ) 03 diysuone|ax
pue 9oedun jensia ‘Surssewr ‘afess soaford oy Jo Surpuejsropun
J1eIndoe sJow € Yim d1qnd o pue siaquiewr preog Suruueld
opiaoid pinom sy, ‘1xa3u0 Surpunoims pue saiuedoad jusselpe
apnpout pinoys pue ‘syutod a3ejuea FumoquIou pue oiqnd
JuBAdJRl woy pue speid aoqe 199) 9—¢ Aerewrxoxdde wox
wawdopaaap pasodord ayp 101dap pmoys sSuuspusy “sSuuepusi
[ensiA Iea[o pue ‘sueid oIS ‘SUOHEAS[d ‘SBUIMBIP [RIOR)IYOIE
Burpnpour ‘uonesydde jo awy sy e sjeusew udisap a19|dwod
spiaoxd 01 syueoipdde aSemoous osie pmoys diysumo] oyl

‘uonesipdde
ue umuuqns 210J3q suoneyoadxs s dysumo] 2y puejsiapun
o1 syuedijdde moj[e pue ‘pieog Juluue[d Sy JOJ AOUL)SISUOD
1918213 ap1aold ‘ssa001d Ma1AaI o) Sulmp suire]d 2Andafqns 10
Aremiqre sonpai djay pjnom et ugisap sanoafqo Surysiqeisg

‘sanuadoxd Surpumoxns 03 juswdojassp
pasodoxd & jo diysuoneps oy pue ‘Surdeospue] ‘sjeudlew
‘ojeos  ‘Suissew  ‘ufisop Surpjing SuipreSar  suonedadxs
Tea[o ynm syaeorjdde apraoxd pinoys sprepuess asay], ‘ssasoid
uonestdde jusurdosasp a1y jo pred se spiepues JeimjosuyoIe

' 'sjuedijdde
| 0] oUI[APINSG a1 AJ1IE[O 0 2AI9S PINOM Jelf
_ sa8ueyd jenualod a1o0jdxa pue uoIssIUILIO))

3yl Jo saulepIng Sumnsixa o) MOIIAY

‘9102 Yore
DdH Aq paydope % 107

pue euad uSisop Iedd Ysiqess pinoys diysumo], oYL

"AJTUNUIUIOD MO JO 1339v1eyd J1I0ISIY 3

0} so3ueyd S]qIs1aAaLI I3y JuaAdxd djoy [[is mou suonossjord |

asayy Fuigsipqesq 'sseooxd oy ur dgedonred oy Lunproddo
ue woAld pue paggyou a1e sjuopisal moy pue ‘Ajdde sprepues
JeYM ‘sedte asay unpim soueyo saoidde pue mataar 01 uioyine
sey oym AJuuopl A[res[d piroys digsumoy oy ‘A[feuonippy

9 W[
11 98eqg

ur pardwo) suropmd QH |




|
|
|

|
|

ot

92/6/6 4310 Yeulwy Aq pasedaid

0} Pasau AL HOMIWEY pauyap AB[d B pue Adudredsuen
wadgns yoej 01 sieadde suopesop oydads uwr jusUISOAU
ore[nuis 03 sardatens aAnodes Suisn jo ssacoad juaund ayl

PIEA (IS | = $1AV 9U) PuE JUSWAOPASQ d1Wouedd

TR0

"sony 108} uoneassslsyred diysumoy
o jo [le 1& pajuswsidw 9q pinoys sesre Jyo doip ayes = G1#

|
|

“Kuno) sy yum digszoupred ur diysumoy, |
ayr moy3nony; pajonpuod sIIpmys Aj9Jes pue uonepodsuen
IS0 0 JR[IWLIS “IOPLLIOD proy dFueI) 9f) JO JUSTUSSISSE PISNI0]
v Suipnpour ‘pug ynog ay Jo Apmis A1ajes pue uoneuodsuen
sAIsuayordwios ® 3onpuod pnoys digsumo] Yyl = €I#

| ~SAEMAALD

yTed OPISUILIUNORA J& SUO(T | I0JUS 79 SOUI[IOB] UOIEIII] ?&oE:EV

4

_

pue SUOT}03SIANUI Je duoz K)o)es Funjied ou ﬁ
je seare jjo dosp syes opiaold = w:j M

“papaau

S11YS1[ O1Jen € ISYIaYM dUIULIIRp 0} Aprys | _
JUBLIEM PUODIS € 1ONPUOD .:o_uoo&oucm_ _
ezejJoAy  Sunyorem o1 1 A)9%es | ST

pouoyiad Apmyg | INOGE SUIDUOD PANUNUOD JO JYII| U = €# | % [ W] 7

‘sawioy 1oy} Jjeou Nred 01 Aiqe
Siuopisar joedun A[aaneSau 10 sppans [enuapisal Suipunoims
ojur puewep 3Juppred ywys ou Op ANANSE  [RIDISUIWIOD
uoddns 01 sH0JJa JeYl 2INSUd 210X pnoys diysumo], Ay L
"SPOOYIOQqUIISU [RUTSPISAI 01 juedeipe JO WIYIM PIjeIo] Usyo
aIe SIOLSIP [e1d1suwiiod jey) sztuSosal pinoys saidayens Funpe

‘sassaursnq [ed0] pue s3a£0]dwo ‘souwoIsnd ‘SyuIPIsal 10§
suondo Sunjred pafeuewr Aienidoadde pue JUIITIAUOD “dqIXY |
Buipiaoid Aq s1O1LSIP [RI0ISUILIOD )1 JO ANIQRUIRSNS ULIS)-FUO]
pue AIfiqeia o1wouodd 2y uspiduans pinoys diysumo] YL

PIEA TIBS

UOHEIIodSuen, |
s)s1[oAo1q pue |

sueinsapad ‘soAlp Jjepowrtiodse  A[ajes | ,

e} SUONOASINUT pue s)ooms JutuBisop

pue saakojdws pue suondo Sumyred _

| 91qixay Surpiaoid Aq ISP [RIDISWIIODd _
mo Jo ANjiqelA JIWOU0dd O IseIIoU] _,
,

p] 98eg |

, ANIIq

I [/TUDIEJ/UonT)I0dsTeTL,

‘Tesodoxd yoea JO 1X33u02 pue SO1SLIdORIeYD
[enpIATPUL 2 jen|eA 01 A)I[Iqe S preog o) 3uiaresaxd oqigm |
‘preog Juruue| oY) soyoedl uonedjdde ue 210J5q suone)dadxd
udisop jusredsuen ‘ojqejorpard ysiqese 03 aq pinoys Jeod oYy,

"SpJEpUE]S UFISSP puE [BIMONIYIIL 3A10{qO
‘Tea]d Zuidojoasp 10J UONEPUNO) e Se SUBisap Iping Jumsixo |




I

‘fea1d ‘royjed 03 SIONSIA puUE ‘SJUIPISAI  ‘SUOLBZIUETIO
Jeanno “sysuae [eoo] 1oy senunroddo woddns prnoys ueyd oy

‘a8e) 110y [emy[nd
pue sue s11 I0J UMOWY ANUNod g se Ajnuapl S Jre[ojuojA
aa1as21d pue usyySusys o) uejg [RIYN) pue SUY dAIsuUdYdIduwros
e unuswapdwn pue Suidojoasp 1apisuos pmoys diysumoy, ayJ,

92/6/6 1910 yeuiwy Aq pasedaig

2A09[q0

PIEA TINS | — suy 2y pue juwawdo[aasg olwouooy

[ jIomaurel] poysIqesss ue
INOIPIM SUOISIISP IATIO]9S WO SWIA[SI Ueyy IoYjel ‘IN300 PINOYS
Judtdojaaop Aym pue 21aym Joj detupeod 1830 € [)Im SassauIsnq _
pue ‘s1oumo Apedoid ‘sjuspisal apiaoad pinoys we[d I9ISEW oYL

_ *ANUnUIWOD INO JO AJ[IRUTRISNS PUR JdjORIRYD
ar Sunosjord AYM moId prews saoueape judswdo]dadp
pasodord oy moy pue oeudoidde st uoneso] rejnonred
e Aym sajensuowap jei ss3001d jusredsuen € aq pnoys a1oyJ,
"SIANIUIIUT JUSUNSIAUL JOJ Pa30d[as axe seare Jo satuadord yorym

' Aq Ajduns usALIp 2q jou pinoys juswdoaasq 'sreod Suraue(d

uud)-3uol s digsumo], Yl YIM  JusISuod pue  ‘aiqeynbd

| “o183ea3s oq Isnwr 3t nq uenodun s jusunsaaur Smeinoouy

"SOSSAUISNQ PUE SIUIPISAI |
Suipunoims uo 10edwi fenuslod Syl pue ‘saVIAIS I[qE[IBAR
‘SUOIIRISPISUOD [RJUSUIUCIIATS ‘ISIORIRYD POOUIOQUIISU ‘ssadge
uonepodsuey ‘Ajroedes Aun pue 1omos ‘dmmjoniselyul Suysixs
Swpnyou ‘en1aiio 2a102[qo £q pawroddns 2q pinoys suoneudisap
989y I, “Juounsaaul pue judwdojeasp 10y  uonedo] ojeudoidde,,
ue SAMSTOD jegm  saynuapr jem ueld paupno  ApIesp
© [ST[qe)S PINOYS UOHLUIEXY Te[J INSCIA 970T Ui 9A31[2q |

Juawdo[aAap pue jusumsaaul 10§ , dyeudosdde,,
SB paynuapr 2 suonedo] owwads moy pue ‘pasn Suraq
QI8 BLIS)LIO JBUYM ‘SUONIBUIULIDIAP 2593 Sulyeut S Oy pueisIopun

£
Z ‘1 swagy
91 a3eq

‘5918 Jusmrdojansp
[eIWWOd ul aoceds  wserd pue
aords uado s1pqnd apnjour 03 senrungzoddo
Ne], dlqe[ieAR  2re  90IAISS  pue
JiSuR)) SSEW ‘9INJONIISLIJUl 9I9YM UONBI0]
sjendordde wr  juounseaur  djenuuns
0} ApPAnodfes saymers  juowido[oaapal
as) uomdopaadsp wews  afemoouyg




4

97/6/6 4101 yeujwy Aq pasedaid

|

e e e

*adeospieq |
leuonippe uo Ajuewitid Jurdjax uveyy oyies ‘doeds uado sjqesn
pue ‘epeys ‘saoeyms sjqeauned ‘Suidesspue] ‘soon sreiodioour
0} sanunyioddo 3aas pinoys JuowidojaAdp MIN 9[qeadI0JUd pue
‘dlqeinseowr ‘pauryop ATIe9]d 9q PINOYS SIJOULq asoyy ‘jeaocidde
ywowdojeadp € Jo red se pawnep are syyouaq onqnd SXoYmM

"JIJ3UQ [BIURUIUOIIAUD [|RIDAOC pue ‘Ajijiqesn
‘$109]J2 pue[sI-jeay ‘JuswaFeurul 19)eMULIO)S ‘Adoued 221 ‘apeys
13Y) 10) 3o13R] IY) denjeAs pue seare padessprey Apueuruiopaid
pue oaoeds usax3 |emonduny weamieq ysm3uysip pynoys
diysumo] oyj, -odeds uoaid pue uado Juiazesaid 10 Fupeard
30 2anaafqo sdiysumo], ayy AJsnes ‘J{asu £q ‘Jou pnoys Jjausqg
s1jqnd e se seze[d padesspieyq jo uoneudisap ay], ‘SjuSpISal 10§
aoeds uaa1d oqIssoooe ‘|NJFUIUEIW UL ISEIIOUL JU B Ul PAYNSAL
seq] juatudojorap JURDAL IAYIYM Aen[eAd pinoys diysumo] ay], 4

"Kmuapt
[BIng[nd pue AQIUnuwwos sye paysi|qeis? s aiepgjuojy 3urpioddns
ajgm digsumo J 241 ynoy3noay) 9[qIssaoou syie o) 9)BUr Ued jey)
sonunuoddo SunuwresSoxd pue ‘seaomos Suipuny ‘sdiysiouised

‘sooeds [enusjod AJnuepr pInoys Ue[d [eIMnD PUE SUY YL |
|

"SIOPEI] [BINI[NO PUE SISHE JO UOPRIDUIS 1X3U 13 |
uoddns pue “jusweSedus Aiunmuwos a8eInodsus ‘AJIAnesId 1350
dray wes Surumrerdoxd aAnes1d pue uoneINpa sue Ul JunssAuy
‘spe oy ui djedopred pue ‘wieo] ‘odusuiadxe o3 sapunuoddo
[nJ3uruesw sAey (INOA pue UIPIYo jep Surmsud “opdoad Junok
103 ssnmunpoddo sanesn pue Juinrwrerfoxd sue 103 Surpuny
paeoipap 3Surysiqeiss asojdxs ospe pnoys digsumo], ayj r

‘diysumo |, 3y saysinSunsip ey} 1J0.IBYD pue |
wreyd anbiun 31 FururRIUIeWw ITYM "NIOMIU pue ‘3jeIoqe[jod




€T

dAeYy Suonepuswwodal pue ‘safpajd ‘saoueuipio  ‘sardijod |
paidope Isylaym 3ENjEA? PINOYS MIIAX Y] 'SUBJ JASBN
Joud ur paysijqeIsa saAnd2(qo [eluswIUONIAUS AU Surnjuawadun
pue ‘s30mosd [emeu Sunsvord ‘aseds uodo Suraresard ui |
ssa1801d $31 Jo m51a01 ySnotoyy € yonpuod pinoys diysumo] sy |

3§11 Jo Ajjenb pue spooyioqy3tou
‘S20JN0SAY [BJUSWIUOLIAUS  SJle[oJuojy  Jo uonoajoxd
Y} Yim YImoid souejeq pnoys suone[ndaa juswdolpasp axng

‘$80IN0SSI [EJUIUIUOIIAUS PUE JOJEMULIO]S ‘Oljjely ‘aImonnseljur
‘13308180 pooyioqydiau ‘2oeds uado ‘saaxn oy spoedw Surpnjout
‘SIUSPISAI ME[OIUOA JO )11 Jo Auenb ayy 199)Je A[pAnesau eyl
syoedun juswdo[aaap Suipioae aznuoud ospe pinoys drysumoj,
oY) ‘poday] uonBUINIBXINY UR[J IASRIA] 9007 4! YHM JUSISISTO))

‘pajuswayduwir

AN} udaq 19K JOU 9ABY UOIM “JUSWS[Y UONRAISSUO))
LO0TZ Y1 W paynuapl suone[ndar Juowdo[oASp PIPUSWILOIDT
oy Jo uopeuowsidwn oznuwoud pinoys diysumoj 2yl

. ‘digsumo ], 3y Ul JOLISIP [BIOISUIOD L19A9 SSOIOE |
Anjena o1wouood poddns eyl suopepuswiwodds pue ‘satorjod
‘solfalens ISPISUOD PUER SISSAUISNG [BO0] INO JO [[e Surureisns
Jo souepodwi sy 9ZIuB0521 PINOYS UOHRUILIRXIDY 9207 YL

PARN poe
‘M013 ‘oa1ams o3 pauoisod are—rg 2y UM asoy isnf jou

—IIE[OIUOIA INOYSNOIY) SISSIUISNQ JeY) 2INSUS PUe A)TUNWITOD
ssouisng ainyus mo Jumtoddns o3 yoeordde sarsusysidwios
€ oMl ISnW A (I IPUSD JUALND Y} 9IPISING PIIEdo]
sossauisnq JoJ Ajxemonred ‘[EONLIO ST TONRUTLIEXISY Ue]J JOISe]N
9707 2 Ut papnjout st Jusuodwoo Sy} TeYl 2IMSUD 0 pasu 3y |

i

92/6/6 42101 Yyeujwy Aq paJedald

“a11 Jo Anenb ano wo syoedwn aaneSou
ploae 03 seurppm3 syeudordde ysigersa
PUB JUSWUONAU? INO U0 JudwdojoAap
nDypmy jJo spedunt A Jo  mypuiw
3q pinoys sp  yYmoId sjqeuoses: Ioy
sanunyroddo Suipiaoxd aigm wreass ‘s3sy |
‘oords woar¥ ‘Ire uead[d aojem Jupyuup
uea[o asn 01 juepodwr si 1Bym Suiatasaxd
' Aq  juawdopaasp  wews  aSemoouy

[ w3y
papususapdury Joy | 17 93eq |
|
|
f
|
|
S (J1€] Mau Suresld JO S}JUaq U3 SSISSY |
TOHEPUIU0NY [0 Wy |

‘parudwRduur jop ; =3UV Ui PUe JISWdOPAS dfuouodyy] L[ 98eq




148

97/6/6 19101 Yeuiwy Aq pasedalqd

" Aynuopt pnoys diysumo] oY) ‘PaAalfoe A[nJ Uaaq jou sAey
saAnafqo [euawuoniaue payyuapt Asnotasid azayp Asrjod
e Sunuowoldun pue Aotjod e Jundope usamiaq ysin3uupsip
2I0J13Y} PINOYS UONBUIWEXIDY Ue[J IANSEN JUaUNd JY|

‘suiayjed asn-pue] 10 ‘armjonnseyul 9j9£01q
pue uewnsepad ‘aouspuadsp S[oIysA ‘IomABYRq uonepodsuen
Ul sodueyd sjqeinsedwr poonpoid a3pard jeuy 1ayleym djenjead
pmoys digsumo] 341 "6007 1equadag ul jiouno)) diysumo g, oy
- Aq paydope 23pojd 25 pue dJqeuleisng aY) Y3Inoxy} passaippe

Buiaq se paynuapt sem ‘afesn s[iqowoe pasnpsl Surdeinosus
10 Ppa[[ed yoiym ‘94 2an0a[qO [ewLWUONAUY CApreqiwig

| '900T W PAUSIIqRIS? 9A10aqO ayy paratyoe
ISIMIGYI0 1o ddeds usdo paosjord Ul SISEAIDUTN J[qRINSEIW |
U] PAJINSal JUIWI|F UONBAIASUO)) SY) JOYIOYM JUILIIAP PInoYs
diysumo] ayL 9A13(qo s1y) 3uissaippe UOIOe UT Se JUAWS[Y
UOLIRALISUOD) £00Z 2Y3 JO uondope ay) paynuapt UOTIRUILIEXISY
0107 4] aoeds uado [euonippe jo uonisinbse pue aseds uado
Jo uonjea1dsad oy 10] PA|[E YOIYM ‘7# 9A192{qQ) [RIUSUIUIOIIAUS
PAJIUIPT UONRUTIEXIDY Ue[J INSBA 9007 2 ‘d|dwexs 103

‘SIUQUITIILIOD 3S0YL H

JO s3NS3I 9[qeINSEaW puR ‘YULUIdNIOJUL ‘Uoneusuajdun [enjoe |
Ay} a1enjeAd pnoys digsumo ] 9], ‘PIASIYIT Ud3q SBY JA112(qO |
Surdpropun ay) 181) 20USPIAS PAIIPISUOD 3q ‘J[asi Aq You pjnoys
douempIo 10 Aorjod e Jo uondope 2yl 19AIMOYH "S3aA10(qO
[PIUSWLOIIAUS S) pIemo) ssaiBoxd sdigsumo] oyl JO 22UIPIAS
se sjusuwIwwos pue ‘ssrvtjod ‘seoueurpio paydope Ajsnorsaid
uo Aj[enueisqns SSI[OI UOLBUNIEXIY UelJ I91SB 9107 94l

|
.
|
w
|

"A1ess203U e SIINSLAU JUaW0I0JUR pue Alojeindal
| [BUOUIPPE  IOQIAYM 10 SOWOOINO  S[qRINSEAW UL  Paynsal




ST

| ‘sanuIonid wo JuawuBife ysijqeIsa o3 ssa001d Furuuerd oy ur Ajaeo |
A1uno)) XassH YIm UOLBUIPI00D UIdaq os[e pjnoys diysumo] ay L

“sljjey pue
juawdo[aAap paseaIsul Surdusradxs o parrasiapun 9q Aeud jey; |
seare ut Apremonted pug qInog sy ur axmonyseyul uewsapad
pue ‘Ajiiqow ‘sso00e oaoxdunr 03 sepmunyioddo Ajnuopr pue
spasu uonepodsueny Funsixa sen|eas pmoys ued pajepdn ayf |

“Ananssuuos pue ‘riqexyes ‘A1ayes uewnsapad ‘voneuodsue |
ognd o3 swewanoxdunt Swpnpour ‘Burauerd uoneuodsuern |
2IMmIYy Ul PaIspIsu0D pue paudsasdos Adrenbape s Jrejojuo jo ~

| pug yInog sy} 1ey) aInsus 03 ueld uoreodsuel ] aaIsusyaidwo))
' ¥107 Tudy oy oepdn pue motaar pinogs digsumo)y, oy |

| !

Jo Aypenb pur saomosar feinjeu s diysumo], 8y o} sjuswaAoxdu |
9]qi3ue) pue quswadiojus [nySuruesw ‘uoneAdsald sjqemsesw
Ul J[NS3I SHUSIIWIOD [BJUSUILOTIAUS S JIR[OJUOTY JEY) dINSUD |
pue satorjod [euonenidse puokaq saow 03 2q poys [eo3 oy |

|

‘woy) Suluuuspun

| uey) Joyjer seAnss(qo [ejuswiuonAuUS pajmls s diysumoj, oy |
| 1M JUSISISUOD 3q P[NOYS SUOISIoap Juamdojead(y “AIiqeureisns |
| JRMISUIUOIIATR  pue  ‘I9)oeieyd pootroqulieu  quowraSeusur |
Jaemunols ‘Adoued som ‘ooeds wodo wo pdedurt sapemumd |
13y} 10§ psjenieAd 2q os[e pnoys ‘Jorjar Suiuoz 1oyjo pue
saoueLieA 103 suoneotjdde Suipnjown ‘suoisioap asn-pue| sImng

‘pajuomardu
| 218 S9AISIQO 50U Jeyl JINSUS O} SHJBWYOUSQ S[QRINSBIU |
| pue ‘sourjomuy *sarped J[qISUOdsal ‘SUONIL J]qESdIOFUD “o1raads |

92/6/6 43|01 yeujwy Aq pasedaid

e[ woneyrodsueay, Ljuno) nem»m\h L7 28eg




T

'sampadsoid pue ‘satorjod ‘sasueurpio diysumoy
a1qeajdde m 2oueidwod pue ‘sanjiqisuodsal dUBUIJUTBWI
‘SUONRISPISUOY dduRmMSUL pue ANjiqer] ‘sjuswannbar Suniodaa
pue uonedunwIwod ‘pauiopiad yiom jo jeaordde pue adoss ayy
§saIppe pnoys jj "suonezinesdio Apunuwwod as3y) pue digysumo ]
3Y} UIdIMIAQ UOLRUIPICOd pue ‘AMNjiqeiunosde ‘Asusredsuen
‘suonedadxa Ied[0 ySIqQEIS? 03 papudjul St NOW YL

‘saradold paumo-dijsumo] Uo SIANIE 1DNPUOI
10 ‘s201A19s opiaoid “Spom unoyad teyy sdnoid  Jo spusug,
e ynm (NOW) Jurpueisiopun) jo wnpuetowdpy e Sutdojoasp
ApualIno S JONIUNMUOD  JMOMSeHU] % sduide] oYyl

92/6/6 43101 yeulwy Aq pasedald

‘saduR|[eyd pue ‘A3I[1qQIssaode
‘armonysenur - ‘sogiunypioddo  ‘spoau [enpiAlpul S UO
Paseq PAJEN[eAd 9q PIROYS JOLSIP YorH "1Ie[AUO JO Ajijelia pue
12)9'IRYD 3y} 0) SUNNQLOUOD PUE ‘SaNIUNTIWD Jjge)y[em Juneard
‘sassauisnq [[ews Sunioddns ‘saoiAlas pue spoo3 jeso] Suipiacad
ur sjo1 juepodun we Aejd SOIHSIP ssdUISNGg  POOTIOQUIION

“JOLISIP UMOJUMO(] 31} UO A]9]0S Pasnacy
2q Jou pnoys juaunsaAul pue Suruuely saidsjens yuowdojesop
-01IIou099 pue ‘syjuswdsordun ‘swrerdoxd ‘sororjod Jurdojeasp
| USUM  pIIIPISUCD pUB PIPN[OUT 3Ie SIOPLLIOD  [RIOIQUIMIOD
| pue SLISIp ssouisng j[8 jeyl amsud pjuoys dyysumol dYI |

® Jo uoissaxdun oy} 9A13 Aaip
nq ‘2105942 ue 359 218 A[UO

“AUISNOY IoWag J0j pajusuwa|dwil 9q PINOYs 19913§ MON |
| PUE 9AY POOMP[IA UO SulSNOH 9]qepIoJJY JOJ UONBIIPISUC)

¢¢ a8eg

7€ 98¢

|
|
|

1¢o8eq |

“uonejuswIdun
| 0]  SUONIBPUOWIWIOOdI  WoI) dAow  uweo pue  Suiuueid
Aumoy oy pajerodioour are sjusweAordw  papUSWIWIODI
1B} 2IMSUD 01 [enjUSSS? 9q [[Im S[erdijjo uonepodsuen Ajuno))
Yim uoyeioqe[jo) uonejudwISfdW 10 AS31ens pPIJeuIpIood
e dopoasp pue ‘somiunuioddo 3uipuny ojqejieae bccov_._

UoNBIINY % sHIegd
|
|
|
« Aunuruoes urddnys |
JON 'Pessaippe 3q 01 Spaau |
seare :38:38:296&88_
Y3 Ul sorouedeA Ay HL juawdojaAd( dwouody |
T
_ _
¢ 79 7 SwA)] Bursnopy |
_

|



|

LT

‘Pooy
Aqj[eay Jo s32IN0S IYJ0 10 SI0)S A1900I3 SIIAISS-[[N] 0] $53008
PaIWI] 2ARY ABW SJUSPISAI d1aym seare u Aprenorued ‘sonpoxd
a1qepliojje pue ysolj 0] §s900B I91ed1d 10y J:sap e passaidxo
9ARY SJUSPISAI SB PIsLaIdul sey SuspIed AunuIwion J0J paau ay ],

"digspiema)s pooiroqySiou
pue ‘woneonpe ‘juswefeSus Aunwwod 1o sentunpoddo
Buneald apiym spooy umoIrd A[edo] IO pue ‘sofqerofoa
‘SN ysay O] SS200B YA S)uapisal apiaoxd ues suepies
Aunurwo)) 'spiep i moysnosy) sydisip utuoz genrdoidde
ur asn papuuad e suspred AJumutod sayeus jey; 2oueuiplo ue
Jundope Jap1suoo pinoys diysumo] 94 ], = suapIen) ANununuo)

'sanuadord renuapisar jusselpe uo syoedwr 1o
‘ssedson JyBi| ‘a1e[3 ‘ssowyyILq SAISSIIXD BUIPIOAE S[IYM JOLUSIP
[BIoISUIIOD yoed JO Jojorieyd oy sjuswejdwos jeyy SunySi
a3eanoous pnoys diysumo j, ayJ ‘sinoy Juiusaz Jurmp qisia
urewas sassaursng jjewss djoy pue ‘Ajoyes uewnsopad osearour
JUSUIUOIIAUD [BIOIDWIOD JUIWUOD[OM DI0UX B d1eaId ‘ATIGISTA

- aaoxduy weds Sunysi| JuoIya10)s [eos-uernsapad ‘paudisap-[[PM

“Sunysy

Jouaxa peudisep Aeudordde ySnomp AN[qisia - juoljasols

ssauisng-1jews poddns ey sprepuejs uSisop Suiysnqeiss 10
ssueutpio ue Sundope 19pIsuos pinoys diysumo ], 9y, = Sunysry

92/6/6 43101 Yeuiwy Aq pasedald

‘PRZLIOYINE PUE PIJTUIPIOOD
Apedoad s1 Auadoad oriqnd vo pauuoyrad yiom jey Sunmsus pue
‘Angey renusiod uronpasl ‘Auadold diysumo, Sunoatold a[igm
pauoddns are sdnoid Jo spusll], JO SUONNQINUOD 3[qenjeA

oy} jetp aInsus d[oy [[ImM JIOMSUTRI] JUSSISUOd & SUIYSI|qeIsy

‘asn pannad e suspred Aunuod _
Sjewr 03 30URUIPIO FUNUOZ  PUSLY
m

31 je sjuoxyas0s ur Junys Aejdsip Sl % |
aunbaxr pnom jey) soueuIpIo UR 9eAI) P SWIS)|

|
NN | 9f umai

D



8T

[ T
|

97/6/6 49101 Yeunwuy Aq pasedasd

7 ‘spodas axedard oy siopuan Suiked 1oy pazijun
U9aq Sey Spunj Y} JO Yonw Aep 01 Se ‘SAWOoY qeyal 10 Anq
- 03 wejd mau e oyur pajeodiodur 2q pinoYs spuny 1S SUISNOY |
4 31qepIOJJY AU} JO UOWEZI[I) 'SINDPISAI JO SUOWIPUOd JUlAl] |
| pue Ajayes ‘o) jo Ayjenb oy 309j01d 03 ySisiaao djendordde
yua ‘paSeuew pue paurejuew Aiadoid are sanadord Suisnoy
Jjqepioye jeyl aunsus pinoys diysumo] aap  “‘Ajjeuonippy

“Buisnoy paurgjurew-{[om ‘ajes sA19sa1d
djoy 0) ssuwsisse pue sadmosal uipiaoxd ‘snyejs pjeloLIL)dp
soyoeasr Apodosd ' 210J0q SUoPISAT Ypm  A[2ANRIOQR[[0d
Yiom pue uonuaslsym Apes aznuoud ppnoys digsumo], ay]

"$pIau AJIUNUIIod pue SUOHIPU0D SUISNOY JUALINO J0I]J1 O}
| paepdn pue pamaiaal si °, 007 Atenuer ut pardope ‘(J) 109fo1g
Juisnoy poreIouMa(] oyl jeyy amsus pluoys diysumo] oyl _

v
!
|

duruiue)

i

sue[d JudwdojaAaapay
WO EPUITHOINY

S wayy
L€ owﬁ

eddmed oy Aunitoddo

oY) 2ARY plepy AI9AD UI SJUOPISA Jelj} pue Je[ojuopy moysnory)
Ajqennbs sjqenieae axe suopred Apunwuoo 103 sapunpoddo
ey 2Insue pnoys digsumo], Sy "OUSI[ISA  AJUnuIwod
| pue ‘uonezlEIIAl  pooyloqy3ou  ‘uoneonpa  “AN[IGRUIBISTS |
[ewswuonAus ‘Ajumoas pooy woddns ued Ady] saniudwie
JEUONIEII03] UBLY) 310U SB PAMAIA 9q P[ROYS SuapIes Aunuuio)) _,

, Anpquedios |
pooyloqysou pue ‘uvoneiddo jo sinoy ‘Surousd) ‘AN[IqIssase |
‘ssoooe Iojem ‘coueudjurewr JulSSoippe spIepue)s oSmcommoh,
YSI[qeIsa pinoys doueuipio ayj, sededs usdo syendordde a0 |
pue ‘sonzadoxd pediotunuwr pazijyruepun ‘sjo] juedea Jupnjdoul
| ‘pausljqeIsa 9q PInoo suopied Ajunwiwiod duoym sausadosd

(aeaud pue orqnd o[qeins £jnuapl pnoys diysumoy, ayy |

W

e




97/6/6 13|01 Yeusuy Aq pasedasy
61

"SPOOYIOQUBIPU FUIPUNOLINS Ul UONEIL}LIUIT pue ‘51502
Suisnoy Suisu “yuswraoe[dsip SuIpIESaI SUIOU0D 0} SUNNQINUOD
| ‘Jepe o1ddu [enuelsqns e pey Sey BAIE UOLEIS { PIEAA O
. punoure juawdoaasp 1wediuSis pajenusouod jey; Jurmaeid iseq
"ssnuoud Ayumunuod pue ‘Aj([iqepIojje
Suisnoy  ‘:epoereyd  pooloquIsu  ‘spasu  uonepodsuern | 7
‘Aoedes simonnsenyur uo paseq pooyroquSiou mc_vs_otsmi
pue uonels yoeds aenfead pnoys uejd oy ‘eare uonels
Jo prem 3]3urs e ur JuRWdO[PAIP PojUSLIO-JISTEI SUYRNUSOUOD |
| ueyy Joyelr ‘suonels uren [fe punoie juswdopossp 10 uerd | (H) 1#way] conum_ (€Z/EY/Z1) |
apim-digsumo , ‘aarsuayarduwios e dojaaap pinoys drgsumo] oy 7 €207 ‘7T ARjA preog Sutuueld | €207 (LA $S3%01g wiexady JI | [ a8eg
|

a

i
T 1
|

"pajussadal Ajjeinsoe
ore sanuadoid asayy jo uonipuod [eorsAyd pue ‘digsioumo “jof
| PUR }20[q ‘SSAIPPE S 1LY SINSUD 0} SIUIUNIOP [BIDIJO IYJ0 pue A ﬁ
‘K1oyuoaur Auedoid ‘Sursnoy sjqeprofye yusws|y Suisnoy ‘uvelq A
| 1SRN (€ JO M31Ad1 ySnoroy) € 3onpuod prnoys diysumo], ayL,

‘Buisnoy ,
POIRIOLISISP SB PIZLIAORIRYD 3q 10U PINOYS 31 ‘armonuis Surjjomp
Jo Suip[inq ou surejuod jo] paumo-drqsumo] oy jI ‘Auadoxd
ap jo suopipuod [eoisAyd Bupsixe ay) jo9per Ajejeindoe
| pinoys 3uisnoy pajeiondap se Auadord e yo uoneudisop syj |

|
, 10] pauso-diysumo] s[qeorjdde ,
9} Uo s3s1x0 FuIp[ing ou a10yMm  Juisnoy pojerous]ap,, se 189S
| MaN § Jo uonod paumo-digsumo ] 11 Jo/pPUE 19508 M3 N (1530
uonlod € )¢G saynuapt A[302.1100ut 38y spuawmoop diysumo j, ur
- 38enBue} Aue sAoual pue ma1aal pinoys digsumo] syl 'ALON




0z

92/6/6 19|01 Yeuiwy Aq pasedald

‘yuasaxd é

oY1 01 SQO8I Apres o) woly JuswidojaAp [BI20S PUB ‘OIWIOU0II |
Clemyno ‘0IA1d s diYSUMO], dYyl 0) PANQIIUOD JARY SJUSPISII |
2s0yM ‘ANUNUIIOD UBDLISWY UedL}Y 2y Jo a8ejiiey jemy[no pue

¥ AyissaATp ay) 2a1asad 03 sdays 9yeIdqI[op a3ey PINOYS LU

F ‘sanunwwods Suipue)suof s, diysumo ], 3y uo pue pooyroqydrou
A Supunoxms oy wo joedul sANR[NWND S)1 Ose Ing ‘uonesyjdde ue

JO SILISW [eNPIAIPUI 37) ATUO JOU ISPISUOD pInoys preog Suluue|d
| pue waunsnlpy jo pieog Sumwoz Yy Aq SUOISIISP dImnyg
[
|

*ANUNUIToD Sy} Jo
1oereyd srydesFowap ayy ut safueyd pue ‘Anjiqepiojje Suisnoy
Jo sso[ ‘yuamadeidstp SuipieSar suIEOUOD 0] PANQLIUCD ALY
SUOISIOaP 95313 JO S199JJ0 dANRININD 3], prem ut Ajrenoned
‘SpooyIOqUBIaU PAYSIIqRISe A][esu0IsIy uo pey aAey sjeaoidde
ash-pue| pue ‘sdouelieA Suruoz ‘Jusmdojorspiaac jeyy joedut
dAIR[MWIND 2} SSAIppe pue 9Ziu30d21 pnoys diysumoy], aqj,

£# wa] uodayy

£70T ‘2T ke preog Summeld | €202 LA

‘digsumo],
| oy wmoySnomy pareys oe JuowdojoASp PRIUSLIO-IISUBE) JO
SILJOUQ Y JeY) 2UNSU pue ‘eale Juo i s1vedur yuswdodAap jo
UONEITAIUOO I} 29nPal ‘PmoId paoueeq s1ow Nowoxd pinom
Suolje}s Uil pue sprepy [|e sscwe yoeordde pajeuipicoo vy

_
*Ayisusp [euonippe
uoddns wed s901AISS Onqnd pue aImonnseyuwl eyl 2Insud
pue ‘sossoulsng [[ews pue sjuspisal Fuysixa 309301d ‘Aijiqepiojye
Swisnoy saiesaid o) sprenSojes orendosdde ysipqeise pinoys
diysumo, g ], *san020 juatudojaadp 210Jaq sjusapisas Juysixa uo
spoedwn [enusiod 9y3 SIOPISUOD 1Ry} YIomaurel] s[qeymba ue Aq |
papIn3 9q 210J313y) PNOYS 1uSWO]IAP PAIUSLIC-IISURT) IMmN,]

|
|
|

(sz/EvTD |

§s0001g WXy  JWN |




92/6/6 43|01 yeunwy Aq paiedaid

Tz
-weld [eury oy ovur pajesodioour ‘syeudoidde m
J13ym  ‘pue pojeneAd oq PInoYs SIUAPISSI Aq  palynudpI _ 9T0T ‘6T AInf = y prepm
| sanuoud pue ‘STONEPUIWWOIA! ‘SWINU0d JuULMNIAL !ss3001d | 9707 ‘S1 AINf = € PTem
3y jo wed se pajuownoop 2q Ajdwns jou prnoys jndur oqny | 9707 ‘T AInf =T prem

9702 's1 AInf = 1 prem
“ue|q 19)SeIN oI} Surzijeuij 010J9q JorqPaI] 1Y) 0] UONELISPISUOD |
myButmeowr 9A18 pue ss0001d uoneUNUEXEY UB[J JOISEIN

oy Sunmp poAradal sajou Suneow pue sjuswwes dyqgnd (e | S3JON SUIIA] AJunumInIo))
Jo sisfjeue pue malAa1 y3noloyy € 1onpuod pnoys diysumo] sy, | 110d9Y] UOEUIWEXIINY UB[J IIISEJA]
%8°TT 9ZE'6 0207 .,
%TLT 0£2°01 0107
%Te~ L6VT1 000T |
Jle[o1uop uonendod ek |
jo 2IBYS UBOLIDUIY ULV /MoeIH SNSud)
aseqeiep SNSUd)) Ay} 19d
"Spiem

[Ie sso1oe siyauaq a]qeinba sapraoid jmowdo[aasp aimny ey
ansud pue ‘sarpadord pue spooyioqy3iau Juedsiuis A|eoLIoisty
pa101d  ‘spuopisar wdl-3uo]  poddns  ‘Suisnoy  Bunsixs
9A10521d 03 sa13ajens otJioads AJiyuopr pinoys wejq IaISe YL

‘diqsumo].
ays aodeys pue pring padjey jeql SANIUNUILIOD pUE SHUSPISI
oy Buroe[dsip mogim Imejojuoly uayiduans pinoys jusurdorass
| 'SORIUNTUIO) PuUe SPOOYIOQUSIAU UBOLISWY UedLYY jueorjiudis |
- Aqeonoisiy 0) uonuope remonred ym ‘saroiod juswdojsasp
| pue ‘Buisnoy ‘Suruoz ‘esn-pue] oIy OJUL  SUONBIIPISUOD ,
wawdoe[dsip-nue pue Amnba serodiosut pinoys diysumo] ayg, R




(44

9z/6/6 12101 Yeulwy Aq pasedaid

aq pnoys uonedioraed Jo [2A3[ ) ‘digsumo], o7y jo 9zZIs
ay3 udAIn ‘s1veads se Juialas 10 sjusunuod Jurpraocid spuspisax
1€ Arewnxoidde qum ‘paredionted syuspisas g/ Ajoreurrxordde
‘sunoowr piepy o3 oy Suung  yoeqpesy [nydutueswt
spwaoxd pue ‘ojedionied ‘pounioyur JW023q 0] SJUIPISAT JOJ
J1qe[reat owir) Jo Junowre ayy payrun| yoroxdde siy) “ssaoo1d ayy
ur 31e] AjeAnear aoerd Sunie; yoeanno A Uniiod [Pim ‘durfauur
PSIBISR00E UB UO PILINOd0 $59001d UOnRUIIEX3A1 9707 YL

"UOISIA ULIR)-3U0|
s digsumo [, sy Surdeys ur syuapisal 3e3us pue ‘sansst Jurdrowd
AJnuop! ‘SUOHEPUIWLIO3X TUTISIXS MITAI ‘spusy jusurdooadp
pue owdesSowop ojenead 03 own enbape mojje pnom
1d1pxes ssaooxd ay SurnurSaq ‘Furyorordde si aurpesp A10myeis
ay [nun Supiem uey) ISRl ‘QUOISI[IW JedL-Ud) Y} 910J9q
s1eak omy 35e9] Je mSaq pinoys sseoo1d juswafeSua orqnd oy,

"PAzZI[RUY SI UR|J S 210J2q JOBQPSS) JUIPISAL
JO MIIADI [yFuuBIUL PUB ‘SJUSUUIO DIUONDAD PUB UINIIM
‘s3uneoy otpqnd ‘s3unoour paseq-pIepy ‘uoyeonps AJIUNURIOd
‘wonesijiou  pue juewesiadape  dqnd 103 Apunpoddo

jusoyyns  apmaoxd pnoys SulewInl SIY] UOHELTIEXSdY |

ueld JoIse]N A1aa jo wed se juownSe3us oyqnd 10y

| surjawur) Juaedsuex) pue [eULIO) € Gsijqeiss pjnoys diysumo], ay T,

‘ssa00.1d JuswaFedua orjqnd
2} MoYInoiyy s1apisal Aq passaxdxd sanionrd pue ‘SUINUOD
‘soouotIodxd oY) SJOO[JOI UT]d JIISEJ [PUY U} ey} InSud
diay J[im siy] "suolsioap 2s0Y) 10J sjeuonel ay3 pue paydope jou
10 ‘payyipow ‘pajerodioour axom Jey) sansst Fuikynuspt Surpnjour
‘SUONIBPUAWILIOIa] [RULj OF pRduanpjul  sjuswwod drqnd
moy Suipredoax Asudredsuen apiaoxd osje pinoys diysumo], ay],

1

|

ysanbay

ﬂ SBULIBSH dIqRg Poliad UONEUIEXIIY ,

|




4

[9q 10U pINOYs SUI[PE3P JIqUISAON YL °SS300id Jusurafedus
CAmunwwod  muswejddns ' ojenmn  ‘sjuowannbal  sieyg
| a[qedrjdde yim JUISISUOD pUB SUI[PEIP UOISSIUIqNS JAQUISAON
ay; Juimol[oy ‘pinoys drysumo] 2yl ‘UONEUIUEXdd] JUILIND
oy} Sunnp juswoBedud AQrUNUWIod JO |9AD] PAIIUII] P UIALD

*ATeSS300U 2re SUOIO. [RUOHIPPE JBYM PUR ‘PIA[OSIIUN SUTBWDI
JByM ‘paSueyd jou sey jeym ‘o7 oouls pafueyo sey jeym
JO JUaWISSasse Jes[d € Sapiaoid Jng ‘SUOIBPUIWI03X snoradxd
Jo wswNesal e AJduns 10U ST UBld JSISBJN MIU 3 I8l ANSUS
01 aq pnoys osodmmd ayy ‘ndur AUnuUIod pue ‘sawoNNO

s|qeinseaul ‘ejep jua.und Aq papoddns aq pinoys uonen[eAs suyy,

("68-(1SS-0 VSIN 3muelS sjei§ Aq paainbai §8) "pafueyo oaey
| SUOHIPUOD SUIAIOpUN JY) JAYIAYM PuE ‘SUIPULISING LIRWDI JBY) |
| 3soy) ‘pajuswdduu s13M JRI) SUOLEPUSIUIOdST AJIJUSPI PINOYS |
| MDIADIJY], "9 [ ()7 20ULS PassaIppe AJdjenbape useq 10 ‘pedueyoun

| paurewss ‘paudsiom ‘pasoiduir sey uonIpuod Yoed JSYAYM JO

| JUSWISSIsSE Ue JuIpnoul “We[d INSRA SNOTAId ST Ul PIFLUIPT |
| SUOHEPUIILIODAI PUE SINSSI Y} JO MIIAII JAISUSYIdwWOod © |

| 10npuod os[e pnoys diysumo] 2yl ‘HoneuIwexaal a1 Jo ued sy

‘SUONIPUOD JUSLMO UO paseq |
diysumo], oy Sumen[ead are SIOYeW-UOISIOIP PUE S)UOPISaI |
fﬁt os suonepudwuodal Aorod pue ‘S3PYS  ‘SUONIPUOD
Cermonnsenyun - ‘Aitanpe  juswdorsasp  ‘ejep  oryderSowop |
J1qR[IBAE JUD0DI JSOW 9y} JOI[AI PUB JUSLMI 9q PINOYS
sfeuojewr juswadedus onqnd ammyng '9zoz [wdy poep sem
s8unaaw paepy oy Suump pazinn uoneuasaxd ay ‘A[jeuonippy

uswadedus Ajunuwiod prolq 10y Ayuniroddo juarsipyns
papiaoid ss3001d goesnno oY) I9GIOYM FunenjeAs Ul paIopIsuod

92/6/6 43101 Yeujwy Aq pasedaid




ve

92/6/6 43104 Yeuiwy Aq paJedaiq

"a11} Jo A)ijenb pue ‘amjdongsesjul
‘aleos ‘IoypoeIeyd pooyroqy3rau JumSIXd O} SANISUSS SUIUTLUIS)
afiym Fuisnoy jeuonippe JupepouwIdIoddE JO SUBdSW ¥ SE
paziseydwa sem AZopourunia) syJ, ., Aisuop spjusd,, se sodejfia
usuen mau punore juawdojpasp o3 yoeordde oYy paquIdsdp
Apyqnd  ouuelg oy ‘syusweninbor  Suisnoy  9jqeproyiy
punoy yunog 3y jo uoissnosip sdiysumol oy Suung

"$93e][IA 1Isuen
papuedxs 10 mau punore juswdo[aasp pajedonue JWiqLIISap

usyM  ANISUSP S]3us,, WLIS) A} SN PINOYS Ue|J ISR [eur] 3],

adeqIA Nsuea],

*s89001d Furuued
uua-Suoy] sdiysumoy, oy w oouspyuoo oyqnd usyiSusis
[t pue pouad uoneRUIIRX3SI JUSLMD 3y} SuLmMp PaIsPISUOd
AlM} 2q 10U PMOO jeyl SUOLBPUIWWIOIA] PUB  SUWIDUOI |
ssaippe 03 Ajumyioddo ue opraoid jiim sseooxd juoweSedus |
ponunuod y ‘uonjedionred orngnd juny 03 surpwy passaidwoo
€ Fuimol[e uey) Iayiel ‘S)UspISal HR|OJUOIA] JO SPI3U SUIAJOAD |
oy pue ‘suoptpuods juaims ‘ndm Aununuos [njSuresur |
$109]J21 we|J IOSEA] Y} JeYy) dInsud 03 9q pnoys eod oYy, |

‘(3ov s3unaop o1qng uedQ ayy £4q paanbai
se} ‘sardaens uoneuowdun pue ‘saijod ‘syuewipusuwre
ammry ojul pajerodioour ‘sjerrdordde a1oym ‘pue paIopIsuod
Suraq st indur o1qnd Moy sjedIUMUITIO? AJTed[d pinoys digsumo],
YL ‘SUOIIEPUIWIUIOIIT JudPIsaI 03 Suipuodsar pue ‘FUIMIIAL
‘unuanmMoop 10J poyiaw judiedsues] e pue ‘SJUWWIOd SIUOLIII
pue uauM 10§ senmunuoddo ‘spreay jje ur sSunsswl AunuIod
‘donou ofjqnd ajenbape apnjout prnoys sseooad feyusworddns sy,

“Buiuuejd uuey-Buo] sy ur spuapiIsas
a3efua 01 Ajiqisuodsal s, dIysumo], 21 JO pua a1 S Pamala

:




st

Juisnoy I[qepIoyy

19]0BIRYD JLIOISIY PUE J[B3S POOYIOqUSIaN
9oeds usa13 pue Adoues 921

Kyayes uevLysapad

oljjen pue Suryreg o

Ayoedes 19jeMULIO)S PUR 1oMIG @

Adedes ormonnsenuy o

1583] 18 818N[BAS 0} Jesodoxd aFe[[iA |
-psuey) Aue annbal ue[d Issepy 9yl Jey) PUSUILIOdAl Pinom | |

‘ueq J2ISeN [euly oY) ojur pajerodioour |
' Surdq 210399  MIMASI  Qununmod pue preog Jutuuel] |
- syeudoxdde o3 yoalqns pue ‘passnasip Ajorqnd ‘paryiuapl Ajesp
' aq pinoys oriqnd 3 o3 pajuasard Ajsnotasid sem jeym wioly
- ABojoutuusy 1o Ansusjur juswdoppasp ur s3ueyd pasodoad Auy

*soFe[[1A J1sUR) punoie wawdo[aasp

0} Suweyax uaym  Ansusp ySiy, uey Jayer | Ajsuop

| opjuad,, osn pjnoys pue ssadoid Jwisnoy <qqepIoyy punoy
| yunoy ays Surmp 2rqnd ay3 03 pajussaid jusiul pue AS0]0UILLIAL |

3} I JUSJSISUOD 9q PnOYS Ue]J I9ISEA] [euly o1 ‘A[Surpiosny

‘SUOISIOOP asn-pue] 2aImjnj 10J Ylomauweyy jueprodun ue ysijqeiss
M uep 121sejy 91U ur pasn ofenue] oy pue uawdojorop
Jo Ausuoyut 10 [2A9] dwes a1 A2Auod jou op  Ajsuop
yswy, pue  Aysusp JNUSD, JUBSYIUSIS S1 WOHOUNSIP SIY, |

*ASoouruus) ut sSueyo SKY) JO UOKRISPISUOD preoq Suiuuejd _
JO uorssnosip o1qnd ANURISQNS OU sem I ‘SUOISSNOSIP |
Junsaw preog FuTuue]J JO MI1ASI AUI U0 Paseq pue ‘a3pajmoury |
Lw o1, Ayisusp apuss,, jo soejd ur  Aysusp y3mny,, mie) oy asn A
0} sreadde ‘IoAsmoy ‘[eLIBIRW UBJ 1SER SIOFINY WALND dY |

92/6/6 9|0 yeunwy Aq pasedaid




9Z

, "s91a1j0d/sautjapingd ano unyiim sty us juedijdde
| 91 Ji PUR BATE ] SSASSE 0] SUOISIAP Aue Suryjeur a10§aq uonsanb
_ Emozmoﬁzwso:uoaosaogEzoﬁmwsomomoﬂi:aaoévc<
,
,

uswuSipe pue Aouasedsuen; ainsus 03 dn usySy oq 03
P33 Jjeys "A pmoys o3| spiop, ‘Ajdde o) pepusjur s1e spiepue)s
yeym puelsiapun o} drgnd ayj) pue ‘jyers ‘syuapisal ‘siueoijdde ,,
‘spIeoq I0J JNOIP 1 Ayew ues suonein3a1 jedowunw ur
Amdiquiy ‘suonelardioyur Juilrea 0 103[qns 2q Aewr pue Iespd
Apuaroyyns jou are saoueuIpIo unsixa s digsumo ], ayy Jo Auepy |

"SUOISIOOP pue suoneIaqLap 1Y} apingd 03 suoie|n3ax
J 9ATIO0JJ0 PUE IEJ]O dAEY SPIEOQ OSOY) JEl) JINSUS O} UOISIAAL
_
|

10 "UONEdUIR[O ‘Malad) aImbal jey) SSOUBUIPIO JSOY} [1OUNOY) |
diysumo] 2y} 0} puawwodalr pue Ajyuapt Apemndar (OdH)
UOISSTIIIOY) UONBAIISATd JII0ISIH pue ‘(Vg7Z) waunsnpy Jo
paeog 3uwnoz ‘(gd) pieog Sutuug|d 24 18Y) POPUSWILIOINI S )] %

9Z/6/6 49101 yeuiwy Aq pasedaid

spiep [[e Suoure

£jqeymba pajnginsip ore susping pue sj|jousq ISYIOYM

_ syoedun juawdojaasp sagenwm))
Ayoedes aoiazes-jeddiunu pue [00yog

s3ssauIsng Jursixa uo 1oeduy

| SjuapIsSaI Sunsixa Jjo yuswase[dsip [e1usogd

» o o o
S







& outlook
Master Plan Reexamination — Housing Affordability & Transit Centers

Fro
Date Thu 9/10/2026 9:17 PM
To Janice Talley <jtalley@montclairnjusa.org>

You don't often get email from _ Leam why_this is important

Hi Janice,

[ want to thank you for all the work that you, the Planning Board, and township staff do for our community, and all the time you're putting

into the master plan reexamination.

My name is T am writing today because, like 50 many of my neighbors and members of our
sing costs in Montclair, and the pricing out and displacement of long-time families.

local government, I share the decp concern about ri
Preventing displacement and keeping our community accessible must be a central priority as we plan for Montclair's future.

However, all of the evidence I’ve seen suggests that the best way to achieve this is to promote, rather than restrict, new development in our

town. It is entirely understandable why ncw construction makes people uncasy. Over the past decade, residents have watched luxury

apartments go up while rents continued to climb and ncighbors moved away. Naturally, many on our boards and in our town view upzoning

as a driver of displaccment and rising prices.

| don't ask you to take my word for it, nor do I expect a single email from a resident to change minds on its own. What [ ask is that the
Planning Board take seriously the growing body of empirical research from urban economists and policy institutcs (for instance, studies by
Mast at the Urjohn Institute, Bennington, of research summarized by the Urban Institutc and NYU's Furman Center). One of the most
striking findings: when rescarchers tracked the actual address histories of tens of thousands of people moving into new apartment buildings,
they found that building 100 new market-rate units frees up roughly 70 units in lower-income neighborhoods within five years, simply
because households move up and vacatc existing stock. A scparate study found that new construction lowered nearby rents and cut renters’
odds of being displaced to a poorer neighborhood by 17%. The research consistently shows that new buildings appear where demand is
already surging, and restricting supply actually accelerates displacement by forcing affluent buyers to compete for a fixed stock of homes.

research suggests our displacement pressure today would be either the same or, more

If Montclair had built nothing over the last decade,
s us one tangible guarantee: it 2llows us to expand our stock of affordable housing.

likely, worse. On the other hand, adding supply give

Montclair has a prospective need of zero affordable units, meaning no

From what | understand, under Fourth Round housing obligations,
affordable units for current residents, our own local zoning has

external body will mandate new affordable construction here. If we want new
to generate them.

I've been watching planning board meetings on and off for several years now, and it often feels like Montclair already permits modest
development on paper, but in practice projects stall or never materialize. My sense is that height limits, high affordability percentages, and
parking minimums often make the math difficult for developers, so builders never propose anything visble in the first place. Within a short
walk of me, on a stretch of Bloomfield Avenue that is a central area of restaurants, shops, a train station (and a future grocery store), there
are 3 car repair shops, 2 gas stations, and at least 2 empty lots. These strike me as exactly the kind of sites that should hold housing,
including affordable units. But if our rules are too restrictive for 2 project to materialize, we don't get 2 better building instead. We get

nothing: no new units, and no new affordable ones either.
We don't need Lackawanna-scale developments across towa to fix this. The simplest path forward, one the board has already discussed, is
encouraging more housing around our transit centers.

Idcally that would mean all of them, including the west side of Bloomficld from Maple Ave to Elm Street. But Walnut, Watchung, and

Upper Montclair have seen virtually no new development in the past decade, while Bay Street and Bloomficld have absorbed most of it. I

know some committee members are frustrated by that imbalance. These upper stations strike me as the easiest place to find broad agreement.

Encouraging modest growth here makes sense for Montclair for three main reasons:

1. Actually Getting Affordable Units Built: This is really the corc of my argument. I'm not thrilled about developers turning a profit off our
town either, and I don't think it's unreasonablc that people want to keep that in check. But because dedicated affordable-only projects are rare
and exceptionally difficult to finance, the vast majority of our affordable units come as a share of new market-rate development. Permitting



something on paper isn't enough; a project also has to be viable for someone to actually build it. Station-adjacent sites draw the highest level
of interest from builders, which means they're the places where proposals are actually likely to be submitted, approved, and completed.

2. Unlocking State Funding (P.L. 2026, ¢. 78): Under Assembly Bill 3877 (P.L. 2026, c. 78), signed just last month, it is my understanding
that municipalities using a formal reexamination of their master plan to adopt strategies like transit-oriented density or reduced parking
minimums near stations gain preferential status for competitive DCA state grants, Transportation Trust Fund allocations, and up to a 10%
increase in state funding shares for local school facilities projects. That's exactly the kind of reexamination we're doing right now. This bill
hasn't come up in any of the meetings I've watched, but given our local school system's financial situation, if I am understanding these details

correctly, it seems directly relevant to what we're deciding (for reference: TAPinto Montville Housing Law Update).

3. Mitigating Traffic: Residents living near train stations own fewer cars and make fewer daily driving trips, allowing us to add housing
without adding proportional traffic. While this won't climinate traffic concerns completely, it should casc them, and any added congestion
seems like a reasonable trade-off given what's at stake for our town.

The gentrification pressure our town faces doesa't originate in Montclair, and none of it is going away. New Jersey has been underbuilding
housing for years, and the state's own housing agency puts the current statewide shortfall at roughly 150,000 units. Demand for walkable
communitics with direct NYC transit access will remain high regardless of what we put in our master plan. We only get to decide who
absorbs this pressure: new residents in new buildings near a train station, or the neighbors we already have, quietly and slowly getting outbid
for the homes that are already here.

Upzoning near our stations doesn't solve this cleanly, and [ know it isn't the popular position with many on the township council and
planning board. But of the paths actually available to us, it's the one that works with these economic forces instead of pretending we can hold
them off. It’s not a perfect solution. It's just, as far as I can tell, our best path forward.

Thank you for considering these points and for your hard work on this process.

Best regards,



&% Outlook

2026 Master Plan

Date ihu :

To Janice Talley <jtalley@montclairnj.gov>
Cc  Aminah Toler <atoler@montclairnjusa.org>

| cannot 5= it better regarding the angst we foel than this account by llmar Vanderer in the article

attachec “lanner Talley and good afternoon.

| don't know which exceeds the other: a dread that OUr Town Planner does not listen to
residents about OUR town and consider and act accordingly OR the
extraordinarily devastating generational legacy your actions continue to leave in their wake. Your

name is on this.

The goals of the 2006 and 2016 Master Plan have not been implemented
or met. Sarah Avery has written extensively on this. How callous to
present a new 10-year plan for 2026 which flaunts and omits HUMAN
NEEDS and already-established goals and to hide behind the fact that it

can always be amended."

In your own words, “..if this Board does recommend we do a whole new
Master Plan, I think that is an excellent recommendation.”
Aug 31, 2026 Planning Board Meeting

Perhaps indeed we DO need a new Master Plan upon which we can live in
dignity and transparency and equity and equality for the next ten years.

Perhaps you should please stay up nights now at the 11th hour as you've
jammed public input into summer schedules with your own deadline —
this document was prepared months in advance before the public had a
chance for input — now unfortunately for you, respectfully, we need to fix

this.

Generations of displaced and on-the-cusp-of-displacement Montclair
residents, particularly those Black families in the 4th and parts of the 3d
Ward — those who due to the greenlighting of developers anointed by you
as Planner have lost sleep as they lose their homes, businesses, their
adult children who cannot afford to live and work here — some have
managed to remain as the wMaster” Plan is one of displacement and as
density grows, as we wreck our environment, schools, open spaces,



streets, safety, build build build for the wealthy, and put profits above
people, more than the 3000 Black families will be lost. These are our
doctors, nurses, lawyers, firefighters, small business owners, students,
teachers, grandparents, mons, dads, and BELOVED CHILDREN.

I implore you, without being disingenuous, do stay up tonight, tomorrow
night, and get it right. According to you, you have a few more hours to
submit, Planner Talley.

Respectfully, we are not here to do your bidding. You work for us. Your
role is critical. We need a responsive Town Planner. Please do your job re
what the residents in all wards, but particularly the 4th as most impacted
historically and now moving forward, deserve and require as a human
right.

Speak Up or Else: Montclair Planner’s Eleventh-Hour Master Plan Comment Cutoff Spurs Scrutiny

https://www.tapinto.net/towns/montclair/sections/development/ articles/sp eak-up-or-else-montclair-
planner-s-cleventh-hour-master-plan-comment-cutoff-spurs-scrutiny.




RODDY FOR MONTCLAIR

Date: Wednesday, September 9, 2026
To: Janice Talley, PP, AICP — Director of Planning and Community Development

From SR

Subject: Recommendations for the 2026 Master Plan Reexamination

cc: Township Council

Director Talley,

| am writing to submit my recommended amendments to the Master Plan
along with a recommendation for Township Council as a part of the 2026
Master Plan Reexamination. Most submissions the Planning Board will read
during this process ask for specific outcomes, and many viable comments
have been provided by the community. However, my submission's focus is
largely on the machinery that enables outcomes.

. The Asks

Six recommendations for the Master Plan and one recommended
amendment to the Zoning Code

They rest on two, key themes:

1. Under state law, incremental density granted alongside an affordable
housing requirement is a form of compensation. Montclair grants that
compensation first and prices the deal later. By the time a tax exemption is
negotiated, the leverage the density represented is already spent, and
residents pay a second time for the same affordable units.

2. Where the Master Plan should supply a standard, it too often supplies an
adjective; appropriate. Appropriate infrastructure, appropriate public

T



benefits, appropriate transitional zones... Unlike a standard, an approval-
gating adjective provides no published measure against which anyone can
be held.

Together, these produce the below problems that drive the
recommendations that follow. They are centered on three, primary goals:
publish key metrics before the vote that locks in density, replace
undefined adjectives with measurable standards, and put more
accountability for development decisions on the record with our
elected, logislative body.

[I. The Problems

1. Density is compensation, and it is granted before anyone
prices it.
Under the Fair Housing Act, when a municipality requires affordable housing

it must compensate the developer for the associated loss in income and
value. The statute says how:

"Whenever affordable housing units are proposed to be provided
through an inclusionary development, a municipality shall provide,
through its zoning powers, incentives to the developer, which shall
include increased densities and reduced costs." — NJ.S.A. 52:27D-
311(h)

The statute’'s companion provision® allows “for densities necessary to
assure the economic viability of any inclusionary developments, either
through mandatory set-asides or density bonuses, as may be necessary to
meet all or part of the municipality’s feir share in accordance with the
provisions of subsection h. of this section”.
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The Legislature intentionally wired the viability standard to density-as-
compensation in this subsection. Meaning, the statute contemplates
compensatory density that is necessary for economic viability; not simply
the density requested by the applicant. "Necessary” is a quantifiable
threshold. None of this depends on Montclair having a remaining fair-share
obligation: subsection (h) attaches “whenever affordable housing units are
proposed to be provided through an inclusionary development” (no fair-

share condition).

The Master Plan takes this position, as well. The Unified Land Use and
Circulation Element states:

"Increases in density suggested by this Unified Plan could be
considered as a compensatory benefit sufficient to support the

required affordable housing set aside."?

The Lackawanna Plaza Redevelopment Plan reproduces that sentence
where it references the Master Plan's recommendations, and Township
Council recited it again in the resolution setting forth its reasons for

adopting that plan.

“Sufficient to support’, like “necessary" for "economic viability”, is a
quantifiable position. Whether the density was actually sufficient can be
answered, but doing so requires the question to be asked before the
density is granted. The Township's normal-course sequence puts that

guestion after.

2. The sequence is the mechanism.

The reason this persists is the order of operations.

Density is adopted at the redevelopment plan stage by Township Council
ordinance, and at that moment the Township typically holds no financial

R M AR



information about the project at all. The PILOT agreement, which is where
we've historically received financial disclosure, comes several stages
(sometimes years) later.

By then, the compensation from the incremental density has already been
granted. Whatever leverage the density represented is gone. The Township
arrives at the PILOT agreement negotiating table holding nothing.

This asymmetry exists because only one party (i.e. the developer) has the
underlying data. No developer proposes a unit count, a building height, and
a unit mix without modeling the economics first. The pro forma always
exists. It just isn't disclosed. By the time it is, the decision it could have
informed has already been made.

3. Because the pricing comes last, the Township pays twice.

This is the consequence residents feel the most.

As previously stated, a density bonus is a form of compensation for an
affordable housing obligation. But because nothing connects the
incremental density to the compensation when the density is granted, the
obligation is still sitting there unpriced when the applicant returns at the
PILOT agreement stage where it's argued that the affordable units require
tax relief for economic viability.

Residents give up density value and tax revenue with the second payment
being justified by the same affordable units the first payment was
supposed to have covered (at least in part), because the value of the
incremental density isn't offset against the loss in income it was meant to
compensate. By the tax exemption stage there is nothing left to negotiate
with.
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4. Where the plan owes a standard, it supplies an adjective.

The same defect appears across at least eight, different Plan documents.
Three examples:

« density traded for "appropriate public benefits” in the Unified Land Use
and Circulation Element?;

« density directed to areas with "appropriate infrastructure” in the
Sustainability and Resilience Amendment®;

« Residential neighborhoods to have "appropriate transitional zones”
with adjacent commercial zones in the 2026 Overview's Initial
Recommendations®, showing that the pattern is currently being written

into the reexamination.

None of the three is defined anywhere in the Master Plan or in the Zoning
Code. The cost is not abstract. A board member asked to weigh whether
infrastructure is "appropriate’ is being asked for a discretionary opinion.
While, a board member asked whether, for example, verified sewer capacity
exists is being asked a question with a definitive answer. The first invites
the legal risk that we're so often warned about. The second resists it. The
Unified Land Use and Circulation Element also makes this argument, in its
recommendation to create a stronger design review process:

"Discretionary design review... is problematic because it leaves the
Township vulnerable to legal challenges that decisions are arbitrary,
capricious or vague. Clearly stated administrative requirements avoid

this problem."®

Standards are what make decisions concretely supportable.
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lll. The Recommendations

Recommendation 1 — Disclosure at the density stage

Any application or plan seeking residential density, height, or floor area
above the applicable base standard, or carrying an affordable housing
requirement, should file a financial disclosure package: the unit count and
mix, the rent or sales schedule by unit type and affordability tier, operating
expenses, net operating income, total project cost split between hard and
soft costs, the developer fee, the assumed capitalization rate, and the
projected stabilized return. The level of line-item detail should at least
match what has historically been provided at the PILOT agreement stage.
Just earlier...

Why the trigger has to be the density request and not the exemption.

The disclosure package that we typically see at the PILOT agreement stage
is triggered by an application for a long-term tax exemption’; an event
whose timing the applicant controls. An applicant who expects the
numbers to show that the project works without tax relief has every reason
not to file for that relief until after the density is granted and the moment
for analysis has passed. Tying disclosure to the exemption therefore
rewards deferral.

A developer would forgo a tax exemption when the density alone makes the
project viable, which is the Fair Housing Act’s design working exactly as
intended and precisely the finding this recommendation seeks to produce.
A project that takes the incremental density and then returns for the
exemption is making a different claim: the compensation already granted
was insufficient. That claim is checkable, and it should be checked
before the density is granted. The disclosure should therefore attach to
the affordable-housing requirement and the density request.
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Recommendation 2 — The Fiscal Analysis: Four Numbers Before

the Vote

Before Township Council adopts any redevelopment plan or zoning
amendment permitting density, height, or floor area above the underlying
standard, the Township should publish an independent analysis funded by

the applicant answering four questions.

THE QUESTIONS

1. Whatis required to be delivered? The affordable obligation
actually applicable to the site in question and anything the
Township chooses to require beyond it, identified as a choice.

2. What does delivering it cost? The value the affordable
requirement removes from the project.

3. What is the density worth? The value created by the public act of
granting the incremental density, which is the difference between
the project’s value with the incremental density and its value
without it. This question seeks to answer “What value was created

that didn't exist before?".

4. What, if anything, is still owed? Number 2 minus Number 3,
floored at zero and offset against any exemption, abatement, or
other concession subsequently granted.

The Township has commissioned economic studies in the past. However,
their focus has typically been the marginal, municipal cost of serving the
project (i.e. police, fire, and schools) against the revenue it will produce.
That is a fair municipal budget question. However, it does not value the
affordable obligation, and it does not value the density granted to
compensate for it. Numbers 2 and 3 above are absent.
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What this applies to and when it is due.

This recommendation suggests that the requirement apply to any
ordinance adopting a redevelopment plan or zoning amendment that
would permit density, height, or floor area above the base standard.
The analysis must be published before the first reading of the ordinance.
And it should be a precondition to adoption. An ordinance should not be
adopted without it.

Publication of the fiscal analysis at introduction gives the public the interval
between the two readings to voice their concerns. This recommendation
does not lengthen the statutory time frame between introduction and final
passage. It simply asks that one more document be in the public's hands
when the interval begins.

One objection is worth proactively addressing. The statute that sets that
timetable® closes with: "No other notice or procedure with respect to the
introduction or passage of any ordinance shall be required.” Read broadly,
that sentence could bar any additional step of any kind. However, this
subsection governs notice and its publication. What is recommended here
is not a change in notice at all. It is a change in Master Plan policy, which is
the focus of the reexamination.

In the event that density, height, or floor area is increased after
introduction, or the set-aside reduced, the analysis should be updated and
re-published. Otherwise the figures the public reviewed are different than
those being adopted.

A separate objection to this is already on the record. In adopting the
Lackawanna Plaza Redevelopment Plan, the Township Council stated that
questions of economic impact are “largely beyond the purview of the
Planning Board.” The same position was stated at a recent Master Plan
reexamination session in response to a resident’s question about how the
process accounts for financial sustainability: "land use plans do not



evaluate the financial aspects of property value.. It really doesn' focus on
values.” Three points should be made here.

The argument does not survive its own logic. If the economic
consequences of a redevelopment plan lie beyond the Board's purview,
then so does the grant of compensatory density that produces them. A
body cannot be qualified to award the benefit and not qualified to know its

price. They are one transaction.

The Master Plan does not agree. It already recommends that "Larger
development projects should be required to submit an economic impact
analysis so that the impacts of development can be evaluated as
conditions change.”™ What is asked here is simply the Township's own
recommendation with more robust context.

The statute doesn't agree either. Municipal Land Use Law states, as a
purpose of the act™, “To encourage the appropriate and efficient
expenditure of public funds by the coordination of public development
with land use policies.” Land use and public money are joined in the
Municipal Land Use Law's own account of what the law is for.

Finally, to be clear about what is being asked of the Planning Board: this
recommendation does not ask the Planning Board to perform an
economic assessment. [t is asked to note whether the analysis this
recommendation adds to the Master Plan was prepared and published.
That is a question of consistency with the Master Plan.

Where the analysis confirms that the density is necessary for economic
viability, an informed decision can be made on that basis. This is the point
of doing the analysis upfront. Where it supports less, the remaining
capacity is leverage the Township currently gives away for free. Either way,
the elected, legislative body (not an unelected, quasi-judicial body)
decides with complete information in public. This implements the Fair

Housing Act in spirit.
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This recommendation leaves two issues to resolve. First, the methodology
has to be standardized. Market rents, capitalization rates, and stabilized-
return assumptions are exactly where a contested number is manufactured,
and a requirement that leaves them to the preparer invites a dispute.
Second, the requirement has to anticipate avoidance. The trigger has to
be drafted so that the same density grant can't arrive by another route
without the analysis.

Recommendation 3 — Calibrate base density and height so the
bonus has somewhere to go

The Unified Land Use and Circulation Element records the problem, in its
discussion of Montclair Center (p. 109):

"..there is only one building on Bloomfield Avenue, outside of recent
redevelopment areas, that is six stories tall. Montclair Center is
defined by a mix of buildings that generally range in height from one to
four stories."

Base zoning already sits above the built context. So when the Fair Housing
Act's density compensation is added on top of it, the result is a building
height well beyond what the corridor contains, and every project needs an
exception to get there.

Set the base at the contextual level, and reserve the increment above it
for the compensation the statute requires. This is an arrangement under
which the affordable obligation can be paid for in density without
producing an outsized structure or imposing undue fiscal burden on
residents via PILOT agreements. It is also an arrangement under which the
Township stops giving away its bonus capacity before the obligation is even
priced.
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Recommendation 4 — Define "appropriate infrastructure,” and

measure it

The Sustainability and Resilience Amendment ("SRA") directs the Township

to "continue to promote higher density, compact, mixed-use development
in areas with appropriate infrastructure to reduce automobile dependency
and reduce carbon footprint while limiting future development in areas

that are environmentally constrained.™

"Appropriate infrastructure” isn't defined anywhere. Not in the SRA.. Notin
the Zoning Code... Accordingly, it is open to interpretation. And the
capacity it refers to has never been measured. The element assesses
hazard exposure in depth, including a critical-facilities inventory, floodplain
mapping, and impervious surfaces. However, those answer what is
exposed. They do not answer if we can carry the growth that we're
promoting. To answer this, the Township needs to perform an

infrastructure build-out analysis.

The law requires this. The statute says that the vulnerability assessment
shall “include a build-out analysis of future residential, commercial,
industrial, and other development in the municipality,” together with an
assessment of the identified climate threats and vulnerabilities "related to

that development.™

Despite this legal mandate, the SRA says...

"The Township's 2023 CCRHVA opted not to conduct a build-out
analysis, noting the limited availability of vacant, developable lands. In
accordance with the Municipal Land Use Law (MLUL), a build-out
analysis is important to understand the remaining development

potential within Montclair and the associated impacts on
infrastructure, community character, and climate resilience."?




We can't opt out of a statutory "shall”. Furthermore, the statute says future
development™, not future vacant-land development, and the SRA records a
projection of "approximately 600 new housing units by 2035"%. The growth
is anticipated. Yet, the analysis of the supporting infrastructure capacity
has not been performed. The SRA simply states that the township is almost
“fully built-out”, which cannot objectively be considered a good-faith
analysis.

"Appropriate infrastructure” should be defined to require three things,
all of them measurable:

1. Verified surplus capacity: Sanitary sewer, stormwater, water supply,
and roadway documented by the Township Engineer in consultation with
the responsible utilities.

2. A measured locational test: A ten-minute walk to a NJ Transit rail
station, measured along the pedestrian street network, together with
location in a designated redevelopment area, commercial corridor, or
center identified in the land use plan element. Leaving "appropriate
infrastructure” undefined could be interpreted to mean simply the
presence of a sewer line and a paved street, which describes every
block in town.

3. Quantified environmental performance that is materially better than
building code, including stated numeric thresholds that must be met
and verified during inspection (e.g. envelope performance expressed in
terms of air-tightness and assembly insulation values, stormwater
retention, impervious surface reduction, etc.).

The trade this recommendation proposes is explicit. Where the
Township grants density above the base standard, it is granting something
of measurable value. In exchange, the public receives a materially and
measurably more efficient building and a genuinely transit-served location
in line with the smart growth principles the SRA claims, both of which
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quantifiably reduce climate vulnerability. Both sides of the trade should be

stated as numbers.

The density-as-sustainability premise should be retired from the
element. The element promotes higher density "to reduce automobile
dependency and reduce carbon footprint™. Density is being offered as a
climate strategy in and of itself. It is not. Where it delivers measurable
environmental benefit, the benefit should be measured. Where it does not,

the element should not imply otherwise.

What form a density policy should take.

While the climate change-related hazard vulnerability assessment is a
component of the land use plan element, the statute details what it is for:"

1. analyze current and future threats to, and vulnerabilities of, the
municipality from climate-related natural hazards;

2_include a build-out analysis of future residential, commercial, industrial
and other development, and the threats to that development;

3. identify critical facilities, utilities, roadways and other infrastructure
needed for evacuation and for sustaining quality of life during a disaster;

4, analyze the impact of natural hazards on components of the master
plan;

5. provide strategies and design standards that may be implemented to
reduce or avoid risks;

6. state how the assessment integrates with hazard mitigation, floodplain,
emergency management, recovery and capital improvement planning;
and

7. rely on the most recent hazard projections and best available science
from the Department of Environmental Protection.
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All seven of these are diagnostic or risk-reducing. None of them authorizes
a development ideology.

Municipal Land Use Law requires that density appear in the master plan as
"a statement of the standards of population density and development
intensity recommended for the municipality.”® The operative word is
standards.

The Unified Land Use and Circulation Element's section titled Land Use
Standards provides a good example of this, stating zone-by-zone a very
specific set of standards. Each is a number fixed to a place that can be
applied to a parcel before an application is decided and checked against
afterward.

"Continue to promote higher density" is not a standard of that kind and
appears as one nowhere in any element. It states a direction without a
number, threshold, or boundary. Nothing in it can be applied to a particular
application, and nothing in it can be measured afterward to determine
whether it was followed. This invites more of the same legal risk that we're
repeatedly warned about.

The remedy is a scope provision. The Sustainability and Resilience
Amendment should be amended to state that it does not, by itself,
authorize any increase in permitted density, height, or floor area and does
not substitute for the standards of the land use plan element. If the
Planning Board intends transit-oriented density, then the definition
recommended above supplies the criteria. The intended density must then
take the form the statute requires: "a statement of the standards of
population density and development intensity.” That is the practical effect
of the firewall: a hazard assessment may say where growth is appropriate
on hazard grounds, but the moment the Township wants to say how much
or what kind of growth, the statute makes it write a number. This
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recommendation prevents a hazerd assessment from operating as a
second, parallel source of zoning authority.

Recommendation 5 — State the affordable housing floor in the

Housing Element.

The Housing Element and Fair Share Plan, one of the two elements a zoning
ordinance must be “substantially consistent with™8, should state as
adopted municipal policy that the minimum set-aside established by
Zoning Code” applies within areas in need of redevelopment or
rehabilitation, and that any redevelopment plan providing less is
inconsistent with the Master Plan.

What the Master Plan says today, and why it is not enough.

The Unified Land Use and Circulation Element already endorses the
standard. It says that the Township's "existing affordable housing policy
requires that 20 percent of all dwelling units in projects creating five or
more new units must be affordable.” It also notes that the policy has been
endorsed by the Housing Commission and the Senior Citizen Advisory
Committee and calls it "still a valid goal™™® But a goal is what it remains
today; not policy. The Element asks the Township to “investigate zoning
and/or other compensatory benefits that make the 20% set aside
achieveable™™®, which is an instruction to pursue the standard; not a
statement that the Master Plan requires it. That distinction is the whole
problem. A redevelopment plan providing less than the minimum is not
inconsistent with a goal, because a goal states no benchmark to depart
from. Stated as adopted policy in the Housing Element, the same number
becomes a benchmark, and a departure from it becomes something

Township Council must vote on and explain.

What it fixes and why this rather than an ordinance.
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The Township's inclusionary standard is displaced in redevelopment areas
today. The displacement is authorized by the Zoning Code™, whose
authorizing subsection closes as follows:

"This article may be superseded in areas in need of redevelopment or
rehabilitation by a redevelopment plan duly adopted pursuant to
NJ.S.A. 40A:12A-1 et seq."

The instinctive repair is just to strike that sentence. That repair is weaker
thanit looks.

The Local Redevelopment and Housing Law provides that a redevelopment
plan "shall supersede applicable provisions of the development regulations
of the municipality” 2°. The Municipal Land Use Law defines “development
regulation” to include a zoning ordinance, which the inclusionary ordinance
is. This definition reaches “a zoning ordinance, subdivision ordinance, site
plan ordinance, official map ordinance or other municipal regulation of the
use and development of land.”® The Master Plan is not among them. The
statute defines a master plan separately as “a composite of one or more
written or graphic proposals for the development of the municipality."2 By
the state's own definition, the Master Plan (i.e. a proposal) is not a
regulation. That difference is the reason the ordinance route is exposed
and the Master Plan route is not.

A floor stated in the Housing Element does what an ordinance cannot
reliably do. It makes a deviating plan inconsistent with the Master Plan.
State law allows Township Council to still adopt a redevelopment plan
despite an inconsistency??, but only "by affirmative vote of a majority of its
full authorized membership with the reasons for so acting set forth in the
redevelopment plan”.
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This does not guarantee any percentage of Affordable Housing.
However, it does guarantee the transparency provided by a recorded vote,
a stated reason, and a reviewable record. This is the machinery that was
used when Township Council adopted the Lackawanna Plaza
redevelopment plan despite the Planning Board's inconsistency findings.
Regardless of how one feels about this particular decision, that is the

statute operating exactly as written.

This recommendation attempts to set a benchmark against which a
departure must be measured and explained by our elected officials on the
record. Every part of that is within the Planning Board's authority over the

Master Plan.

Recommendation 6 — Strike the supersession clause, as a
transparency measure.

Referred to Township Council.

The reexamination report may also recommend changes to the
development regulations. | ask that it recommend striking the supersession

sentence from § 347-153(B).

This would not make displacement impossible, as the statute2® permits a
redevelopment plan to supersede development regulations whatever the
Zoning Code says. However, striking the sentence removes the Township's
own standing advance consent. Today the Code pre-authorizes
displacement of the inclusionary standard permanently for every future
plan. Strike this sentence, and displacement becomes an express act that
has to be debated and defended by Township Council in each plan that
takes it. The statute's permission survives. The Township's blanket pre-

approval does not.

Paie 17 of 22



Recommendation 7 — Reexamine the Master Plan every five
years.

The reexamination report should recommend, and the Master Plan should
state as policy, that the Township conduct a reexamination of its Master
Plan and development regulations every five years.

The statute sets a floor; not a schedule. The Municipal Land Use Law
requires the Master Plan to be reexamined “at least every 10 years™*.
Nothing in the section discourages a municipality from doing better. The
2026 Master Plan Reexamination Report Overview describes the statute as
requiring reexamination "every ten years"?® but omits the statute's words “at
least”. Ten years is too long between reexaminations.

Comparable municipalities already do this. Morristown, for example,
reexamined its Master Plan in 2018 and again in 2022; four years apart.

Under the statute, directing that the reexamination occur is Township
Council's role.?* However, recommending the cadence and stating it as
Master Plan policy is squarely within the Planning Board's reexamination
report.

[V. Closing

These recommendations ask the Master Plan Reexamination to untie the
Planning Board's hands, bring more accountability to our elected officials,
and increase transparency behind the decisions that have contributed to
adverse financial impacts to the residents of Montclair; particularly since
the last reexamination. The tools exist. The authority exists. My hope is
that the political will exists to effect these changes on residents’ behalf.

Every gap described here was a deliberate choice, from granting density
without pricing it to injecting "appropriate” ambiguity that drives legal-risk-
based decision making instead of standards-based decision making.



Choices can be made differently, and the reexamination provides this

opportunity.

Respectfully submitted,
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Comment on Master Plan

Fro WP ARES R (AT S AN
Date Fri 9/4/2026 3:10 PM
To Janice Talley <jtalley@montclairnjusa.org>

Dear Janice,

| was not aware that you were collecting comments on update to the Master Plan, so the board
can discussed. Although | have written to you twice about the issues of transit villages. let me

give you a specific comment that can be shared.

With the 4th round affordable housing report, the planner discussed in public that there would
be gentle density around any new transit villages. | assume that is what went into the report.

Gentle density was stressed.

changed that to high density. To my knowledge, and

Rutgers, in their report for the master plan,
no public discussion regarding this change, by

the review of planning board videos, there was
the planning board.

e final report to be gentle density. That is the most people will be

| would like the wording in th
ion, and the only density that the 4th round affordable housing

willing to tolerate, in my opin
report discusses.

Regards,
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2026 Master Plan Findings and Proposed Sign Ordinance Amendments

Fro!
Date Fri 9/4/2026 10:54 AM
To Janice Talley <jtalley@montclairnjusa.org>

Ce inab Kazmi <zkazmi@montclairnjusa.org>

§ 1 attachment (7 MB)
Revision to Montclair Commercial Signage Ordinance 347.pdf.

2026 Master Plan Findings and Proposed Sign Ordinance Amendments

Ms. Talley,
Please find below proposed language for a Planning Board Master Plan findings statement for the

2026 Master Plan, together with suggested amendments to Article XVIII, §§ 347-105 through 347-
110.5, particularly § 347-108 (Prohibited Signs) and § 347-109.3 (Temporary Signs).

FYl:

ugh Chapter 347, Article XVIll — Signs, with an additional
d inside the public street lines/right-of-way. The provision
109.3.

Montclair regulates signs principally thro
separate ordinance governing signs place
most directly addressing temporary signage is Montclair Code § 347-

Proposed Master Plan Finding: Temporary Signs

| believe the Planning Board should consider making the following recommendation as part of the

2026 Master Plan:

g inventory.

Residential property should not function as temporary commercial advertisin

The Montclair Planning Board finds that the proliferation of temporary commercial advertising signs associated with

construction, landscaping, home improvement, real estate services and other commercial activities creates visual clutter

in residential neighborhoods; introduces commercial advertising into areas whose predominant character is residential

detracts from streetscape continuity, landscape character and architectural quality; diminishes the visual integrity of the
public realm; and is inconsistent with the Township's legitimate objectives of protecting neighborhood character, historic

character, aesthetics, resident quality of life and preservation of property values.
| would then add the following clarification:
ulate the physical use of land and the visual effects of signage and not to

These regulations are intended to reg
suppress any viewpoint or idea.



Basis of Action: Revision of § 347-109.3
I would also strengthen § 347-105 at the same time.

Temporary freestanding signs shall not be permitted in residential districts except as expressly
authorized by this section. No premises in a residential district shall be used for the display of
advertising identifying a contractor, subcontractor, architect, landscape contractor, painter,
roofer, home-improvement provider, supplier or other commercial service provider performing
or having performed work upon the premises.

It is equally important that the ordinance clearly identify the categories of permitted signage,
together with appropriate limitations. These could include:

Real Estate For Sale Signs, with strict limitations on size and duration;

Political Signs, permitted during a defined period prior to elections and subject to a clear removal
timeline; and

Congratulatory Signs for Graduates.

The objective would be to establish a clear, logical and administratively enforceable standard that
protects the residential character and visual quality of Montclair while identifying those limited
categories of temporary signage that the Township determines should remain permissible.

For ease of reference and precedent, included are the Ordinances of Glen Ridge, Essex Fells and North
Caldwell which prohibit commercial signage from residential areas both on private property and the
public right of way.

Best,
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“Public Realm Visual Quality and Sign Enforcement” program

Background: Residential Public Realm Sign Standard

Chapter 347, Article XVIII — Signs.

Montclair regulates signs principally through Chapter 347, Article XVIII — Signs, with an
additional separate ordinance governing signs placed inside the public street lines/right-of-way.

The provision most directly addressing the examples you gave is Montclair Code § 347-109.3 —
Temporary Signs.

Residential property should not function as temporary commercial advertising inventory,

Basis of Action: Revision of §347-109.3

The legislative findings are essential

T would strengthen §347-105 at the same time.
The Township should make a factual legislative finding along these lines:

The Township Conncil finds that the proliferation of kensporary conmmeriial advertising signs associated with
amstruction, landscaping, home improvement, real estute servives and other commercial activities creates visual cutter i
residential neighborhoods; iutroduces commercial adveriising into areas whose predomiant character is residential:
detracts from streetscape continuity, landscape character and architectural guality; dimmishes the visual infegrily of the
public realm; and is inconsistent with the Township's legitimate objectives of protecting weighborbood character, bistorc
character, aesthetics and properly valyes.

Then add something importan:

These regulations are intended to regnlate the physical nse of land and the visual effects of signage and not to snppress
any viewpoint or idea.

Temporary freestanding signs shall not be permitted in residential districts except as
expressly authorized by this section.
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Then allow only narrow categories necessary to the residential use and constitutionally protected
communication, with size/number/duration rules.

Separately:

No premises in a residential district shall be used for the display of advertising identifying a
contractor, subcontractor, architect, landscape contractor, painter, roofer, home-
improvement provider, supplier or other commercial service provider pesforming or having

petformed work upon the premises.

Rather than presenting the ordinance politically as a “ban on contractor signs,” I would frame it a3

a Residential Public Realm Sign Standard.

The policy objective becomes:

Residential property should not function as temporary commercial advertising inventory.

That is a far stronger urban-design principle.

A homeowner is receiving a residential land-use entitlement. The contractor already has abundant

alternative channels for advertising:

website

Google search
vehicles

direct mail

social media
commercial premiscs
business directoties
teferrals

digital advertising

The homeownet's lawn does not need to become 2 billboard merely because work is occurring there.

That fact also helps support the proportionality of the restriction.

Montclaie can likely eliminate contractor and similar commercial advertising signs from
residential private property altogether, but it should do so catefully. The strongest legal route
is not to declare that “commercial messages arc aesthetically undesirable.” Tt is to amend the sign
ordinance so that Montelair regulates the type, location and physical presence of temporary
advertising sigus. suppurtcd by explicit tindings concerning public-rcalm quality, visual cluticr,

neighborhood character and property values
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Montclair already has unusually useful legislative findings in §347-105: the sign ordinance is intended
to control publicly visible signage, improve “quality and order,”” preserve attractiveness and historic
character, protect property values, and ensure compatibility with buildings and neighborhoods. New
Jersey courts have expressly recognized aesthetics and visual appearance as substantial
governmental interests supporting sign regulation.

The particulatly important New jersey precedent is State v. Miller, 83 N.J. 402 (1980). The New
Jersey Supreme Court specifically observed that, although “for sale” signs occupy a different
constitutional position, commercial signs of contractors working on homes may be excluded
from residential ncighborhoods. That gives Montclair a substantially stronger legal basis for
eliminating contractor advertising than for simply eliminating every temporary sign.

I would restructure §347-109.3 rather than merely reduce the allowable size
Montclair presently defines a construction sign as a temporary sign identifying architects, builders
or contractors working on the premises and then affirmatively permits such signs subject to size,

height, duration and setback requirements.

The cleancst change is to delete the provision permitting construction signs in residential
zones.

In effect:

Current rule

Contractor signs are allowed if they satisfy dimensional requirements.
Proposed rule

Contractor/business advertising signs associated with construction, alteration, repair, landscaping or
other services are not permitted in residential districts.

That is much cleaner than trying to create a 1-square-foot limit or a 25-foot setback designed to
accomplish an indirect prohibition.

But I would distinguish three categories

This is important legally.

Category Recommended Montclair treatment
(..ont.ra'c‘tor / architect / landscaper / roofer / painter Prohibit in residential districts
advertising

General off-premises commercial advertising Prohibit
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Recommended Montclair treatment

Category
For Sale / For Rent signs Retain but tightly regulate

. ] Regulate through content-neutral
Noncommercial temporary signs sizg;ﬂ:umber / dguradon rules

Required construction permits safety notices, house .
q permits, satety ’ Expressly exempt/authorized
numbers, govcmmcntal notices

“For Sale” signs in a 100% commercial-sign prohibition is
ourt has given residential real-estate signs special
Court itself distinguished them from contractot signs

‘The rcason I would not include
constitutional precedent. The Supreme C
protection, and the New Jersey Supreme
in Miller.

So Montclair can pursue your actual public-realm objective without uanecessarily putting the entirc
otdinance at risk.

The strongest ordinance would focus on residential property

There is an important difference between saying:

“ABC Roofing may never advertise anywhere in Montclair.”

and:

“Temporary business advertising signs are not permitted as accessory signage on ressdentially omed property.”

The second is substantially easier to defend.

Montclair's

Commercial districts obviously need permanent identification signage for businesses.
signs and

existing ordinance alrcady separately regulates wall signs, window signs, freestanding
sidewalk signs in nonresidential districts.

So [ would create a deliberate distinction:

Residential districts: no contractor/ service provider advertising signs

Commercial districts: business identification signage remains allowed subject to Montclair's
architectural /sign controls.
Public right-of-way: ro private ¢ ymmercial advertising signs whatsoever.

That creates a coherent land-use radonale rathcr than appearing to suppress businesses' speech.
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The legislative findings are essential

I would strengthen §347-105 at the same time.
‘The Township should make a factual legislative finding along these lines:

The Township Council finds that the proliterarion of remporary commercial advertising signs
associated with construction, landscaping, home improvement, real estate services and other
commercial activities creates visual clutter in residential neighborhoods; introduces commercial
advertising into areas whose predominant character is residential; detracts from streetscape
continuity, landscape character and architectural quality; diminishes the visual integrity of the public
realm; and is inconsistent with the Township's legitimate objectives of protecting neighborhood
character, historic character, acsthetics and property values.

Then add something important:

These regulations are intended to regulate the physical use of land and the visual effects of signage
and not to suppress any viewpoint or idea.

That legislative record matters. The New Jersey Supreme Court has said municipalitics need to
demonstrate that sign restrictions actually relate to the governmental interest asserted rather than
relying on a bare invocation of aesthetics.

I would therefore have Planning staff prepare a small evidentiary record before adoption:
photographs of contractor-sign proliferation, examples from representative Montclair streets,
existing Master Plan language concerning neighborhood character, and perhaps examples from
comparable municipalities.

That costs almost nothing but greatly improves defensibility.

A significant First Amendment drafting issue

Montclair should avoid writing an ordinance that requires an enforcement officer to read every sign
and determine its subject mattet unless there is 2 sound legal reason for that distinction.

In Reed v. Town of Gilbert, the Supreme Coust held that sign categories defined by what the sign
says can constitute content-based regulation. The New Jersey Supreme Court has likewise warned
against sign regulations whose permissibility depends on the message or putpose of the display.

Commercial speech does receive less protection than noncommercial speech, so a carefully
constructed commercial-sign provision can still be valid. New Jersey courts apply the Cenira/
Hudson commercial-speech framework and recognize aesthetics and traffic safety as substantial
governmental interests.
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But there is an even safer drafting technique.

Regulate the physical sign first

For example, Montclair could provide:

Temporary freestanding signs shall not be permitted in residential districts except as
expressly authorized by this section.

Then allow only narrow categories necessary to the residendal use and constitutionally protected

communication, with size/number/duration rules.

Separately:

No premises in a residential district shall be used for the display of advertising identifying a
contractor, subcontractor, architect, landscape contractor, painter, roofer, home-
improvement provider, supplier or other commercial service provider performing or having

performed work upon the premises.

The Township Attorney should refine that language against current Fitst Amendment law, but
conceptually this is the structure I would recommend.

There is an even stronger public-realm approach

Rather than presenting the ordinance politically as 2 “ban on contractor signs,” I would frame itas

a Residential Public Realm Sign Standard.

The policy objective becomes:

Residential property should not function as temporaty commertcial advertising inventory

That is a far stronger urban-design principle.

A homeowner is receiving 2 residential land-use entidement. The contractor already has abundant

altermative channels for advertsing:

website

Google scarch
vehicles

direct mail

social media
commercial premises
business directories
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referrals
digital advertising

The homeownet's lawn does not need to become a billboard merely because work is occurring there.

That fact also helps support the proportionality of the restriction.

What I would do with contractor vehicles

Be careful here.

Do not try to prohibit ordinary commercial lettering on a contractor's truck simply because it is
parked legally while work is underway. That raises a separate set of vehicle, commercial-speech and
enforcement issucs.

Instead distinguish:

Ordinary commercial vehicle present because workers are actually performing
work: permitted subject to parking law.

Vehicle/trailer deliberately patked or positioned primarily as an advertising display: subject
to sign regulation if Montclair can formulate an objective definition.

That closes an obvious loophole without creating unnecessary litigation.

What I would do with fencing and construction batriets

Another loophole should be addressed explicitly.
Prohibit:

banners attached to construction fences;
contractor logos on temporary plywood batrriers;
promotional wraps;

QR-code advertising;

subcontractor placards;

supplier advertisements.

But allow required:
*  building permit information;

* OSHA /safety notices;
e emergency contact information;
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o legally required contractor-licensc information.

The ordinance should permit only the minimum information legally required for the construction

activity.
Enforcement should be almost automatic

For private residential property:

First notice: owner/ contractot directed to remove within perhaps 24-48 hours.
Failure: summons and cscalating daily penalties.

For public property/right-of-way:
Immediate removal without notice, under the Chapter 277 amendment.

So Montclair potentially can cite the contractor or builder whose sign is illegally installed,
rather than being limited to pursuing the homeowner.

Penalties

For a Chapter 347 zoning/sign violation, §347-6.4 allows a fine of up to $1,000 for each
violation for each day it continues, and potentially imprisonment of up to 90 days. More
importantly for routine enforcement, the ordinance specifically makes a continuing violation a

separate offense for every day.

For signs governed by Chapter 277 within public street lines, §277-3 provides for a fine of up
to $2,000, up to 90 days' imprisonment or community service, and again treats each day as a

separate violation.

Removal authority is a little more nuanced

Chapter 277 expressly says the Township Engineer may remove, without notice, signs within
the street lines when they become dilapidated or unsafe.

The Township should expressly permit enforcement against both the property owner and the
commetcial entity identified on the sign, because otherwise contractors will simply distribute

signs and leave homeowners responsible.

Montclair's present zoning enforcement framework already reaches architects, builders, contractors
and others who participate in violations. That is a useful foundation.
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Recommended Montclair model

I would aim for this very simple regulatory outcome:
Residential neighborhoods are commercial-sign-free environments.

Permanent and temporary commercial advertising signage is prohibited on residential premises
except where specifically required by law.

Residential real-estate signs remain permitted subject to strict size, number, placement and duration
limits.

Noncommercial expression remains governed by uniform content-neutral dimensional standards.
Commercial signs are categorically prohibited from public rights-of-way and Township property.

Commercial districts retain appropnately designed business-identification signage under Article
XVIIL

That would get Montclair very close to the 100% elimination you ate seeking, while avoiding the
much greater constitutional risk of literally prohibiting every sign containing 2 commercial message
everywhere in the Township.

Most importantly, there is vnusually favorable New Jersey authority for this exact proposition: the
New Jersey Supreme Court has already stated that contractor signs associated with work on
residences may be excluded from residential neighborhoods.

If Montclair wants this to withstand a serious legal challenge, I would treat Stare r. Miller as the
cornerstone of the ordinance amendment and build the legislative findings and regulatory
architecture around it.

10
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PRECEDENTS: North Caldwell, Essex Fells & Glen Ridge

The controlling provisions in Montclair are in Township Code Chapter 347
(Zoning), Article XVIII - Signs.

North Caldwell, Essex Fells and Glen Ridge all have

Ordinances that effectively prohibit the
commercialization and visual pollution of
streetscapes and neighborhoods. Each township has a
sensible, enforceable and legally defensible restriction of
commercial signage in their communities. Absolutely,

so should Montclair.

Please see examples of ordinances of neighboring towns for your convenient
reference.

Township Code Chapter 347 (Zoning), Article XVHi should be revised to
be consistent in spirit and effect as those referenced below:

GLEN RIDGE

For residential districts (R-1, R-2, R-3 and R-4), the ordinance permits only:

1

Revision to Montclair Commercial Signage Ordinance §347-109.3




The operative Glen Ridge ordinance is § 17.20.040 - Slgns (now codified in Title 17, Zoning). The key language is:

"No sign, including but not limited to a billboard or a signboard, may be
erected and maintained except as hereinafter permitted.”

A. Signs in R-1, R-2, R-3 and R-4 Zones
1. Church Signs

and

2. Sales or Rental Signs

"One sign announcing that the premisas on which it is located is available for sale or rental is permitted..." followed by
size and placement restrictions.

The ordinance contains no provision permiiting contractor advertising signs, such as:

Roofing contractor signs
Landscaper signs

Painter signs

Remodeling contractor signs
Masonry contractor signs
HVAC contractor signs

e & & & o o

Because the ordinance begins with "No sign ... except as hereinafter permitted,” and contractor lawn signs are not
among the listed permitted signs in residential zones, they are prohibited.

The only construction-related exception is:

"A temporary sign not exceeding fifty square feet in area announcing a new development ... or the
construction of a building ... will be parmitted provided that the design, wording, location and lllumination
are first approved by the board of adjustment.”

That exception requires Board of Adjustment approval and is intended for development/construction projects, not
routine contractor advertising after completing work on a residence.

Citation for a letter or complaint

Borough of Glen Ridge Zoning Ordinance, § 17.20.040{A) - Signs

"No sign ... may be erected and maintained except as hereinafter permitted.”
Residential districts permit only:

1. Church signs; and
2. Real estate sales/rental signs.

12
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Contractor advertising signs are not listed as a permitted sign use and therefore are prohibited In residential

zones.

You can view the full current ordinance here:

Glen Ridge Zoning Qrdinance §17.20.040 = Signs

NORTH CALDWELL

North Caldwell's ordinance is actually much more explicit than Glen Ridge's. In 2017, the Borough amended its sign
ordinance to specifically prohibit contractor advertising signs on residential properties.

North Caldwell Code § 107-31(D)(9) - Signs in Residential Zones

"Signs advertising and/or identifying commercial activities or enterprises, including but not
limited to architects, internet or telephone providers, engineers, contractors, painters,

landscapers and similar tradesman engaged in the construction, improvement, repalr,
refurbishing or landscaping of residentlal dwellings or properties, are prohibited, except for

real estate signs on the residential property being sold.”

This provision was adopted by Ordinance No. 6-2017 and applies in residential zones throughout the Borough.

Related Residential Sign Regulations
North Caldwell also requires that in residential zones:

No sign may be within 10 feet of a property line or within a street right-of-way.
No sign may exceed 9 square feet.

No sign may exceed 4 feet in height.

Signs may not be illuminated.

No more than two signs may be displayed on a lot.

Construction Sign Exception
The ordinance contains & limited exception for tamporary signs associated with active construction:

Temporary signs used as an accessory to new construction or afteration are permitted only after a building permit has
been issued, may not exceed 16 square fest, and must be removed before issuance of a certificate of occupancy.

Citation for a Letter or Complaint

Borough of North Caldwell, Code § 107-31(D)(8):
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"Signs advertising and/or identifying commercial activities or enterprises, including but not limited to .., contractors,
painters, landscapers ... engaged in the construction, improvement, repair, refurbishing or landscaping of residential
dwellings or propertles, are prohibited...."

This language directly prohibits the typical lawn signs left behind by roofing contractors, landscapers, painters,
remadeling contractors, and similar trades on residential properties in Noith Caldwell. Unlike Glen Ridgs, where the
prohibition is largely implied because such signs are not among the permitted categories, North Caldwell expressly
bans them by nama.

ESSEX FELLS

For Essex Fells, the ordinance is even more direct than Glen Ridge's.
Under Borough Code § 170-85(A){(15) — Prohibited Signs, the Borough exprassly prohibits:

"Temporary signs ldentifying architects, engineers, contractors, bullders, painters and similar contractors,
and tradesmen engaged in construction, improvement, repair and refurbishing of residential dwelling
structures.”

This provision appears in Article Xl - Signs, under the section titled "Prohiblted signs; penalty.” The ordinance
further states that violation of this section carries a monetary penalty.

In addition, Essex Fells limits signs in residential districts to a narrow list of permitted categories, including:

Name and address signs for single-family homes

institutional signs (churches, schools, etc.)

Certain parking and directional signs

Limited professional office identification signs where otherwise permitted.

The Borough also permits temporary for-sale and for-rent signs subject to size and setback restrictions.

Practical Effect

A lawn sign reading:
e “"ABC Roofing”
* "XYZ Landscapers"
¢ "Remodel by Acme Builders"
¢ "Painting by Smith & Sons"

placed on a residential property in Essex Fells is expressly prohibited by § 170-85(A)(15), regardless of whether the
contractor is currently working at the property or recently compietad work.

Formal Citation
14
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Borough of Essex Fells Code, Chapter 170 (Land Use), Article Xil (Signs), § 170-85(A)(15):

ineers, contractors, builders, painters and similar contractors, and

*Temporary signs identifying architects, eng
and refurbishing of residential dwelling structures.”

tradesmen engaged in construction, improvement, repair

Status: Prohibited sign.

SUMMARY

Contractor Signs on Residential Lawns

Glen Ridge Pro_hlblt.ed because they are not among the signs expressly permitted in
residential zones.

Municipality

North Expressly prohibited by ordinance naming contractors, landscapers, painters, etc.

Caldwell
Expressly prohibited by § 170-85(A)(15), specifically identifying contractors,
Essex Fells  builders, painters, architects, engineers, and similar trades.

NOTE: Essex Fells has one of the clearest ordinances
in New Jersey on this issue because it specifically
names the exact categories of contractor signs that

are prohibited.
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a Outlook

Recommendation for Master Plan 2026: Implementation of “Montclair Design Guidelines and

Application Requirements.”

Fro- (RN P YA e
Date Fri 9/4/2026 2:02 PM
To Janice Talley <jtalley@montclairnjusa.org>; Zainab Kazmi <zkazmi@montclairnjusa.org>

i 1 attachment (304 KB)
Montclair Design Guidelines & Application Requirements 9.3.26.pdf;

Ms. Talley,
Master Plan 2026 Recommendations

Implementation of "Montclair Design Guidelines and Application Requirements.”
By adopting the process outlined in the Montclair Design Guidelines and

Application Requirements, the Township will establish a common intellectual
identiary standard, and set of expectations shared by

framework, vocabulary, evi
applicants, architects, professionals, planning staff, reviewing boards, elected officials, and

the public from the very beginning of the design process.

Present Design Guidelines rely insufficiently upon the words “Harmonious” and
“Compatible,” a standard that is legally indefensible based on case law, and lacking the
prescriptive architectural principles to best measure and evaluate the quality and suitability of

architecture and development in our community.

Specific Implementation Proposed:

nces 281 and 347 to institute Montclair Design Guidelines and
Application Requirements as 2 basis of common objective ctiteria for application
submission and review process for Site Plan Submissions including but not limited to

Areas of Redevelopment, HPC Review for Certification of Appropriateness and
advisory recommendations to the Planning Board, BOA and Township Council and any

other land use application in and outside Montclait’s historic districts.

Amend Montclair Ordina

Please find attached proposed "Montclair Design Guidelines and Application
Requirements” for submission and inclusion to the Master Plan 2026 Evaluation

Reportt.



Respectfully,




Montclair Design Guidelines and Application Requirements

Summary

By adopting the process outlined in the Montclair Design Guidelines and Application
Requirements, the Township will establish a common intellectual framework,
vocabulary, evidentiary standard, and set of expectations shared by applicants,
architects, professionals, planning staff, reviewing boards, elected officials, and the public

from the very beginning of the design process.

Rather than allowing an application to arrive as a largely subjective architectural proposition
that must then be interpreted, debated, and repeatedly revised duting hearings, applicants
will know in advance that their proposals must affirmatively demonstrate such principles as
coherence, correspondence, contextual precedent, massing, proportional
relationships, pedestrian experience, materiality, and contribution to the public
realm, suppotted by prescribed accurate drawings, comparisons, narratives, and accurately

scaled visual evidence.

The requirement that applicants explicitly explain the compositional logic of the proposal
and demonstrate how its constituent clements relate both to one another and to the whole
further shifts review from subjective preference toward reasoned architectural analysis. In
effect, the Application Submission and Design Review process become an intelligent sieve
or filter: fundamental issues of contextual appropriateness, design logic, architectural
correspondence, scale, and presentation accuracy are identificd and resolved before weak or

inadequately considered proposals advance deeply into the approval process.

The required precedent comparisons, for example, convert generalized claims of contextual
sensitivity into demonstrable relationships between an existing Montclair condition, the
architectural principle derived from it, and the applicant's cotresponding design response.
This shared methodology should substantially reduce ambiguity, repetitive testimony,
subjective disagreement, redesign cycles, and time spent discoveting fundamental problems
late in the process; more importantly, it encourages applicants to think through the
architecture more rigorously before presenting it, while giving reviewers a consistent

basis upon which to evaluate it.

The result is not simply a more efficient approval procedure, but a more intelligent and
predictable design culture in which expectations are undetstood in advance, review becomes
morte focused and objective, institutional knowledge is preserved from application to
application, and the probability of achieving substantially better architectural and urban

outcomes is greatly enhanced.
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Purpose:

An architectural and Architectural Design Framework for Montclair, to promote thoughtful
intelligence, and sensibility to the responsible evolution Montclait’s Build Environment. By
instituting (1) Objective Design Guidelines, (2} Architectural Review Standards and (3) Application
and Presentation Requirements and by integrating them into our Master Plan, approptiate
Township Ordinances and Planning Department application procedures, Montclair will establish an
effective, means to provide greater clarity, objective standards and promote better outcomes for the
benefit of property owners, developers, Montclait’s three land use commissions, Town Council and
the greater Montclair community.

Statement:

The most important point is that the Township is not anti-development or anti-modern architecture.
It supports appropriate increased density and contemporary design but requires new development to
be demonstrably rooted in Montclair's existing scale, rhythm, materials, pedestrian environment, and
historic architectural character.

1. Montclair's existing architectural character is the starting point—not a stylistic
suggestion.

New development is expected to study the actual physical characteristics of Montclait's Town
Center and use them as the basis for design. The report explicitly rejects generic "Anywhere, USA"
architecture and superficial faux traditionalism.

Importantly, however, this does not mean copying historic buildings. The guidelines and
requirements discourage simplistic historic imitation and encourages architecture that understands
historic principles—scale, proportion, massing, materials, thythm and detail—and reinterprets them
intelligently with full consideration for coherence and correspondence with the adjacent buildings
and streetscape

2. The pedestrian experience is one of the overriding design criteria.

The plan repeatedly prioritizes a walkable, human-scaled Main Street. Buildings should define streets
and public spaces, create active storefronts, provide visual interest at pedesttian level, and reinforce
the sense of enclosure and sunlit circulation associated with successful traditional downtowns.

3. Low Rise and only strategically placed Mid-rise density is supported.
This is significant. low-rise buildings as the "building block" of the revitalized New Main Street,
allowing density while preserving light, air and pedestrian scale.

The examples provided demonstrate that even relatively large buildings can work without excessive
step backs if their proportions, fenestration, matetials, fagade rhythm and detailing successfully
reduce perceived scale. The six-story Claridge is specifically cited as accomplishing this.

4. The Township strongly opposes is the "megastructure,”

4
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arance of a block-sized building rendered as one uniform
architectural object. A "megastructure” is defined in terms of uniform materiality, color and detailing
applied to a monolithic street frontage. Buildings should be limited in uninterrupted uniform height
relative to adjacent and neighborhood buildings, with vertical breaks in material or massing required

to reduce perceived scale.

Montclair specifically rejects the appe

In other words: Density and building height are acceptable; monolithic architectural

expression is not.

5. The Township strongly opposes “Anywhere USA” Style of architecture:

Valuing the Unique Character of Place
Memorable town centers, like Montclair’s Central Business District and residential neighborhoods

have a unique physical identity, - “Anywhere, USA” architecture, a generic faux-traditional tyle
created in the last few years, is not adequate to produce an authentic, approptiate design for a pre-
existing historic residential community and town center. Understanding and drawing inspiration
from the historic character and culture of 2 community forms the basis for authentic appropriate

design.

6. New buildings must respond differently to different surroundings.
The Guidelines therefore expect a large development to tespond differently on different
frontages rather than applying one architectural treatment everywhere.

7. Correspondence: The architectural precedent hierarchy is unusually important.
New buildings are directed to look first to:

1. directly adjacent structures dating from Montclair's defined 18021937 Period of
Significance;
2. nearby/facing structures within the defined surrounding area; and
3. appropriate Montclair low- and mid-rise buildings from 1885 onward.
"The applicant shall clearly demonstrate why the precedents if selects are relevant and architecturally
appropriate.

The goal is to create 2 powerful review standard: an architect cannot simply claim a design is
"eontextual”; the contextual relationship must be demonstrated through demonstrating

COHERENCE and CORRESPONDENCE.

ntemplated—not just traditional architecture.

8. Four architectural approaches are co
J, Intexpretive Modern and Modesn compositional

The report identifies Historicist, Traditiona
approaches.

Modern architecture therefore appears entirely permissible. But it still needs to engage Montclair's
historic orders, rhythm, proportions, storefront culture, materials and urban structure. The examples

expressly endorse modern architecture when it accomplishes that contextual dialogue.

9. Dimensional Articulation and Shadow: Fagades must be genuinely articulated—not

decorated superficially.
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The building are to have a legible reladonship among base, middle and top, together with bay
rhythm, depth, fenestration and material differentiation. Windows and opening ate to be recessed
and create distinguishable shadow line reveals. Building fagades shall demonstrate sufficient
dimensional relief through projections, recesses, reveals, cornices, surtounds, moldings, changes in
plane, and related architectural elements to establish a clear hierarchy of base, body, openings, bays,
floor levels, and termination. Such elements shall possess adequare physical depth to produce
perceptible light and shadow under normal daylight conditions and shall not rely primarily upon
applied color, material changes, scoring, or superficial ornament to simulate architectural
articulation.

Actual dimensional articulation versus graphic simulation of articulation—is
particularly valuable in architectural review.

At street level, the base must receive greater architectural articulation; middle floots should be
distinguished through depth/material/fenestration/detail; and the building top needs 2 deliberate
architectural termination.

This means simply applying brick, corices, corbelling or other "historic looking" details to a large
flat fagade would not appear sufficient under the Township’s design philosophy.

10. Ground-floor retail must be highly transparent and pedestrian-oriented.
Retail/commercial building bases require at least 70% fully transparent glass. Blank or minimally
glazed ground-floor walls are considered inappropriate. Commercial frontage bays should generally
be 2045 feet wide, with 12-15-foot commercial floor-to-floor heights and at least 45 feet of viable

commercial depth.

Above the first floor, windows facing the public realm should respond to the proportions of
neighboring buildings; broad curtain-wall treatments are largely pushed toward upper stepped-back
or plaza-facing portions.

11. Any public plaza is to be treated as a central civic component—not leftover open space.
Any plaza must receive equal priority with the buildings in concept, materiality, design development
and construction. It is to be conceived as a public gathering space that Montclair residents and
visitors are drawn to congregate and socialize. A minimum of 15% should be permeable
landscaping, with grass, defined beds with plantings of indigenous shrubs and trees.

Sucha areas shall contain large gathering areas plus smaller intimate spaces, maintain ADA
accessibility, support events, incorporate seating/landscape elements/electrical service, and combine
hardscape with natural landscaping to maximize programming flexibility.

12. Patking must be subordinated to the urban environment.
Parking structures cannot front or be directly accessed from the principal Avenue. They should
generally be screened by active uses such as retail and lobbies.

Where parking faces the plaza or street, the requirements become much more ambitious: screens,
green walls, art installations, light/video displays and permanent public art are required, effectively
transforming parking infrastructure into a civic/architectural feature.
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13. Materials are tightly controlled.
Preferred fagade materials include brick, stone, precast masonry, Stucco, glass and metal, generally

limited to three principal materials per fagade. Fiaux materials, CMU, certain glaziag treatments, and
extensive lower-level EIFS/fiber-cement treatments ate prohibited. All materials must be presented
and be cettified to have a useful, minimal maintenance life that exceeds 60 years. Metal and resin
paneled systems, EIFS, syathetic stucco or thin-coat stucco, are not material treatments that are

acccptablc.

Dhurability is cxpressly identified as being of “utmost concern.”
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Design Guidelines | Architectural Review Standards

Objective Compliance Matrix

The objective is to require this information to be provided to any applicant in advance of their
application and for the Township officials and Representatives to evaluate any application
against this Objective Compliance Matrix as a required standard of review.

For every proposed building/elevation, evaluate:

Test
Historic precedent
Massing

Megastructure
Anywhere USA

Streetwall Continuity
Fagade length
Vertical articulation
Base/middle/top

Bay rhythm
Materials

Fenestration

Storefronts

Roof Form
Corners
Residential transition

Adjacent relationship

Plaza
Parking
Public realm

Architecture "in the
round"

Question to ask
What specific Montclair buildings are cited as precedents?
How does the building actually reduce its perceived scale?

Does it read as one enormous building despite nominal step backs?
Does the building present as appropriate and authentic, not faux generic

Is there street wall continuity? Are existing building rhythms preserved?
Docs any uniform-height frontage exceed the Kahn Building reference?
Are breaks substantive or merely cosmetic?

Is the organization clearly legible from street level?

Docs the fagade reproduce the scale/rhythm of traditional storefront
development?

Material relationships. Are they authentic, durable and contextually
appropriate?

Solid-to-Void Rhythm: Do upper-floor openings respond to neighboring
proportions?

Is the required 70% ground-floor fully transparent glazing achieved?

Are important corners architecturally emphasized?
Does massing actually step down toward residential areas?

Does the architecture strengthen rather than diminish these historic
landmarks?

Is it being treated as a primary civic space rather than residual space?
Is it hidden/integrated and architecturally screened?
Does the development materially improve walkability?

Are secondary fagades treated to 2 comparable architectural standard of
quality of composition and matetiality?

Montclair Design Guidelines & Application Requiremenss 9.4.26




Project Statement

ow the ptoject adds value to

The application specifically requires 2 project brief explaining h
ctural language and illustrating its

Montclair stylistically and contextually, identifying its archite
stylistic intent.

This document and any assertion in it or made at the time of application must be evaluated against

the actual drawings/rcnderings to reflect fidelity to stated design intent.

In the application’s Project Statement, and subsequent Application hearings and presentation, the
applicant shall submit and present a clear articulation of the Project’s:

Architectural Coherence

The applicant shall demonstrate how the proposed design achieves coherence as an integrated
architectural and urban composition, such that cach element is intentionally related to and teinforces

the whole.

The submission should explain how the building’s massing, proportions, hierarchy, thythm,
symmetry of balance, fenestration, materials, architectural details, landscape, and relationship to the

public realm operate as interdependent parts of a unified design rather than as isolated features.

Attention should be given to the principle of reciprocal composition: how individual elements derive
their charactes, scale, placement, and meaning from their relationship to adjoining clements and, in

turn, contribute to the order and legibility of the larger composition.

A successful design should therefore demonstrate:

secondary, and subordinate clements.

« Hierarchy — a clear distinction berween primary,
Is that establish visual harmony between

« Proportional relationship — dimensions and interva
parts and whole.

o Rhythm and continuity — an intelligible pattern of solids, voids, openings, structural bays,
and architectural elements.

« Balance — whether symmetrical or asymmetrical,
equilibrium.

o Reciprocity

elements.
o Unity with differcntiation — sufficient variety to create richness and identiy without

compromising the coherence of the overall composition.
o Contextual integration — the building, landscape, streetscape,
together form 2 comprehensible urban composition.

the composition should achieve visual

— each significant element should both respond to and reinforce surrounding

and public realm should
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‘The applicant shall specifically identify the compositional principles governing the proposal and
demonstrate, through drawings and written analysis, how the parts relate to one another and to the
whole in a coherent, balanced, and mutually reinforcing architectural composition.

Architectural Correspondence

The applicant shall demonstrate how the proposed building establishes a meaningful architectural
correspondence with adjacent and nearby propetties. This correspondence should be evident in the
selection and articulation of materials, fagade composition, scale, proportion, thythm, fenestration,
massing, datum lines, and architectural detailing. The design need not imitate neighboring buildings
but should respond to and reinforce the established visual and spatial character of its contexr,
creating a compatible and reciprocal relationship between the proposed architecture and the
surrounding streetscape. The applicant should explain how these contextual relatonships contribute
to a coherent, continuous, and harmonious architectural environment.

Require explicit precedent comparisons

Rather than accepting statements such as "the project takes inspiration from historic Montclair,"
require side-by-side comparisons:

Historic precedent — architectural characteristic — proposed design response.
For example:

Kahn Building — bay width/shythm — proposed bay spacing

Claridge — six-story mass management — proposed massing strategy
Bloomlfield storefronts — vertical proportions — proposed fenestration
Wellmont/Kahn — material/depth/detail — plaza-facing architecture

This makes the design and application’s compliance much easier to evaluate objectively.
Elimination of Distortion: Test the building at pedestrian eye level

A recurring principle in the report is perceived scale from the public right-of-way, not simply
what a building looks like in an aerial rendering.

Street-level perspectives from multiple locations. Aerial views can make sctbacks appear much more
conscquential than they actually appear to pedestrians.

Pay particular attention to the "megastructure" and “Anywhere USA” prohibition
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T would make this a separate analytical test.
The question isn't simply:
"Does the building have setbacks?"

Itis:

"Despite its setbacks, does the development still read from the public realm as a single
monolithic building with repetitive materials, color, fenestration and architectural

language?"

That distinction appears central to Design Guideline’s Intent.

Separate mandatory requirements from discretionary guidance

‘T'he document uses materially different language: "shall,” "must," "should,"” "encouraged,”

"permissible,” etc.

That matters considerably if this is being used in a Planning Board, redevelopment, presctvation, or

legal context.

The document also says deviations can be considered through a design-waiver process, tather than
necessatily being treated like conventional vatriances.

So, the next analytical step should be to classify every relevant provision into:

Mandatory standard — discretionary guideline — encouraged design approach —
prohibited condition — waiver/modification available.
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Design Review Application and Presentation Requirements

The Applicant shall Prepare and Submit Statements and Provide Visual
Demonstration integral to their testimony with Visual Accuracy and Full
Presentation of all Adjacent Properties and Complete Neighborhood Context

Coherence Strategy (Partie): The applicant shall explain the building’s order, scalc, massing and
fenestration strategy in conjunction with presentation and rational for material sclection to insure a
coherent composition and thoughtful building logic.

Correspondence Strategy: The applicant shall explain conceptually and demonstrate visually in a
written natrative and live demonstration subject to Q&A with illustration the strategy to create an
appropriate, enhancing coherence with the surrounding properties and the neighborhood context.
The applicant shall present a design strategy of specific cotrespondence to all buildings withing 50’
or any other building it is informed by within direct sightlines. This includes dado lines, floor
heights, window heights, placement and proportions.

Specified Architectural Scale: All architectural elevations, contextual streetscape elevations and
building sections submitted for development review shall be prepared at a minimum scale of 1/8
inch =1 foot, unless the reviewing agency cxpressly authotizes a different scale because of the size
of the project. Comparable cxisting and proposed conditions shall be illustrated at identical scales.
Orthographic drawings: fixed architectural scale @ 1/8" = 1'-0".

Site plans shall ordinarily be submitted at 1 inch = 20 feet, or at the largest conventional engineering
scale practicable on the required sheet size.

Pedestrian Perspective and Accuracy of Representation: To avoid distortion and what may be
“technically accurate but visually misleading” presentations, the applicant shall accurately present the
building facades in actual verifiable scale viewed from the Pedestrian Perspective of a 5°6” viewer
standing on finished sidewalk grade from 25°feet in distance, 50’ feet in distance and from any
corner within 200" away with sight line of building. The adjudicating body may, at its discretion
request further perspective drawings/renderings from any actual major public vantage points as they
deem approptiate. Said elevation drawings or renderings shall be sufficient in scope and detail to
represent the view a pedestrian or driver will “accurately see” from that specific direction.” Any
distortion willfully submitted/presented ot determined otherwise will result in the application being
denied.

Any rendering or elevation drawing should accurately identify the viewing distance between
observer and principal fagade.

Existing street and site grades need to be accurate and identified
6. Context

Adjacent buildings cannot be deleted, distorted, faded or disproportionately reptesented.
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Human Figures and Vehicles

People and Vehicles should be accurately scaled.

The geometry used in the rendering should correspond to the actual architectural submission.
s showing relationships to adjoining buildings and a 3-D massing model

Tt also requires site section
clopment in the context of surrounding buildings

showing the proposed dev

A color rendering depicting the proposcd improvements within the surrounding context from eye-
level perspective or an aerial oblique petspective...”

The submitted elevation and rendering must show the actual visual environment, including things

such as:

landscaping;

fencing;

berms;

pavement;

canopies;

signage;

lighting;

mechanical equipment;
accessory structures;
foreground elements;
adjacent conditions; and
immediate background.

g must correspond to the landscaping plan in actual

Impottantly, landscaping shown in the renderin
ther common rendering distortion:

size, maturity and location. This is to prevent ano
hiding a large building behind mature-looking trees that will actually be six-foot saplings
when the project is constructed.

Human-Scale Visual Representation Standard.
All perspective drawings, architectural renderings, photomontages, photo simulations and othet
three-dimensional visual representations submitted in connection with an application for
development shall accurately depict the proposed development from the perspective and scale at

which it would ordinarily be experienced by a person within the public realm.
Then make the objective requirements explicit:

A. Requited viewpoint
Every project requiring architeceural review should provide perspective renderings from:

1. each public street frontage;
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2. each principal pedestrian approach;
3. each publicly accessible location from which the proposed development would have a
material visual presence; and
4. such additional locations identified by the Planning Board, Historic Preservation
Commission, Design Review Committee or reviewing professional.
B. Eye level
The virtual camera should be:

5 feet 6 inches above existing or proposed sidewalk grade, unless another elevation
corresponds to an actual public viewing location.

C. Viewpoint map

To avoid ambiguity, every rendering should contain a2 small keyed site plan identifying:

camera location — viewing direction — distance to building.

D. Perspective Integrity

And this is the provision I think could make Montclair's regulation particularly sophisticated:

No fisheye, exaggerated wide-angle, compressed telephoto, nonrectilinear projection or other optical
or digital manipulation shall be employed where its effect would materially diminish, exaggerate or

otherwise misrepresent the apparent height, width, mass, proportion, setback or relationship of the
proposed development to its surroundings.

Most important addition: require a standard lens

For particularly consequential applications a standard equivalent focal length must be established.
For example:

Required pedestrian perspective renderings shall employ a rectilinear projection corresponding
approximately to normal human visual perception, using 2 35mm-equivalent focal length

between 40mm and 55mm, unless the reviewing Board determines another focal length is
necessaty to reproduce the actual field of view at the specified observation point.
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Quality of Life Contribution The applicant shall explain conceptually and demonstrate visually
consistency with character, values of the strectscape and wider community in terms of circulation,

pedestrian and vehicular impact.
ght: The applicant shall provide a certified 4 season Shadow study for any

t exceeds 3 stories and demonstrate zero to minimal obstruction of sun rays
al casting of shadows that will darken the

Impact on Natural Li
building or structure tha
on pedestrian sidewalks and roads and z¢ro to minim

public realm.

Fidelity to Plan — Accurately Built as Presented.: The applicant shall accurately adhere to any
final verbal, drawn or rendered reprcscntat:ion with financial damages and loss of C of O for any
material deviation. All details, measurements, proportions and scale shall not deviate.

Guarantee of Performance: Any amenity of concession must be fulfilled and completed within 1
year of project commencement. Any non-fulfillment or non-compliance is finable up to double the

value of the amenity promised after 1 year and doubling each year henceforth.

Fagade and Construction Materiality: Matcrials uscd shall have been independently tested and
certified for dutable performance of 2 minimum of 60+ years. All Materials in Historic Districts
must be approved by the HPC for durability, consistency and appropriate character.

The Township shall make the visualization requirements part of the application
submission/checklist system. New Jersey completeness law places substantial importance on
information identified on a checklist adopted by ordinance; that makes an objective checklist
requirement considerably stronger administratively than asking applicants for additional graphics

informally during hearings.

Second, T would deliberately separate “accuracy of representation” from “quality of design.” This is
important defensively. The ordinance is not saying tbe Board may reject architecture because it dislikes bow it
Jooks. 1t is saying the Board is entitled to inuthfu, standardized evidence with which to apply whatever substantive

standards already exist. That distinction should reduce vagueness concerns.

Third, T would keep the 56" viewing height, but I would have Montclair's planner/architect and
counsel examine whether to codify 40-55 mm as a mandatory range ot make 50 mm the default
with a permitted documented exception. The latter may be even cleaner:

nless the municipal reviewing professional determines that another

50mm full-frame cquivalent u
presents the actual field of view from the designated public

focal length more accurately re
observation point.

That creates a common baseline while avoiding an argument that a particular constrained strectscape
physically cannot be represented by a 50mm lens.
plan-submission requirements elsewhere—for example,

and the exact information necessary for a
ble submission standard is not foreign to

Montclair already uses detailed, objective
Chapter 294 specifies plan scale, professional preparation
complete steep-slope application—so this type of measura
the Township's regulatory structute.
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a Qutlook

FW: Montclair Master Plan Reexamination

From Keith Brodock <kbrodock@montclairnj.gov>
Date Mon 8/31/2026 7:36 AM
To Janice Talley <jtalley@montclairnj.gov>

@ 1 attachment (31 KB)
Township Planner Performance Evaluation-Manager copy.xlsx

See below for Master Plan Reexamination comments.

Keith Brodock, PE, PP
Planning Board Chair
c. 716.534.8421

kbrodock@montclairnj.goy

Frol

Subject: Montclair Master Plan Reexamination

Good evening,
The Township Planner recently held community meetings to present her 2026 reexamination of the Maste

that skimps on the role community plays.
The increased density that was pushed by
residents agreed to the density because we were promis
increased density would create were easily predictable.

r Plan,

former Mayor Jackson and the planning board came with tradeoffs. The
ed lower taxes. The problems and increased costs that

nst the environmental degradation, security risks created

Safeguards were promised to protect the residents agai
and the cost of supporting affordable housing over and

by increased traffic volume, stormwater infrastructure,
above the state’s requirement, to name a few.

ves, goals and recommendations were built-in (154 were included in the
| 63 in the 2016 reexamination). But here we are decades later and none of
d according to NJ.com, Montclair has the highest taxes in the state.

Safeguards in the form of 217 objecti
2006 reexamination and an additiona
the safeguards have been implemented. An

presentation openly admits it. Of the 45 selective recommendations listed,

The planner’s 2026 reexamination
ss than half, and none are the safeguards residents were promised.

limited action has been taken on le

If only the council acted like our elected representatives instead of rubber stamps for the developers.

The developers got their density, but the residents didn’t get the protections and lower taxes they were promised.

The planner’s job is - to make sure everything happens the way it was planned.



Said Janice Talley, “Ultimately the planner helps set the policy, working with all the other players, helping
coordinate so all the players in the process are brought together and then... once we have our policy in place,

there’s always the implementation, making sure it actually happens as it's planned.” {Montclair Times 9/9/2010,
Planning for the new planner)

Implementation of the Master Plan has not worked out the way it was planned. There are 204 objectives and
recommendations that have not been met.

There must be accountability. Otherwise, the residents have been disenfranchised.
[ |

See Planning for Failure - a 10-part series https:// montclairprogressiveorcorrupt.com/planning-for-failure/

If this is an emergency, dial 911. Email is not monitored for emergency response.
Township of Montclair - 205 Claremont Avenue, Montclair, NJ 07042 - wvrw.montclaimiusa.org

CONFIDENTIALITY NOTICE: This email and any attachments are confidential and intended selely for the named recipient. Any unauthorized
review, use, or distribution is prohibited. If you received this message in error, please notify the sender by reply and delete it from your system.
Correspondence with the Township of Montclair may be subject to disclosure under the New Jersey Open Public Records Act (OPRA).
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8333325.0.5! Plan Recommendations and Status u

 Land Use Objectives

i

%;8&-&:!8.&.&.9 is simiar scale and style to Not accomplished g_-.loo:._.-.ho-lrsi 2 Stillvalid

4. New developmant should preserve and increase open space

Not accomplished Valley & 8loom, The Clalr 2 Stikvalid Page 29 of presentation - Not

. Ordinances adopted but not
1. Prevent new construction that s out of character with existing built

. Not accomplished ioaa.. ; ﬂ:!,:r-___.!ﬂ.::.a?s 3 Ordinances adopted
| Whaslar Straets

Use and Circulation Plan recommendations Dusmissad

3 Difficultto _So_ﬂan.p

S, Ensure adequate review of design requirements

Not accomplished HPC Inpat undermined 3 Sheplanordinance amended in 2011

7. Consider telecommunications infrastructure ordinance amendments Dismissed

1. Prepare Unified Land Use and Circulation Plan Element of the
Master Plan

3, Support ordinance to require developer contributions to off-tract lished Unified Land Use and Circulation Plan
improvements L se B Element includes recommendation to
ad irement

gaﬁ:&a_atn_d_o: s surface and bullding coverage Not plished s Only adopted for single-family
requirem

residential zones

3. Require developers to contribute to off-tract improvements directly
ralatad 40 thilc milacss Not accomplished

S Notimplemented

R i A R R e S S e T T e
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Summary of 2006 - 2026 Master Plan Recommendations and Status

Reference

Page #

2016 Reexamination Repart Status

of 2006 Recommendations Per 2026 Reexamination Presentation,

Reexamination Report Recommengations

1, Amend land use plan for streets near Bloomflekd Avenue corridor
where proposed i Ity of develop Is Inappropriate

2 Create opportunities for open space in the Central Rusiness District
through intreased setbacks and parklets

17
Housing
Housing Objectives 4
1, Design 2oning regulations which permit a range of housing types at

2. Increase affordable housing oppartunities
3. Maintain ronaition of alder housing stack

4, Preserve unique character of resldential districts
Housing General Recommendations 13

1. Support Housing C

ission and Landlord Tenant Advisory Board

2. Apply for State and | egerai grant programs to renabiistate
substandard housing

3. Collect developer fees for affordable housing

4. Comply with 3rd round COAH regulations

5. Rehabilitate abandoned and deteriorated properties

6. Require affordable component in alt housing developments in
designated redevelopment areas

7. Provide housing for disabled persons

B identify sites for aasisted kving facilities

9. Host universal design seminar to promote accessible design for
disabled residents ‘ ‘
10. Hire Housing Speclalist and establish rant monitoring and

Page 2 of 13

2

19

13

Not accomplshed

Not accompiishad

Not accomplished

Not accomplished

Not accompished

Not accomplished

Not sccomplished

Not accomplished

Not accomplished

Not accomplished
Dismissed

Dismissed

Not accomplished

Tewnsho allowed the deeg
restrictions 1o expire
AHTF transactions have never been

reported

A net of 28 units for low. and
moderate-ncome families were
added over the 17 year 3rd round

Planner par Planner

Page 24 of presentation - Created
new C-3 zone for areas west of
Grove Street, no changes for areas
east of Grove Street

Page 29 of presentation - Included
ogen 4pIce requirements in
Seymaur Street and LP
redeveiopment plans

Sttt valid
Stin valid
Stift valid
Stift valid

The Housing Commission and
Landiord Tenant Advisory Board
continue to meet

Homecorg renabilitated 10 units
fundeu by 5330K of AHTE

AHTF collected $1.2 miilion since 2007

Township submitted 3ra round HEFSP
In July 2015 the ordinance was
amended to enable the Township to
rehabilitate; 53-55 New Street, 22
Pleasant Avenue and 249 Orange
Road

Retween 2008 - 2016 71 affordable
Epusing units were built through
redevelopment

Construction code requires all units
be handicapped accessible.

Not implemented
Established Housing Commission



Summary of 2006 - _.u.-a._. Plsn Recommendations and Status v

| 11 Enterinto Regional Contribution Agreement Expired

pwma:a new construction is harmenlous with existing development Not accomplished li.“ﬂ!ill-i 8 Listof Ordinances 2007 - 2008

1. Prepare third round HEFSP

3_! 20% affordable

1. implement inclusionary zoning ordinance as required by taw Exciudes redevelopment

ﬁ 3, Amend subdivision and site plan ordinances to reference NJRSIS Not accomplished

s. !933.!5:33.?—“_ n R-1 and R-2 zones out of maximum

Not -Soauﬁ_:n 9  Notimplemented
| 1. Implementation of final court-ordered action with respect to 2008 vlnﬁ&!ﬂnagg Adopted
HEFSP This is requsred by NJ Fair Housimng Act 31 2025 HEFSP
f 3. Rehabilitate older housing to meet affordable housing goals Not accomplished Challenge to HEFSP Page 25 of presentation - created
tocal Home Imy ement P m

S, Determine changes to ordinance needed to provide affordable Page 25 of presentation - has been
housi eference to Mantclalr residents in place since 2018

Page 25 of presentation -
7. Consider universal design requirement for all new housing Not accomplished -836_5!. through building code

_ 9. Maintain developers' fees for affordable housing

This ts required by NJ Falr Housing Act 31 Page 25 of presentation - Done

Page30fi3




Summary of 2006 - 2026 Master Plan Recommendations and Status

2006 2016 TYotal

8 cB »ea:nouan Prapartiss Act 1o designate abandonad properties

Status

45 8095 I need of raaeve opment Nataocomplished
23 10 33
Historic Presarvation
Historic Preservation Objectives 3 3
L. Preserve the rich archtectural heritage of the Townshio S SmompE
2. Recognize the value of Montclalr's bullt environment os Acoomplishad
3. Edurate the public on the impartance of historde preservation Mot sccomptishd
Historic Preservation General Recommendations 6 6
1. Establish residential histaric districts Not accomplishea
2. Protect Town Center Historic district from Inappropriate adjacent
davelopment Not accomplished
2 Expiore indiridual designation o7 histonc propernics Not accomplishad
4, Create design guidelines for commercial districts Not accomplished
5. ldently town center historic distret with signage Not accomplished
6. Clarify design guidelines Not accomplished
Historic Prasarvation Master Plan Recommendations 1
1. Analyze impact of Master Pian on the preservation of historic sites
and districts Not accomplished
Historic Preservatior Development Regulations Recommendations 2 2
1. Require spplicants to appear before the Commission
1. Review need tor ordinance to oreserve bluestone sidewalks NotT sccomplished
Historic Preservation Recommandations added by 2016 reexamination 0 0
12 0 12
n/Traffic/Parking changed to Traffic/Parking/Circulation In 2026 reexamination presentation
:-iueieg}%?g Ohjectives 5 5
1. Provide flexible parking options and design safe streets Notaccomplished
2. increese use of non-automouile transporntation Notaccomplished
3. Encourage the use of mass transit Not accomplished
4. Provide safe parking areas at schools and municipa! facilines Not accomplished
5. Make Montclair a sefe place to drive wak and cycle Not accomplished
Transportation/ Traffic/Parking General Recommendations 21 21

Page 4 of 13

Reference

Used to 5poort develnpers

Acres of bluestone sidewalys have

been demaiistied

Page i

31

10
10

10

10

10

10

11

11

11

11

12

12

12
12

12

2016 Reexaminaticn Report Status

of 2006 Recommendations Per
Planner per Pianner
Page 25 of presentation - cost
protibitive

Still valid
Still valid

Stifl valid

Under evaluation
Not Implemented

Completed for soma properties

Historic Design Guidelines completea
2015

Gl$ interactive map of histaric
distncts and landmarks released 2015

Historic Design Guidelines completed
2015

In process

Ordinance 0-12-58

Not implemented

Stilf valid
Still valia
Still valid
Proposed

Still vaid

2026 Reexamination Presentation,



g&s.Qzﬁg_ﬁsggimSEu v

1, Encourage shared off-street parking

13 Parking study and evaluation

3. Create more parking for disabled

5. Update Comprehensive Access Plan (April 2003)

, 7. Evaluate Bicycle and Pedastrian Actlon Plan and implement changes

S. Make parking regulations clear

13. Conduct warrant study to determine If traffic light needed at 2 .83 study determined traffic light
Watchung Plaza

15, Provide safe drop-off a 38%3.5&235!.. n faclities and

Not accompiished 14 Done at Mountainside

17. Evaluate senior ditizen bus routes Essex County provides the service Issued an RFP

19. Create parking fund for parking improvements

_ ol e e N — Not accomplished 15 Council adopted policy by resolution

1. Require statutory developers’ contribution to off-tract street Adopted Unified Land Use and
Circulation Elerment

| 1. Require payment for each required parking space that cannot be i

, provided on site 10 be used for Township parking improvements ot scectiied 15 Watimpidwantad

Page50f13
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Summary of 2006 - 2026 Master Plan Recommendations and Status

2. Add bicycie rack and locker design
ardinance

3. Dafine permitted and prohibited loading zone uses and effective
hours

requiremant to site plan

4. knact loading zone orginances as negded

5. Implement Comprehensive Access Plan and Bike and Pedestrian
Study recommendations

‘Transportation/Traffic/Parking atided by 2016 reexamination - changed
section titie to: Tratfic/Parking/Clrcutation

1. Preserve existing residential .8&—69“:03 character: define
Resident Permit Parking zones

2. Reject the use-ased “shared parking” concept.

3. Require on-site parking for large additions in C-1 zone

4. Creote pariong fund to coliect parking deticiency variances
S.Evaluate alternatives to shuttle bus

6. tnstall wraffic ealming devices

Economic Develooment and the Arts

Economic Developmant and the Arts Objectives 3

1. Encourage smart developmant, include public open space and green
$DACP |n commertial redevelopment sites

2. Promote Montclair as an arts community

3. Make Montciair a convenient place to shop wich a variety of retad,
dining and parsonal services to meet the needs of residents and
workers,

Economic Davelopment and the Arts Generai Recommendations 21
1. Revise znning ordinances to reflect approgriate mix of uses and scale

of bugiings

2. Require semi-permanent barriers around public sidewalk dining

areas

3. Apply for Transit Village designation for Walnut snd Glenridge

commercial districts

4. Create new Business Improvement Districts

5. Create public eenter on South Pask Street and hatter circalation at
Glenridge/f ullerton/Bloomfisid /Church

Page6of 13

21

Not sceamplishad

Not accomplished

Not accomplished

Not accomplished
Not accomplished
Not accomplished
Not accomplished
Not accomplished

Not accomplishes

Not accomplished

Not accomplished

Not accomplishea

Not accomplished

Referonce

Valley & Bloom, 2 55. Willow, The
Clair

Transit Village Evaluastion

Page #

1%

15

15

16

as

35

3s

16

16

16

16

17

17

17

2016 Reexamination Report Status

of 2006 Recommendations Per
Flanner

2026 Reexamination Presentation,
per Planney

Not implemented

Discussed

Lone

Not applicable
OMITTED FROM PRESENTATION
OMTTED FROM PRESENTATION
OMITTED FROM PRESENTATION
Page 28 of presentation - not
implemented
Pege 28 of presentation - being
evaiuated
Page 28 of presentation - part of
Compleze Straets initiative
Page 29 of presentation - Included In

Still vatid Seymour Street and LP
redevelopment pians

Still valid

Still valid

Complatec in part: Gienndge Averiue

‘and Church Street

Adopted sidewak café ordinance

Rejected

Not implemented

Streetscape improvement project for

South Park completed
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7 6. Install traffic calming devices in all commercial districts Not accomplished q..mﬁq _ME a%..isa nof..a

| !mci_._aonuzuvo..- shuttle bus
ﬁ 8, Begin shuttle bus route between MSU and ali commerclal districts senbetiat o with thalrs

_ 5.33353 nd pedestrian dirculation with way-finding signage 18  implemented in 2011

12. Strangthan economic capadty for Eno!wns%g&%:ta Not accomplished
area

| 14. Develop new regulations for trash dumpsters

16. Create subzone of center area of C1 zone with stricter limits on Compblveed thrcuih sdofon of

18 redevelopment plans and new C-3
permitted uses and design standards zone district

18. Use Montcialr logo In all marketing efforts of arts programs and 18 The Montclair Arts Councll was
events

disbanded

The Montclair Arts Councll was
disbanded

— 20. \dentify arts programming for underserved constituents 19

Economic Development and the Arts Master Plan Recommendations

Page 70f 13




Summary of 2006 - 2026 Mast.

Ao,

Plan Rec 1s and Status

Recxamination Repart Recommendations

Reference
Status

Page #

2016 Reexaminaticn Report Status
of 2005 Recommendations Per
Planner

2026 Reexamination Presentation,
per Planner

2. Include auto repair as conditional use in C2 20ne

3, Require semi-permarnent barriers srcund public sicewalk dining
areas

4. Permit wall signs for 2nd floor business

5. Permit profecting signs in commerciat districts

6. Eliminate auto sates and rentals, drive through banks and fast food
as conditional use, reduce parking requirements for sites proximate to
public transht

7.Increase macimum gensity (units per acre) in €1 20ne
8. Require display Nghting in storefronts at night

9. Create arts assessment for every new commercisi development

10. Prohibitions and eliminatians in NC Neighborhood Commercial
Zones

11 Deiete conditions for business and profescional offices in OR 2ones
12, Change definition of medical offkce

13, Rezone 29 Park Stree: from €1 Centrel Business Zone 10 OR3
Economk Development and the Arts added by 2016 reexamination 15

1 Address vacancios in commerc:al downtown areas

2. Improve Wayfinding System
3. implement a computerzen waytinding system that dicects vohicles

to parking 018 with available spaces
4. Conduct ongoing redevelopment workshops to get the community
involved

£ bmpose stricter limits 0n permitted uses end design standards in e
€-1 dustrict

6. Developer contributions to Public Art should be made mandatory

7. Make Montdiair feel more like a coliege town

8. Support "pop-up Trial Space” program to @liminate vacant
commercial spaces in Montclalr Center

9. Vary parking fees by ume of day

10. Maxe Bloomfield Avenue corridor more pedestrian friendly

Pege 8 of 13

Duplicative of Gen')
Rec #2

Duplicative of Gan'
Rec #71

15

Duplicative of #14

13

19

19

19

20

20

20

20

20

20

20

21

33

43

33

33

33

33

33

0-06-43

Adopted sidewaik rafe ordinance
Amended Signage ordinance
Adopted

Eliminated auto sales and rentals,
drive through banks and fast food.

Reduced parking requirements near
transit NOT IMPLEMENTED

increased fensity in redevelopment

plans

Not implemented

Included in some redevelapment

plans/agreements

Ordinance amended in 2006

Implementet in 2008

Amended

Not implementea
Page 27 af presentation - amendea
ordinance
Page 27 of presentation - not
accomplished
Page 27 of presuntation - not
accomplished
Page 27 of presentation « not
accomplished
Page 27 of presentation - createc (-
3 z0ne
Page 27 of presentation - not
accomplished
OMITTED FROM PRESENTATION
OMITTED FROM PRESENTATION
OMITIE D FROM PRESENTATION
OMITTED FROM PRESENTATION
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12. Ensure a meaningful amount of aHordable arts space as part of Not accomplished

OMITTED FROM PRESENTATION

i

_ 14. ucovo:!._c__n arts initiatives such as required 1% developer

Duplicative of #6 OMITTED FROM PRESENTATION
I - —— 15 53 _ I
2. Preserve open space and acquire additiona! open space Not accomplished k.ouﬁanog!o..otsﬂx.

4. Increase amount of recycling Not accomplishea no..“w‘ﬂ.o. 15-28 Chapter 292 added

6. Encourage reduced automobile usage 2 Pledge September ~3_wl ok

Environmant Ganeral Recommendations

Increased use of heavy landscapling
Notaccomplished  equipment is ubiquitous throughout 22 oa__s..SS G2 Lantthowsr
..z.qotazv .

| 2.Reduce excessive noise caused by mechanical devices

{ 4. Adopt principles of sustainabitity Not sccomplished 22 caa#aaa&ooaa.: nity - 2013

6. gigsgoﬁ 23 Notimplemented

8. Identity properties for use as community gardens and open space Not accomplished N_Sneg e

B dopted

¥ Page90of13




Summary of 2006 - 2026 Master Plan Recommendations and Status

2006 2016

Total

Reference

Page st

2016 Reexamination Report Status

of 2006 Recommendations Per
Planner

2026 Reexamination Presentation,
per Planner

9. Evaluzee municipality owned property for potential as preserved
open space before sailing for private development

10. identify other properties to increase open space inventory

11. implement recommendations from the Farestry Plan to be
wrepared in 2006,

12, Evalyate well-head protection ordinance
13. Examine entical slope ordinance

14. Examine leaf blower ordinance

15. Examine noise ordinance

16. Investigate stream buffer

17. Conguct suild-out analysis for tipping point at which
environmental casts of growth become too high
18. Conslder a conservation easemant along the 1st Mountain
Ridgeline

Enviranmant Master Plan Recommendations
L. Prepare Conservation Plan Element that at a minimum examines
stream corridor buffers
2 Prepare Recyeling Plan E incorp:

ting State Recycling Plan

goals

Environment Development Regulations Recommendations
1. Incorporate creation of public ppen tpace within pavate
nonnstdential devetopments
2. Amend site plan ordinance to add specifications on trash and
recveling storage areas
3. Pragare tree preservation ordinances controfing number of trees
removed, preserving valuable troes and requiring replacement of trees
removed

4. Add specification for extarlor lighting to site plan ordinance

5. [Establish impervious surface coverage reguirements

Emdronment added by 2016 reexamination

§§§3‘~83§

Page 10 0f 13

Not accomplished

Not accomplished

Not azcomplished

Not accomplished

Not accomplished

Notaccomplished

Notaccompiished

Not accomplished

Not accomplished

Not accomnplished

Not accomplisnea

None - Planner changed description
to Conservation and eliminated all
recommendations from 2006
reexamination thet were not
Implemented

23

23

23

23

24

24

24

24

24

24

24

24

24

25

25

25

2007 Conservation Plan Element
adopted

Not implemented

IAontclair Community Forestry Mgm:
Plan 2015-2019 adopted 2014

Not Implemented
Not implemented
Notimplemented
Not implemented
Not implemented
Not implemented

Not implemented

2007 Conservation Plan Element
adopted

Not implementen

Page 29 of preseatation - Not

Not Imolemented dsheud

Ordinance 11-53

Ordinance 12-44

Ordinance 11-53

Not implementad



Summary of 2006 - ster Plan Recommendations and Status b

sxamination Report Recommendations 200
, 1. Natural Resource inventory should be prepared, under guidance of

! " per Planney
Page 26 of presentation - Not
Environmental Commission hed

Page 26 of tation -
3. Increase eVehlcle usage by municipality as per recommendations of 32 nﬂh&i:ﬁﬂg
Environmental Commission eVehicles when possible

| 5. Environmental Commission to seek update on feasibiity of well- Duplicative of Environmental Gen'l
head protection ordinance

Page 26 of presentation - Not
Rec #12

accomplished

7. Environmental commission to conduct bultd-out analysis to

Duplicative of Environmental Gen'l Page 26 of presentation - Not
determine at what point does growth cause unsustainable Rec #17

| 9. Establish requirements for construction of “green” buildings

32 Page 26 of presentation - required
l - ﬂgimi |

| 1. Prepare Parks and Recreation element of the Master Plan that Not lished 5 Page 23 of presentation - Not
evaluates the impact of development on parks and open space. prepared
Require a public open space component in all redevelopment plans

Page 23 of presentation - Not
1. Prepare Utlkties Plan element of the Master Plan that evaluates the prepared.
A capacity of water and sewer infrastructure and Town's ability to move Not accomplished 36 Page 30 of presentation -
| towards a resillent infrastructure system

-Roalwisgsgaﬂf
ﬁu.:.aa |
D opmei ulat) nan

7 1. Revise zoning to eliminate progressive zoning structure and % Page 31 of presentation -
implement Unified Land Use and Circulation Plan recommendations

accomplished In part

Page110f13




Summary of 2006 - 2026 Master Plan Recommendatians and Status

Reference

2016 Reexamination Report Status

of 2006 Recommendations Per

2026 Reexamination Presentation,

2. Imglement ordinance to protert stream corndors, flood hazard
ardas, wel-iead profection ang figgelnes

3. Evaluate lighting ordinance to minimize lght pollutlon and noise
with Environmental Commission

4. Require farge developers to provide electric car charging stations

5. Consider amendments to telec
required by new technology

icatlons infrastructure

6. Implement ardinances thar provide sdditional design requirements

7. Amend subdhvision and site plan ordinances to reference NJSIS

B Move the mavimum story limit in tae R1 and R2 zones our of the
maximuam Negnl section

9. Create ordinance requiring developers to pay for off-tract
Infrastructure improvements necessitated by their developments

Page 12 0f 13

2006 2016

Stream cornidor protection
duplicative of Environment Objective
#1, #3, General reccmmendation #16.
Master Plan recommendation #1;
Well-nead protection dupiicative of
Environmert General
recommendation #12 Conservation
#3, Ridgetme protection duplicative of
Environment General
recommencations #1, #18,
Conservation #8

Lighting ordinance duplicative of
Environment General
recommendation #3, Development
regulation recommendation #4; Noise
ordinance duplicative of Environment
General recommendation #15;
Conservation #6

Required by State Statutes

Duplicative of Land Use General
recommendation #7

Duplicative of Land Use General
recommenaation 85, Housing
Objecsive 41 and Housing 2016
recommengation #7, Historie
Preservanion General
recommendations #4, #6; Economic
Development 2016 secommendation
s

Duplicative of Housing Development
Repulation Recommendation #S

Duplicative of Land Use Objective #3,
Master Plan recommendation #3,
Development regulation
recommendation #3;
Transportation/Traffic/Parking
Master Plan recommendation #1

36

36

36

36

36

36

Planner

per Planner

OMITTED FROM PRESENTATION

Page 31 of presentation - nat
accomplished

Page 31 of presentation -
estabilished by State regulations

Page 31 of presentation - adopted
small cell ordinance

Paxe 31 ot presentation - net
accomplished

OMITTED FROM PRESENTATION

DMITTED FROM PRESENTATION

QMITTED FROM PRESENTATION



Summary of 2006 - Qﬁﬁ« Plan Recommendations and Status .u )|

Duplicative of

Transportation/Traffic/Parking
11. Add bicycle rack and locker design requirements to ordinance General recommandation ¥4, Y ”-o wvﬂiu_g_.sg pal
Development regulation e

recommendation #2

Duplicative of Economic

13, Develop new reguiations for trash dumpsters 38...35..:“&2. 3.._. Environment
Development Regulation #12

Page 31 of presentation - not
accomplished

Dupiicative of Economic
Development General
_ wgeaﬂhe._i._.gﬂaﬂx set aside to fund arts program by new recommendation #21, Development 36 OMITTED FROM PRESENTATION
e Regulation recommendation #9, 2016
Master Plan recommendation #14

Duplicative of Land Use Development
3 Regulation recommendation #1;
17. Establish maximum impervious coverage requirements Environment Devek
Regulation recommendation #5

36 Page 31 of presentation - adopted

19. Determine which municipal projects require Historic Preservation Duplicative of Land Use General
Commission review

Recommendation #5 3% OMITTED FROM PRESENTATION

|
|
|
|
:
&
3

Page 13 0f13







& outlook

master plan

Fro

Date Tue 8/18/2026 11:23 AM
To Janice Talley <jtalley@montclaimjusa.org>; Aminah Toler <atoler@montclairnjusa.org>

Ms Talley
| was not able due to work schedule to

would like answered.
No1 the so called POCKET PARK, where is it? After all of the disturbances of sleep | see nothing but

grass which has turned into another crappy area for dogs to do their business. It is not even fenced
anymore? You made a big deal about the timing and the design,
trees if you meant green area grass does not designate green area.

attend any of the meetings this summer. | do have some 777 |

where is the design, where are they

2_Install additional crosswalks at each of the intersections along the length of Orange Road. O
Consider metered parking or pay for parking. 0 Identify handicapped parking in the Orange Road
West lot THIS IS ALREADY DONE on most of the area it is already metered and the problem is for
handcapped parking there are not enough spaces and people who work in the area use the spots as
their personal parking. You cannot stop and use the spaces because there are only 2 and one of the
workers is there all day. The spaces in the lot do not have space to exit or enter car if someone is
parked next you your handicap spot. The spots need the diagonal lines for entry and exit.

rsection of Orange Road West and Cedar Avenue to eliminate the channelized

n without stopping. Can you explain what you are doing here? There
le don't realize there is a stop light on that corner therefore allowing
ccidents. Please provide a detailed view of the site and

Reconfigure the inte
right turns to allow vehicles to tur
are way too many times that peop
folks to turn without stopping will cause more a

what you are talking about doing?
Also where is the lighted crosswalk on Pleasant ave for the kids to cross the street that was promised?

Eventually a child will be hit trying to cross as cars come around that corner full speed and speeding.
Many mornings | watch and afternoons when the bus stops people try to go around the bus even
though it has it's lights flashing. Why start constant renovations when it is time for school to start IE

the park, the pocket park

Where are the cameras for Hilltop place and the
Is there somewhere that we can see finished plans an
see below from your re-examination plan

promised lighting over 2 years ago now???
d not just sentences of what you are proposing

Note
The Plan should evaluate why Montclair has becom

more or because lower income residents are being
should address gentrification. 3. The Township shou

e more affluent - because residents are earning
priced-out and displaced? If it's the latter, the Plan
Id pursue the use of vacant Township-owned land



for affordable housing. The following properties have been identified as potential sites for affordable
housing and should be evaluated in an updated Plan.: Block Lot(s) Size (Sq.Ft.) Location 803 17 7,800
Upper Mountain Avenue 2209 1 6,800 61 Valley Road 3111 61 & 62 10,000 53 - 55 New Street 3802 91
13,627 Riverview Drive 3904 57 5,940 399 Orange Road 4601 80 & 82 114,563 Wildwood Avenue 4.
The Township currently has $2.3 million in the Housing Trust Fund.

| see you are proposing to put affordable housing now on the contaminated Pocket park, may | ask
why and what you propose to build as it cannot break our R1 zoning???? How can you place lives on
contaminated soil???

| have further 272 but | must leave..when is the next meeting and where are designs that we can see.
Proudly in closing the 4th ward had the most attendance throughout Montclair | noticed.

Change the name of the plan, as it only has applied to the MASTERS...that would be a step in the right
direction Ms Talley. | also suggest that since you don't live here. Please stop allowing developers to
walk away with waivers that allow them to neglect properties at will. IE 400 orange Road.

regards
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Master Plan
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Date Wed 8/12/2026 11:08 AM
To Janice Talley <jtalley@montclairnjusa.org>

Cc  Stephen D. Marks <smarks@montclairnjusa.org>

Carole Willis
sgains@montclairjusa.org <sgains@montclaimjusa.org>; Mayor Baskerville

<mayorbaskerville@montclairnjusa.org>

Dear Janice,

I did not attend the ward one Master Plan meeting because | strongly believe that you do not listen,
and you just do what you want to do. |find it hard to believe that you do not understand that people

in this town do not want more development, or a plan for more development.

Of course, when something is sold in a commercial zone, it will developed, which is something that |
ds in town are unfortunately, somewhat easily

understand, even given my reservations that the boar
influenced by land attorneys, developers, developer paid consultants such as planners, engineers, and

parking consultants.

| don't understand the looking for development in areas that it is not wanted. An example of this,
which | have written to you before, are transit villages. This has been a thing for at least 10 years, we
have not built any in ward two and ward one, and the demand is not there. We have one sole
transportation link, being the trains, that don't run all that freak outside of rush hour, and no weekend
service. What the planning department and planning board is tying to do is to create the demand.

One year ago you talked about “gentle” density around train stations, without defining that. | have no
idea what that means. Then we have Rutgers do a plan for the Master Plan, and all of a sudden it is
“high” density. That part of the report was accepted into the MP by the planning board with zero
public discussion. Zero. | watched the meeting. | had sent you a comment of exactly what | am saying
here now, and you did not initiate any discussion about this. This is exactly what people are frustrated

about. They are not listened to. They are ignored.

High density is not wanted by the majority of people in these wards and in the town, in general. There
is nothing wrong with having a more urban and then a suburban part of town. We have a vocal
minority in town, but that is what they are, a minority. There is also this absurd thinking that people
that would live in these buildings (I have no idea where they would go) will not have cars, and
somehow will live their lives out within the confines of Upper Montclair Village or Watchung Plaza.
How they will get to appointments, big box stores, to see family and friends is contained in this no car
fantasy. Public transport? They will build in the hours and hours needed to plan and wait for public
transport?They will ride their bikes to Best Buy or Costco, without the ability to get their purchases
home? Who are we kidding with this thinking? This is NJ. I know you no longer live here, but people
want their cars. This planning department and the boards have been living this fantasy, without



thinking about the nuts and bolts about this, for at least ten years, but here we are still are still
thinking that this is somehow reality.

I am tired of the opinion of the people in this town being ignored. Why do you think the outcry about
the swim school had been what it is. People truly believe that parking variance should not be given,
but there is also a whole lot of frustration coming out because they are not heard. They feel they
express themselves, usually they aren’t even thanked for it, and then honestly, you just ahead with
what you have already planned and ut is a done deal.

So that is what | have to say.
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Middle Housing and Starter Homes in Montclair
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Date Mon 8/10/2026 12

To Janice Talley <jtalley@montclairnjusa.org>

Ce  Mayor Baskerville <mayorbaskerville@montclaimjusa.org >; Councilor Erik D'Amato
<EDAmato@montclairnjusa.org>; Eileen Birmingham <EBirmingham@montclaimjusa.org>; Councilor Rahum

Williams <RWilliams@montclaimjusa.org>; Aminah Toler <AToler@montclairnjusa.org>; Susan Shin Andersen
<SAndersen@montclaimjusa.org>; William F. Harrison <WHarrison@montclairnjusa.org>; Stephen D. Marks

<smarks@montclairnjusa.org>

You don't often get email f— Learn why. this is important

Dear Mrs. Talley,

ents mentioned in the TAP article about the decline of “middle housing” and allowing more

1 wanted to follow up on your comm
for younger families to remain in or move to

two- and three-family homes alongside singlc-family homes to provide opportunities
Montclair.

After looking more closely at the Census and property-tax data, [ agree that Montclair has lost some smaller multifamily housing,
but at the same time, ily units in larger buildings. In addition, I am not convinced

we have gained a substantial number of multifami
that allowing more two- and three-famity homes in single-family neighborhoods will necessarily create starter homes for young
families—or that we have estab

lished that a shortage of starter homes is preventing families from moving here.

1 think there are three important questions.

1. What problem are we trying to solve?

ly has increased overall. Between 2013 and 2024, the town gained a net 822

« Montclair’s multifamily housing supp
onal units in buildings with 50+ units. (U.S. Census Bureau,

units in buildings with 10 or more units, including 666 additi

ACS B25024.)
« Montclair still has substantial middle housing. Over the same period, the number of units in 2—4-unit buildings declined

from 3,598 to 3,158, a Joss of about 440 units. Despite that decline, about 1 in 5 Montclair homes is still in a 2-4-unit

building, and pearly half (47%) of all homes arc in multifamily buildings with two or more units. (U.S. Census Burcau,

2024 ACS 5-Year Estimates, B25024.)
« The number of Montclair households with children has remained remarkably stable. There were 5,289 households

with children in 2013 and 5,277 in 2024. Virtually no change over 11 years. {(U.S. Census Bureau, ACS B11005.)

Montclair also continues to attract children. Every ACS migration estimate since 2021 has shown more children
moving into Montclair than out, including a net gain of 237 children in the 2024 estimate. (ACS B07001 and B07401.)

This raises the fundamental question: what evidence shows that the decline in 2—4-unit housing has created 2 shortage that is

preventing young families from moving to or remaining in Montclair?

2. Would more 2-3-family housing actually create homeownership opportunities for young familles?

o+ 2-4-family properties are not necessarily a lower-cost entry point inte Montclair. Based on 61 usable sales in 2025,
the median sale price of 2 2-4-family property in Montclair was $960,000. (NJ Division of Taxation, 2025 SR1A Sales
File and MOD-IV Property Assessment Records; Montclair 2-4-family properties.)

« Creating two or three dwelling units does not necessarily create two or three homes that families can purchase
separately. Of the 68 sales involving 2—4-family properties or separately deeded units within small 2—4-unit properties



identified in the 2025 sales data, 61 (90%) were sales of the entire property, while only 7 (10%) appear to have been sales
of individual units. This suggests that the predominant ownership model remains the purchase of the entire multifamily
property rather than individual units within it. (NJ Division of Taxation, 2025 SR A Sales File and MOD-IV Property
Assessment Records.)

¢ Even if those units were sold separately, they would not necessarily be the preferred option for young families. For
illustration, simply dividing the median $960,000 sale price of a 2-4-family property between two units would equal
roughly $480,000 per unit, before considering conversion costs or differences in unit size and market value. At that price
point, a young family may also have the option of purchasing a single-family home in nearby Bloomfield or Verona. This
raises the question of whether these new Montclair units would actually provide the type of home young families are
looking to buy.

¢ Existing 2-4-family housing is predominantly rental housing. In 2024, 72% of occupied units in 2-4-unit buildings
were renter-occupied, compared with only 28% owner-occupied. This suggests that, in practice, this type of housing
currently functions primarily as rental housing in Montclair rather than as an ownership pathway for individual
households. (U.S. Census Bureau, 2024 ACS 5-Year Estimates, B25032.)

o Existing 2—4-family housing is also predominantly occupled by smaller households. In 2024, 77% of households
living in these units consisted of only one or two people, while only 23% had three or more people. This raises the
question of whether additional units of this type would primarily serve families with children. (U.S. Census Bureau, 2024
ACS 5-Year Estimates, B25124.)

¢ Would the additional housing actually help younger Montclair residents remain in town? In 2024, at least 64% of
people moving to a new Montclair residence came from outside Essex County. (ACS B07001.) While this does not tell us
who would occupy newly created units, if the objective is specifically to help younger Montclair residents remain in town,
it is worth asking who the additional housing is expected to serve.

Taken together, the available data do not establish that creating more 2—3-family units would translate into more attainable
homeownership opportunities for young Montclair families.

3. What is the impact on families who already live here?

= Property taxes are not based on the number of homsehelds or residents living on a property. In New Jersey,
asscssments are based on property value. Converting a single-family home into multiple units may increase the property’s
assessed value and total tax contribution, but the increase depends on the resulting property value—not automatically on
the number of additional households or residents. (State of New Jersey Assessor's Handbook 804.06.)

¢ The current tax contribution is substantially lower for 2—4-family properties, both per property and per dwelling.
In 2024, single-family properties paid an average of approximately $22,689 in property taxes, compared with
approximately $15,840 for 2-4-family properties. Because a 2-4-family property contains multiple dwellings, its average
tax contribution falls to approximately $6,209 per dwelling—about 73% less per dwelling than a single-family property.
(NJ MOD-1YV, 2024.)

* More houscholds can increase demand for -and the cost- of public services. Additional households increase demand
for municipal services such as public safety, code enforcement, sanitation, mfrastructure, and health services. In 2026, the
municipal tax levy averaged approximately $5,551 per property, illustrating the significant local cost already supported
through property taxes. (Township of Montclair User-Friendly Budget, 2026.)

* School costs are particularly relevant if the objective is to attract more young families. While every household is
served by municipal services, not every household uses the public school system. Operating a school system involves both
fixed costs (such as buildings and administration) and variable costs (such as teachers and transportation). Montclair
Public Schools’ 2026-27 User-Friendly Budget shows approximately $23,000 in local school tax levy per enrolled
student. Unlike districts that receive substantial state equalization aid, most of Montclair’s school funding burden falls on
local taxpayers. If the policy succeeds in increasing the number of families with children, the resulting school costs should
be part of its fiscal analysis.

The key fiscal question is therefore whether the additional tax revenue generated by these conversions has been modeled against
the additional school, municipal, and infrastructure costs associated with additional households. If population and public costs
grow faster than the tax base supporting them, the difference ultimately has to be shared across taxpayers.

And that itself is an affordability issue. Higher property taxes can make it harder for young families to purchase a home and for
existing residents to afford to remain in Montclair.

Before expanding two- and three-family housing in single-family neighborhoods, I would therefore like to better understand the
evidence that this policy would achieve its stated objective, as well as the analysis of its fiscal and infrastructure impacts on



existing residents. Affordability is

those who have been paying property

also about ensuring that the families and other residents who already live here—including
taxes for decades—can afford to remain.

Many thanks for reading, and best wishes,
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2016 Montclair Master Plan Update Proposal

Background:

1.

2.

3.

The 2016 Montclair Master Plan, Section 2.5 Economic Development + the Arts, page 52, rightly
states: "The growth in arts/entertainment services and accommodations/food services is not
surprising, as the arts have always been a driving economic force in Montclair.” Iindeed,
Montclair’s arts and cultural sector, including culinary arts, continues to be a ‘profit center’.
According to numerous Americans for the Arts Economic Prosperity reports {one included
Newark and Essex County), visitors to Montclair spend twice as much as residents and we know
that our restaurants and arts and cultural venues attract significant out-of-town visitors.
The 2016 Montclair Master Plan, Section 2.5 Economic Development + the Arts, page 58, refers
to ”S. Develop a variety of funding mechanisms to support ongoing public arts projects.”
The 2016 Master Plan Reexamination Report refers to:
a. Page 18, #17, “Through the Montclair Arts Council, advance the concepts of the
2001 Montclair Arts Plan, including marketing facilities, education, public support
and technology, subject to financial feasibility.” “Current status”: “The Montclair
Arts Council was disbanded in 2010. Public arts initiatives have been supported
through redevelopment plans that include a 1% funding requirement for public art.
The primary purpose of the Seymour Street Redevelopment Plan is to support the
arts in Montclair”

b. Page 18,#18, “Use the Montclair Logo and Township Website in all marketing efforts
and announcement of arts programs and events; develop an email database for
distribution of arts information; develop an artists’ registry for all disciplines.”
~Current Status”: The mechanism to manage and coordinate public arts initiatives
was discontinued when the Montclair Arts Council was disbanded in 2010.”

Page 19, #20: “With significant community involvement, identify and facilitate arts

programming for underserved constituencies.” “Current status”: “No longer

implemented with the elimination of the Montclair Arts Council.”

d. Page 19, #21: “Explore a voluntary or mandatory 1% for the arts program whereby
art is included in every new commercial development.” “Current status”: “Part of
some redevelopment plans.”

e, Page 20, #9: “Create an ordinance for a 1% set aside for the arts program for new
commercial developments.” “Current status”™: “Included in some redevelopment

plans and/or redevelopment agreements.”

Proposal:

Implement one or more “funding mechanisms” to support the arts and cultural community.

2. At a minimum, include the following areas of support: a. Public Art; b. Marketing; c. Grants
to arts and cultural organizations; and, d. Arts spaces.

3. Implement a mandatory 1% for arts set-aside for new commercial development.

4. The NJ State Arts Council is funded via the law which created the state’s hotel/motel tax.

Duplicate this model for one of the funding mechanisms to allocate all or a portion of

Montclair’s 3% local hotel/motel tax.
5. Expand the definition of “public art” to include, but not limited to, programming and space.
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’ Outlook

Fwd: Master Plan Reexamination

Date Sun 8/9/2026 4.06 PM
To jtalley@montclaimjusa.org <jtalley@moniclairmjusa.org>
Cc  Aminah Toler <AToler@montclairnjusa.org>

You don't often get email from mjkumahor@gmail.com. Learn whiy this is important

Re-sending - as the original message bounced back to me.

Fr
Date: Sun, Aug 9, 2026 at 4.02PM

Subject: Master Plan Reexamination
To: <jtalley@montclairnjusa.gov>
Cc Aminah Toler <AToler@montclaimjysa.org> .

Good afternoon!

| hope all's well.

Proud long-time (26-years) 4th Ward homeowner here, taking a moment to share my thoughts.
Thanks to Council Member Toler, | received a much-needed reminder to make sure | don't let this

opportunity pass me by.

My Wish List for the Master Plan that may or may not already be on your radar:
1. recycling bins - mixed stream - designed like the awesome trash bins that are stationed around

town; ideally located next to every trash bin
2. protection of current green spaces/parks and designation of land for 1 additional green/space park

in every ward
3. institution of "no-car Sundays" in all the business districts across the Township once/month to

encourage walking (sparing the air) and patronizing local businesses

4, put in place whatever policies are necessary to prevent the town from being overrun by tall
buildings and following in the concrete jungle footsteps of places like Manhattan; | don't have the
language or expertise to articulate exactly what I'm asking, but hopefully this gives a sense

5. design and erect a series of placards around the town chronicling the rich history of the area -
centering the Lenape - and the unique events and leaders that we're known for; as an example of what
this could look like, I'm thinking of the Scarlet and Black Project at Rutgers University which I've found
extremely powerful, educational and eye opening from the placards to the virtual tour online. With the
Friends of the Howe House, Montclair History Center and other organizations already in place doing
this work, Montclair could pull this off. And we already are home to 3 sites on the NJ Black Heritage



Trail. I'm envisioning a series that encompasses a comprehensive historical narrative of the township
that doesn't skip over the Lenape and other indigenous folks who preceded all subsequent settlers -
free and enslaved.

6. transform portions of all the NJT train stations to include community gardens/green spaces

One last wish:

- | figure the in person hearings are mandated methods of gathering feedback. However, it's 2026 and
if only 51 people out of 40,000 residents have weighed in on this plan, that's not a sign of apathy, it's a
sign that we need more effective, creative, accessible, convenient, 21st century methods of gathering
feedback. If these methods already exist, please loop me in so | can share with my neighbors. If they
don't, please consider a QR code that can be shared via the various social media and online channels
that the Township and residents utilize. Better yet, I've noticed in this town that if participation is
“game-ified" in some way, that really inspires people to weigh in.

Thanks for all you do for our fabulous town. And big thanks to Councilor Toler for her extraordinary
leadership, engagement and advocacy on behalf of 4th Ward residents and all Montclair folks.

Take it easy,

"There are no new ideas, just new ways of giving those ideas we cherish breath and power .in our own
living.” - Audre Lorde



a Outlook

Master Plan Public Comment — Modernization and Adaptive Reuse

Date Sat 8/8/2026 3:01 PM
To Janice Talley <jtalley@montclairnjusa.org>; Zainab Kazmi <ZKazmi@montclairnjusa.org>

— Councilor Erik D'Amato <EDAmato@montclairnjusa.org>

Thank you to the Planning Board and everyone involved in the Master Plan process for the
considerable time and thought you devote to Montclair's future. In the course of researching
Montclair architect Arthur E. Ramhurst, | was delighted to discover what appears to have been a
sustained civic commitment to modernization and reinvestment in Montclair’s existing buildings
spanning at least the 1930s and 1940s. it involved an extraordinary cross-section of the community—
the Planning Board, Architects’ Emergency Committee for the Region of New York, Montclair Art
Museum, Better Housing Campaign, Chamber of Commerce, Montclair National Bank, Development
Board, Committee on Architectural Improvements, and local architects, developers, and property
owners. Through exhibitions, lectures, demonstration projects, architectural awards, master planning,
and initiatives such as "A Better Bloomfield Avenue,” modernization was repeatedly promoted as a way
to improve Montclair while reinvesting in what was already here. My research only touches two
decades of this history, and there may well be much more. There also appears to have been an
intervening period, before the establishment of the Historic Preservation Commission, when a number
of important commercial buildings were lost. That history makes the continuity between these earlier
modernization efforts and Montclair's later commitment to preservation particularly interesting. |
recognize how difficult the task before you is—balancing the needs of many different stakeholders
while addressing growth, density, affordability, preservation, and the character of the town we all
value, Perhaps Montclair's own history offers some common ground. As the new Master Plan takes
shape, | hope we can continue that tradition of prioritizing modernization over demolition wherever
feasible—using adaptive reuse, additions, and thoughtful upward expansion to meet new needs while
retaining the buildings and streetscapes that give Montclair its character and beauty. Building on our

history rather than erasing it. Thank you for the opportunity to comment—
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Inputs for Montclair’s Next Master Plan

Suggested priorities from-

ata and observations that | believe may be useful in developing
rty-tax, Census, and municipal data, several
neighborhood needs, fiscal impacts, pu blic
ies of maps to help illustrate how some of

Summary

This document was prepared to share d
Montclair’s next Master Plan. While reviewing housing, prope
patterns stood out to ms, particularly around housing diversity,
services, and the quality of new development. | also prepared a ser

these patterns vary across Montc lair.

eve the Master Plan should focus on improving existing housing in need of
rehabilitation, investing in neighborhoods where needs are greatest, supporting a sustainable commercial tax
base, considering the fiscal and service impacts of development, improving the public realm, and ensuring that
new development is well designed and contributes positively to Montclair.

Based on this information, | beli

1. Improve Existing Housing and Target Rehabilitation
Objective: Improve the condition of Montclair’s existing housing by identifying rehabilitation needs and targeting

assistance and enforcement where they can have the greatest impact.

ACS estimates suggest that identified deficiencies are more geographically widespread among renter-occupied

housing. Owner-occupied housing also shows localized areas of significant need.

The State identified 132 homes in need of rehabilitation, but this measure relies on limited indicators such as
inadequate plumbing or kitchen tacilities, overcrowding, and housing age. Rehabilitation needs can be much
broader, particularly given Montclair's older housing stock, and may inctude structural repairs, roofing, electrical

and mechanical systems, accessibility, energy efficiency, and other improvements.

Renter-Occuplad Units Lacking Owner-Occupied Units Lacking Housing Units Lacking
Complete Kitchen Facilities Complete Kitchen Facllities Campilete Plumbing Facilities
Montcisir, N) — ACS 3-Yeur

Montelair, N) — ACS 5-Year Montcialr, M) — ACS 3-Year

w o

i ¥ “w L=

&

Wun«mmmmmm)

o 2 4 e 8 10 12 14 16
w-m-wu-mmmmmw

Community Input for Montciair's Next Master Plan ¢ 1



Rehabilitation efforts should be informed by housing conditions and neighborhood characteristics. The table
below compares areas with identified school-age poverty with the share of multifamily housing and renter
occupancy. The area with the largest number of families in poverty with children ages 5-17, 171 BG1, has 92%
multifamily dwelling units, of which 83.9% of occupied multifamily units are renter-occupied. Other areas
show different patterns, demonstrating that housing type or tenure alone does not explain poverty.

Census Block group Number of poor families = % Multi Family units in % Multi Family renter
with kids 5-17 _blockgroup
171 BG1 111 | 82.0% 83.9%
| 1678G1 46 | 63.2% 97.1%
170BG2 48 | 40.7% 91.5%
172BG3 N 22 7% 86.7%
| 169BG2 16 | 27.4% 76.1%
165 BG2 14 8.2% 0.0%
164 BG4 12 24.7% 15.5%
169 8G3 1 | 64.9% 95.8%

The data do not suggest that multifamily or rental housing causes poverty. Rather, poverty, housing condition,
tenure, affordability, and building characteristics should be examined together to identify where
rehabilitation efforts may have the greatestimpact.

The Township could:

* ldentify rehabilitation needs beyond those captured by State requiraments using code-enforcement
information, housing-condition data, poverty, renter concentration, housing-cost burden, and other
relevant indicators.

« Create incentives for improvements to rental housing. Rental property owners may have less
incentive to undertake costly improvements when the financial benefit is limited, even when those
improvements could significantly improve tenants’ living conditions.

o Low-interest loans for major repairs, energy efficiency, accessibility, lead remediation,
plumbing, electrical, heating/cooling, or structural improvements.

o Targeted grants, particularly for smalter 2-4-unit rental properties in priority areas.

o Permit-fee reductions for projects that improve housing quality, safety, accessibility, or energy
performance,

o Property-tax abatements for qualifying rehabilitation, where permitted under New Jersey law, to
avoid improvements immediately resulting in a higher tax burden.

Conditions for success:

* Prioritize assistance for owners with financial need. Public funding should target owners who
demonstrate limited ability to finance necessary repairs or improvements themselves.

* Require affordability and tenant protections when substantial public assistance is provided to
improve privately owned rental properties.

¢ Strengthen property-condition assessments and code enforcement, particularly where deterioration
is identified.

Community input for Montclair's Next Master Plan « 2



2. Target Township Investment to Improve Residents’ Quality of Life in Areas of

Greatest Need
Objective: Direct public investment toward areas with the

of life.

greatest identified needs to improve residents’ quality

wide averages conceal significant differences among neighborhoods.
ase in the estimated number of families below the poverty line with

0 278 in 2024—about 80% higher. The geographic

h nearly three-quarters of the 2024 estimate located in just

Montclair is generally affluent, but town-
ACS estimates indicate a substantialincre
children ages 5-17, from approximately 154 in2013t
distribution has also become more concentrated, wit
three block groups.

Poverty is not limited to families with school-age children. Some of the same areas also show elevated poverty
among other age groups, including adults and seniors. These patterns can help identify neighborhoods where

targeted investment and improvements could have the greatest impact.

The Township could:

« ldentify priority areas by combining poverty and demographic data with actual neighborhood and

infrastructure conditions.
Assess local needs, including sidewalks, roads, drainage, pedestrian safety,

public spaces, amenities, and services.
e Tailor investment to each neighborhood, bas
amenities.

trees and shade, parks,

ed on its population, housing, infrastructure, and existing

Families Below Poverty with Children Ages 5-17
Montclair Census Block Groups
ACS 2024

ACS 2013
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Montclair Poverty Rate by Age Group — ACS 2024 5-Year Estimates
Children Under 18 Adults 18-64 Seniars 65+

Poverty rate (%)

Change In Median Household Income
Montclair Census Block Groups, 2013-2024

—
o
Change In reparted median household income

M\ 42 Census diock groups shown, Change = 2024 reported vaise = 2013 reported valie.
For Census eatries reposted a3 250, 000 +, 250,000 Is used a3 the pubiabed threshold, Source: U.S. Cansus Bursov,
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3. Recognize Montclair’s Existing Hous

Multifamily Expansion

Objective:
fiscal impacts, public-service demands,

Montclair already provides a substantial range of housin
approximately 5,851 dwelling units are located in multifa

Preserve a diverse housing mix while ensuring that major resid
infrastructure needs, and demonstrated community benefits.

ing Diversity and Consider the Cost of Further

ential development decisions consider

g types. Based on the property data analyzed,
mily properties, including 3,370 units in two- to four-

family homes and 2,481 units in apartment buildings with five or more units, compared with 8,136 single-family
homes. Among the dwelling units captured inthese categories, multifamily housing accounts for approximately

42% of the total'.
Consider the fiscal impact
Property type Count of dwalling units | Total property tax Tax per dwelling
Single-family | 8,136 $185.27M $22,772
2-family 2,172 $16.27M $7,491
3-family 894 $5.26M $5,884
4-family 304 $1.60M $5.263
Apartments 5+ 2,481 $11.18M $4,506 |

type Is fiscally beneficial or costly, because pubtic-service
They do demonstrate why the fiscal consequences of
han assumed.

These figures alone do not establish that one housing
demand differs among households and developments.
materially changing Montclair's housing mix should be analyzed rather t

According to the 2026-2027 user friendly budget, the tocal school tax levy is approximately $142 million,
supporting 6,186 students served, or approximately $22,956 in local tax levy per student. This is not the marginal
cost of adding one student, but it illustrates the scale of school expenditures supported by local taxpayers and
why expected school enroliment should be considered alongside property-tax revenue when evaluating major

residential development.

nsider unit size, bedroom count, anticipated household composition, tax

Fiscal and planning analysis should co
infrastructure, traffic, parking, environmental impacts, and

revenue, school enrollment, municipal services,
capital needs—not simply the number of units.

The Township could:

« Evaluate the broader impacts of major multifamily development, including traffic, parking,
environmental impacts, infrastructure capacity, public services, school enroltment, and long-term fiscal

health.
e Prioritize development with clear commun

new services to the community, strengthening commercial areas,

benefits.
« Preserve existing

ity benefits, such as revitalizing underused sites, providing
or generating economic and fiscal

residential zoning. Avoid upzoning established residential areas to increase housing
capacity unless a demonstrated community need and ctear public benefit justify the change.

« Protect affordability for existing residents by considering whether development creates recu ming
costs or infrastructure needs that could place additional pressure on the existing tax base.

' Properties subject to PILOT agreements or other tax arrangements may not be fully reflected in these figures or

in the property-tax comparisons below.
Cammunity Input for Montclalr's Next Master Plan 5



Montclair, N} — Property Tax per Dwelling Unit
2-4 Family Homes

Annual property tax
per dwelling unit

® <$4k

$4-6k
$6-8k
$8-10k

$10-12k
$12-15k
$15k+

200

Parcel annual property tax + number of dwelling units (2, 3, or 4)
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4, Improve Walkability, Shade, and the Public Realm
Objective: Create safer, more comfortable, and more attractive pedestrian environments through adequate
sidewatks, shades, trees, and developmant that contributes positively to the public realm.

Expand shaded pedestrian routes. Identify streets and walking routes with imited summer shade and prioritize
tree planting and other shade strategies, particularly along routes to schools, parks, commercial districts,
transit, and other frequently used destinations. The goal should be to create continuous shaded walking routes
where possible, improving quality of life and reducing heat-island effects.

Study opportunities to underground overhead utilities along key corridors and in selected commercial or
highly visible areas, considering feasibility, cost, reliability, and potential improvements to streetscape
appearance.

Ensure adesquate sidewalk space. Establish and enforce a minimum unobstructed sidewalk width that must be
maintained at all times. New development should not be approved where it creates or preserves inadequate
pedestrian space and should be required, where appropriate, to improve existing pedestrian conditions.

» Clait, 37 Qrange Rd (good Newly built parking deck, 41 Orange Rd
atlkability) walkability}

The Township couta:

* Create a connected network of shaded walking routes, prioritizing routes to schools, parks,
commercial districts, transit, and other frequently used destinations.

+ ldentify gaps in tree canopy and pedestrian infrastructure to prioritize tree planting, sidewalk
improvements, and capital investment.

« Establish minlmum unobstructed sidewalk-width standards for all new development to ensure
adequate pedestrian space.

* Require major new development to Improve pedestrian conditions, including sidewalks, street trees,
shade, crossings, and connections to surrounding destinations.

¢« Complete a cost and feasibility study to bury cables underground.

Community Input for Montclair's Next Master Plan 8



5. Improve Architectural Quality
Objective: Ensure that major development contributes positively to Montelair's character through high-quality
architecture, durable materials, appropriate scale, and thoughtiul integration with surrounding streets and

buildings.

Major developments should meet stronger architectural and design standards, including building scale,
materials, landscaping, street frontage, and integration with surrounding buildings. Materiats should be
attractive, durable, and designed to age well.

Local developments such as Willow and Vestry can provide examples of features that work well, while Valley &

Bloom and Sienna can help identify areas for improvement.

If strong design standards are not adopted, an independent community design review should provide inputon
major projects before designs are finalized. Proposals should also include realistic street-lavel renderings

showing buildings within their actual surroundings.

Valtey and Bloom (Example illustrating

willow (Example of preferred design features)
opportunities for improved deaign)

The Township could:

« Adopt stronger design standards for major development, addressing massing, materials, fagades,
tandscaping, street frontage, and compatibility with surrounding buitdings.

« Require durable, high-quality exterior materials designed to maintain their appearance and quality
over time.

« Require approval of a final design before construction. Major developments should receive approval
for a specific design, including exterior materials, fagades, landscaping, and other significant design
elements, rather than multiple alternatives that may be selected after approval.

« Establish an independent community design-review process for major projects, with review
occurring early enough to meaningfully influsnce the design before final approval.

« Use lessons from existing Montclair developments to identify design features that have worked well
and areas that should be improved in future projects.

Community Input for Montclair's Next Master Plan ¢ 9




6. Strengthen existing affordable housing and promote socioeconomic integration
Objectiva: Preserve and improve Montclair’s existing affordable housing while ensuring that future affordable
units promote socioeconomic integration, housing quality, and long-term sustainability.

Existing Affordable Housing

Preserving affordable housing shoutd mean preserving its quatity as well as its affordability. The Township should
take a more proactive role in identifying rehabilitation needs and ensuring that owners and management
companies maintain affordable units, buildings, and commeon areas.

* Assess rehabilitation needs. Work with the Township’s enforcement and housing teams to identify
maintenance, rehabilitation, and capital needs within existing affordable developments.

¢ Establish a clear enforcement process. Develop or clarify 2 standard operating procedure for cases
where owners or management companies fail to adequately maintain affordabte units, buildings, or
common areas, including inspections, correction timelines, escalation procedures, and accountability
measures.

* [ldentify funding for rehabilitation. ldentify available grants and determine when the Affordable Housing
Trust Fund or other eligible funding sources could support rehabilitation and preservation. Public funding
shoutd complement—not replace—owners’ responsibility to property maintain their properties.

Future Affordable Housing

Montclair already has a significant inventory of units in fully affordable developments. The developments
identified here account for approximately 515 units, including about 302 senior or congregate units and
approximately 213 units in two family-oriented developments.

¢ Prioritize mixed-income development. Future affordable units should generally be incorporated into
mixed-income developments and distributed across neighborhoods rather than creating additional
concentrations of households by income.

¢ Promote sacioecanomic integration. Consider the existing distribution of affordable housing,
neighborhood income patterns, and populations served when determining where and how additional
affordable units should be created.

+ Plan for long-term maintenance. Require credible plans for ongoing maintenance, capital replacement,
adequatereserves, inspections, and owner accountability so that affordable units remsin in good
condition throughout the affordability period.

Community Input for Montclair’s Next Master Plan » 10



al Development That Provides Public Benefit

7. Prioritize Commerci
use development that provides a demonstrated fiscal, economic, or

Objective: Prioritize commercial and mixed-
community benefit.

A recommendation to increase commercial development should be more specific. Not every commercial
property produces substantial tax revenue: the median annual tax for a Class 4A commerciat property is
approximately $27,772, compered with $21,772 for a single-family property. Increasing commerciat
development alone does not necessarily strengthen the tax base.

e Prioritize meaningful tax revenue. Focus on commercial development that provides a substantial fiscal
contribution relative to the size, intensity, and impacts of the development.

mic activity. Encourage businesses and uses that meet

« Support needed services and econo
and strengthen Montclair's

community needs, support employment, attract economic activity,
commercial districts.

nsider tax revenue alongside services provided, economic

« Evaluate the overall public benefit. Co
ing development

activity, employment, use of infrastructure, and other community benefits when evaluat
proposals.

blic services. New development should be designed and managed
re Department call data from 2022 ilustrate this

51 calls, including 38 false alarms—

e Minimize avoidable demands on pu
to limit preventable demands on municipal services. Fi
concern:; Siena and the MC Hotal generated a combined
approximately 75% of their combined calls.

Tax assessor data analysis

| Measure |_single-family housing Commercial 4A
__Number of properties | 8,139 i 601
Total assessed value | $5.4598 $699.4M
[ Total annual proparty tax | $185.27M $24.02M
Median annual tax | $21,772 , $27,772
| Medien year bullt | 1924 1922
Top Regular Property- Fax Contributors
Rank | Property Annual property tax | Assessed value | Proparty characteristics i
1 693 Bloomfield Ave / 7 Ball $376,998 $11.08M 70 residential units, mainly 1BR with some 2BR,
St plus retail; 7 public-school students reported.
2 39-51 Church Strest $344,615 $10.13M Large mixed-use apartment prapsrty with ground-
floor commercial Space.

use development can produce substantial conventional property-tax revenue. 693 Bloomfield

High-value mixed-
about $377,000 in annual property taxes, while

is particutarly notable: 70 housing units plus retail generate
reported public-schoot enroliment is 7 students.
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Top PILOT C

PILOT payments are separate from conventional property taxation; the school district does not receivs its normal

ontriot

school-tax share.
Rank Project Annusl PILOT payment  Taxes if billed in full Difference
1 CentroVerde $1,580,965.98 $1,331,361.53 +$249,604.45
| 2 BSREP Il Wellmont $1.030.936.48 $1.503,652.56 -$472,716.08
3 2013 Urban Renewal, $901,435.78 $771,456.11 +$129,979.67
LLe
Combined $3,513,338.24 $3,606,470.20 ~-$93,131,96

The current PILOT data itlustrate why the terms of these agreements matter. Some projects are currently paying
more under their PILOT than they would under conventional property taxation, while others pay substantially
less. BSREP Il Wellmont, for exampte, pays about $1.03 miltion under its PILOT compared with approximately
$1.50 million if fully taxed, a difference of roughly $473,000 in a single year. At the same time, the development
provides a significant community benefit through a successful concert venue.

This illustrates why long-term agreements, particularly those lasting 30 to 50 years, should be evaluated
carefully based on their overall public benefit. Fiscal incentives should be weighed against what a project
provides to the community and the costs orimpacts it may create.

For example, development involving a targe supermarket or other high-traffic use should consider not only the
service provided, but also traffic and truck activity, infrastructure needs, public-safety demands, and the long-
term viability of the proposed use. Commitments made through long-term agreements should be based on
realistic assumptions about how a development will function over time.

Sources:

¢ U.S. Census Bureau American Community Survey 5-Year Estimates (2024);
¢ Montclair Township Tax Assessor data {2024);

¢ Montclair Township PILOT data (2026);

¢« Montclair Fire Department call data (2022);

¢ Montclair Public Schools enroltment and budget data (2026-2027).
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SUSTAINABLE
MONTCLAIR

A SUSTAINABLE MONTCLAIR COMMENT-JULY 2026

Comments on the 2026
Master Plan Reexamination

Montclair has already told itself what to do about its tree canopy, its noise, its
night sky, and its housing. Five of the eleven recommendations below address
items the Township’s own 2026 reexamination marks not accomplished.

Prepared by Susiainable Montclair.

Janice E. Talley
Director of Planning and Community Development

Township of Montclair
jtalley@montclairnjusa.org

July 20, 2026

Dear Director Talley,

1 am writing to submit comments on the 2026 Master Plan Reexamination Report. In
summary, 1 ask the Planning Board to:

. Set enforceable tree-ordinance benchmarks. “Improve enforcement and

transparency in implementation of the Tree Preservation Ordinance” was recommended
in 2016 and is marked not accomplished in 2026. It should not be restated a third time

without a baseline, a target, and a reporting cadence.

. Establish a sidewalk and street tree fund so that sidewalk damage caused by public
trees is repaired with public funds rather than by the abutting property owner —
removing the cost pressure that biases street tree planting toward small species and

caps the public canopy.



« Strengthen Chapter 324 to protect canopy on private land through a
no-net-loss/net-gain standard, a 24-month aggregation rule to stop serial single-tree
clearing, heightened protection for large and mature trees, and tree protections that
attach before demolition and site clearing.

« Establish an equity-directed Tree Fund so canopy investment flows to canopy-thin,
lower-income neighborhoods rather than only to where removals happen to occur.

o Complete the Natural Resource Inventory and build-out analysis — both marked
not accomplished — as the analytical foundation for any credible canopy goal.

¢« Adopt an updated, enforceable noise ordinance, marked not accomplished and
outstanding since the 2007 Conservation Plan Element.

o Adopt a light-pollution / dark-skies ordinance, marked not accomplished, and
prohibit athletic-field lighting at fields in or contiguous to residential zones.

» Treat urban heat-island mitigation as a measurable goal, consolidating the
canopy, turf-field, and paved-surface threads the report currently addresses separately.

e Require green infrastructure in redevelopment and infill projects, and remove
the code barriers that discourage it, paired with a durable maintenance funding
mechanism.

o Align the housing element with the Township’s stated affordability, diversity,
and climate-resilience goals, which a development pattern producing mainly
high-end units cannot meet.

¢ Prioritize sustainable materials in public construction and renovation,
deprioritizing petrochemical-derived products where durable alternatives exist —
following the model of an environmentally preferable purchasing ordinance already
adopted in Hopewell Township, NJ.

My comments concern the conservation, sustainability, and resilience dimensions of the
reexamination, and they ask the Planning Board to convert several long-standing
aspirations into measurable goals with accountability mechanisms. Each recommendation
below is anchored to a finding, recommendation, or aspiration that already appears in the
Township’s own planning record.

The evidentiary foundation for the canopy recommendations is six years of tree-removal
permit data obtained through OPRA requests to the Township. That dataset documents
both the pace of canopy loss on privately owned land and the pattern of incremental,
lot-by-lot removals that the current ordinance does not capture. I would welcome the
opportunity to share the underlying data with the Planning Board and the Environmental
Commission, and I reference its principal findings throughout the comments that follow. [1]

Hold the reexamination to the 2016 tree-enforcement finding

The 2016 Master Plan Reexamination Report recommended that the Township “improve
enforcement and transparency in implementation of the Tree Preservation Ordinance.” The
2026 reexamination overview records the status of that recommendation as not
accomplished. This is a documented, self-reported failure on the precise issue this
comment addresses. A recommendation identified a decade ago, carried forward, and again



left unmet should not simply be restated a third time; the 2026 reexamination should
specify how enforcement and transparency will be achieved, with concrete code changes
and measurable benchmarks rather than a renewed aspiration. (2, 3]

The OPRA permit data make the cost of continued inaction concrete: canopy is being lost
faster than it is being replaced, and the losses concentrate where the ordinance’s

enforcement gaps are widest. I therefore as
enforcement as a measurable ohbjective with a baseline,
— not as a narrative recommendation.

k that the reexamination treat tree-ordinance
a target, and a reporting cadence

RECOMME { FrTON TWUO
Establish a sidewalk and street tree fund for public trees
The recommendations above concern trees on private land. Montclair’s public canopy —

the street trees in the right-of-way — faces a separate and structural problem that the
reexamination does not address: the cost of sidewalk repair where roots and pavement

conflict.

Where the abutting property owner bears that cost, every large-canopy street tree becomes
a potential future liability attached to a particular household. The predictable
consequences follow. Owners object to large species being planted in front of their homes.
Repair is deferred until the sidewalk becomes a hazard. Removal is often cheaper for the
owner than repair, so mature irees come out. And the Township, seeking to avoid the
complaint entirely, plants small ornamental species that will never generate a conflict — or

a canopy.
That last effect is the most consequential and the least visible. A street tree program can
report steady planting numbers while structurally guaranteeing low canopy volume,

because the species being planted are selected to stay small. Canopy is a function of

mature crown size, not of stems planted. A cost structure that penalizes large species is
no matter how many trees go in the

therefore a cost structure that caps the public canopy,
ground.

I ask that the Master Plan direct the establishment of a dedicated sidewalk and street tree
fund, under which sidewalk damage caused by public trees is repaired with public funds
rather than at the expense of the abutting property owner. Three points support this:

. The tree is public property serving a public purpose. Street trees in the
right-of-way are Township assets delivering stormwater interception, heat mitigation,
air quality, and property-value benefits to the community as a whole. Where a public
asset damages public infrastructure, the repair is properly a public cost. Assigning it to
whichever household happens to abut the tree is arbitrary in its incidence.

. It makes the cost budgetable rather than contentious. A dedicated fund converts
an unpredictable, individually litigated expense into a planned line item the Township
can forecast, phase, and manage against its canopy goals. That is a benefit to the
Township’s budgeting, not only to residents.

« It removes the structural bias toward small trees. Once the sidewalk cost no longer
falls on the abutting owner, the Township can specify large-canopy species where
growing conditions permit, and pair them with the engineering solutions — structural
soil, root paths, expanded tree pits, flexible or rerouted walkway sections — that let

large trees and intact sidewalks coexist.



Sidewalk cost allocation reads as a public-works detail, but it functions as canopy policy. It
determines which species the Township is willing to plant, and therefore how much public
canopy Montclair can have in thirty years. The Sustainability and Resiliency Amendment
treats canopy as a resilience asset; a resilience asset should not be limited by an incidental
question of who pays for a slab of concrete. The sidewalk and street tree fund, the
no-net-loss standard, and the equity-directed Tree Fund are three parts of a single canopy
strategy — private land, public land, and the money that maintains both.

Strengthen protection of the urban forest on private land

The large majority of Montclair’s tree canopy grows on privately owned land, and the 2025
Sustainability and Resiliency Amendment recognizes that protecting and expanding that
canopy is a critical tool for community health and resilience, not merely beautification.
Chapter 324, however, was written principally to address the active removal of protected
trees by a single owner at a single moment. It does not adequately address two patterns
that the permit data show are now the dominant drivers of canopy loss. I ask that the
Master Plan and Chapter 324 be amended to add: [4, 5]

1. A no-net-loss / net-gain canopy standard. Establish a townshipwide canopy goal of

no net loss, with a net-gain target over a defined horizon, so that removals are

measured against replacement at the level of the canopy as a whole rather than tree by

tree. :
2. A 24-month aggregation rule. Removals on a single property should be aggregated

over a rolling 24-month period for the purpose of triggering review and replacement

obligations. Without aggregation, a property owner or developer can clear a lot through
a series of individually permitted single-tree removals, none of which triggers the
protections that a single larger removal would. The permit data show this

serial-removal pattern is common and is precisely what the current structure fails to

capture.

3. Heightened protection for large and mature trees. Large-diameter trees deliver

disproportionate canopy, stormwater, and cooling benefits and are effectively
irreplaceable on any near-term horizon. They warrant a higher threshold for removal
and a higher replacement ratio than small trees.

4. Pre-clearing, developer-phase provisions. Tree protections should attach at the

earliest development phase — before demolition and site clearing — rather than at the
point of construction permitting, when canopy has often already been lost. This is the
stage at which the report’s own housing and redevelopment activity (542 new dwelling

units built, approved, or proposed, and the active redevelopment pipeline) most directly

intersects with canopy loss, yet the reexamination does not address that interaction.



A | : MEN RY uUpmMmi
These provisions complement the comments submitted by Noemie Maxwell Vassilakis
regarding negligent and passive canopy loss from invasive-weed infestation. Her

comments address loss through neglect; these address loss through active and
incremental removal, particularly in the development context. Together they cover the

principal vectors of private-land canopy loss.

i M i I F

Establish an equity-directed Tree Fund

Canopy is not distributed evenly across Montclair, and the areas with the thinnest canopy
are disproportionately lower-income and correspond to the demographic shifts the
reexamination itself documents. I ask that the Master Plan direct replacement-tree funds
and canopy investment to canopy-thin neighborhoods through an equity-directed Tree
Fund, so that fees collected in lieu of on-site replacement are spent where the canopy
deficit and the associated heat and health burdens are greatest.

This aligns with an equity framework the Township has already adopted across the
reexamination — in the affordable-housing local preference, in the attention to the
declining historic African American population, and in the concentration of development in
the Fourth Ward. Directing canopy investment by need rather than by where removals
happen to occur applies that same principle to the urban forest. It also follows federal
practice: the U.S. EPA’s City Green documents green-infrastructure investments
deliberately sited in neighborhoods with few natural areas — among them the Queens
Botanical Garden, in a lower-income Flushing neighborhood EPA describes as having
relatively few natural areas, and the Kensington Creative and Performing Arts High School
in a working-class industrial neighborhood of Philadelphia — precisely to redress that

deficit. [6]

MME Tl N

Complete the studies the Township has twice deferred

The 2026 overview records two further conservation recommendations as not
w Natural Resource Inventory (NRI), and conducting a

accomplished: preparing a ne
build-out analysis to determine the point at which growth’s environmental costs become

too high. These are not optional refinements; they are the analytical foundation without
which the canopy goals above cannot be credibly set or monitored. [3]

« The NRI should include a current tree-canopy inventory and assessment, giving the
Township the baseline it needs to measure no-net-loss performance over time.

. The build-out analysis provides the framework for understanding cumulative

development impact on canopy. stormwater, and heat — the cumulative effect that the
24-month aggregation rule is designed to address at the parcel level.

The Township cannot credibly commit to expanding its canopy while deferring the two
studies that would measure whether it is succeeding. I ask that the reexamination commit

to both, with a timeline.




Adopt an updated noise ordinance

The 2026 overview lists “Establish noise ordinances” among the conservation and zoning
recommendations marked not accomplished, and the 2007 Conservation Plan Element
already called for the Township to evaluate its noise ordinance. An updated, enforceable
noise ordinance is overdue. I ask that the reexamination set this as a specific action item
rather than carrying it forward unmet for another cycle, and that any update be written
with clear standards and a workable enforcement mechanism. [3, 7]

Adopt a light-pollution / dark-skies ordinance

“Minimize light pollution” appears in the zoning recommendations as not accomplished.
Light pollution carries documented ecological and human-health costs and is
straightforward to address through standards for shielding, color temperature, and curfews
on non-essential lighting., I ask that the reexamination direct the preparation of a
light-pollution / dark-skies ordinance establishing such standards for new development and,
where feasible, for the retrofit of existing fixtures. [3]

Nearly all of Montclair’s athletic fields sit in R-1 or R-2 residential zones (per Sustainable
Montclair’s analysis), where high-intensity field lighting is fundamentally incompatible
with both residential character and dark-skies goals. I ask that the ordinance prohibit
athletic-field lighting — both permanent installations and temporary or generator-powered
lighting — at fields located in or contiguous to residential zones. New Jersey precedent
supports addressing this conflict directly: the Cougar Field litigation (Madison, 2008)
confronted precisely the incompatibility between field lighting and adjacent residential
use. (8, 9]

Pursue more aggressive mitigation of urban heat islands

Heat-island mitigation runs through the reexamination but is never consolidated into a
coherent objective. The Sustainability and Resiliency Amendment frames canopy as a
heat-resilience tool; the report’'s own proposed edits regarding athletic fields acknowledge
that certain synthetic-turf surfaces register higher temperatures than surrounding areas
and natural grass, and recommend prioritizing non-heat-intensive alternatives. The cooling
value of mature trees is measurable: EPA’s City Green records that a courtyard with
preserved mature shade trees at the Waltham Watch Factory redevelopment was 13°F
cooler in summer than an adjacent courtyard without them. I ask that the reexamination
treat heat-island mitigation as an explicit, measurable goal that ties these threads together,
including: [6]

e canopy expansion targets in the hottest, lowest-canopy neighborhoods, coordinated with

the equity-directed Tree Fund;

o a preference for non-heat-intensive surfaces — natural grass and non-rubber infill —
when athletic fields are installed or replaced, consistent with the report’s own
recommended edits;



« cool-surface and shade standards for large paved areas such as parking lots; and
« integration of heat-island metrics into the build-out analysis recommended above.

MME i1 NI

Require green infrastructure in redevelopment and infill

Because Montclair is, in the report’s own words, a fully developed community with limited
vacant land, essentially all future growth will come through redevelopment and infill. That
is precisely the context the U.S. EPA addresses in City Green: Innovative Green
Infrastructure Solutions for Downtowns and Infill Locations, which compiles twelve case
studies demonstrating that green stormwater infrastructure — permeable pavement,
bioswales, rain gardens, green roofs, tree trenches, and structural tree planters — works
gven on constrained, previously developed, and contaminated sites. I ask that the Master

Plan and the development ordinances require green infrastructure in redevelopment and

infill projects, rather than leaving it optional, and that the Township remove regulatory

obstacles that discourage it. [3, 6]

o Multiple benefits from a single investment. EPA documents that green
infrastructure simultaneously improves water quality, recharges groundwater, mitigates
flooding, reduces air temperatures in developed areas, and increases property values —
connecting the stormwater, heat-island, and canopy goals raised above into one
coordinated approach. This complements the Stormwater Management Plan Element
already in the Master Plan.

. It is an economic asset, not only a cost. The concern that green infrastructure
purdens developers is answered by EPA’s own case data: in Normal, Illinois, a
green-infrastructure-centered redevelopment preceded a 16 percent rise in property
values and a 46 percent rise in retail sales; at the Menomonee Valley Industrial Center
in Milwaukee, site property values rose roughly 1,400 percent over seven years.

« Municipalities lead by removing barriers. EPA finds that a single successful, popular
project is often enough to change municipal policy, and that codes written before green
infrastructure was common frequently need updating to permit it. Montclair’s

reexamination is the appropriate vehicle for that update.

Consistent with the report’s findings, I ask that the Township pair any green-infrastructure
requirement with a durable maintenance mechanism — EPA’s case studies repeatedly
identify a dedicated funding source, such as a stormwater utility fee, as the key to
long-term success — so that these investments are maintained rather than allowed to fall

into disrepair.

HE( MME ATI N 1

Ensure new housing serves affordability, diversity, and

resilience

The reexamination candidly documents an affordability crisis: it reports that as of June
2024 New Jersey home prices had risen 10.8 percent year over year to a statewide median
of $550,400 while average salaries in the state grew only 4.3 percent, and it records
enormous affordable-housing waitlists — 29,955 households for rental units, of which 1,877
live or work in Montclair, and 16,647 for sales units, of which 1,071 live or work in



Montclair. It ties the decline of Montclair's historic Black/African American population
(down 26.7 percent since 2010, the lowest number since 1950) to affordability pressure,
which is what prompted the local-preference amendment to the Affordable Housing
Ordinance. Yet the new housing actually being produced in Montclair, including much of
the multifamily development, skews toward the high end of the market. High-end and
luxury units — even luxury apartments — do not meet the need the reexamination itself
identifies. [3]

This is not only a housing-equity problem:; it is a climate-resilience problem, and the Master
Plan should treat it as both. As climate change intensifies, communities like Montclair —
inland, elevated, transit-served, and outside the most acute coastal-flood and extreme-heat
zones — will increasingly be destinations for people displaced by climate impacts
elsewhere. A housing stock priced only for the top of the market cannot accommodate
climate-displaced households, and it steadily erodes the racial, economic, and generational
diversity that the reexamination elsewhere says it wants to retain. A town that prices out its
own teachers, its seniors on fixed incomes, and its historic Black community will be in no
position to welcome anyone displaced by climate change either.

1. Set measurable affordability targets, not aspirations. The report’s “missing
middle” discussion and its own waitlist data should be converted into concrete goals for
deed-restricted and genuinely middle-income units, with reporting on the share of new
production that is actually affordable rather than luxury.

2. Name climate resilience as an explicit housing objective. The Master Plan should
recognize Montclair’s likely role as a climate-receiving community and direct that a
meaningful share of new housing be affordable to the range of households — including
displaced households — that resilience and diversity require.

3. Address the luxury skew directly. Evaluate zoning, redevelopment agreements, and
incentives to determine why new production concentrates at the high end, and adjust
the tools — affordability set-asides, missing-middle allowances at the edges of
commercial districts, protections against the conversion of long-term units to
short-term rentals — to rebalance it. The report’s own figure of short-term rentals rising
from 112 to 200 units shows long-term housing already being pulled off the market.

The affordability, diversity, and resilience goals stated across the reexamination cannot be
met by a development pattern that produces mainly high-end units. I ask the Planning
Board to align the housing element with the goals the Township has already declared.

Prioritize sustainable materials in public construction and
renovation

The reexamination sets sustainability goals for how Montclair uses energy and land, but it
is largely silent on what the Township builds with. Materials carry embodied carbon,
off-gas volatile organic compounds, shed microplastics, and determine what can be
repaired or recycled at end of life. On open space and municipal property in particular —
parks, playgrounds, fields, streetscapes, and public buildings ~— those choices are made
directly by the Township and its contractors, which makes them among the most
straightforward sustainability decisions the Township controls.



[ ask that the Master Plan direct the adoption of a materials standard under which the
sustainability of materials is an explicit evaluation criterion in the renovation and
construction of open spaces, municipal properties, and Township-funded redevelopment
projects, and under which petrochemical-derived products are deprioritized where a

durable, functional alternative exists.

AN ADOPTH NEW JERSEY MODE!

Montclair need not draft this from nothing. On June 2, 2025, Hopewaell Township, Mercer
County, adopted Ordinance No. 25-1846, establishing Chapter 26, an Environmentally
Preferable Purchasing Policy. It requires products that minimize environmental impacts
and toxics to the greatest extent practicable; specifies lowest-VOC, low- or
no-formaldehyde products for building maintenance; directs the use of recycled, reusable,
or reground materials in asphalt, aggregate base, and Portland Cement Concrete for road
construction; encourages bio-based construction products made from plant-based content;
and gives preference to FSC-certified sustainably harvested wood. [10]

Two features of the Hopewell ordinance are worth adopting directly. First, it requires that
buyers selecting a product that does not meet the environmentally preferable criteria be
able to provide justification for that choice — an accountability mechanism of the same

kind this letter asks for elsewhere. Second, it protects against overreach: nothing in the

policy requires procuring products that fail to perform adequately, exclude adequate

competition, or are unavailable at reasonable price, and worker and public safety take
precedence over all other provisions. A Montclair standard should carry both provisions.

Montclair should go further than Hopewell in one respect. The Hopewell ordinance
encourages bio-based alternatives but does not address petrochemical-derived materials as
a category. Given the Township’'s stated commitment to phasing down fossil fuel
dependence, and given what the reexamination itself acknowledges about synthetic turf
surfaces registering higher temperatures than natural grass, a Montclair standard should
name petrochemical-derived products — synthetic turf and rubber infill, plastic lumber,
petroleum-based sealants and coatings, and similar materials — as disfavored where a
durable natural or bio-based alternative will perform. Specifically, I ask that the standard:

. Apply at specification, not at purchase. Materials are effectively chosen when a

project is designed. The standard should govern design specifications and bid

documents for Township projects, not only the procurement of off-the-shelf goods.
o Require a written justification for disfavored materials. Following Hopewell,

where a petrochemical-derived product is selected over an available alternative, the
reason should be documented and public — no prohibition, but no silent default either.

Weigh whole-life cost and end of life. Evaluation should account for durability,
repairability, maintenance burden, and disposal, so that a cheaper installed price does
not obscure a higher lifetime cost — the same logic the sidewalk and street tree fund

applies to canopy.

Coordinate with the green infrastructure and heat-island recommendations
above., Permeable and vegetated surfaces, natural grass, and shade are themselves
material choices, and the standard should be written to reinforce rather than duplicate

those provisions.



A neighboring New Jersey municipality has already demonstrated that such a policy can be
adopted and administered without disrupting procurement. Montclair, which holds
Sustainable Jersey certification and has adopted an organic land care standard for its own
property, is well positioned to adopt one that reaches further.

Aspirations the Township has already endorsed

Each of these recommendations asks the Planning Board to do the same thing: replace an
aspiration the Township has already endorsed — in several cases one it has marked not
accomplished — with a measurable goal, a defined mechanism, and a means of
accountability. The canopy recommendations rest on six years of the Township’s own
tree-removal permit data, which I am glad to provide in full; the green-infrastructure and
housing recommendations rest on the Township’s own reexamination findings and on
federal guidance from the U.S. EPA.

Thank you for your consideration.

Respectfully,

Anna Grossman
Sustainable Montclair

CC: Township Council

{1] Sustainable Montclair, analysis of Montclair tree-removal permit records, 2019-2025 (obtained via
Open Public Records Act requests to the Township of Montclair). Full dataset available to the Planning
Board and Environmental Commission on request.

{2] Township of Montclair Planning Board, 2016 Master Plan Reexamination Report, adopted November
21, 2016.

[3] Township of Montclair Department of Planning & Community Development, Master Plan
Reexamination Report Overview, April 13, 2026.

{4] Township of Montclair, Master Plan Sustainability + Resillence Amendment, adopted December 15,
2025.

i3] Township of Montclair Municipal Code, Chapter 324 (Trees) and Chapter 100 (Brush, Grass, and Other
Weeds).

{6] U.S. Environmental Protection Agency, City Green: Innovative Green Infrastructure Solutions for
Downtowns and Infill Locations, EPA 230-R-16-001 (Office of Sustainable Communities & Office of
Water, May 2016). www.epa.gov/smartgrowth.

I'7] Township of Montclair, Conservation Plan Eiement of the Master Plan, 2007.
[8] Sustainable Montclair, analysis of the zoning classification of Montclair municipal athletic fields.

[9] Cougar Field litigation, Madison, New Jersey, 2008 (conflict between athletic-field lighting and
adjacent residential use).

{10] Township of Hopewell, Mercer County, New Jersey, Ordinance No. 25-18486, establishing Chapter 26,
“Environmentally Preferable Purchasing Policy,” introduced May 19, 2025, adopted June 2, 2025.
ecode360.com/HO4061.
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Fw: MP Reexamination Report suggestions
From Zainab Kazmi <ZKazmi@montclairnj.gov>

Date Thu 7/9/2026 2:57 PM
To Janice Talley <jtalley@montclaimj.gov>

Hi Janice

some ideas for consideration in the Master Plan Reexamination Report. Please see

Thank you,
Zainab

Zainab,

Here are some topics | think should be considered in writing the report:

1. Establishing pervious coverage stratum in support of sustainability & conservation goals

2. Increasing protections of public RoWs from improvements by private property owners

3. Evaluating the utility of an Aggregate Maximum Lot Coverage standard of all buildings (other
structures?) on a residential lot

4, Assess the impact of ‘as a regional destination’ strategies in light of reduced storefront retail &
office demand, train ridership and parking deck utilization

5. Economic impact of increasing residential use as a % of all uses

6. Evaluate change in principal dwelling structure’s height maximum from up to 2%z to 2% by
allowing the rear roof dormer width to be the full width of the building.

7. Define neighborhood in each Element
8. Address whether the Focus Areas and their boundaries are in need of revision

Regards,






Janice E. Talley
Montclair Director of Planning and Community Development

jtalleay@montclairnjusa.org
June 30, 2026

Dear Director Talley,

{ am submitting two comments for Montclair’s Master Plan Re-examination to request the inclusion
of requirements to:

1.) Enhance protections for Montclair’s urban forest on privately-owned land;
2.) Add specific goals and accountability measures to the Master Plan Re-examination’s
aspiration of electric heating, cooling and cooking systems for new buildings in Montclair

1..Enhance protections for Montclair’s urban forest on privately-owned tand: Amend Master
Plan and Municipal Code Chapters 100 and 324

Please amend Montclair’s updated
Master Plan and Municipal Code to
meaningfully improve protection of
Montclair’s urban forest on privately-
owned land.

Montclair’s 2025 Sustainability and
Resiliency Amendment to its Master
Plan, acknowledges that “as climate
change intensifies heatwaves,
protecting and expanding Montclair’s
tree canopy is not just a beautification
effort - it’s a critical tool for community
healt { resill "

Yet Montclair is losing a significant
percentage of its shade trees, many of
them to invasive weeds on privately
owned land - where the large majority of
our urban forest grows. Without effective
action, this trend will likely continue.

Chapter 324 of the Municipal Coda
prohibits owners from active removal of
protected trees. But it fails to prohibit
negligant removal of those same trees.
Such removal-by-negligence should

Tree and public safety hazard caused by invasive ivy. Photo g;:l'fy as a prohibited actin Chapter
by author 6/26/27 near Glenfield Park :




One way to establish a fair standard of what constitutes negligence would be to develop an expert
standard that code enforcers can use to evaluate when an invasive weed infestation threatens the
survival of a tree or safety of the public.

Chapter 100, Brush, Grass, and other Weeds can also be amended to allow and even assist owners
with invasive weed removal and tree protection to in lieu of fines under that section. In cases where
owners’ physical or other limitations reduce their ability to protect green infrastructure on their
land, free assistance - from paid or volunteer work crews —as well as educational guidance can be
options. These policies can be connected with the Township’s social equity as well as sustainability
and public health goals.

Trees and other green infrastructure affected by invasive weeds, including English ivy, are at
significantly higher risk of insect and fungal infestation and have reduced access to sunlight and
rainwater. They can carry hundreds of pounds of excess weight, especially during snow and ice
events, making them vulnerable to toppling. They are less drought-resistant and intercept reduced
volumes of rainwater. The impacts of their ilt health don’t stay put but spread to surrounding public
and private properties including through invasive plant seeds and runners, unwanted insects, plant
diseases, and more.

2.) Electric ensrgy systems in new buildings to support the phase-out of consumption
of fracked gas from SW Pennsylvania’s Marcellus shale formation

The Master Plan Re-examination overview contains this aspirational fragment: “By 2030 rasidents
and businesses complete energy audits and retrofits and that new heating, cooling and cooking
systems are electric.”

Please include measurable goals and requirements for accountability, requiring at least an
exploration of the feasibility of mandating electric energy systems in all or most new construction in
Montclair.

Residential and commercial heating, cooling, and cooking systems account for a high percentage
of energy use in Montclair and statewide. About half of this energy comes from fracked natural gas
from the Marcellus Shale formation in Southwest Pennsylvania.

Mandating that new buildings in Montclair have electrical rather than natural gas energy
infrastructure would:

e Reduce consumption and speed the state-wide phage-out of fuel sourced from the
Marcellus Shale formation in SW Pennsylvania, which inflicts profoundly destructive
environmental, social, and moral harms;

* [ncrease energy affordability, improve indoor air quality, and provide other benefits for
Montclair residents;

» Supportthe goal in Governor Murphy’s Executive Order 314
(https://nj.gov/infobank/en/056murphy/pdi/EQ-315.pdf } to derive 100 percent of the
electricity sold in the NJ “from clean sources of electricity by January 1, 2035.”



n SW Pennsylvania provides

used in our homes and businesses. This energy source is not only
harms people living near these facilities, including children,
ties due to their size and developmental

Today, fracked natural gas from the Marceltus Shale formation i

approximately half the fuel
environmentally devastating. It also
who are the most vulnerable members of our communi
stages - and who have zero ability to move elsewhere.

ng wells and processing facilities in SwW

Research shows that those living near hydraulic fracturi
ma impacts, low birth weights - and other

Pennsylvania face higher risks of lymphoma, severe asth
harms. Some of the recent research includes:

Buchanich, Jeanine, et al (2025). Severe Asthma Exacerbations Associated with Unconventional
Natural Gas Development Activity in Area of Congentrated Development. The Journal of asthma:
official journal of the Association for the Care of Asthma. 62. 1-22. 10.1 080/02770903,2025.2483000
e Fracturing Epidemiology Research Studies: Childhood Cancer Case-Control Study Prepared by:
University of Pittsburgh School of Public Health University of Pittsburgh & PA Department of Health
Studies (August 2023): Com missioned by the state, this landmark research confirmed major health
impacts linked to unconventional natural gas development. it found that children living within a mi le
of a well face a higher risk of lymphoma, alongside strong correlations with severe asthma and low
birth welghts in these communities... related to environmental exposures from UNGD hydraulic
fracturing in Southwestern Pennsylvania.
https:/f i
¢ FinalReport for Pennsylvania Department of Health, Bureau of Epidemiology Hydrautic Fracturing
Epidemiology Research Studies: Asthma Outcomes Prepared by: University of Pittsburgh School of
Public Health Contract number: 440001 8535 July 31,2023 Studied the severity of asthma
exacerbations among patients with asthma near production In the production phase, there were
statistically significantly elevated odds ratios for severity of asthma, including emergency
department visits and hospitalization, of 3 to 5 for all buffer distances, some of which increased with

increasing intensity of exposure.

’ assats/Report_Asthma_outcomes revised_2023 July.pdf

Thank you for your consideration,

CC: Montclair Environmental Commission: mtcenv@gmail.com
Montclair Councilmember Aminah Toler: AToter@montclairnjusa.org
Montelair Environmental Commission: mtcenv@gmail.com
Townsghip Director of Sustainability: lichnson@montclairmjusa.org






Janice Talley

Aminah Toler

‘rom:

Sent: Monday, April 20, 2026 821 AM

To: Stephen D. Marks; Janice Talley

Ce: Mayor Baskerville; Brian P. Scantlebury

Subject: April 13th PB Public Hearing - Update of Discussion
Follow Up Flag: Follow up

Flag Status: Flagged

- BQE-M@nQ&ZQZG:QM5,2§_Am13ﬂaeﬁ_‘:..pdfd MaﬁteLBJanbLumneL&Lwad Master Plan Numbers

1.ppix

Good Day Stephen/Janice, the information below is in regards to my last email to you

(& others) on April 14, 2026.

at our last EDC meeting, [ mentioned willing to work

Janice, during our discussion
ge used during the 4/13/26 PB Hearing on

with you regarding the langua
ideration and a plan of action.

jemographics. Here is what I suggest for inclusion, consi

rant component of our Township’s diversity

and has played a significant role in shaping the history of Montclair since its inception;
however, the African American community continues to suffer a steady decline. African
Americans have represented approximately 30% of our Township's population since at

Jeast 1970, with nearly 12,000 African American residents. Currently, that number has

decreased to just over 7,500, reflecting a decline of about 40% of African Americans within

the Township's overall population.

More importantly, the highest number of
last 20 years, since the year 2000 when there were OV

While “other” racial groups (Indian, Hispanic, Mixed, etc.) have experienced a slight
increase in our population since around 2010, these individuals do not belong to the

African diaspora.
It is crucial for our Master Plan to recognize and incorporate these statistics while also
safeguarding and preserving a demographic that has made significant contributions to our

The African American community is a vib

missing families seems to have occurred in the
er 12k African American residents.

1



community. We must ensure that our housing needs are adequately met, enforce deed
restrictions, and consider various decisions made by our Development Review
Committee, Zoning, and Planning Boards when granting approval to applicants, all whil
understanding how these approvals might continue to affect a specific neighborhood and
demographic as well as the creation of a ripple effect. Addressing this issue directly is vital
when development matters are being considered.

The number of African American families in our Township has dramatically decreased, a
loss of over 782 individuals in the one decade between 1970 and 1980 to over 1823
individuals in just four years between 2020 and 2024. This is an increase of over 5 times the
number of individuals who disappeared in the previous decade (2010 to 2020) from
Montclair. This represents more than 40% of a specific demographic that has departed
over the past 40 years.

A search of Montclair Times articles reveals constant coverage of this issue over the same
time period, yet the policies implemented by the Township and the Planning Department
have done nothing to prevent or curtail the gentrification of the low- and moderate-
income census tracts that are the foundation of Montclair’s privileged status as an Urban
Aid Municipality.

The question arises: how has Montclair’s privileged position as an Urban Aid
Municipality significantly contributed to the decline of African American residents in

the area?

Refer to page 19 of the BOE meeting agenda/presentation from April 15, 2026, titled "District
Racial Composition 2025” (dated October 15, 2025). A review of the Urban Aid status is
essential. .

A recommendation to consider is a new ordinance stopping gentrification that
dovetails closely with our Zoning and Planning Board laws should be considered for
implementation. This will allow growth in other areas of town while protecting the
underserved families. Creation of a set of guiding principles should be created by our
Zoning and Planning Boards with Community input to ensure Montclair is treating
development in all wards in a fair and equitable manner without affecting
underserved areas which would cause a further decline of the African American

community.



-~

Right now, a Jot of Montclair’s growth, density, and affordable housing is concentrated in
one part of town. The 4th Ward has carried more than its fair share for years. At the same
ime, we’re seeing rising costs and real concerns about displacement for longtime
residents.

an Ad-Hoc committee and collaborate with the Zoning

] would be delighted to form
Master Plan achieves the

Board and Planning Board at any level to ensure our

following goals:

Accuracy: Integrate factual data on demographics.

Common Ground: Reach a consensus on fair and equitable development within
our town.
fting a new ordinance that our Township can adopt to

New Ordinance: Aid in cra
certain neighborhoods.

protect and preserve diversity in
1k to create a set of principles that can be in

Guiding Principles: Wo
Master Plan that reflects our core values, diversity, arts, education & culture as

develop going forward in our Township.

corporated into the
the leader of how we

know Montclair had legal obligations

This isn’t about stopping development. We
eed more housing. But how and where we

under the Mount Laurel doctrine, and we n
build matters.
thoughts and next steps.

ack from you regarding your
emographics is included in

I look forward to hearing b
the accurate data regarding d

Additionally, please ensure
the Master Plan.

The attached chart was created using data from Census Bureau data and information you presented

at the Planning Board hearing.

*bec Additional Councilors - OPMA- as an FYI

Thank you,
Aminah Toler
Fourth Ward Councilor



Montclair Township
(973) 768-5271
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