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INTRODUCTION

PURPOSE OF RE-EXAMINATION

Numerous issues have recently arisen within the Township and State planning
process that directly relate to the Township Master Plan. The Planning Board has been
conducting re-examination studies for two years for the purpose of preparing a new
Master Plan. This report will serve to re-examine the Master Plan in accordance with
the Municipal Land Use Law as outlined in C.40:55D-89, and also serve as a progress
report concerning preparation of the new Master Plan.

The Municipal Land Use Law requires that every Municipality conduct a periodic
examination of its Master Plan at least every six years, but the statute does not preclude
a more frequent examination. The Township Planning Board last re-examined its
Master Plan and adopted a Re-Examination Report on October 27, 1999.

It should be stated initially that the Planning Board recommended, at the
conclusion of its 1999 re-examination, that a new Master Plan be prepared. In 2000,
the Township Planning Department secured a $125,000 Smart Growth Grant from the
Office of State Planning (now known as the Office of Smart Growth) to assist the Board
in conducting extensive public meetings and visioning sessions to elicit a broad
spectrum of input on the public’s future vision for the Township. The process was
initiated and designed by the Planning Board, which fully intended to see the project to
fruition. However, the Township Council intervened, hired its own consultant and
established a separate committee (the Smart Growth Committee) to undertake the
process. That committee excluded the Planning Board from its process. The grant
deadline expired December 31, 2001, but has been extended by the State for 18
additional months. The results of the Smart Growth process and report have not as yet
been forwarded to the Planning Board. In fact, there have been no communications
from the Smart Growth Committee to the Planning Board throughout the Committee’s
process.

Accordingly, because of the delay in the delivery of those findings that were to
come from the Council’s Smart Growth Committee, the Board determined that a re-
examination at this time would facilitate its own Master Plan process.

The Planning Board has undertaken its own studies in anticipation of adopting a
new Master Plan. This report identifies the progress made to date and provides a
timetable for addressing pending issues, which are partially a result of the Master Plan
studies. It should be understood that the Planning Board has every intention of
reviewing and incorporating the relevant findings of the Smart Growth study into its
Master Plan, should they be forthcoming. The delay in that study, however, may extend
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the completion of the Board’s Master Plan, which further necessitates this re-
examination report.

The Board’s Master Plan process has involved many volunteer hours by Planning
Board members, along with members of the Environmental Commission and the
general public to complete the analysis necessary to prepare a new Master Plan. This re-
examination will highlight the results of their efforts to date and outline an anticipated
schedule for completion of the new Master Plan.

RE-EXAMINATION PROCESS

The Municipal Land Use Law requires a Master Plan be examined against five

- criteria.

L.

IL

I1L

IV.

The major problems and objectives relating to land development in the
municipality at the time of the adoption of the last re-examination report.

The extent to which such problems and objectives have been reduced or
have increased subsequently.

The extent to which there have been significant changes in the
assumptions, policies and objectives forming the basis for the Master Plan
or development regulations as last revised.

The specific changes recommended for the Master Plan, if any, including
underlying objectives, policies and standards, or whether a new plan or
regulations should be prepared.

The recommendations of the Planning Board concerning the incorporation
of redevelopment plans adopted pursuant to the “Local Redevelopment
and Housing Law,” P.L. 1992, c¢. 79 (C.40A:12A-1 et al.) into the land use
plan element of the municipal Master Plan, and recommended changes, if
any, in the local development regulations necessary to effectuate the
redevelopment plans of the municipality.

The following is an analysis of the current Master Plan and its re-examination in
accordance with the above criteria.

I.

The major problems and objectives relating to land
development in the municipality at the time of the adoption of
the last re-examination report.

A. Problems

1) The problems identified in the 1987 Master Plan were:
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2.)

3.)

1.)

J Septic capabilities.

. Potable water supply.

. Development increases.

. Watershed responsibilities.

. Other environmental constraints.

The problems identified in the 1993 Re-Examination Report were:
. Slow real estate market.

J Lack of clarity concerning permitted recreation uses and
standards in the Township Development Ordinances.

The problems identified in the 1999 Re-Examination Report were:

. Increased development pressure from revitalized real estate
market.

. Loss of tax revenue through State purchase of land.

Objectives

The objectives identified in the 1987 Master Plan were:
o To preserve the semi-rural character of the Township.

) Preserve the pristine nature of the forest, waterways and
sensitive areas.

. Encourage growth that will minimize impacts on air and
water quality.

) Encourage a pattern of land use that will provide reasonable
residential, commercial and industrial land use consistent
with the character of the Township.

. Promote active recreational opportunities on both public and
private lands and in the area of public lake areas.

. Encourage energy conservation of scarce fossil fuels.
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. Improve circulation patterns throughout the Township for
through-traffic and local traffic demands to residential and
commercial land uses.

. Provide municipal and social services to meet the demands
of the existing and future population and to achieve
efficiency in the administration of these services.

2.)  The objectives identified in the 1993 Re-Examination Report were:

J Identify centers and infrastructure needs.

. Prepare a comprehensive recreation Master Plan addressing
public and private recreation needs.

3.) The objectives identified in the 1999 Re-Examination Report were:

. Prepare a new Master Plan using as its basis the Center
Designation Report.

. Amend the development regulations within the
Redevelopment District to incorporate the regulation of
Ordinance 1997 — 21 providing for recreation uses.

II. The extent to which such problems and objectives have been
reduced or have increased.
The Problems and Objectives will be separated for purposes of clarity.
A. Problem Extent to which problems have been reduced or

increased.
1.) 1987 Master Plan problems:

Septic capabilities have gotten worse because there has been more
development.

have gotten worse because as septic systems age and are not
maintained, potential for failure or pollution increases.

Potable water supply recent trends indicate drier years.

more people are tapping groundwater.
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Increase in Development Since 1987, a total of 437 lots have been created through

Watershed
Responsibilities

Other envir. constraints

subdivision approval. A review of subdivision activity
relative to the Master Plan Re-Examination reports reveals
that:

between 1987 and 1992 66 lots by virtue of Minor
Subdivision

110 lots by virtue of Final
Major Subdivision

between 1993 and 1999 37 lots by virtue of Minor
Subdivision

165 lots by virtue of Final
Major Subdivision

between 2000 and
January 1, 2003 19 lots by virtue of Minor
Subdivision

40 lots by virtue of Final
Major Subdivision

In addition, 507 adult residential condominiums have been
approved for development and 39 fee simple townhomes.

Since September 1992 (when building permit records are
first available) 817 Certificates of Occupancy have been
issued through January 1, 2003 for new residential units.
(see Appendix 4)

State has been acquiring land/easements.

State is developing a water quality approach to land use

private developable land is becoming more scarce with the
more difficult land remaining.

2.) 1993 Re-Examination Report:

Slow real estate market

fluctuates — This is a cyclical market condition. A review of
the number of new house building permits issued identifies
trends over the past 16 years.
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3.) 1999 Re-Examination Report:

Loss of tax rev. through  problem is increasing each time land comes off
purchase of land by State tax roll.

B. Objective Extent to which objectives have been reduced or
increased.

1.) 1987 Master Plan Objectives:

Preserve semi-rural remains at forefront of Township’s thinking.
character

Preserve pristine nature  remains at forefront of Township’s thinking.
Encourage growth that  remains at forefront of Township’s thinking.

will decrease impacts on
air and water quality

Encourage a pattern the Planning Department is compiling commercial square
of land use that will footage constructed since 1987 and the Planning Board is
provide reasonable currently analyzing the land use patterns under its new

R, C, & Iland consistent = Master Plan.

with character of

Township there have been 86 use variances decided since 1993.
Economic Develop. Committee disbanded by Council.

50 unit Lincoln Hill Center senior housing is under

construction.
Promote active ordinance is in place — objective is satisfied.
recreation opportunities
on both public and Township acquired West Brook Park, but no active
private lands and recreation occurs there.
in area of public
lake areas PAL building was built/established, which created a
recreation facility.
Resource Development Committee was established to
promote recreation as part of Gateway region
Encourage energy commuter increases reduces conservation of fuel;
conservation of population increase without comparable local

fossil fuels employment opportunities.
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Improve circulation
patterns for through
traffic and local traffic
demand to R&C land
uses

Provide municipal and
social services to meet
the existing and future
population and to

achieve efficiency in
the administration of
these services

park-n-rides improvements in Newfoundland and Hewitt -
buses enable some reduction in fuel consumption;
sidewalks are provided in some sections in center of Town.

Cahill Cross Road has been constructed to reduce trip
lengths.

New Jersey Transit opened the expanded park-n-ride facility
along Greenwood Lake Turnpike. This provided additional
parking spaces.

Problems have been reduced by completion of the following
projects identified in the 1987 Master Plan — Warwick
Turnpike third lane; Marshall Hill Road, Union Valley and
Ridge Road intersection improvements; Morsetown Road
Cahill Cross Road intersection

Cahill Cross Road has been extended from its intersection
with Ridge Road to Morsetown Road.

All other road improvement projects listed in 1987 Master
Plan are still pending completion

Emergency services: problems have increased due to
events of 9-11-01, however:
wireless telecommunications ordinance in place;
Security at Town Hall is improved;
better communications;
established Communication Coordinator position;

Library: Townspeople voted no on a new library in 1997.
Discussions continue and a new location is chosen. There is
a conceptual architectural design.

Social Services: Senior housing — underway.

III. The extent to which there have been significant changes in the
assumptions, policies and objectives forming the basis for the Master Plan
or development regulations as last revised.

The adoption of the State Development and Redevelopment Plan (the State Plan)
in 1992 supported the Master Plan goal to develop in centers. The State Plan provided
the policies to define and refine the local Master Plan, which the Planning Board
embraced. The Board’s 1993 Re-Examination Report set forth the goal to prepare a
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center designation report, to submit to the State, in conformance with the State Plan
policies and objectives.

This request for center designation was filed with the State Planning Commission
in August 1998, and hearings began with the State Plan Implementation Subcommittee
in January 1999. The then Office of State Planning made recommendation in May 1999
that the Plan Implementation Subcommittee grant center designation to West Milford
Township. However, :iiat subcommittee tabled the recommendation, and the plan is
still pending.

In the 1999 Re-Examination Report, the Planning Board recommended the
Center Designation Report become the adopted Master Plan. However, some
environmental groups and a segment of the Township residents were concerned about
the proposed Wastewater Management Plan, which was being considered by the
Township Municipal Utilities Authority. They perceived that the associated potential
increase in density that would result within the center boundary would have an adverse
impact.

Therefore, to further identify the residents’ concerns and to establish a clear
vision for West Milford and its land use policies, the Planning Board prepared a Smart
Growth grant request, which the Township Council endorsed, and submitted to the then
Office of State Planning. The Township was awarded a $125,000 grant. The Planning
Board received seven proposals from qualified firms that addressed the outlined scope
of services and requested deliverables. An interview process was conducted by a joint
committee of Planning Board and Council members. The Township Council rejected the
recommendation to retain a certain consulting firm from the seven proposals and
conducted their own search, resulting in one proposal. The Council retained that firm
and established a Smart Growth Committee of resident volunteers. The committee at
the outset determined it was to operate independent of the Planning Board, and
excluded the Board from actively participating in their process.

The Council’s intervention of the Smart Growth process has presented a
significant delay in the progress of the Planning Board. The Board has been unable to
determine if its established policies and objectives that form the basis of the Master Plan
should be reconsidered. This cannot be determined because the Planning Board has not
received any information concerning any aspect of the Smart Growth process.
Therefore, the Planning Board has undertaken its own initiatives to prepare a new
Master Plan which will entail a full public process. The Board also intends to fully
review and consider relevant findings and recommendations that may result from the
Smart Growth process, when that report is finally submitted to the Board.

A potential change that could significantly affect the Board’s assumptions,
policies and objectives is “the BIG Map” prepared by the New Jersey Department of
Environmental Protection. This map depicts the DEP’s suggested growth and non-
growth areas of the State. West Milford Township is within the non-growth area. Itis
not clear what the State’s ultimate intent is with regard to its own State Plan and this
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new map being displayed by the Department of Environmental Protection. If this
represents a new planning direction by the State, it could impact the policies,
assumptions and objectives of the Township Planning Board.

The New Jersey Department of Environmental Protection has issued pending
regulations in the New Jersey Register regarding stormwater management and stream
classifications designed to address water quality throughout the State. These
regulations have the potential to significantly change the assumptions, policies and
objectives of the Master Plan as well as the Township Land Development Regulations.
The Planning Department is currently assessing what the potential impact of the stream
classifications and resulting required buffers will have upon the Township.

There are also pending land use issues outlined in Table I involving zone map
ordinance amendments and other considerations being discussed by the Planning Board
that could impact upon the Master Plan and any amendments that may be warranted.

Another cause for the Planning Board to reassess its assumptions, policies and
objectives were the events of September 11, 2001 regarding the Township emergency
services. The Planning Board will need to address its wireless telecommunications
ordinance and the emergency services and routes. The road improvements
recommended in the 1987 Master Plan should be re-assessed and prioritized, in
consultation with the Township Engineer.

IV. The specific changes recommended for the Master Plan, if any,
including underlying objectives, policies, and standards, or whether a new
plan or regulations should be prepared.

The Planning Board is currently preparing a new plan. The Board should
determine, in the meantime, whether it wishes to make interim amendment(s) after
reviewing Table I.

New Master Plan goals and objectives have been outlined and preliminarily have
been accepted by the Board (see appendix 1). Subcommittees have been established
comprised of Planning Board and Environmental Commission members with the
involvement of the High School Science Department. This has resulted in three
subcommittees that reviewed Demographics, Natural Features, and Water Quality.
Their final reports are attached as appendices 2, 3 and 4. A fourth subcommittee that
has not yet convened concerns the lake communities. Also, the Master Plan
subcommittee of the Board has begun meetings this spring with the business
communities within West Milford regarding Master Plan objectives relating to business
needs. The status of the Master Plan progress is attached as Appendix 5.

V. The recommendations of the Planning Board concerning the
incorporation of redevelopment plans adopted pursuant to the “Local
Redevelopment and Housing Law,” P.L. 1992, ¢.79 (C.40A:12A-1 et al.) into
the land use plan element of the municipal Master Plan, and recommended
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changes, if any, in the local development regulations necessary to effectuate
the redevelopment plans of the municipality.

The Planning Board should determine whether to address the redevelopment
district within the Board’s new Master Plan, or whether an interim change to the current
plan is warranted.



Table 1

Pending Issues Is it a change in If yes, which one If no,isita Does Planning | Foot-note
Master Plan and where in the Planning Planning Board for
policy, assumption | Master Plan Board or Board time line | explanati
or objective? Council issue desire to for on
Yes/No amend impleme

Master nting
Plan

Zone changes

Union Valley Rd. R-1 to Yes Change in policy, Yes Spring/

R-4 . assumption and Summer

objectives to Land 2003
Use Map #12

Union Valley Rd. and Yes To Land Use Map

Pinecrest Lake R-1/PN to #12

R-4, SHD/R-2 to R-4

Redevelopment District | Yes No

Amendments

Creating new Business Yes Change to policy Yes May

Zone and objective 2003

Goal IV -
Objective 1
Land Use
Element-
Commercial
Areas p. 73

LR Zone minimum lot Yes Change to policy Yes Summer/

area reduction and objective Fall
Land Use 2003
Element p. 70
Goal III Objective

v
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Pending Issues

Is it a change in
Master Plan
policy, assumption
or objective?
Yes/No

If yes, which one
and where in the
Master Plan

If no,isita
Planning
Board or
Council issue

Does
Planning
Board
desire to
amend
Master
Plan

Planning
Board
time line
for
impleme
nting

Foot-note
for
explanati
on

Lake Commercial
Permitted Uses

No

Planning
Board
discussion on
appropriate
land use and
lake
environment

Cluster Zone criteria and
lot averaging concept

No

Planning
Board
discussion to
refine Land
Development
Ordinance
provisions

Telecommunication
facilities

No

Planning
Board effort to
refine Land
Development
Ordinance and
further Master
Plan Goal 8,
Objective 11
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Pending Issues Is it a change in If yes, which one If no,isita Does Planning | Foot-note
Master Plan and where in the Planning Planning Board for )
policy, assumption | Master Plan Board or Board time line | explanati
or objective? Council issue desire to for on
Yes/No amend impleme
Master nting
Plan
Wastewater Management | Yes Change in policy, Not now
Plan assumption and
objective pp. 120-
. . . wa
Certified Housing Yes Change in policy, Yes May
Element changes assumption and 2003

objective Housing
Element pp. 87,
92 to include
community
residences as a
viable method to
address
affordable
housing
need/obligation

MasterPlan2002-3\Re-X-Intro-5-22-03
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Appendix 1

Goals and Objectives of the Master Plan

Goal ]
Preserve and protect the semi-rural and environmentally sensitive character of the Township

Objectives

1. Preserve scenic, cultural, historic, and environmentally sensitive land.
Encourage aesthetic, energy efficient and environmentally sensitive site design.
Promote farmland preservation through appropriate zoning.
Prevent spraw! type development,

de W o

Goal Il
Preserve contiguous open space

Objectives
. Limit growth in and protect lands with major physical constraints and critical habitats.

2. Provide suitable land uses on sensitive lands through zoning.

3. Protect existing lakes and waterways from deterioration.

4. Encourage open space by the use of appropriate land use techniques.

5. Identify and implement a greenway network linking privately and publicly preserved lands.
Goal II1

Protect water resources

Objectives

1. Consider alternative and technological advancements in wastewater treatment.

2. Provide for methods of reducing storm water runoff and its impact through best storm water
management practices.

3. Appropriately zone vacant land adjacent to open bodies of water for minimal development
impact.

4. Protect areas of high groundwater recharge value.

5. Protect stream corridors.

Goal IV
Land/Use and Growth Management

Objectives

1. Focus growth around existing business districts, encouraging infill and mixed land use.

2. Provide a range of housing opportunities that will encourage “least cost” housing and housing
geared toward municipal needs.
Encourage commercial and industrial growth on suitable land in appropriate areas recognizing
the existing roadway system
4. Promote recreational opportunities.
5. Provide for zoning standards that are consistent with existing neighborhoods.

(@9}

Revised 2/8/2002



Regulate circulation parterns throu

residential and commercial land uses.

hout the Township for through waffic and local warfic demand o

o
=
a.
<

Objectives

L.

-

(s

Goal VI

[mprove readways in response to trarfic needs.

Encourage the continuation of the private road improvement program so that these residential
communities can be serviced properlyv.

Encourage and plan for the use of mass ransportation uses through additional park and ride
tacilities and bus services.

Encourage the development of multi-modal pathways.

Preserve character of existing lake communities

Objectives

L

L

i

Goal VI

Permit limited “infill” growth in existing lake communities consistent with the character of
those communities.

Establish septic maintenance program.

Protect lake vistas.

Establish fertilizer, pesticide, and herbicide standards.

Minimize shoreline deforestation.

Encourage economic vitality of community business districts

Objectives

L.

Promote a functional physical environment consisting of streetscapes, pedestrian
improvements, shared parking and building design criteria.

Ravised 2/8/2002



Appendix 2

Master Plan - Water Quality Sub Committee Report to the Planning Board, January, 2003

The ollowing 1s the ourput from the Water Quality Sub Commuttze related 20 recommendarions’ 1ctens o
ald in the deveilopment of the Master Plan. The committee members are J.Chapman , Head of the West
Milford High School Science Department., D. Kochakji and B. Stapleton , members of the Environmental
Commissiont ,R. Sparkes , GIS Specialist ,$W. Drew , Planning Director., J.O " Bryant and L. Tallaksen,
Planning Board members, M. Tfank, Planning Board Chairman , and D. Bell', Water Quality Consultant.

The Goal and Objectives as outlined by the Planning board are the basis of the recommendations/actions
and are outlined below: '

Goal: Protect Water Resources:

1. Consider alternative and technological advancements in wastewater treatment

[N

Provide for methods of reducing storm water runoff and its impact through best storm water
management practices.
3. Appropriately zone vacant land adjacent to open bodies of water for minimal development fmpact.
4. Protect areas of high ground water recharge value.

5. Protect Stream corridors
Added by the Comumnittee:
6. Sensible lawn maintenance

The commitiee also discussed the need for an additional goal and formation of a sub committee for the
Master plan related to Water Quantity.

The following are the sub committee’s recommendations by objectives:
. Consider alternative and technological advancements in wastewater treatment.

- Draft an ordinance for the implementation of 2 mandatory program for the maintenance of
septic systems (pump every three years).
- Use Greenwood Lake Water Quality Grant to:
1.Identify failing septic systems within 300 ft. of the laice.
2.Meap drainage inlets and discharge points
3. Water testing at the outflow of Greenwood Lake

o

Provide for methods of reducing storm water run off and its impact through best storm water
management practices. ( non point source)

D. Bell submitted this information.

Owners of developed properties and the developers of undeveloped properties should incorporate Best
Management practices (BMP’s ) into the design and operation of their facilities. These BMP’s are
available on the New Jersey Department of Environmental Protection (NJDEP) and at the U.S
Environmental Protection Agency websites. The following points should be considerad:

»  Nature of development { residential , commercial, industrial);



Master Plan — Water Quality Sub Committee Rerert
January 2003
Page 2

. Non- Doir‘t source conm*nwr ants of principle concern { pewoieum hydrocarbons,
)

E3isgie)

»  [easibility of meating storm water runoff as close te the source as possible using
multiple BMP’s ( e.g. porous catch basins, French drains for roof leaders, vegetated
swales at storm sewer inlets or discharges,

s Feasibility of restricting fertilizer use on lawn and landscape arsas. Where
residential developments have a HomeOwners Association or equivalent, the
feasibility of providing low -or - zero phosphate fertilizers through such an
umbrella organization should be explored.

The goal of the storm water quality management plan for property or facility should be to reduce the
practicable minimum or the net ioading of storm water contaminants to the ground water resources of the
Township. A common measure of such practicable reduction is the removal of 80% of the Total Suspended
Solids (TSS) attributable to storm water runoff from the developed property.

A quantitative demonstration of the effectiveness of the storm water quality management system for a
property or facility should be prepared using conventional modeling and/or loading techniques.

-

3. Appropriately zone vacant land adjacent to open bodies of water for minimal development
impact.

- Establish buffers for stream corridors and lakes with building set back criteria.
- Recommend a zoning change. Appropriate lot sizes should be considered for properties
abutting streams and lakes.

4. Protect Areas of high ground water recharge value.

- Groundwater Recharge Maps of West Milford should be made available to all developers and
applicants to be used as a point of reference for investigating the development potential of
land. This should be included as an item on the application review checklist, to insure that
applicants reference this material.

5. Protect Stream Corridors

- Maintain and/or establish buffers along streams to promote vegetation to shade water and
stabilize the banks.

- Asarequirement for development add new buffers if nesded. Buffers could be determined by

the water quality:

- Trout Producticn / Maintenance - 100 —125 ft either side of the bank depending
on the grade.

- Mon Trout Producing - 80 & buffer
- Orin accordance with State regulaticns

- Crsate a GIS data :aver identify am aischarge for the

entire town. This should alsc be ¢
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There was a general fzeling om all the members of this sub commitize that the avaiiable GIS data hasss
currentiy available in the Planning Department are a valuable tocl [t should be utilized by all to ald
dratting a West Milford Master Plan which can help guide the future development of West Milford
Township.

o

It is reconunended that the Planning Department GIS data be the first point of reference for potential
applicants before any site investigations are initiated.

PB\Sub\MPWaterQualtity\DrattReport-12-02
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From: FlanningCirscter@WestMilford.org

Sent: Trhurscay, Juns 27, 2002 2:28 P

To: Gis@ WestMiiford.org

Subject: EW: Natural Rescurce Sub Commitiee Report
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-----Criginal Messag
From: Stave :angle [War’lt ¥
Sent: Mcnday, June 24, 2002
To: Marty Tappan; Berme Stcplefon Les Lynn; Richard Meany; Doug Ott; Bill Drew:; Ron Farr
Subject: Natural Resource Sub Committes Report A
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Facts, Findings and Conclusions of the Sub Committee of the Planning Board on West Milford's
Natural Resource Ordinance and it's application with the Master Plan.

me of our Natural Resources are unigue and varied. However some are commonly shared
with all others in New Jersey. We see the preservation and protection of these natural features
as just the beginning towards the continuation of Open Space and Greenways within our

Township.

Water and Air are our two most important Natural Resources. In this report, as West Milford is
fortunate not to be faced with Air resource problems currently, Water will be our main concem.
Water has two distinct problematic concerns. The first being Quantity and the second Quality.
Let us first discuss Water Quantity. As we obtain our Water from wells which are drilled into the
aquifer the amount of Development must be predicated upon the amount of this Natural
Rescurce available. Monitering of well data is the prime method of determining the amount cf
water avallable. Information obtained from Local and State Permits would help us obtain
pertinent information. Along with this, information could be obtained by Township sponscred
orcgrams designed in cooperation with Resident Volunteers who would allow their wells o oe
monitored yearly whicn would serve as a baseline and be 2 guide ic the condition of the acuifer.

srmaticn such as static water levels, recharge time, vieids and depth of wells would enatle
LS 10 gaugse ievels and changes in tre aguifer. They would be sffected by yearly rainiall
amcunts as well as drougnis, Dr—v:'cpmem usace, Geologic makeup of the aquifer and many
oiner imporiantiaciors. Tnis data should ce cbtained by the controlling Townsnip Department
and that data entered by that Depariment into the Tcwnship Computer database for all



Township Departments to utilize in formulating future olannmg and policy. Discussions ravs
already.besn started as to the necessary data needed 1o be as accurate as possible
stermining the correct precedures to follow. We believe that regular 'ﬁumtcr,ng sched
g

and will produce invaluable data in ensure our futurs water supplv We advise that befors
building permit for & single family dwelling is granted the well and septic both be instalied ic =
Townshig's requirements. For multiple dwelling developments pump testing to show ade gquats

avallability may be necessary and warranted.

Water Quality would be the next subject to discuss. With the help of Professionals such as Dr.
David Bell, who will be working with the Environmental Commission on Water Quality research,
the sub Commtttee believes that stream testing, analysis and monitoring at specific sites and at
specific intervals will establish a baseline to compare the effects of Development both before
and after. With the assistance of Mr. John Chapman of the Science Department of West Milford
High School we hope to gain the help of Students to assist with water sampling while allowing
them to gain experience and knowledge in the field. Another area of Water Quality to discuss is
the mandatory use of Sedimentation Catch Basins in all Township and Private drainage
systems. With this a scheduled maintenance schedule for cleaning which would complement
their installation and ensure minimal discharge of silt and grits into our lakes and waterways.

1 'another measure is the use holding ponds for Zero increase runoff in Developments which
siould include the use of open top concrete tanks which would allow only the detained runoff
which would rise to the top elevation of this tank to empty into them and then discharge into
drainage areas. This would allow needed time for suspended solids to settle out before being
discharged and also detain pollutants in theses ponds to be removed on a scheduled basis.

Our Wetlands and Flood plains are a very important resource and are as diverse as the Saolar
System. They are both sensitive and hearty but need our caring to ensure their continued
existence. They serve as habitat for wildlife and filters our ecosystems. We must protect and
preserve them at all costs. Though the State of New Jersey protects their existence whenever
possible we should overlap that protection through Local Ordinances and guidelings for all
Development within their proximity. Once lost they are a very difficult rescurce to replacs. 'We
oelieve sxtensive focus on Ordinances in this area would duplicate many existing State
Ordinances and at this time we would better serve their safety by focusing on implementaticn =7
sxisting laws and enforcement pCl!CleQ of these laws. At any given point if we see any cocnoies
state Law add Local provisions for their protection.

A YR teFaYalal
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but certain Variances could be «Nrﬂnted such as setbacks and frontages
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to help save the Environment and our Natural Resources. They must take priority.

Our Soils are another Natural Resource to consider. Topsoil should not be allowed to be
removed from the Township. Areas of soil that are prime for recharge of our water supply
should be protected and this is one of the reasons for allowing limited slope development in lieu
~“turning these areas into impervious areas through building construction and roads.

As discussed earlier mature tree stands and certain endangered species of trees should be
protected. All trees are important and therefore when complying with the Building Permit
process of Well and Septic the only trees to be cut should be solely for access to accomplish
these tasks. This should be strictly enforced as clear cutting and clearing for a dwelling prior to
complying with the necessary requirements for a Building Permit is premature and if the Permit

IS not granted a valuable Resource has been lost.
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| would like to thank everyone on this Sub Committee and the Township Planning Deparmen:
for their valued time, work and input to make this report possible.

Thank you

Steve Sangie



Appendix 4

BUILDING PERMITS AND CERTIFICATES OF
OCCUPANCY ISSUED 1987 - 2002

YEAR NO. OF NO. OF NO. OF BALD EAGLE
LOTS BUILDING CERTIFICATES | COMMONS
PERMITS OF CONDOMINIUM
OCCUPANCY UNITS-NO. OF
CERTIFICATES
OF
OCCUPANCY
1987 63
1988 47
1989 33
1990 15
1991 10
1992 8 As of 9/14/92
6 6
1993 20 19 19
1994 29 53 53
1995 75 38 37 31
1996 24 42 41 26
1997 16 57 56 22
1998 10 91 90 32
1999 28 88 87 34
2000 21 55 51 48
2001 13 45 36 43
2002 24 60 29 76
TOTAL 436 554 505 312

MasterPlan\YrLotsCO-5-23-03




Appendix 5

MASTER PLAN STATUS
TO BE | TARGETED DATE
MASTER PLAN TASK SUBCOMITTEE STATUS STARTED | OF COMPLETION WORK ITEM STATUS
GOALS/OBJECTIVES Master Plan COMPLETED
Demographics COMPLETED B
Natural Features COMPLETED
Water Resources COMPLETED
Lake Communities May 2003 | August 2003
Business Community May 2003 | September 2003
Open Space December 2003
Historic Preservation December 2003
Senior Citizens December 2003
Existing Zoning IN PROGRESS
EXISTING CONDITIONS | No IN PROGRESS MAPPING IN PROGRESS
CONSTRAINTS IN PROGRESS
ANALYSIS/MAPPING
EXISTING LAND USE No IN PROGRESS DATA GATHERING IN PROGRESS
Bd. Approval Review
EXISTING LAND USE NOT STARTED
MAP
LAND DEVOTED BY USE | NOT STARTED
FUTURE LAND USE NOT STARTED AFFORDABE HOUSING | NOT STARTED
FUTURE LAND USE NOT STARTED
MAPPING
CONSISTENCY/ CIRCULATION IN PROGRESS
RELATIONSHIP TO
OTHER PLANS
NEIGHBORING PLANS NOT STARTED
STATE PLAN CONTINUOUS
COUNTY PLAN NOT STARTED
PUBLIC COMMENT NOT STARTED
PROCESS
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RESOLUTION NO. 2003 - 12
PLANNING BOARD OF THE TOWNSHIP OF WEST MILFORD

COUNTY OF PASSAIC, STATE OF NEW JERSEY

WHEREAS, the Municipal Land Use Law at NJSA 40:55D-89 requires the
periodic re-examination of the Master Plan at least every six years; and

- WHEREAS, the last re-examination of the West Milford Township Master
Plan was the re-examination report that was adopted October 27, 1999; and

WHEREAS, the Planning Board has reviewed the 1987 Master Plan, the
1993 and 1999 re-examination reports against the five criteria set forth in
Municipal Land Use Law; and the Staff has made certain recommendations for
revisions to said Master Plan.

WHEREAS, the Planning Board of the Township of West Milford hereby
determines that said report fulfills the requirements as set forth in NJSA
40:55D-89.

NOW, THEREFORE BE IT RESOLVED, on this 28th day of May 2003, that
the Planning Board does hereby adopt the re-examination report and that
copies of same be forwarded to the Passaic County Planning Board and the
Municipal Clerk of each adjoining municipality.

Board Members Eligible to Vote:

“Paul Donoghue For 7

Ada Erik Against ___ O
Robert Moshman Abstain____ (O
James O’Bryant

Edward-Orthouse—
Robert Szuszkowski

Andrew-Tynan-

KurtWagner
Leslie Tallaksen
Kathleen-Caren—
Michael Tfank

000

Michael Tfank, Ch\&irrhan
Planning Board

Lo £ e

race R. Davis, Secretary
(Planning Board

|
PB\resolutns\Re-exam-MP-03



RE-EXAMINATION REPORT
MASTER PLAN

TOWNSHIP OF WEST MILFORD

OcTOBER 27, 1999

West Milford Township Planning Board

Michael Tfank, Chairman
James O’Bryant, Vice Chairman
Maria Harkey, Mayor
Robert Moshman, Council Representative
Paul Donoghue
Thomas Gensheimer
Edward Orthouse
George Spence
Susan Ugrovics
Andrew Tynan, Alternate 1
Richard Stecher, Altemate 2

Glenn C. Kienz, Planning Board Attorney
Grace R. Davis, Planning Board Secretary
Prepared by:

Township of West Milford Planning Department
William H. Drew, P.P., Township Planner
Linda M. Lutz, P.P., Principal Planner

(The original document on file in the Planning Department has heen
appropriately signed and sealed in accordance with N.J.S.A. 45:14A-12)
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MASTER PLAN RE-EXAMINATION REPORT

TOWNSHIP OF WEST MILFORD

The Municipal Land Use Law requires that every municipality conduct a
periodic examination of its Master Plan at least every six years. The law
stipulates that the re-examination report is to state:

The major problems and objectives relating to land development'in
the municipality at the time of the adoption of the last re-
examination report.

The extent to which such problems and objectives have been
reduced or have increased subsequently.

The extent to which there have been significant changes in the

assumptions, policies and objectives forming the basis for the
Master Plan or development regulations as last revised.

The specific changes recommended for the Master Plan, if any,
including underlying objectives, policies and standards, or whether
a new plan or regulations should be prepared.

The recommendations of the Planning Board concerning the
incorpeoration of redevelopment plans adopted pursuant to the
‘Local Redevelopment and Housing Law,” P.L.1992, c. 79
(C.40A:12A-1 et al.) into the land use plan element of the municipal
Master Plan, and recommended changes, if any, in the local

development regulations necessary to  effectuate the
redevelopment plans of the municipality.

The following is an analysis of the current Master Plan and its re-

examination in accordance with the above criteria.

I A.

The problems identified were:

Septic capabilities.

Potable water supply.
Development increases.
Watershed responsibilities.
Other environmental constraints.
Slow real estate market.

S U



Re-Examination Report
Master Plan -
Township of West Milfard
Page 2

B. The following goals or objectives were identified:

1. To preserve the semi-rural character of the Township.
Preserve the pristine nature of the forest, waterways and
sensitive areas.

3. Encourage growth that will minimize impacts on air and
water quality.
4. Encourage a pattern of land use that will provide reasonable

residential, commercial and industrial land use consistent
with the character of the Township.

5. Promote active recreational opportunities on both public and
private lands and in the area of public lake areas.

8. Encourage energy conservation of scarce fossil fuels.

7. Improve circulation patterns throughout the Township for

through-traffic and local traffic demands to residential and
commercial land uses. ,

8. Provide municipal and social services to meet the demands
of the existing and future population and to achieve
efficiency in the administration of these services.

g. Identify centers and infrastructure needs.

10.  Prepare a comprehensive recreation Master Plan addressing
public and private recreation needs.

The extent to which problems and objectives have been reduced or
have increased.

Septic capabilities, potable water supply, watershed responsibilities
and other environmental constraints are still considered to be valid
concerns on the part of the Township with regard to accommodating
existing as well as new populations. In the last six years the real estate
market has rebounded. This has placed increased development
pressures upon the Township from both previously approved projects
protected by the Permit Extension Act, and new applications. Most are
subdivision applications for residential development.

Local and State initiatives to manage growth have also occurred
within the past six years. The Planning Board has prepared the Center
Designation Report and petitioned for designation with the State Planning
Commission. The Board's plan has been found by the Office of State
Planning to be in canformance with the goals and objectives of the State
Development and Redevelopment Plan and recommended by that agency
for adoption by the State Planning Commission. The Township Council
has provided funds for the preparation of a new Wastewater Management
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Master Plan
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Page 5

Plan, which provides for the reduction of the sewer capacity potential from
5.2 MGD to 3.16 MGD. This plan identifies sanitary sewer infrastructure
needs and is in conformance with the Center Designation Report.

The State has purchased land at an accelerated pace, acquiring
3,749 acres in fee simple ownership and recently acquired the Greenwood
Lake Airport. In addition, open space easements have been purchased
on 7,358 acres of Newark Watershed Conservation and Development
Corporation land. The Township has acquired and land-banked almost
300 acres on which a development of 400 townhouses and golf course
was proposed in the late 1980s.

The State has implemented a program to pay watershed
municipalities so as to compensate for the loss in tax revenues. This
program is in effect for as long as the watershed moratorium remains in
effect. This enables the Township to further address preserving the
environment and semi-rural character of the Township.

The Township has demonstrated its sensitivity regarding
watersheds and water quality. Recently watershed planning has evolved
as a planning approach to assess land use and development impacts.
With the Township's state-of-the-art Gis technology, the Planning Board is
well positioned to implement watershed planning techniques. to- continue
the monitoring of this sensitive issue.

NJDEP has recently presented mapping of threatened and
endangered species and their habitats throughout the State. Through
utilization of Gis, the Board will be able to utilize this information to its
fullest in its continued stewardship.

The Recreation Committee assisted a recreation consultant in the

preparation of a recreation Master Plan, which was adopted by the
Township Council.

The Planning Board held a public meeting regarding Hewitt Village
to elicit input from the neighborhood on how it couid develop with respect
to character and land uses. The use of public access to Greenwoad Lake
was discussed. '

With regard to circulation, problems have been reduced through the
private road program. Several roads, especially in the Upper Greenwood
Lake section of the Township, that were private have been improved to
Township standards and subsequently taken over by the Township. Cahill
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Cross Road has been constructed between Ridge Road and Morsetown
Road. Also, a transportation circulation plan has been developed in
conjunction with the Town Center Plan, to calm traffic and provide safe.
alternative transportation means.

Examine the extent to which there have been significant changes in
the assumptions, policies and objectives forming the basis for the
Master Plan or development regulations.

The Township Master Plan goals and objectives established in
1987 remain valid. In conformance with the State Development and
Redevelopment Plan, the 1987 Master Plan goals and objectives have
been refined in the Town Center Designation Report to address the
findings and recommendations of those studies. The Township has
adopted this plan and submitted the same to the State Planning
Commission for designation. The Planning Board will formulate a zone
plan that references and reflects nitrate diiution modeling.

The specific changes recommended for the Master Plan or
development regulations, including underlying objectives, policies

and standards, or whether a new plan or regulations should be
prepared.

The Planning Board after review of the Land Disturbance Criteria
and nitrate dilution modeling will pursue ordinance revisions as may be
deemed necessary and appropriate by the Board.

It is recommended that the Center Designation Report be madified
to conform with the Master Plan requirements outlined in the State
Municipal Land Use Law, and the Planning Board adopt this as the

Township's Master Plan. The goals and objectives outlined therein should
then be pursued.

The recommendations of the Planning Board concerning the
incorporation of redevelopment plans.

In 1895, the Planning Board adopted Resolution 1995-12,
recommending to the Council the designation of an area for
redevelopment, which was subsequently done by the Council. The area is
generally bounded by Macopin, Maple, Schofield, Otterhole and Weaver
Roads and has been identified in the Center Designation Report. 1t is
recommended that an amendment to the development regulations be
made, which would bring the entire area into conformance with the
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requirements of the Recreation Ordinance that was adopted by the
Township in 1998.

PB\Bdrpts\Re-exam-MasterfPlan-099
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RESOLUTION NO. 1999 - 34

PLANNING BOARD OF THE TOWNSHIP OF WEST MILFORD

COUNTY OF PASSAIC, STATE OF NEW JERSEY

WHEREAS, the Municipal Land Use Law at NJSA 40:55D-89 requires the
periodic re-examination of the Master Plan at least every six years; and

WHEREAS, the last re-examination of the West Milford Township Master Plan
was the re-examination report that was adopted November 4, 1993; and

WHEREAS, the Planning Board has reviewed the 1987 Master Plan and the 1993
re-examination report against the five criteria set forth in Municipal Land Use Law; and
the Staff has made certain recommendations for revisions to said Master Plan.

WHEREAS, the Planning Board of the Township of West Milford hereby determines that
said report fulfills the requirements as set forth in NJSA 40:55D-89.

NOW, THEREFORE BE IT RESOLVED, on this 10" day of November 1999, that the
Planning Board does hereby adopt the re-examination report and that copies of same be
forwarded to the Passaic county Planning Board and the Municipal Clerk of each
adjoining municipality.

Board Members Eligible to Vote:

Paul Donoghue Edward Orthouse For 7
Thormas-Gemnsheimer George Spence Against )
Maria-Harkey— Susan-Ugrevies— Absent -
Robert-Moshrman Andrew Tynan Abstain Q
James O’Bryant Rich Stecher

Michael Tlank

SO

Michael Tfank, ChaiLQm
Planning Beard

B B 40

/Grace R. Davis, Secretary
T Planning Board
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s RE-EXAMINATION REPORT
MASTER PLAN
WEST MILFORD TOWNSHIP

November 4, 1993

West Milford Township Planning Board

A. C. Boschen, Chairman
Ralph Villecca, Vice Chairman
Carl Richko, Mayer
Glenn Wenzel, Council Representative
Frederick Ernst
Dawvid Kotek
Cornelius Prol
Jarnes Robinson ,
Georyge Spence
Maria Hakey, Alternate 1
James O'Bryant, Alternage 2

GLENN C. KIBNZ, PLANNING BOARD ATTORNEBY

MARGARET J. ZESTBR, PLAMNING BOARD SECRETARY
Prepared by:
WEST MILFORD TOWNSHIP PLANNING DEPARTNENT

WILLIAM H. DREW, P.P., TOWNSHIP PLANNER
LINDA L. LUTZ, P.P., SENIOR PLANNER

(The original documens on flle in
the Plaaning Department has been

appropriately signad and sealed in
accordance with N.J.S,A. 45:14A-12)

/%égmézf “F.p. 03971
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MASTER PLAN RE-EXAMINATION REPORT
TOWNSHIP OF WEST MNILFORD

The Municipal Land Use Law requires that every municipality
conduct a periodic examination of its Master Plan at least every

six years. The law stipulates that the re-examination report is
to state: :

I The major problems and objectives relating to land
development in the municipality at the time of the
adoption of the last re- examination report,

I1 The extent to which such problems and objectives have
been reduced or have increased subsequently.

IIT The extent to which there have been significang changes
in the assumptions, policies and cbjectives forming the
basis for the Master Plan or development regulations as
last revised.

Iv The specific changes recommended for the Master Plan,
if any, including underlying objectives, policies and
standards, or whether a new plan or regulations should
be prepared.

The following is an analysis of the current Master Plan in
accordance with these four criteria.

I. A, The problams that were identified in the 1987 Master
Plan are:

1. Septic capabilities.
2. Potable water supply.

3. Development increases.
4. Watershed responsibilities.
S. Other environmental constraints.

B. The 1987 Master Plan identified eight goals or objectives
and they are:

1. To preserve the semi-rural character of the Township.

2. Preserve the pristine nature of the forest, waterways
and sensitive areas. _

3. Encourage growth that will minimize impacts on air and

‘ water quality.

R 4. Encourage a pattern of lamd use that will provide

reasonable residential, commercial and industrial land

use consistent with the character of the Township.
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5. Promote active recreational opportunities on both
public and private lands and in the area of public lake
areas.
6. Encourage energy conservation of scarce fossil fuels.
7. Improve circulation patterns throughout the Township

for through traffic and local traffic demands to
residential and commercial land uses.

8. Provide municipal and social services to meet the
demands of the existing and futurs population and to
achieve efficiency in the administration of these
servicaes.

II. The extent to which problems and objectives have been
reduced or have increased.

Septic capabilities, potable water supply, watershed
responsibilities and other environmental constraints afe still
considered to be valid concerns on the part of the Township with
regard to accommodating existing as well as new populations. 1In
the last six vyears, however, development pressures have
decreased. In the late 1980’s, the Planning Board saw many
applications for large scale developments and most of these
received approvals. In the early 1990‘s, however, the number of
applications decreased and the majority of those that were

approved were not built due to the economic and real estate
climate.

This does not mean, however, that the concern on the part of
the Township Officials has waned. The Township has used this
time of reduced development activity to improve its ordinances.
A case in point is the Natural Features Ordinance in conjunction
with new land disturbance criteria. Together, these ordinances
provide for no disturbance of slopes in excess of 35% and for a
limit on the amount of a single family lot, created as part of a
subdivision, that can be disturbed when it is developed. These
aew criteria help to address the preservation of the pristine
nature of the forest, waterways and sensitive areas.

Regional studies recently completed have an impact upon the
Township Master Plan that should be addressed. The New York-New
Jersey Highlands Study, prepared by the USDA Forest Service,
identiried 5 goals relating .to land _use - _1.) manage future
growth, 2.) maintain an adequate water supply, 3.) conserve
contiquous forests, 4.) provide recreational activities and
promote economic prosperity that is compatible with goals 1-4.
More specifically, goal 5 summarizes by proposing to...

X
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"Foster integrated regional land use
planning that focuses development

(and redevelopment) in infrastructure rich
areas, and minimizes the pressure on local
tax bases by incorporating the incremental
increase of municipal services intoc the
developmental costs.™

The State identified eight goals effecting land use in i%s
State Development and Redevelopment Plan as follows: 1.
revitalize wurban centers and areas, 2) conserve nhnatural
resources, 3.) promote ecanomic growth, development and renewal,
4.) protect the environment, 5.) provide public services at a
reasonable cost, 6.) provide adequate housing at & reasonable
cost, 7.) preserve and enhance historic, cultural, open space and
recreational lands and structures and g8.) ensure sound and
integrated planning statewide. These two gtudies’ sets of goals,
relating to the development of existing centers and ths
development of new centers serves to further address the
objectives set forth in the master plan and identified as numbers
1, 2, 3, 4, 6, and 7 in this report. The semi-rural character of
the Township would be preserved, as would the pristine nature of
the forest, waterways and sensitive areas. Growth that would
minimize impacts on air and water quality would be encouraged, as
would patterns of land use that would provide reasonable
residential, commercial and industrial land use consistent with
the character of the Township. Energy conservation of scarce
fossil fuels would be encouraged as a result of the cenktur

designation process. Circulation patterns would be improved as °
well.

With regard to circulation, problens have been reduced
through the private road program. Several roads, especially in
the Upper Greenwood Lake saction of the Township, that were

private have been improved to Township standards and subsequently
taken over by the Township.

One other Master Plan objective which needs to be addressed
is #5, promote active recreational opportunities on both public
and private lands and in the area of public lake areas. The
zoning ordinance does not provide a clear permitted use list or
standards for recreation oriented activitiss. Therefore, the
Planning Board should establish standards that are consistent
with the goals and objectives of the Master Plan.



DR S L R S P 23172872330 W R I _REN FLCE e

Master Plan Re-examination Report 4

III. Examine the extent to which there have been significant
changes in the assumptions, policies and objactives forming tha
basis for the Master Plan or davelopment regulations.

The Township Master Plan goals and objectives established in
1987 remain wvalid. However, regional studies, le., The State
Development and Redevelopment Plan and The New York-New Jersey
Highlands Regional Study, both of which were completed subsequent
to 1987, cause the 1987 Master Plan goals and objectives to be
refined and fine tuned to address the findings an<
recommendations of those studies,

IV. The specific changes recommended for the Master Plan or
development requlations, including underlying cbiectives,
pelicies and standards, or whather a new plan or ragqulations
should be prepared.

Based on the above, it is recommended that changes be made
L to the West Milford Township Master Plan. A whole new plan is
o not necessarily required because the general assumptions of the
1987 plan are still valid. The major change, however, relates to
the State Plan and the Centers Designation process. In
concurrence with the State Plan, centers need to be identified
and infrastructure needs of all levels will be addressed. The
objectives noted above will be furthered by the studies and
reports produced to accomplish the Centers Designation process.
In addition, a comprehensive recreation plan element is necessa:-
addressing public and private recreation needs and the manner in

which these can best he addressed.

F:Awoe 0\ rs\aDRFTIMITRPLAN.922
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RESOLUTION NO. 1993-25
PLANNING BQARD OF THE TOWNSHIP OF WEST MILFORD

COUNTY OF PASSAIC, STATE OF NEW JERSEY

WHEREAS, the Municipal Land Use Law at NJSA 40:55D-89
requires the periodic re-examination of the Master Plan at least
every six years; and

WHEREAS, the last revision to the West Milford Township
Master Plan was the plan that was adopted May of 1987; and

WHEREAS, the staff, the Master Plan subgcommittee, and the
Planning Board have reviewed the 1987 Master Plan against the
four criteria set forth in Municipal Land Use Law; and the Staff
and the Master Plan subcommittee have made certain
recommendations for revisions to said Master Plan.

WHEREAS, the Planning Board of the Township of West Milford
hereby determlnes that said report fulfills the requirements as
set forth in NJSA 40:55D-89;

NOW THEREFORE BE IT RESOLVED, on this 4th day of November
1993, the Planning Board does hereby adopt the re-examination
report and that copies of same be forwarded to the Passaic County
Planning Board and the Municipal Clerk of each adjoining
municipality.

Board Members Eligible to Vote: <
Neiidi—Prot Fred—Erm=t For

Glenn Wenzel - James Robinson Against &
Maria Harkey Carl Richko Absent O
Dave Kotek George Spence Abstain
James O’Bryant Ralph Villecca

Boschen Chairman
Plannlng Board

| /
éé%%l#é?é&csz <2 iz;ZZ;D
Marg r Zzzgébf Secretary
plann g Boa Cf;//
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G0ALS AND OBJECTIYES OF THE MASTER PLAN

60AL I: To preserve-the semi-rural character of the
Township

Objectives: -
1.) Acquisition of lands of scenfc, cultural or
historic value
2.) Encourage development to be aesthetically
pleasing and energy efficient
3.) Preserve and encourage open space retentfon
of sensftive lands
o 4.) Promote farmland preservation through
: approprifate zoning
5.) Promote recreatfonal opportunities {in exist-
i{ng open space
6.) Prevent sprawl type development throughout
- . . the Township and encourage development 1n
specific growth districts

60AL II: Preserve the pristine nature of the forests,
waterways, and sensftive areas

Objectives
1.) Discourage growth and protect lands with major
physical constrafnts
2.) Provide suitable land uses on sensitive Tands
through zoning

3.) Protect ex{isting lakes from continued deter-
foration

60AL III: Encourage growth that will minimize impacts on
' air and water quality

Objectives

. 1.) Consider alternate wastewater treatment and
technological advancement in wastewater design

2.) Encourage residentifal growth within reasonabie
proximity to existing commercial areas and
develop new commercfal areas where necessary

3.) Provide for methods of reducing the {impact of
urban runoff through adequate stormwater
management practices

4.) Permit 1imited *4nfi{11* growth 1in existing

; ~lake communities consistent with the

2 ’ Lo character of those communities
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60AL IV: Encourage a pattern of land use that wiill pro-

. vide reasonable resfdential, commercifal, and
fndustrial tand use consistent with the
character of the Township.

Objectives:

1.) Promote and focus growth in town center, en-
couraging mixed land uses

2.) Provide a range of housing opportunities that
will encourage *least cost" housing and
housing geared toward specific municipal
demands -

3.) Encourage commercial and industrial growth
on suftable land fn appropriate areas recog-
nizing the exfsting and proposed highway
system

GOAL VY: Promote active recreatfonal opportunities on both
public and private lands and fn the area of public
lake areas,

Objectives:
1.) Promote further development of our state and
county parks for active recreatfon
2.) Develop a trafl system 11nking recreational
as well as historical and cultural sites

GO0AL VI: Encourage energy conservation of scarce fossil
fuels
Objectives:

1.) Promote energy conservation techniques in build-
ing design and construction
2.) Encourage transportation systems that are energy
efficifent such as car pooling, park and ride
facilities, ride sharing and bike paths
3.) Provide bikeways and pedestrfan paths to dis-
. courage individual car trips
4;)  Provide new roads that would ease traffic con-
gestion and reduce fuel consumption
5.) Improve the transportation services to fncrease
’ the avatflability of town services to residents

60AL VII: . Improve circulation patterns throughout the
Township for through traffic and l1ocal traffic
demand to resfdentiail and commercial land uses

Objectives
1.) Plan for the improvement of major intersections
and for the improvement of major roadways to
accommodate future growth




2.) Design and construct new roadways to meet the
demand for safe and efficient movement of traffic

3.) Encourage the continuation of the private road
improvement program so that these residential
communities can be serviced properly

4,) Encourage and plan for the use of mass
transportation uses through additional park and
ride facilities and bus services.

GOAL VIII: Provide municipal and social services to meet
the demands of the existing and future population
and to achifeve efficiency in the administration of
these services

Objectives

1.) To provide for the wide ranging needs of
recreatfonal programs both active and passive
throughout the Township

2.) Assess the emergency service needs {in terms of
police, fire and first aid services and to
recommend future actions

3.) Promote additional 1ibrary facilities to maintain
the level of services currently provided within
the large expanse of the Township

MUNICIPAL LAND USE LAW

The Municipal Land Use Law as amended contains a
section dealing specifically with Master Plans. Section 19
of the Law provides that the Planning Board may prepare a
Master Plan of the Township to guide the use of lands and
protect public health and safety and promote the general
welfare. The Master Plan is not required by law. However,
the zoning ordinance must conform to the land use element of
the Master Plan. This strongly suggests, therefore, that in
order to have a valid zoning ordinance, a municipality is
required to develop a land use element of the Master Plan.

The Law states that *“the master plan shall generally
comprise a report or statement and land use and development
proposals, with maps, diagrams, and text, presenting where
appropriate the following elements:

1.) A statement of objectives, principles. assumptions,
policies, and standards upon which the constituent
proposals for the physical, economic, and soclal
development of the municipality are based;



2.)

A land use plan element (a) taking into account
the other master plan elements and natural cond{-
tions, including, but not necessarily limited

to topography, soil conditions, water supply,
drainage, flood plain areas, marshes and wood-
lands. (b) showing the existing and proposed
location, extent .and intensity of development

of land to be used in the future for varying
types of residential, commercial, {industrial,
agricultural, recreational, educatfonal, and
other public and private purposes or combina-
tion of purposes, and {c) including a statement
of the standards of populatijon density and
development jfntensity recommended for the
municipality.

A housing plan element including, but not
limited to, residential standards and proposals
for the construction and improvement of housing;

A circulation plan element showing the location
and types of facilities for all modes of trans-
portation required for the efficient movement of
people and goods into, about, and through the
municipality.

A utility service plan element analyzing the need
for and showing the future general location of
water supply and distribution facilities, drainage
and flood control facilities, sewerage and waste
treatment, solid waste disposal, and provision for
other related utilities;

A community facilities plan element showing the
location and type of educational or cultural
facilities. historic sites, libraries, hospitals,
fire houses, police stations, and other related
facilities including the relation to the
surrounding areas;

A recreation plan element showing a comprehen-

sive system of areas and public sftes for recrea-
tion; and

A conservation plan element providing for the
preservation, conservation, and utilization of
natural resources including, to the extent
appropriate, open space, water, forests, soil,
marshes, wetlands, harbors, rivers and other
waters, fisheries, wildlife, and other natural
resources;
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9.) An energy conservation plan element which
systematically analyzes the impact of each other
component and element of the master plan on the
present and future use of energy in the muni-
cipality, details specific measures contained
in the other plan elements designed to reduce
energy consumption and proposes other measures
that the municipality may take to reduce energy
consumption and to provide for the maximum
utilization of renewable energy sources; and

10.) Appendices or separate reports containing the
technical foundation.

The Master Plan can be subdivided into subplans and
projected into perjods of time or staging sequences.

Finally, the Plan must include a policy statement
indicating the relationship of the proposed development of
the Township in the Master Plan to; the Master Plan of
contiguous municipalitijes, the Master Plan of the County,
and any comprehensive guide plan.,

In 1981, a revision to the law required that a Storm
Water Management Plan be prepared in conjunction with the
Master Plan process. This provision, however, -~ was
contingent upon a grant to municipalities to fund the
preparation of the Plan,. Grants have not been available
from DEP, therefore, making the preparation of the Storm
Water Management Plan voluntary. If, at some point, funds

do become available, we would be required to prepare such a
plan.

Obviously, the most important aspect of the Master Plan
is the land use element since it must take into account the

other Plan elements and is the basis for the formulation and
adoption of the zoning ordinance.

Land use, housing, circulation, and community
facilities are incliuded in the 1976 Master Plan. The
Utility Service Plan should be examined since the Board has
the report of Malcolm Pirnie concerning future prospects for
water and sewer facilities; both community wide and
individual systems. Drainage and flood control can be
reviewed with this element, however, it might be more
effective to include it in any storm water management plan
developed by the Board.

The recreation and conservation plan element can be
extracted from the Open Space Plan and the 1983 Recreation

Plan. Modifications or expansions can be made by the Board
when these elements are reviewed.



The Energy Conservation Plan is a new section added by
a 1980 revision to the Law. The intent of this plan is to
examine the effect of ..land use, transportation, -and other
Master Plan elements upon energy consumption. It seeks to
include energy considerations into the planning process.
The Plan may also include recommendations for development
ordinance revisions such as solar access and design
requirements. »

The Storm Water Management Plan section is the most
recent addition, being included in 1981. Although this plan
is required contingent upon state funding being available,
the Planning Board has been strong in its efforts in working
towards development of the Plan.

HISTORY

Through the years West Milford has been formed by the
molding and remolding of its river valleys, mountain rises,
streambeds, lakes and moraines due to various geological
forces. The final shaping of the area came about after the
receding of the Wisconsin glacier some 14,000 years ago.

West Milford is the second largest municipality 1in
northern New Jersey. It 1ies on top of the Northern
Highlands, a continuous series of ridges and plateaus that
extends northeasterly to the Hudson Highlands and New
England's Green Mountains, and to the southwest near
Reading, Pennsylvania,

West Milford is comprised of 80 square miles that is
bordered on the west and south by Bearfort Mountain and the
Pequannock River and Bloomingdale. To the north lie -
Greenwood Lake and the New York state border; to the east,
Ringwood and the Wanaque Reservoir.

In 1775, West Milford was divided in half with the
northern part in Franklin and the south in the Saddle River
area, Later, the area became part of Pompton Township and
became the Township of West Milford in 1834.

In 1837, Wwith the formation of Passaic County out of
Bergen and Essex, West Milford Teft Bergen County after
being affiliated with it for 127 years. A township
committee of three led the town through periods of growth,
decline and change for 155 years. In 1969, the present town
council-town manager plan was adopted and the number of
members rose from three to five.

z
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In the 18th Century, industry was drawn to the area for
the iron ore 1n the mountatins, the acres of hardwood trees
and the fast moving streams. In 1764 a German by the name
of Peter Hasenclever started the Long Pond Furnace. By 1768
the furnace was producing 20-25 tons of pig iron per week.
The furnace eventually closed in 1880 due to an unsuccessful
changeover using water power. :

The 1800's saw the construction of three other
furnaces, the most successful being the one near Clinton
Falls, which ran for nearly 17 years. The other two were

the Wawayanda Furnace (10 years) and the Noble Furnace
(unsuccessful).

In the 19th Century there were two mines in operation.
Both are located in the Norvin Green State Park and are
known as the Roomy Mine and Blue (or Iron H111 and London)
Mine. The ore found here was used at the local furnaces.,

With the growth of the 1ron 1industry came the necess1tj of
having an abundance of charcoal to feed the furnaces. The
preferred wood was chestnut, but other woods had been used.

Another necessity in the production of molten 1iron was
Time and 1ime kilns began to spring up near areas where
Timestone could be found, particularly around the mines and
furnaces. The remains of ore may be found at the old Long
Pond Furnace.

After the first permanent homes were constructed, saw
and grist mills began to dot the landscape. The first saw
and grist mi11 was built around the 1700°'s. The grist mil1
was built along the Pequannock River bank by La Roe, while a
saw m111 was also constructed at the bottom of Warwick
Turaptike.

Other businesses that eventually sprang up were 1n the
cutting of cedar shingles, the making of barrel hoops, and
the tanning of hides. There was even a knife factory 1in
Newfoundland on the Pequannock River.,

The historical development of West Mil1ford in the
1800's was highly dependent upon the emerging transportattion
systems. The main form of transportation 1in the 1850's was
the Peterson and Deckertown Stage Line, In the 1920's there
was a need for a railroad service across New Jersey. In
1832, a charter was granted to the New Jersey Hudson and
Delaware Ratlroad to start at a point on the Delaware River
between the New York state l1ine and the area where Paulings
K111 empties into the Delaware. They were to build a bridge
across the Delaware and run tracks to Stockholm and on to
the Hudson opposite New York City. In 1869, there was a
meeting to discuss extending the line to Newfoundland. One
year later, the New Jersey Hudson and Delaware merged with
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the New Jersey and Western to form the New Jersey Midlands

Railroad. It is not clear as to when the line was finished, g@Q
but a small track calTed the Macopin Line was completed in :
1887. The line, which was one and a half miles long,

serviced the fce industry that existed in Echo Lake as well

as bringing tourists to the area.-

The rajlroads created the development of hotels and
boarding houses along the railroad route and arocund
Greenwood Lake. Wickham's Boarding House became a popular
spot on the lake,

In the 1890's there were two boarding houses located on
Route 23 - Bon Aire and Red Rock. Red Rock advertised that
they were the ®"same as North Adirondacks, with good food,
all for $2.50 per day". In the 1900's Newfoundland had
twenty hotels and boarding houses which could hold six to
seventy-five guests. There was the Green Pond Hotel, Glen
Cottage, Fairview Villa, Van Dien House, and Idylease Inn.

The Idylease Inn, located on Union Yalley Road, open
year round, was advertised as a health resort. The Inn was
founded in 1903 by Dr. Edgar A. Day. Even after his death
in 1906 and Idylease continued to offer rest and relaxation
to their guests after the end of the rajlroad service.

In 1892, the City of Newark contracted with the East ;
Jersey Water Company for a six million dollar project that e

would bring by 1892, up to fifty million gallons of water a
day to Newark.

From 1885 to 1889, the Montclair and West Milford Water
Companies had secured land and rights-of-way for Lake
Macopin, Oak Ridge and Clintom Reservoirs as well as
acquiring other Northern New Jersey water areas.

Eventually, the East Jersey Water Company took over the
other water companies.

The East Jersey Water Company then built the necessary
reservoirs and in 1900 transferred 35,000 acres, divided
among six municipalities (West Milford, Hardyston,
Jefferson, Kinnelon, Rockaway, and Vernon), including the -
17,000 acres in West Milford and five reservoirs to the City
of Newark.

The land was flooded in 1892, The 0ak Ridge and
Clinton Reservoirs would hold more than six billion gallons
of water. In 1896, Canistear was completed and in 1961, the
Charlottesburg area was flooded. By the early 1900s, the
City of Newark had purchased Echo Lake and much of the
surrounding area for watershed purposes. Consequently, the
hotels and boarding houses were eventually razed.
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Today, the Newark Watershed Conservation and
Development Corporation manages the 35,000 acres of 1land.
On this land, there jis sijtuated five reservoirs with a total
storage capacity of 14.4 billion gallons of water,

The beginning of Greenwood Lake, first known as Long
Pond, started in 1768 by Peter Hasenclever. When
Hasenclever first saw the lake, he saw it as a reservoir for
water storage and as a power source for his iron works. He
constructed the first dam, 200 feet long and five feet high
in the eastern shore glen.

In 1836, Jacob M, Ryerson, owner of the Ringwood
Company, allowed the Morris Canal Company to build a dam
across the southern tip of the now called Greenwood Lake.
This raised the pond by twelve feet, covering the south end,
the east, west, and north arms. The area of the lake was
doubled.

With the mountains rising 700 feet above the lake, (it
being 621 feet above sea level), the area soon became a
haven for sportsmen, fishermen, and vacationers. It was
called the "Switzerland of the East™,

In 1867, the Montclair Railroad Company was formed and
planned to construct a railroad from Montclair to Greenwood
Lake, It wasn't until 1874 that the 40.9 mile line was
finished. In 1876 the rajlroad l1ine was extended along the
east shore of the lake. Soon steamboats, boarding houses
and hotels began to spring up around the shore line.

By the turn of the century, there were twenty-five
hotels and four steamboats. The resorts included Woodlands
Hotel, Fenton's Casino and Brown's Hotel. 01d photos show
vacationers playing lawn tennis and croquet. Brown's Hotel
attracted fighters 1ike Joe Louis and *Gorgeous George®" at
the outdoor ring.

The steamboats travelled to and from the East and West
shore. The Montclair had a capacity of 400 passengers while
the Miiford, Arlington, and Anita each held 100.

In the 1900's West Milford began settling down to a
siow pace. The grand hotels shut their doors, many burning
to the ground. The forges and mills, which had served the
community, closed.

The 1920*'s and 1930*'s introduced cars, paved roads,
electricity, and telephones into the area. Summer
communities began developing. Lindy's Lake, Gordon Lakes,
and Lake Lookover came into existence, In 1927, Pinecliff
Lake was formed. Wonder Lake soon followed.



In 1932 came West Mjiford Lakes and Upper Greenwood
Lake. Developed as summer communities, these areas ﬁ@@
increased in population from 2,000 in the winter to 25,000
in the summer, This brought in much needed income, yet
required a2 minimum of munfcipal services.

At the end of World War I, the characteristics of the
communities changed. Non-lake communities with year round
homes became extant. The year 1925 saw Wallisch Estates with
Greenbrook coming in 1945, Gwinear in 1952, Sundown Farms in
1951, and Farm Crest in 1956. The 60's saw 01de Milford
Estates, Camelot, High Yiew and Crescent Park.

The history of West Milford has shown the town evolving
from an area where the iron industry was dominant, to a
summer resort, to a year-round community. Through the
years, West Milford has been able to maintain the beauty and
peacefulness that first inspired the Dutch, English, and
French to settle in the area.

10
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1976 MASTER PLAN SUMMARY

The 1976 Master Plan by necessity made a number of
assumptions and recommendations based on current
information. It is prudent to review the 1976 Plan as a
starting point to developing this Master Plan document.

The 1976 Plan spent considerable time discussing the
State Housing Plan and the Mount Laurel case. At that time,
the state was developing a housing allocation plan that atlil
municipalities would have to comply with. This, together
with the Mount Laurel decision, created a significant amount
of uncertainty with regard to the Plan,

The Plan went. on to discuss the development constraints
within the Township, the extent of publiic ownership of tland,
specifically excluded the Newark Development plan and
recognized the Skylands recreation region. Residential
growth had been slow as a result of West Milford's location
outside a growth corridor (i.e. Route 80, Route 46), the
natural constraints of the land and the extent of public
land ownership. The exception was the conversion of summer
to year-round homes which continued through the 1960-1970
decade to 1975. Industrial growth was siowed by

physiographic constraints, lack of municipal services, and
transportation.

The Private Land Use Plan reflected the above
characteristics with R-4 being predominant with R-1, R-2,
and R-3 recognizing physical constraints yet permitting
increased densities with public water and sewer facilities.
Community Commercial, Highway Commercial, and 0ffice
Commercial areas are designated. The CC area was provided
throughout the Township in various neighborhood areas, HC
was provided on private lands along Route 23 and 0C uses
were indicated in the Township Center area of Union Valley
Road - Marshall Hill Road. Limited Manufacturing/Industrial
areas were designated and industrial parks were encouraged.

The Traffic and Circulation plan sought to improve
existing roadways rather than construct new roads and to
utilize existing roads as a means of preserving the rural
character of the Township. A number of roadway and
intersection improvements were identified in the Plan.
Acquisition techniques of future rights-of-way were
discussed through developer dedication and reservations.
Short term measures of traffic improvement such as improving
sight distance, signing, removal of obstacles, etc. were
recommended,

11



The Community Facilities plan indicated no immediate
short fall in municipal services such as school, fire, first ﬁ@@
ajd, 1ibrary and recommended continued development of land
where existing services are provided. The Wanaque Regional
sewer trunk line was identified as viable and land uses
along the line were designated as-developing to a density
appropriate to having the line constructed (i.e. cluster,
reduced 1ot sizes and industrial development). '

LAND USE SINCE 1977

The examination of the Township's existing land use and
development pattern is an important element in revision and
preparation of the Master Plan. Analysis of the past growth
patterns is a predominant factor in formulating the land use
element of the plan.

Single Family Development

Since 1976 single family development has been the
dominant residential land use. It has exhibited jtself 1in
several forms:

1) new or expanded subdivisions. These would include
Sections 5 & 6.of 01de Milford Estates, the expansion of W
lots on Oxbow Lane (Sundown Farms),and Rockburn. S

2) Infill development in existing communities including
Upper Greenwood Lake, Awosting, Pinecliff Lake, West Milford
Lakes, East Shore, Lindy Lake, etc.

3) Small subdivision and individual 1ot activity along
major township roadways i.e. Ridge Road, Union Vvalley Road,

Macopin Road.

Multi Family

There has been only one successful large multi-family
project since 1976; Bald Eagle Yillage consisting of 440
townhouse units. Construction began in 1983. -

Since 1977 there have been several small multi-family
projects constructed through the use variance process,
These projects include LaPointe (2 d.u.) Union Valley Road,
Nicholas Carrier (4 d.u.) 0ak Ridge Road, Strus (9 d.u.) 0O0ak
Ridge and Simon (8 d.u.) in 0O0Oak Ridge.

No mobile home parks were developed although one
application was made for approval (Dockerty Hollow Rd.). It
was subsequently withdrawn.

12
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Commerctial Recreation

This Tand use has possibly had the greatest amount of
activity since the adoepti1ion of the Master Plan tn terms of
tntensity of the projects and the effect they would have had
upon the Township, The projects included Eagles Nest,
Arrowhead and Lake Isle totaling 5300 campsites with Eagles
Nest alone at 5,000, None of these has been constructed to
date with Arrowhead never receiving Planning Board
approvals.

"However the existing KOA on Westbrook Road was granted
permisston to expand to 200 total sites and a number of
horse farms and related commercial recreation activities
{camps, City of Newark recreation facility) were established
during the pertod since the Master Plan adoptton. Major
projects include N.J. Associattion of Retarded Children Camp
expansion, Project Use expansion and Camp Watershed.

Commerctial

A number of commercial establishments were developed
since 1977 1in various Jlocations throughout the Township.
Areas of concentrated commercial activity 1nclude the Town
Center, 0Oak Rtdge-Rte, 23. The total commerctal land area
has increased by almost 200 acres.

Several commercial buildings were constructed tn the
Town Center area since 1977. They tnclude Highlaad Sport
Shop, McDonald's, West M{il1ford Stone & Garden, Greenwood
Adjustments, Carl's Diner, Place's Deli, LIHP's, Casey mini
warehouses and West Mil1ford Garden Center.

In the 0ak Ridge-Rte., 23 area, major projects that have
been constructed 1nclude, Lakeland Plaza, Alexander Hamilton
S & L, George Strus property {(restaurant-stores) a number of

commercial uses and renovations on Rte. 23 north of Clinton
Road and Service Concrete offices,

There were scattered commercial buildings 1n other
areas of the Township as well as numerous additions to

existing factltities.

Industrtial

The degree of industrial development was significant
relattve to the amount of l1and zoned LMI within the Township
(690 ac.). Major projects 1ncluded; Braun and Settineri
Industrial Buildings - Union VYalley Road, Jean Carol - Untion
Valley Road, Baley Cable (Newfoundland), Stamato, Ryam
Machine Co. (Macopin Road) and Concours Auto (Rte. 23).
Add1tions were granted for various other {1ndustrial
buitldings within the 7 year period,

13



Public and Quasi Publijc

This area of land use has had a significant degree of
activity because of ocur existing status as a recreational
community and because of the dramatic increase in population
experienced since 1960. This is reflected by the increase
in several churches. Major projects since 1977 include;
§i1gal Bible Church expansion, United Methodist, Assembly of
6od Church,

State Land Acquisition

Public acquisition of lands in west Milford has
continued. State acquisition since 1977 includes land for
the Monksville Reservoir (Beech Road), the Ferber tract
(Clinton Road-Cherry Ridge Road), expansion to Norvin Green
(0tterhole Road) and Riggio property (Long House Road) for
protection of Appalachian Trail.

The City of Newark Watershed acquired several small
parcels by purchase or trading. These parcels were located
along Cannistear and Gould Roads.

The Township has also acquired land through tax
forclosure or gift. Significant parcels include the Fette
and Gordon properties along Lakeside Road and the Sunset
Lake properties near Macopin and Echo Lake Roads.

Summarization

The Planning Board would characterize the period of
West Milford's history between 1976 and 1983 as emerging
years. This period of growth principally saw the single
family development approach to the Township's growth.
Existing commercial facilities were capable of accommodating
this growth with some minor additions i.e. banking
facilities. O0ffices consisted of local service type
facilities with no speculative office buildings constructed.
Industrial uses were comprised of local resource related
activities i.e. sand and gravel, and industrial locations
that were influenced by service areas of the companies
and/or residential choices of the principal owners

The CR activity showed a considerable degree of
speculation that could have altered the face of the Township
had they been constructed. By and large it was economic
factors which prevented these from being effectuated.

14
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Review of the development applications since 1977 show
considerable interest to develop property 1n several
classiftcations of land uses. However, only a small
percentage of the larger proposals were constructed while
many of the smaller (non-speculative) projects were
completed. This indicates that although the potential
development existed, the proper economic and demographtc
environment had not yet matertalized.

POPULATION

West M11ford Township is one of sixteen municipalities
which comprise Passaic County. West Mi1lford, located tin the
northern section of the County, borders upon Sussex County
to the west, Morris County to the southwest, Bergen County
to the east and Orange County, New York to the north., West
Mil1ford, along with Bloomingdale, Ringwood and Wanaque s
within the “rural suburbs® of the County. This area
constitutes 64% of the County's land area, and only 12% of
the 1980 County population.

From 1970 to 1980 New Jersey, as a whole, experienced a
2.7% percent change in tts population. During this same
pertod Passailc County had a (-2,9)% percent change. As
compared with the surrounding counties, Passaic County
ranked first in negative percent growth (Table I).

In the ten year span from 1970 to 1980 West Milford
ranked first 1in percent growth of the total county
population in comparison with the other "rural suburbs®
municipalittes, It was during thits time that West Milford
recorded a percent increase of 31.5%. (Table I and Figures 1
and 2).

As of 1980 there were 22,750 people residing within the
78.6 square mile boundary of West Mi11ford Township, or
approxitmately 144 people per square mile, Of the four “rural
suburbs®, West Milford exhibits the lowest persons per
square mile.

The early 1980's exhibited a siower growth pattern
because of a general recesstion and high {interest rates.
However, the mid 1980's begin to show the growth
characteristics of earlier periods within the Township as
the economy 1improves and the pent up demand for housing
together with the lack of vacant land in the urban counties
begin to tncrease population growth. The 1ast provistional
census taken be the N.J. Dept, of Commerce estimates West
Milford's populatton at 23,939 as of July 1, 1984.

15
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With 22,750 people, West Milford has the lowest \
population density in the County with 290/square mile. The Yy
number of families and households reflect an overall
household size of 3.32, higher than the County average of
2.9, but lower than 3.7, 19780 size. Families are two or
more persons related by bloocd, marriage, or adoption while a
household is a person or persons occupying a housing unit
(Table 2). The median age of 28.6 is second youngest to
Paterson (27.6). 0f persons 15 years and older, 67% are
married, 23% single and 10% separated, widowed or divorced.

The age of the population indicates 26% between 5 and
18 years of age and 26%, 30 to 44 years old. Ten percent
are considered preschool (0-5 years old) with 8% at age 60
and over., The 65 and over age group in West Milford ranks
lowest in the County with 6.3% (Figure 3).

O0f the total of 6795 households, 78% consist of married
couple families. One person households comprise 10.7% while
other family and non-family households total 8.2% and 2.6%
respectively. A total of 1099 households contain persons
over 65 years of age with 831 (12.2%) having a senior
citizen as head of household.

Total housing units within the Township total 8190,
7056 year round and 1134 seasonal or migratory (13.8%).
Over 94% of the total units are single family homes, with 12 i
addresses having 10 or more dwellings (includes group homes,
nursing homes, convents, institutions). Approximately 12%
of all occupied housing units are rented.

The census provides some insight into the age of the
current housing stock. Approximately 36% and 20% of the
total housing units are greater than 30 and 40 years old,
respectively (1530 total units). 0f this total, 264 or 17%
have been occupied by only one household or family.

S
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TABLE 1 : POPULATION CHARACTERISTICS

Municipality 1319 1980 %2 _Change
Bloomingdale - 7,797 7,867 + 0.9
Ringwood 10,393 12,625 +21.5
Wanaque : N 8,636 10,025 - +16.1
West Milford 17,304 22,750 +31.5
Passaic County 460,782 447,585 - 2.9

New Jersey 7,171,127 7,364,158 + 2.7

Source: Passaic County Profile (prepared from 1980 Census)
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TABLE 2 : POPULATION CHARACTERISTICS

Municipality Area Persons per Hediin Age
(sg.mi.) Sq. Mi. (years)

Bloomingdale 9,13 862 30.4
Rinqwood 27 .33 462 28.7
Wanaque 8.16 . 1,229 ) 30.0

West Milford - 78.30 . 144 28.6
Passaic County  193.81 2,309 31.6

New Jersey 7,787.00 - 946 32.2

Source: Passaic COunty'Profile (1980 Census Data)
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S’ TABLE 3: POPULATION CHARACTERISTICS

Municipality House- Persons/ Families Housing
holds Hshild (total) Units*
Bloomingdale 2,591 2.8 2,133 2,649
Ringwood 3,617 2.7 3,254 3,723
Wanaque 3,007 3.0 2,617 3,077
West Milford 6,795 3.2 5,894 7,056
Passaic County 153,463 2.9 116,977 158,163
) New Jersey 2,548,594 2.8 1,931,578 2,687,754

* Total year round

Source: Passaic County Profile (1980 Census Data)
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PHYSICAL CHARACTERISTICS

New Jersey 1s divided into two major geographic
provinces, the coastal plain and the Appalachian provinces,.
The Appalachian is further subdivided 1nto the Pledmont
Plateau, the Highlands and the Appalachian VYalley and Ridge
provinces. West Mil1ford Township T1es wholly within the
glactated Highlands province. The predominant
characteristic of this region 1s the axtal ortentation of
the landscape, roughly northeast to southwest, 1dentified by
the chain of Appalachtan ridges.such as Bearfort and Kanouse
Mountains and the intervening valleys. Elevations within
the Township range from approximately 650 feet tn areas
south and west of Greenwood Lake to approximately 1300 feet
along the Bearfort Mountain. A maximum elevation of 14990

feet 1s reached on Bearfort Mountain, just south of Terrace
Pond.

SLOPES

The effects of the geologically folded bedrock and the
glacier scouring is evidenced by the rugged terratin, steep
slopes, and narrow valleys. Steep slopes exacerbate the
inherent shortcomings of the soils. For example, absorption
or soi1l drainage 1s inversely related to the degree of
slopes., Steep slopes ordinari1ly have poor drainage due to
increased runoff. The natural evolution of soi1l types s
also impeded on steep slopes due to the inherently T1imited

amount of ground cover that caan develop in areas of high
erosion,

In areas in which the slope of the land exceeds 20
percent, development costs rise sharply along with the
potential environmental problems and associated costs that
could invartably result if proper attention 1s not paid to
the treatment for h1l1l1side and mountatn development.

0f the total land area of West Mt1ford, 33 percent
exceeds 15 percent slope. Significant porttions of this 33
percent exceeds slopes in excess of 20 - 25 percent. These
areas are ostensively located 1in specific areas of the
Township : along Bearfort Ridge running almost the entire
width of township, along the Kanouse Ridge running from
Route 23 to Pinecl1ff Lake, and along the Wyanokie Rtidge
running from New York State to the area of Greenwood Lake
Turnpike which 1s, by and large, under state ownership. An
addittonal steep slope area ts located 1n the lower Apshawa
area, agatn 1in the area of Gordon Lake and Arcadia Lake and
running along the east side of Route 23 from Butler. Map #2
indicates the topographic map of the Township,. Map #3 will
indtcate the slopes 1n various areas of the Township.
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GEOLOGY

West Milford has a diverse and somewhat restrictive
geologic series of formations due to the glacial action on
the mountain ranges and valleys. There are four general
geologic formations within the Township. They include Pre-
cambrian, Devonian, Silurian, and Cambrian. By far, the
predominant type is the Precambrian which covers
approximately two thirds of the Township running from the
Kanouse ridge to the Wanaque reservoir/Norvin Green area, An
additional Pre-cambrian area runs along Bearfort ridge from
Clinton Reservoir to Upper 6reenwood Lake to the Vernon
Township line,.

The second largest category is Devonian which runs
primarily along the Bearfort ridge from 0ak Ridge to the
State of New York line and from the Clinton Reservoir-Upper
6reenwood Lake area to the Union Valley Road valley. This
formation covers approximately one third of the Township.

The two other categories, the Silurian and Cambrian,
are very small areas within the Township. The Silurian
consists of a small strip of land running from Route 23 to
Ereenwood Lake along the eastern edge of the Kanouse
mountain range and through the town center. The Cambrian

formation runs just to the east of the Silurian and consists b
of even a smaller band of formation running from Echo Lake
to Greenwood Lake. Map #4 indicates the geologic
formations within the Township. Table #4 includes a
.hydro1ogic description of each formation as described above.
The hydrologic characteristics of each of these
formations will be further discussed below under both the
Rutgers and Malcolm Pirnje studies.
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TABLE 4 : Hydrologic Characteristics of Geology

1. Silurian - Devonian

Skunnemunk through Poxono Island - These formations
have no primary porosity. Water derived from these

formations must be tapped from joints, fissures and solution
cavities.

High Falls - This sandstone has some, although 1ittle,
porosity. The majority of the water is taken from cracks
and fissures.

Green Pond - This formation has no primary porosity in
most of its members. Therefore, ground water is found only
in vertical cracks.

2. Cambrian - Ordovician

Leithsvyille - This formation is a subclass of the.
Kittatinny limestone. It does not have any primary porosity
of its own, yet the soluble nature of the carbonate
materials has afforded weak carbonic acids the opportunity
to dissolve large channels and caverns., Wells drilled into
the Leithsville formation stand a good chance of
intersecting one of the solutijon channels. Water may be
found under normal water table or semi-artesian conditions.

3. Pre-Cambrian - Cambrian Rocks

The Hardyston sandstone of the cambro-ordovician period
is included with the pre-cambrian rocks due to its
similarity with the hydrologic characteristics of the pre-
cambrian crystallines., The unweathered portions of the pre-
cambrian crystallines have no porosity. Almost all of the
ground water found in these areas comes from joints or
faults. Often, several different water tables may exist in
the pre-cambrian areas, each one contained in a separate
fault or fissure. Wells drilled in deeply weathered fault
zones are usually a good source of domestic water.
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Soil characteristics within West Milford rely upon the
underlying geologic formation and the topography of the
Township. Most soils within the Township have been derived
from glacial drift as well as frofm stream alluviam, bog
materials, and bedrock. Where glacial drift is thin, soil
has been developed from weathered bedrock. In high steep

terrain exposures where bedrock is found, l1ittle or no soil
is present,

The United State Department of Agriculture, Soil
Conservation Service has provided a study in 1975 which
classifies each area of the Township into its particular
soils types and also 1ists the 1imitations and restrictions
for various types of development associated with the soitls
types.

There are essentially four general groups of sojls that
exist within West Milford:

“The Rockaway soil series is the most prominent
within the Township. This series consists of
gently sloping to very steep soils that have a
fragipan in the lower part of the subsoil.

These soils are dominantly moderately well
drained, but in places are well drained.

They are on side slopes in rough stony and

rocky highland areas. Soils which are formed
‘by glacial till are derived mainly from granitic
gneiss and from lesser amounts of conglomerate
sandstone and shale, Permeability is moderate
above and moderately rapid below the fragipan.
It is slow in the fragipan. Available water
capacity is moderate. In excessively wet

areas, water above the fragipan moves laterally.
A seasonal perched water table is at a depth of
one and a half to two and a half feet for short
perijods. The slowly permeable fragipan and
perched water table 1imit the use of these soils
for on-site septic filter beds. These soils are
surrounded by rough and rocky areas that make
accessibility for development costly and/or
economically prohibitive."
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Swartswood Serties: The Swartswood Series 1s the
second most prominent soi1l type throughout West
Milford. This sertes consists of well drained
and moderately well drained soils that have a
fragipan in the lower part of the subsoil. The
gently sloping to very steep soils are part of
the landscape in the rough, stony and rocky high-
Tand areas. The sotls are formed

in glacial t111 derived matinly from conglomerate
sandstone shale and lesser amounts of gneiss.
Permeab111ty 1s moderate above the fragipan and
sTow in the fragipan. Available water capacity
is moderate. As so11 approaches saturation,
water moves laterally above the fragipan. The
slowly permeable fragipan severely Timits the
use of so1ls for septic effluent flelds, Many
areas of these soi1ls are surrounded by rough

and rocky land making accessibility for develop-
ment costly or economtically prohibitive.

Rock QOutcrop: The third most prominent serties
within the Township 1is rock outcrop, This series
1s bedrock which that crops out on the surface.
Where the outcrops are numerous, they severely
Timit the use of the area. Within the Rockaway
soils, the outcrops make up 30 to 50 percent

of each mapped area. The exposed part of the
bedrock ranges from a few inches to several
feet 1in height. The depth of the soil between
the outcrops is generally less than 6 feet, but
ranges to many feet. Most areas of this com-
plex have been left in the nearly natural
condition. Bedrock outcrops, shallow, stony,
or bouldery soils and steep slopes are the
major Timitations to use,.

Wurtsboro Soils: The Wurtsboro series is the
fourth most prevalent series within West Milford.
This series consists of moderately well drained
to somewhat poorly drained soi1ls that have a
fragipan in the lower part of the subsoil and
itn the substratum. In this area, most Swarts-
boro soils are somewhat poorly drained. These
gently sloping to strongly sloping soils are

on toe slopes in the rough, stony, bouldery.
and rocky highlands. The soils are formed 1in
glacial t111 derived mainly from conglomerate
sandstone shale and lesser amounts of granittc
gneilss. Permeability 1s moderate above the
fragtipan and slow 1in the fragipan. Available
water capacity 1is moderate. The perched

water table 1s at a depth of one half foot to
one and a half feet late in winter and early

in spring. Limitations for most uses 1n
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community development are caused by the
seasonal perched high water table, the
fragipan, and stones and boulders. Many
areas of these soils are surrounded by
rough and rocky land making accessibility
for development costly. ’

Hibernia Series: The Hibernia series 1is

the fifth most prevalent series within the
Township. This series consists of extremely
stony and somewhat poorly drained soils

that have a fragipan in the lower part of
the subsoil, These gently sloping to
strongly sloping soils occupy areas of rough,
stony, and rocky highlands. These-soils are
generally near drainage ways. They were
formed .in glacial till derived mainly fronm
granitic gneiss and lesser amount of con-
glomerate sandstone and shale. Permeability
is moderate to moderately rapid above the
fragipan and slow in the fragipan. Water

is perched over the fragipan from late 1in
winter until early in spring. Depth to
seasonal high water table is one half foot
to one and a half feet. The dense, firm,
slowly permeable fragipan and the seasonal
perched water cause severe limitations

for on-site septic filter fields., Available
water capacity is moderate, Boulders and
the content of stone cause severe limita-
tions for many urban uses.

Map #5 will show the various soil types throughout the
Township.

FLOODPLAINS - WETLANDS

West Milford is a headwaters community. It is at the
headwaters of three major watershed basins; the Pequannock
Watershed, Wanaque and Wallkill Watershed. Approximately
half of the Township or 23,600 acres lies within the Wanaque
drainage basin. The Pequannock watershed basin in West
Milford consists of 21,550 acres and the relatively small
Pochuck or Wallkill watershed consists of approximately
4,900 acres. These larger overall watersheds can be further
broken down in 165 subbasins which was done in the process
of the Rutgers Study which is discussed below.
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The Pequannock watershed area flows generally 1nto four
reservoirs within the Pequannock basin belonging to the City
of Newark. They are the Clinton Reservoir, O0Oak Ridge
Reservoir, Charlottesburg Reservoir, and Echo Lake
Reservoir. The Wanaque watershed flows 1nto two reservotirs;
the Wanaque Reservoir and upstream of the Wanaque, the newly
constructed Monksville Reservoir.. The Pochuck Reservoir
flows into the Wallkil11l River valley

In addition, most of the upland streams and waterways
flow 1nto recreational impoundments, spectifically, lake
communities that are privately owned with the exception of
Greenwood Lake which 1s a public waterbody. Two major
rivers flowing through West Mi1ford include the Pequannock
River running along the west side of the Township and the
Wanaque River running from Greenwood Lake to the Wanaque
Reservoir,

Within each of these watersheds and sub watersheds are
flood plain areas associated with streams. These flood ,
platn areas were mapped out and 1dentified in the 1981 Flood
Insurance Study conducted for the Township by the Department
of Environmental Protection. Within that report both 100
year and 500 year flood levels were estimated within these
watershed areas, The most significant flood plain areas
exist along both the Pequannock River and the Wanague River
as well as along the Belcher's Creek area which recetives
water from many of the most recently developed areas within
the Township. The fact that a Targe percentage of land His
publicly owned within the Township, assist in abating many
of the flood problems that could exi1st under normal
conditions. Map #6 shows the watershed and flood plain
areas respectively.

Flood platn delineations are important for several
reasons. First development should be avoided in areas
within the designated districts because of the potential for
flooding of structures and uses within those areas. The
protection of 11fe and health and welfare 1s a critical
aspect of the control of development 41n those designated
floodways. Further, the flood plain areas as shown, are
uttlized during flood events to control the Tevel of flood
waters and can act as small holding and retention areas when
a flood event 1s realized. F111ing, construction, or
elimination of these areas will exacerbate downstream
flooding potenttial within the downstream communities.
Therefore, 1t 1s important to recognize these areas and to
attempt to protect them from being utilized for 1intense
development purposes. Finally, various vegetative types are
associated with flood plain areas that are distinct and
sometimes quite unusual. Elimination of flood plain areas
would ultimately destroy vegetative species that are
associated with flood plains and would change to some
degree, the landscape within flood hazard areas.
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Wetlands are also an important aspect to the hydrologic
and hydrolic characteristics of the Township. Because of
the rugged terrain and narrow valleys, a number of
significant and important wetland areas exist throughout the
Township. Wetlands within the Township are exclusively
fresh water wetlands. These areas serve several purposes.,
They are extremely important for wildlife preservation of
various species. They also support very distinct species of
plant 1ife as well which normally typify the typical wetland
environment, Wetland areas are important from a hydrologic
sense because they act as retentfon basins and areas that
can hold a great deal of flood water in times of flooding
events. Wetlands also are significant because of their
ability to control various types of water pollution and it
has been determined that they have the potential to act as
nutrient sinks for the disposition of nitrates within stream
waters. Finally, wetlands add to the diverse nature of the
rural atmosphere and environment of West Milford and are an
essential part of that ecosystem, not only for human
ﬁqﬁitation, but also for wildlife habitation which relies
on, to some extent, wetland areas.

The US Fish and Wildlife Service has conducted a study
in 1975 to map and determine all wetland areas within the
entire state of New Jersey. A specific set of maps were
developed which are produced as overlays to the USGS
quadrangle maps. These overlays pinpoint the locations of
various types of wetland areas and signify their importance
in terms of classification of wetland area. This mapping
system of wetlands is reproduced an Map #6.

With increasing growth pressure in West Milford, it 1is
not inconceivable that some of these wetland areas will be
threatened by development potential. Proposals to disturbd
wetland areas should be reviewed with the consistency of
policies for preserving the natural environment. The
Township has recognized this by restricting development
within wetland areas through its Critical Areas Ordinance.
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STATE DEYELOPMENT GUIDE PLAN

The State Development Guide Plan was developed by the
New Jersey Department of Community Affairs in May 1980. The
formulation of the Plan was conducted through legislation
enacted in 1961 creating the Division of Planning. A
preliminary draft of the Guide Plan was presented in 1977
and modified from public comments and hearings. The
Legistature has not adopted the Guide Plan which was
intended to facilitate inter-agency coordination and funding
decisions. However, this document received instant validity
through its adoption by the New Jersey Supreme Court in its
Mount Laurel decision.

The Guide Plan's emphasis was on the shifting
population trends, housing and economic shifts away from the
urban areas and into the suburban and rural areas of the
state. The state recognized the need to preserve our
agricultural and woodlands from increasing development
pressure and target state funding to areas that should and
could accommodate increased growth.

GOALS
There are six basic goals. They are as follows:

1.) To protect the State's air, water, wildlife, and
land resources from the adverse affects of man's
activities and to correct past misuses.

2.) To preserve the open space necessary for quality
envyironment that would be adequate for the popu-
lTation of the State.

3.) To maintain a viable agricultural economy in New
Jersey.

4.) To cluster the settlement pattern in the State
in order to promote the conservation of energy,
to encourage a proper jobs-housing balance, and
to foster the efficient use of the State's
capital facilities such as highways, rail lines,
and sewer systems,

5.) To enhance the quality of 1ife in urban, subur-
ban, and rural areas with special priority for

revitalizing older urban areas.

6.) To provide opportunities for economic expansion
and new employment in New Jersey.
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The growth management strategy advocates:

1.) A suitable balance between conservation and
growth 1n New Jersey with space for both the
conservation of agricultural and critical
environmental areas for restidential and
economic growth.

2.) The conservattons of areas characterized by
prime agricultural soils, public open space,
steep slopes, wetlands, and water supply
resources.

3.) The concentration of development and support-
ing public investments within older urban
centers and areas which are currently developed
or in proximity to existing development.

4.) A poltcy of Timited investment which neither
encourages nor discourages development 1n the
areas of the state where conservation or
development priorities have not been estab-
11shed,

Review Factors 1ncluded:

agriculturally favorable soils
steep slopes

suitable for public open space

conservation wetlands
water supply resources

sewerage
public water supplies
suttable for highway and rail facilities
development intensive employment concentrations
development concentrations

West Milford was identiflied as having extensive open
space areas, steep slopes (in excess of 12%), a significant
amount of watershed property, low employment concentration,
and sparse existing development, )

West M1l1ford was, therefore, designated as primarily
conservation., A small section of the Township 4in the
Apshawa section was been placed into the growth area
(see map #7).
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Growth areas were delineated according to; location to
major population and employment centers, proximity to water
supply and sewer service areas, proximity to highway and
rail, absence of agricultural land, public open space or
environmentally sensitive land. The Plan indicates that
boundaries were drawn to avoid areas of excessive
environmental constraints. Therefore, there would be valid
reasons to have the growth zone in West Milford reconsidered
based on the above criteria.

N
S&w

Conservation areas were designated as areas having
statewide significance. There are only two Conservation
areas: The Delaware Water Gap National Recreation Area and
the Skylands (West Milford, Ringwood, part of Bloomingdale,
Mahwah, and O0akland).

Conservation areas are designated based on: Tow
density development, large public holdings, major
environmentally sensitive lands within or adjacent to public
lands, l1imited accessibility. The Plan identifies our area
specifically by indicating “the Skylands regions along the
State's northern border - should also be considered as a
significant resource to be appropriately managed and
conserved by the State. Portions of this rugged area have
been developed, but major tracts owned by public agencies
remain for water supply and recreational uses, Due to its
proximity to heavily populated areas, pressures to develop
the area can be expected to intensify despite its
considerable resource and recreational importance.
Accordingly, it is recommended that the State, in
conjunction with other levels of government, initiate and
implement a management plan for the Skylands region. As
with the Pinelands Plan, this would allow suitable
development in appropriate locations while protecting the
vital nature and recreational resources of the area.®

Implementation will be accomplished through acquisition
and regulatory control in addition to channeling growth
inducing investment away from conservation areas. The
Skylands is mentioned as an extremely critical area due to
its proximity to population centers and the prospective
demand for development of this land.

The Plan was scheduled for revision in 1985 by the
Court. A State Planning Commission has been formulated for
the express purpose of reviewing potential revisions in the
Plan and for the development of a State Development and
[ " Redevelopment Plan. This event causes the above discussion

: of the Guide Plan to be somewhat historicatl. The State
Planning Commission will be redefining the State Planning
effort and the Township will be providing its input
concerning land use designations.
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REGIONAL DEYELOPMENT GUIDE 1980-2000

In 1981, the Tri State Regional Planning Commission, an
autonomous planning agency under the federal government,
developed jts Regional Development Guide. Its intent was to
provide direction to cities and towns in the region in
development of land use plans. It was also to be used, 1like
the State Development Guide Plan, to channel funds by
federal and state agencies in a rational manner. The Guide
was part of a comprehensive plan that included housing and
transportation elements. The Commission was abolished in
1982 when Connecticut, then New Jersey, cut back on funding
for the agency. It is mentioned here to provide another
regional perspective on how West Milford was viewed by other
agencies that conduct area wide planning services.

The Regional Development Guide goals and policies are to:

1.) conserve environmentally sensitive lands.
{examples: land with severe limitations for
construction; watersheds and aquifers, head-
water areas, potentjal recreation lands,
existing and proposed parks) -

2.) concentrate development to revitalize older
cities and to stabilize existing populations.

3.) a balance of housing choices, employment
opportunities and community services.

The land characteristics indicate a large portion (over
66%) as poorly suited for construction, catchment areas for
water supply and a headwater area for stream basins. The
Guide designates West Milford predominantly as 0-0.5
residential units/net acre and environmentally sensitive
lands in which no growth should occur. The scale of the
Guide does not permit it to differentiate between sensitive
and 0-0.5 unit/acre land.

Three areas within the wansﬁip are given high density
ranges of 2-6.9 units/net acre, These are Upper Greenwood
Lake area, Pinecliff Lake, and the 0ak Ridge area.

Taken together, the Tri State Guide and the State Plan
offer a regional analysis of West Milford and how it fits
into the development of land within the region. Not
unsurprisingly, both Plans are compatible in recommending a
preservation of open space and low density development.
Both Plans provide for clustering of housing in order to
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preserve open space where feasible and recognize that

Mg private development is fnevitable within the Township. The
only major differences- is Tri State's trend toward
concentrating more development in the existing urban areas
and calling for *"infill* development densities in the three
areas mentioned where the State Plan recognizes the growth
of the suburbs and encourages acquisition and regulation to
reduce the impact on valuable and sensitive lands.

WATER QUALITY MANAGEMENT PLAN April, 1979

Section *208" of the Federal Water Pollution Control
Act amendments of 1972 and 1977 called for specified
planning regions to analyze and recommend comprehensive
strategies for water quality protection and improvement
better known as Water Quality Management Plans.

West Milford is within the Northeast New Jersey
Planning Area, A policy advisory committee, representing
various factions and groups within the Planning Area had
devised the following goals:

1.) protect quality and supply of surface and
ground water

Hies 2.) protect quality and quantity of potable
supplies

i 3.) guide development into sewered areas

4,) protect critical lands (flood plains, wet-
lands, sensitive lands adjacent to water-
ways, (100-500'), aquifer recharge areas,

- steep slopes (8%), shallow depth to bedrock
o soils (4'), seasonal high water table areas
s (0-4")

R 5.) encourage land use éontro]s sensitive to
i water quality

With these goals in mind, the plan recommends:

1.) waste water projects which open development
for large vacant land areas be discouraged

. ’ T2.) establishment of a program to control changes

in land areas, serving as potable water
sources

e 3.) 6reen Acres funds be directed to purchase of
sensitive areas
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4.) DEP encroachment laws be expanded to include
water quality

5.) state assume an affirmative role in natural
resource management

6.) state adopt a deve]opment policy to guide
investment.

The plan investigated surface water classificatijons 1in
accordance with federal guidelines, Each stream was
classified according to its quality and habitat potential,
FWw-1, 2, and 3 classifications were utilized. FW-1 streams
are defined as "maintained as to quality in their natural
states and shall not be subject to any man-made wastewater
discharge.*

FW-2 is defined as a high-quality stream capable of
trout production and/or maintenance and used recreational
purposes and water supply.

Within the watershed basins listed below, the following
are classified as FW-1:

Wanaque - Cooley Brook and tributaries
Surprise Lake
Green Brook and tributaries
West Pond

Pequannock- Cedar Pond
Hanks Pond and tributaries
Tributary to Pequannock
3500 feet from the County 1line
Lud-Day Brook downstream to
“tributary from Camp Garfield

FW-2 streams are disaggregated into trout production
and trout maintenance waters. Trout production waters will
support spawning and nursery propagation during the first
summer, Trout maintenance will support trout 1ife
throughout the year. FW-2 streams have no heavy industrial
uses within its watershed and is basically considered to be
appropriate for contact recreation and for water supply
purposes.

The following are FW-2 streams:

Trout Production Clinton Brook
Cooley Brook
Green Brook
Hewitt Brook
Kanouse Brook
Pequannock River
West Brook
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Trout Maintenance: Charlottesburg Reservoir
Clinton Reservoir
-~ Macopin Brook -

Pequannock - downstream
of Jefferson

Post Brook

0ak Ridge Reservoir

Ereenwood Lake

Wanaque River (Greenwood
Lake to Monks Pond)

The plan further calls for protection of sensitive
areas, j.e. wetlands, floodplains, recharge zonres, highwater
soils, erodible soils, steep slopes (12%), and wildlife
habitats and the exclusijon of these areas in sewerage

capacity calculations. It recommends the acquisition of
these areas. '

WATER SUPPLY MASTER PLAN

The Water Supply Master Plan, completed in 1982, was
stimulated by the 1960 drought conditions and by the
findings by the State of New Jersey that the water supply
issues need to be addressed. The result of those concerns
resulted in the Water Supply Master Plan. This plan

included an analysis of existing conditions and a plan of
action. '

West Milford is included in Region 1 which includes the
Hackensack, Passaic, and Raritan River Basins. Currently,
supply deficits exist in the Hackensack and Passajc Basins
and there is a surplus in the Raritan Basin. The potential
deficit under existing conditjons within these basins will
be 107 mgd by 1990. -

The principals of the plan include:

1.) develop a comprehensive water resource management .
plan

2.) provyide accountability and responsibility neces-
sary for all systems

3.) effective administration of issues

4.) responsibility should be placed with the Towest
level of government possible

5.) use state capital wisely

6.) state assume leadership role
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7.) more state attention to areas outside Northeast

8.) utilize intra state waters for existing neéds;
interstate water for future needs

9.) provide system to determine supply capabilities
and respond to system stress

10.) greater water conservation efforts

ll.f decisions made in open public forums with public
input

The outcome of the plan for surface water supply within
our area included the Wanaque South Project. This project
entailed an interconnection between the Wanaque Reservoir
and the Hackensack system, pumping of Pompton River water
into the Wanaque and the Monksville Reservoir {(now being
constructed). Over the longer term an additional reservoir
is being considered in the area of Dunker's Pond in the
Pequannock Watershed. More definitive yield studies need to
be conducted to project the long term yield potential of
these surface systems.

A recommendation was made for watershed protection
through remedial and preventative programs, i.e. zoning
controls, special watershed regulations, wetland protection,
headwaters protection, development rights, and fee title
acquisition.

The plan also recommends a strong water conservation
program to augment capital projects, which increase overall
yield. Conservation efforts fall into two classes, supply
management and demand management. Supply management
includes infrastructure improvements, i.e., leak detection,
repair, and rehabilitation of delivery systenms.

Demand management includes dealing with consumer
attitudes and habits, price incentives, plumbing
alterations, and water usage regulations.,

Concerning the institutional setting, the plan
recommends greater responsibility for small water companies
(less than 1,000 customers). Similarly, it discourages
private ownership of small water systems. The plan purports
that those purveyors which have not planned for future needs
and have maintained large deficiencies 1in supply should
shoulder the burden of paying for capital improvement
projects.
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This document 1s designed to be dynamic in the sense
that annual updates and supplementary studies will be
conducted as well as a major revision every five years to
continue addressing the water supply needs and issues 1in New
Jersey.

AIRPORT HAZARD ZIONE

. In Apri1l1 1985, a State rule was adopted in accordance
with the Air Safety and Hazardous Zoaning Act of 1983 to
provide greater zoning protection for all existing atirports.
1t provided that any existing atirport currently considered a
non-conforming use 1s now to be classified as a permitted
use in 1ts respective zone. In addition, the regulation
restricts new construction within an *"airport hazard zone",
by both use and height of structures. This hazard zone was
established to delineated an area around an atrport with
restrictive zoning 4n order to avoid dangerous conditions to
persons or property or the obstruction to the atirspace for
the landing or takeoff of an airplane.

Land uses for the "hazard zone® are 1dentified below:

Permitted Not Permitted

Industrial Residential

Commerctial Planned Unit Development
Open Space Muitifamily

Agriculture Hospitals

Transportation Schools

Airports Major Uti111ty Lines

A municipality may implement land uses similar to those
mentioned previously as long as they are 1n agreement with
the intent of the airport hazard zoning chapter. The
municipality may not implement a Tand use ordinance or plan
which may have the effect of allowing or promoting the
creation of specifically prohibited Tand uses as determined
by the Commissioner of Aeronautics.

The delineation of the boundaries of the “"Hazard Zone*
is somewhat complex and therefore only a general size of the
zone 1s given (see map #8).

The Nairobi1 or Greenwood Lake airport has two runways
and the 1i1mits of the "hazard zone™ is quite extensive. The
zone 1s approx, 3000' from the end of each runway and a
width of 1175' from the centerline of each runway. In
addition, there are height restrictions of zero development
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within the first 125" elther side of the runway, and then
rising at a slope of 7:1 (hortzontal to vertical) to a
maximum elevation of 150' at the 1imits of the zone,.

These regulations are considered minimum standards for all
municipalities having an airport within thetr jurisdiction.

This ruling requires thét municipalitities adopt
these standards 4nto their master plan and to develop a
corresponding ordinance by November, 1986.

This will impact the Special Economic District to a
lesser degree and the adjacent residenti{al zones to a great
degree. Residential development surrounds the south and
southwestern borders of the atrport, with a few large tracts
amounting to 100 acres that are undeveloped. There has been
some 1nterest in this area which {1s currently zoned R-1/PN,
R-3, R-4, all for residential development. Since new
residenttial development will be prohibited within this
“zone®, compatible uses and a new zone must be establIished
in accordance with the regulation. This new."zone"
conflicts with the current zoning. There are a number of
options 1n dealing with the *hazard zone®":

1) The elimination of the atrport would obviate the need to
comply with the regulation.

2) The Township could zone the hazard area according to the
permitted uses indicated above as outlined 1n the ruling.

3) An appeal could be made to the Commissioner for the area
to be zoned for the Townships Towest residential denstity.

Qutlined in the ruling is a procedure for an appeal
process for land owners of a project that 4s not considered
a permitted use within the hazard zone. However, there does
not appear to be a procedure for municipalities.

The Planning Board's recommendation i1s to zone the
area of Morsetown Road for the lowest possible residenttal
density zoning since it appears to be the most reasonable
use, This zoning best relates to the existing residential
development, master plan, natural constratints of the Tand,
and coincides with the {ntention of the ruling. The balance
of the hazard zone wi1ll not effect the SED District,
particularly the Jungle Habitat area since this 1s not
slated for residenttal development within close proximity of
the atrport.
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LAND USE ELEMENT

Introduction -

The land use element of the Master Plan 1s formulated
from the above studies and analysis, and through the goals
and policies established by the Planning Board 1n order to
guide the future growth of West Milford.

Planning Unit

The planning unit established within this plan 1s the
watershed subbasin developed through the Rutger's Study.
Where possible, physical and social criteria were analyzed
on the subbasin level or in some cases, by merging a number
of subbasins. This approach iYncurred some minor
difficulties where basin boundaries didn't conform to
ex1sting development patterns, but by and large, considers
the assimilative capacity of the natural and manmade
resources within each area and compares that data with the
overall goals and policies of the Planning Board.

Overall Plan Philosophy

The overall direction of the Plan 1s to establish a
Town Center with two satellite areas. This concept 1is
deve1opeq by a combination of factors, including the
existing land use patterns, the physical constraints of the
lTand, the existing public and private open space areas, the
road and transportation systems, and planning studies
conducted over the past several years. The Town Center
w111, of course, have the majority of the community related
commercial development. The higher housing densities would
be within close proximity to the Center. Housing densities
become lower as distance from the Center tncreases, 1in
general. This 1s not always possible where the studies
advise against the proposed pattern. Industrial development
and mixed uses are also within this area or within close
distance to the Center.

The two satellites would 4nclude Oak Ridge-Newfoundland
Area and Upper Greenwood Lake, The O0Oak Ridge-Newfoundland
Area 1s influenced by Route 23 and the existing mix of land
uses along Oak Ridge Road. A 1Timited mixed use approach 1is
encouraged here. Upper Greenwood bLake is predominantly
residenttal 4n character and 1t 1s proposed to continue that
existing pattern with some adjustments.
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Land Use Classifications

Nine Tand use clTassifications are proposed for the

Plan. They include:

1.) Rural Residential
Low Density Residential
Moderate Density Residential
Higher Density Residential
Lake District
Commercial
Limited Industrial
0ffice - Research
Spectal Economic District
Spectal Housing District

N
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These designations are designed to be general 4n nature
and to regulate and guide growth and development into the
established areas. The designations attempt to be
compatible with each other and to also reflect realistic
land development patterns and practices.

Before land use classifications were designated, each
watershed was analyzed utilizing all of the available
information outlined above. An attempt was made to
determine whether each subbasin exhibited attributes which
constituted a more conservation or growth quality. From
that basis, specific designations and densities were
assigned.

o Basic criterta for estabiishing conservation
attributes can be grouped 4n two categories; the physical
factors and the social, economic factors. Physical criteria
include:

steep slopes

floodplains and wetlands

unsuttable soils

groundwater pollution

FW 1 and 2 streams and lakes

primary watershed Tands

unique vegetation and wildlife habitats

.
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Soctal and Economic criteria may include:

1.) Publicly owned 1land

2.) absence of infrastructure
3.) Tack of transportation
4.) Targely unpopulated areas

Phystical criterta include environmentally sensitive or
fragile areas where construction would be detrimental to the
Tand and where these environments are desirable to preserve
in their present condition. The sources used to derive this
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information consists of the existing Master Plan, Natural
Resources Inventory, Open Space Plan, Rutgers Study and
Malcolm Pirntie Study, as well as various maps completed over
the years through other efforts.

Basins were identified that_have the following
criterta:

1.) slopes over 20% (consistent with the
critical area ordinance)

2.) flood plains and wetlands

3.) from the Malcolm Pirnie Report and Passatc
County So41 Survey, extremely unsuitable
solls and unsuitable soils, Basins were
identified as having 50% of their area
.consisting of extremely unsuitable soils
and when extremely unsuitable and unsuitable
s011s constituted 75% of the land area.

4.,) Basins were identified 1f they were character-
ized by Rutgers as having potential groundwater
pollution problems.

5.) FN 1 watersheds were chosen as having non

degradation of water quality as a primary

goal of New Jersey's 208 Water Quality Studies,

FW 1 streams 1nclude:

Cooley Brook., tributaries and Surprise Lake
Green Brook, tributaries and West Pond
Cedar Pond, Hank's Pond and tributaries
tributary to Pequannock River 3500 feet
plus or minus from the County line

e.) Lud-Day Brook downstream to {ts tributary
from Camp Garfield

=V ¢ I ~ -]
. . .
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6.) Primary watershed TlTands consist of those Sub-

basins which are of pristine nature, have
T1ttle 1f any development and whose develop-
ment could potentially have a detrimental effect
upon the quality of the water supplies. This

- would 1nclude existing i1mpoundments as well
as proposed new reservoirs and water supplies
(Monksvy1l1le, Dunkers Pond, and the Pequannock
aquifer). Draitnage subbasins 1in reservoir

~watersheds are identified,.

7. Vegetation and Wildlife support areas of the
Township are a highly valued commodity. The

- Open Space Plan discusses the value of forested
open space areas as well as wetlands. The
varied plant 141fe offers a unique habitat
for an abundance of wildlife. The wide
expanses of open space within West HMil1ford
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and the species it supports 4s atypical .
for a municipality within close proximity ﬁ%g
to the urban areas of the state. The ’
forests protect and conserve valuable water
and soil resources. The locattion of the
forested areas have a direct correlation

to the quality of the potable water supplies
in and adjacent to West Milford. Specific
areas mentioned as belng significant include:

Hemlock forests

Evergreen plantations
Uttertown Bog

Cedar Pond area

Buffer areas along streams,
lakes and ponds

f.) Cactus Rock

g.) Sugar Maple corridor trees
h.) Reflection Lakes

[1- 20 = S o T » i -1}
.
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The Soctal and Economic criterta do not relate directly
to the physical attributes, but rather 1ie within a number
of value judgments made by the Board in determining 1i1ts
approach to defining proper land use designations for each
area, The second factor relates to the economic feasibility
of encouraging or discouraging growth and 1i1s looked at
within a specific time frame, perhaps a 10 year perijod,. L

1.} Publ1cly Owned Land 1s {1dentified as having been
designated fulfilling a predetermined public need
by the State, County, or Local Governmental Bodies.
Land could have been acquired for open space, wild-
Ti1fe protection, environmental sensitivity, for
present or future recreational needs of the public,
historic preservation, or watershed protect1onf
these land areas should be considered for inclusion
1n lTow density areas.

2.) One bastic premise of the Tow density land should
be the absence of people within that area. The
unpopulated and sparsely settled subbasins have
been identified.

3. Lack of Transportation systems or roadways 1is
another indication of potential sparse and high
development areas. Where roads are non-
existent or the distance to a public road system 1is
excessive and where no new roads are contempliated,
makes the subbasin eTigible for a low density
designation. Further, where existing roads traverse
environmentally sensitive Tands, the constraints of
development and goals and objectives of the Board must
be weighed agatinst prospective accessibility to the S
road system.
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4. Stmilarly, where public water and/or sewer
factlities would not be practical or suitable
for environmental purposes, land use reflec-
tive of that constratnt was considered. Also,
where thase facilities would be scattered throughout
the Township or in remote areas where main-
tenance or future expansion or connection
to compatible systems may not be possible,
consideration was given to maintaining the rural
character of these areas.

When these factors are utilized, several broad based

areas are identified for rural, low, moderate, and higher

densities designation. The basins identifited by Rutgers as
exhibiting nitrate groundwater pollution potential will need

special treatment by the Board which again may predominate
the other factors.

‘In conjunction with the efforts to detérm1ne sensitive
areas within the Township, the Master Plan must also define

areas that are suitable for development and where

development would be strongly encouraged. These areas must

meet the community's needs for housing, services (both
public and private),and for economic development.

Planning criteria for determining development areas
include:

1) existing or expansion areas for sewer and water
facilities

2) suitable soils and geology for individual systems

3) transportation systems, major road corridors and
existence of mass transportation

4) existing development patterns and land uses

5) absence of public and environmentally sensitive
Tands

A number of developments have been constructed that
incorporate both community water and sewage facilities.
Malcolm Pirnie reviewed both community water systems and

found only Highcrest suitable for expanstion.

Interconnections of the other systems are recommended but
major expansion 1s recommended.

no

Likewise, with community sewage systems, Malcolm Pirnie

found that no expansion was capable with surface stream
discharge. If land application was available, Milford
Manor, Highview, and Eagle's Nest have expansion
capabilities.
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THE PLAN

These basic factors were utilized as the primary
determinants to growth areas. These areas were refined and
modified as part of a more detatled analysis of vartous
basins to determine specific uses and densities such as high
and medium density housing, commercial, office and
industrial development together with public and recreational
needs of the community.

The Rural Residential District includes park land,
watershed land (public and private), recreational uses
(camps, etc.) farm assessment land, and unique environments,.
This District also 4s guided by the Open Space Plan of the
Township. It i1s the d4ntention of the Rural Residential
District to preserve the existing character of the land in
1ts current state. The range of residential denstity 1s
proposed to be generally 4 - 10+ acres, The range stems
from the abil1ity of the soils to accommodate sewerage
disposal systems {(Malcolm Pirnie). The Rural Residential
District would also be the primary transfer zone 1f the
Transfer Development Rights program 1s adopted at some
future date,

The Low Density District 4s designed to permit large
ot residential development 41n the range of 3-4 acres/lot,
Individual water and sewer systems are assumed within the
district. Low Density 1ncludes some of the overdeveloped
areas for purposes of continuity of districts. The
difference between the Rural residential and Low Density
districts 1s that the Low Density encourages development,
whereas the Rural Residenttal District does not encourage,
but tolerates development on large Tlots. This Plan
recommends that some form of clustering be studied in the

future for both the rural-residential and the Tow density
districts.

The Moderate Density District encourages single family
residential development on lot sizes ranging from 1.5 to 3
acres on individual water and sewer systems. This district
would permit clustering and smaller Tot sizes by using
central water and sewer facilitdies, but this district does
noet include multi-family development and attempts to keep
the district single-family 41n nature.

The Higher Density Oi1strict {4s in close proximity to
the Town Center commercial area and recommends a mix of
residential densities consistent with both the Rutgers and
MalcoIm Pirnie reports in particular. Single family
development 1s permitted on 1 - 2 acre Tots with {ndividual
systems, Clustering and central water and sewer densities
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are encouraged. Multi-family development of up to six
dwelling units/acre 1s also encouraged. This 1s essenttally
the growth district within the Township and Ties within the
main transportation corridors as well as the existing
development patterns.

Within the PN (Planned Nedighborhood) zone, two
addittonal 1ssues need resolution. Although the highest
density allowable is 6 dwelling units/acre, the Rutgers
study indicates the 4 dwelling units/acre is a more
appropriate and reasonable density. This 4s based on water
supply considerations within the basin. It is recommended
that this density be considered within any subsequent zoning
revisions,

Secondly, a reasonable minimum Tot size for townhouse
construction was reviewed, Both approved projects thus far
(Bald Eagle and Williamsburg) have land areas of 97 and 75
acres. Two potential projects should include 150 and 250
acres. The prospect of a small townhouse development on a
project-by-project basis would be less desirable and be
contrary to the Planned Neighborhood concept of establishing
neighborhoods. Infrastructure costs, necessary with PN
projects, are prohibitive 4an developing small Tots.
Therefore, it 1s recommended that PN development have a lot
area minimum of fifty acres.

The Lake District designation 1s a response to the
Rutgers Study determination that several watershed subbasins
were in jeopardy of eminent pollution of the groundwater
potable supplies. This was based primarily upon the
estimated Tevel of nitrate pollution from conventional
septic systems and carries with it the specter of other
deletertous organic substances., These areas, with several
exceptions, are the Take communities.,

The Planning Board has reviewed and discussed options
for Tand use densities within the Lake District. They
fnclude:

1.) prohibiting additional development in
these watersheds :

2.) providing an interbasin off-site public
water supply

3.) providing a sewerage collection and treat-
ment system on a community or neighbor-
hood basis

4.) instituting TOR's in these areas to pre-

serve this Tand and transfer development
to watersheds with excess capacity.
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5.) revising performance standards to require
alternate treatment systems that do not
contribute nitrates to groundwater

optiton 1 is not feasible without some compensation to
the property owners. That compensation could be TDR's, but
that will be discussed beJow. Simply prohibiting any
development 1s not a viable option under present conditions.

Option 2 and 3 are not short term possibilities and are
marginally feasible in the Tong term. A great deal of the
Municipal Ut1T14ty Authority's role will be dependent upon
its takeover of the newly constructed sewerage treatment
plants and water systems. At this point, we cannot assume
the MUA will play a significant role in providing water and
sewer facilities on a community basis,

Option 4 of using the Transfer Development Rights
program within the overdeveloped areas is feasible and will
be contingent upon further study subsequent to the Master
Plan adoptton. It had been suggested that these areas could
be utilized as Infi111 development areas where TDR's could be
transferred under the right conditions. It was not
anticipated that existing vacant land within established
nelghborhoods would be precluded from development. of
course, this could change 1if sufficient areas were
designated as growth districts as part of the TDR analysis.

Option 5, utilizing alternative systems which attempt
to eliminate nitrate pollutants to groundwater could be
acceptabile. This would need to include grey and black water
treatment. The economic impact of this option would require
examination. Also, the maintenance 4ssue would need
discussion with possibly the MUA having a role 1n this area.

These options cannot be fully explored within this
document. In the {nterim, a meaningful, yet reascnable Tot
size needs to be established within the Take districts. The
existing extremely small Tot sizes make this task a
difficult one, yet continuation of extremely small lot
sizes, portend future health and safety 1ssues within these
communities,

The Rutgers Study also indicates the population

potential based on the available water supply withtin the
various subbasins. If we util4ize this measure as the
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ultimate capacity, the following lot sizes are recommended:

{(IN ACRES)

Basin Community CPC_Lot Exist Recommd
1.64 Trails End ) T0.30 1.0
1.67 Wonder Lake 0.5 0.28 0.5
1.70 Highcrest 1.4 0.38 1.0
2.03  -e-=-- 1.3 0.28 1.0
2.04 Shady Lk. 0.1 0.22 0.5
2.13 Mt.6ln-Lndy 0.3 0.40 0.5
2.14 Lindy Lk. full 0.30 0.5
2.42 Pinecliff 0.6 0.28 0.5
2.43 Pinecliff 0.7 0.24,0.31 0.5
2.47 Cottage Cove 1.7 0.30 1.0
2.56 Lakeside 0.3 0.31 0.5
2.57 Lakeside 1.0 0.31 0.5
2.60 East Shore 1.0 0.31 0.5
3.07 UG L 0.4 0.2,0.23 0.5

Finally, within all residential zones, the *“grandfather
clause® Jissue should be discussed in light of the above.
There are significant loopholes in this provision which
exacerbate the proliferation of small lots, especially
within the lake communities, The Planning Board and Council
need to review this policy in oerder to assist in
implementing the lot sizes recommended above.

Commercial Areas

Commercial areas are vital to support and serve the
residential districts within the Township. If they are
located properly, the residential neighborhoods will
financially support the business districts, especially the
small locatized business areas, Three types of business
areas will be discussed:

Neighborhood Centers
Community Centers
Regional Centers

The neighborhood centers consist of areas that provide
convenience goods and personal services. These centers
concentrate on small quick stop type goods and services
catering to one or a few neighborhoods. The service area in

West Milford is 2 - 3 miles in radius. The minimum
population supporting these centers is approximately 4,000
and the minimum site area is 4 - 8 acres.
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The expansion of existing neighborhood commercial
centers and the establishmeat of new centers 1s almost
totally dependent upon residential development (existing and
proposed) and transportation routes. In areas where no new
development 1s projected, expansion and viability of
commerctal uses is suspect. An example of this might be at
the Macopin/Germantown/Weaver Roads intersection. Similarly
location of a facility on a lTocal road without other valid
reasons would prove fatal. Likewise, "marginal® uses on the
County roads have been sustained from the draw of local and
regional traffic.

The 0ak Ridge area neighborhood needs are met either by
the establishments along 0ak Ridge Road in West MilIford and
Jefferson or on Route 23. In addition, several smaller
commercial establishments exist 1n the area of residential
development on 0Oak Ridge Road. Overall, major residential
development 1s not anticipated.

Simi1larly, 4n Newfoundland, no major development of
residential uses are anticipated. The major draw for this
area 4s the highway and the Park and Ride site. The only
exception to this would be the Idylease complex which may be
developed at some future date.

In Apshawa, the existing lake communities are serviced
by the Butler commercial areas to the south and the
Westbrook area to the north,. No substantial commercial
development 1s anticipated.

In the Westbrook/Macopin area, substantlal development
exists and continued development 4s anticipated. An
ex1sting neighborhood center exists currently at the
Otterhole/Westbrook intersections. The continued
development of 07de Milford, Highview, Rockburn, Hillview
and others should stimulate a demand for more commercial
space. It would, therefore, be suitable to consider
expanding the neighborhood commercial district in this area.

On Greenwood Lake Turnpike near Awosting Road i1s an
existing commercial area that ostensively relies on
transient traffic to support it. To some extent this area
1s overshadowed by 1its proximity to the Greenwood Lake
shopping area which takes most of i{ts attraction. Although
no major single family residential development 1s expected,
the development of Jungle Habitat could have a significant
impact upon this area for convenience goods,

The R-7/PN zone along Union Yalley Road {s an area that
is and will be expertiencing rapid intensive residential
growth. The present estimate 1s in the area of 2000
dwellding units. Even though 1t 4s in close proximity to the
Town Center, a small neighborhood center could be
accommodated to provide convenience goods and reduce the
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traffic volumes in the Center. This commercial area could be

established in the PN development process as permitted by
the aordinance, The Hines tract frontage could, as an
example, serve as such an area.

Similarly in Upper Greenwood Lake, the anticipated
degree of jnfill development coupled with the increase in
traffic volumes from Vernon and Warwick tend this area to
commercial expansiaon for neighborhood and transient needs.
The most suitable area would be located alang Warwick

Turnpike. The projected future population, however, is more

difficult to quantify than above,

The community centers are recognized as neighborhoad
centers with a full food store and shopping goods (i.e.

clothes, appltiances)/ The Town Center acts as the community

center and includes the CC areas between A & P and Shap
Rite., The demand for more commercial space has stimulated
increased activity within this area and 1t may be
apprapriate to expand the CC area. Several optlons exist:

1.) expand the area between Greenwood Lake
Turnpike and White Road along Union
Yalley Road

2.) expand the area on Greenwood Lake Turn-
) pike from the firehouse to A & W in-
¢cluding the RMH zone tract and then along
Marshall Hill Road to the Dairy Queen.

3.) expand the zone along Marshall Hill Road
at West Milford Lakes.

There should also be a separation between the two
anchors in the commercial area, the A & P and Shop Rite.

The logical area for this is the area of Herbert's farm and
Wallisch's farm. These two properties make an ideal buffer

and will enable the Town Center to retain its rural
atmosphere and environment,

The Town Center continues to be more than a community
facility. It draws from nearby areas of VYernon, Warwick,
and Ringwood. As West Milford and these areas continue to
develop, the need for additional services i.e. department
store and additional clothing retail stores will become
imminent, The Town Center Area should provide appropriate
land where this development can accur in harmony with
existing uses,

The Highway Commercial area exists altong Route 23 and
along Greenwood Lake Turnpike, Through the discussion

above, this Plan would propose to change the Greenwood Lake

area district to neighborhood commerciatl.
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A review of the existing zoning ordinance also reveals
that simtlar uses are permitted in the CC and HC zones.
Therefore, the review of the zoning criteria should refine
the HC zone and classify commercial areas as neighborhood
and community commercial or highway related.

0ffice uses are incorporated within the Commercial
Districts. It was determined that a separate office
commercial zone was not warranted based on past experience
and the desire to achieve a Town Center concept that would
integrate commercial and office uses. .

Concerning regional commercial areas, West Milford is
not currently 1n a position to support the Willowbrook or
Paramus type of development. The population within ¥West
Mil1ford and the surrounding areas are not sufficlient.
Basica11y, a population of 100,000 4s required together with
a minimum of 30 acres of land and 400,000 square feet,

Secondly, major highway access must be available for
such regional centers. The property along Route 23 1s
ostensively owned by the City of Newark as watershed land.
This land 1s not immedtiately avatiable for this reason. A
few private parcels may be available, but suffer from size,
access and/or environmental problems.

Industrial Parks, LMI and O0ffice-Research zones

The industrial and manufacturing areas reflect two
essential factors, existing land use and locational criterta
for new LMI uses,

Existing LMI uses along Burnt Meadow Rd., Airport Rd.,
Edgar Dr., Union Yalley Rd. and 0ak Ridge Rd. dictate a
continuation of these zones as LMI. The plaananing
considerations in these areas should concern any possible
expansion 1n these districts. These factors will be
discussed together with locational and planning criteria
Tisted below. For any Industrial factlity, particularly
for office and industrial parks, special overall factors
need to be analyzed prior to site specific analysis. They
fnclude;

1) EXPECTATION OF GROWTH IN THE AREA, both residential and
non-residential --- the potential for growth 1is good within
the Township and 1ts surrounding communities due to general
outward migration of the urban population along
transportation corridors. This trend will be encouraged by
the Rte. 287 completion through Passaic and Bergen Counties.
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2) A HEARBY HIGHWAY OR EXPRESSWAY SYSTEM --- the completion
of Rte. 287 w111 increase the demand for commercial and _
industrial land uses 4n the entire area. The precise demand
1s somewhat predicated by the time factor to and from the
interchanges and the availability of land along these
routes. -

3) POPULATION GROWTH AND COMPOSITION --- population growth
will be significant given the current economic conditions
with housing .being available for a wide range of family
incomes., Community services and educational systems are
excellent and will encourage population growth. Adjacent
communities also offer housing, from Smoke Rise and Kinnelon
to more urbanized areas 14xe Butler.

4) COMMUNITY ATTITUDES AND ECONOMIC PRESSURES ~--- expanding
clean industries 1.e. research and development, computer
products and non-polluting manufacturing processes are uses
that the community as a whole could be wil1dng to accept.
This 1s obviously due to the sensitive nature of the natural
resources and to the lack of central sewerage and water
factlities. The economic pressures that may come with the
advent of Rte. 287 could create an atmosphere for further
zoning amendments to permit additional land to be utilized
for non-residenttal uses. Finally, the City of Newark may
also seek to develop some of 41ts Tand below the reservoir
watershed boundaries which may necessitate some zoning
accommodation.

5) TYPES OF INDUSTRIES THAT ARE EXPANDING --- the overall
industrial base in the region has changed dramatically over
the past 20 years. The heavy manufacturing uses have been
substantially reduced due to factors too numerous to mention
here. In ¥ts place, a service industry has blossomed to
become a significant land use within the region. This
includes office facilities, research and development areas
and Tight manufacturing and distribution parks. It 1s this
market which should be tapped and which should be planned
for through the master plan. These uses, for the most part,
are compatible with the other criteria mentioned above,
However, there will sti11 be a need for the housing of the
construction 4ndustries within the Township t.e.
construction yards, contractors storage yards and trucking
facilities. Appropriate areas for these uses should also be
planned. '
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SITE SPECIFIC FACTORS

1) AMOUNT OF LAND -- for iJYndividual uses the 3 acre
minimum s satisfactory. This st1ze promotes smaller LMI
uses with an opportunity to expand to some minor degree,
Much of the 3 acre LMI land with _ limited constraints, 1is
occupied. For {ndustrial parks, 25 to 50 acres are
appropriate acreage requirements. Consideration could be
given for establishing an industrial park area with a 25
acre minimum with 2 acre lots and an office research area
with a 50 acre minimum having 5 to 10 acre Tot sizes. The
former district provides for typical small and moderate
industrial uses including contractors storage etc. while the
latter encourages more office, vresearch and development and
distribution uses (1.e. prestigious parklike environment).

2)ACCESS -- major roadway access must be available to
sustain an industrial area. Proximity to highway and
expressway 1nterchanges 1s critical to transportatioen
oriented 1ndustries. Time of travel as well as distance 1is
important. The Rte. 23 corridor is most favorable 1n
meeting this need as opposed to the Greenwood Lake Tpke.
area.

For industrial uses which are more locally oriented
1.e. small manufacturing or construction industry uses, land
which {is not located directly along major thoroughfares may
not be required. In these instances, small more localijzed
industrial park areas can be considered providing there 1s
no significant interaction of these uses with established
residential uses and the areas are compatible to overall
planning criteria.

3) PHYSICAL CONSTRAINTS -- the tract that 41s chaosen for
intense office or i1ndustrial development must be free of
most environmental constraints., Steep slopes, floodplains,
wetlands, rock outcropping and unsuitable soitls should
consume only a minimal area,. These areas can be utilized as
scenic and open space benefits to an overall park
development. Appropriate zone districts and performance
standards are the keys to preventing environmental damage
and establishing aesthetically pleasing industrial
facilities,

4) UTILITIES ~-- all sites should have electric service
available and the Township should investigate requirements
for various uses and the impacts of those requirements,. Gas
service 1s desirable. O0n an individual basis, septic 1is
determined by water usage and should be recalculated with
changes 1n use. Well yield could be a determining factor to
support the development or type of specific uses. In office
or tndustrial park settings, a central sewer systems should
be contemplated to accommodate either the smaller Jot sizes
or the increase scale of development.
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RECOMMENDATIONS
Based on the above criteria, the Land Use Element
recommends industrial or office research distr1cts for the

following areas;

1) 0ak Ridge Area

a) small expansion of the existing industrial area
1nc1ud1ng Story Land,

2) New C1ity - Germantown Rd.

a) keeping the presently designated LMI area with
some minor changes 1in the Germantown Rd. area by removing
the Newark parcel behind the Marchiafava tract and
redefining the LMI area in New City to draw it away from
existing residential uses.

3) Sunset Lake - Echo Lake Rd.

a) designating the Township owned property tn this
area (180 ac.) and an addittonal 134 ac. owned privately and
by the Q1ty of Newark as an office - research park.

4) Greenwood Lake Tpke - Marshall H111 area

a) small expansion of the LMI along Burnt Meadow
Rd.

b) kXeeping the present Edgar Rd.- Marhi111 Rd. LHI.

Commerctal Recreation 9s not designated 1n the Plan to
a speciflic area. Rather, 1t 1s proposed to become a
floating zone which would be permitted within the Tow
density or rural residential districts. Performance
standards, to be adopted, will determine suitability to
development of commercial recreation uses. Again, Tot size
minimum standards will be an important aspect to the
commercial recreation criterta.
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SPECIAL ECONOMIC DISTRICT

One area of the Township has always had a specital
unique character and uses associated with 1t. That area
itncludes the Jungle Habitat and Airport properties along
Afrport Rd. The recreational facility has been closed for
over 10 years while the atirport remains operational, but no
services are provided. Overall, there are approximately
1200 acres of land availabile. Land uses oan the periphery of
the sites include industrial and residential, but 1s
primarily vacant land. The airport hazard zone designation
directly affects this area, restricting the permitted Tand
uses. The portion of the tract on the Burnt Meadow Rd. side
i1s extremely rugged and therefore has been included {1n the
Rural Restidential District.

The balance of these two properties are more
developable and offer an opportunity to rehabilitate and/or
reuse the airport facilities i1n conjunction with a mixed use
type development scheme. Therefore, the Plan encourages the
implementation of office-4ndustrial, commercial and
residenttal uses within the District to create a unique
1iving and working environment that would 1ink together the
postitive attributes of the des1gnated uses while continuing
to preserve environmentally sensitive Tands.

The extent of each use 1s not detatled at this time and
should be more definitively refined through the zoning
process. However, 1t is fair to conclude that the Planning
Board's intentions are to promote the non-residential uses
over the residential uses,

SPECIAL HOUSING DISTRICT

The Planniang Board has discussed at length the
disposition of the Mobile Home Zones. The area on Dockerty
Hollow Rd. has been proposed as a district which would meetl
the i1ntent of the mobile home zone, but permit more i
conventional construction.

It is the determination of the Board, that mobile homes
do not conform to the pattern and nature of the existing
development in the immediate area. Nor was 1t the Planning
Board's desire to encourage the alteration of the
surrounding area through the mobile home type of
development.

The original purpose in establishing the mobile home
zone was to meet the Mt. Laurel rulings and specifically the
ruling in the City of Newark Ti1tigation. It 1s the
intention to maintain the spirit of the Mt., Laurel criteria
within the establishment of this district.
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Therefore, the following guidelines for the conversion
ef the area to a specijal housing district is established;

Special Housing District

Purpose =~ the purpose of this district is to encourage the
construction of moderately priced or least cost hausing.
This district had previously been camprised aof the mabile
home zone. The intent of the Planning Board is to provide
for housing which meets the spirit of the mabile home zone,
but which housing is more conventienal in nature,

To this end, a number of basic criteria for the
district can be established to guide the development aof the
zone and meet the purposes described abave.

7Di§tr1ct Criteria

1) Minimum acreage - 20 acres {(to realize a minimum of 100

units)
2) Maximum density - 6 dwelling units/ acre
3) Low and moderate family set-aside - 20% minimum

4) Balance of units shall be priced at levels consistent
with conventional market rate units aor housing in the area
and shall not otherwise be considered exclusive or ltuxury.
Construction shall be conventional or modular subject to
review of the Planning Board.

5) Community water service is required, either an site or
brought in from off site.

6) Community wastewater treatment and dispasal is required
en site or to an existing treatment facility with adequate
capacity. Final discharge in etther case shall be
subsurface in nature.

7) Typical townhouse development will be discouraged to
foster a more unique housing design for the zone.

8) Al1 critical areas as identified within the Naturat
Resources Inventory and the Land Development Ordinances must
be respected.

9) This district will have an underlying zone or district
which will be applicable if the criteria of the speciatl
district cannot be met. The underltying zone will be
consistent with the housing densities in the area
surrounding this district which is medium density in nature.
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10) Water and Sewerage shall be constructed to meet the
Municipal Uti1T11ty Authority's criterta for public
acceptance.

11) The Plannting Board shall have the option to recommend
that the i1nternal road system be public roads.

COMMUNITIES

0ak_Ridge

The designations in the Oak Ridge area recognize the
existing land uses and Route 23-0ak Ridge Road as a major
transportation corridor. Existing residential densities
average 1/2 acre. The residential areas are proposed as
moderate density areas. Many are predominantly developed
with only 1nf111 taking place at this point. Commercial is
retained along Oak Ridge Road. LMI 45 also retained with
minor expansion to include Story Land. The City of Newark
owns considerable Tand in the 0Oak Ridge area. The
disposition of this land should be discussed vis a vis
watershed significance.

Newfoundland

The 1976 Master Plan incorporated a major commercial
zone into the residential section of Newfoundland. This
plan proposes to designate this area as moderate density
residentt1al which 1s consistent with the existing
development with a commercial area along old Route 23.
Similarly, we have discussed the Idylease property and the
possibility of a special use component there.

Germantown Road area - High Crest

This area 1s essentially overdeveloped according to the
Rutgers Study. Malcolm Pirnie designates large Tot sizes.
Germantown Road, High Crest Lake, and lower Apshawa are
designated as Rural Residential on this basis. The existing
Limited Industrial Area on Route 23 (Marchiafava-Newark) 1s
proposed to be reduced as discussed above.
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Town Center

The Town Center drea extends from the south shore of
Greenwood Lake to Apshawa and includes many of the smaller
Take communities as well as the more recent subdivistions and
developments. It inctudes Industrial, Commerctal, Higher,
Moderate, and Low densities, Special Economic and Special
Housing Districts.

The Low Density residential area runs from Apshawa to
Carb1 Lake and i1ncludes Mountain Springs Lake, along Weaver
Road, Mount Glen Lakes, Shady Lake, Gordon Lake, Algonquin
Waters, Lindy Lake, Kitchell Lake, Carpi Lake, and Mountain
Rise. O0n the south 1t 1s bordered by the Rural Residential
District; on the north and west, by the Moderate Density
District. The overdeveloped 1ake communities are excluded
from the Low Density Districts. A separate discussion on
lakes 1s enclosed elsewhere in this Plan.

The Moderate Density area includes the section of the
Township from Maple Road to West Milford Lakes and {includes
Highview, 0Tde Milford, Pinecrest Lake area, Ridge Road,
Camp Savio, Birch Hi11, and West Mi1ford Lake. Several
areas exhibited water or sewer problems so that higher
densities were not feasible, particularly in the West
Mi1ford Lake watershed and between Wooley and Dockerty ;
Hollow Roads., N

The Higher Density area 1ncludes property along Unidon
Valley Road from Crescent Park, Dockerty Hollow Rocad and
Cahi111 Cross Road to Breenwood Lake and Awosting. Specific
neighborhoods dnclude Crescent Park, Bald Eagle, Terhune-
Rohmer, Hines, Pinecliiff Lake (overdeveloped), Collins Pond
area, West Milford Lake, Greenbrook, Wallisch Estates, Reidy
Place, Warwick Turnptke, and Awosting. Densitties were
established according to data on water supply. Central
water and sewer facilities are assumed within the district
according to recent practice and potential MUA action.

The existing town center Commercial area 1s proposed to .
continue 3Yts designation. Most of the area along Greenwood
Lake Turnpike from White Road to Marshall H111 Road i1s also
designated as commerctal. There 1s an expansion of the
commercial area at the intersection of Greenwood Lake
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Turnpike and Marshall H411 Road. Other commercial areas
) include:
s 1.) small commercial uses along Greenwood

Lake Turnpike at Awosting Road

2.) a neighborhood commercial area at the
Otterhole Road-Westbrook Road-Ridge Road
intersection 4

3.) maintenance of the commercial area at the
Weaver Road-Macopin Road-Germantown Road
intersection

Industrial areas ifnclude existing 1ndustrial areas;
Edgar Drive and Burnt Meadow Road. There was a sl1ight
expansion of the LMI District to include Marland Breeding
Farm along Burnt Meadow Rd, but excludes the asphalt plant.

The Spectial Economic District encompasses a portion of
- ) Jungle Habitat and the atrport property. The existing
tndustrial uses on small Tots should be accommodated as
gy permitted uses, perhaps as an underiying zone,

The Spectial Housing District bastcally calls for the
conversion of the mobile home zone in the Dockerty Hollow
Rd. area, However, 1t also recommends the inclusion of the
Pinecrest Lake community which would create a more untform
development pattern 1f redeveloped or 4nfilled in
conjunction with development of the District.

Upper Greenwood Lake

This community is comprised of two districts, From
Warwick to Bearfort Waters, the data indicates a higher
i density can be designated. In keeping with the character of
o the area and existing residential development, a moderate
density has been given to that area. The moderate density
Timitation may also assist the downstream basin from
polluting 1ts groundwater supply.

The balance of Upper Greenwood Lake has been i1dentified
as overdeveloped by the Rutgers Study. It has been given a
Take district designation because of the size of the
community and to achieve a contiguous Tand use pattern. As
stated earlier, the Takes, particularly Upper Greenwood
Lake, needs special attention because of their groundwater
problems and vacant small Tot sizes.
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RELATIONSHIP TO OTHER PLANS

In the preparation of a Master Plan, 1t 1s important to
access as much background information and studies relating
to a municipaliity 1n order to makKe intelligent decisions
relating to future Tand use policy. It 1s equally 1important
to be familtar with policies that may influence a
municipalities development, namely those of adjacent
communities as well as State, county and regional plans.
These plans may have a profound influence in a community as
witnessed in the State Development Guide Plan and 1ts role
in the Mount Laurel Decisions.

In fact, Municipal Land Use Law requires the following
of each municipality, “The master plan shall include a
specific policy statement indicating the relationship of the
proposed development of the municipality as developed in the
master plan to (1) the master plans of contiguous :
municipalities, (2) the master plan of the county 1n which
the municipality 1s loecated and (3) any comprehensive guide
plan pursuant to section 15 of P.L. 1961, c. 47 (C., 13:18--
15.52).

In compliance with this requirement, the plans of the
adjacent communities, as well as those of the County' of

Passaic and the region are discussed below.

ADJACENT COMMUNITIES

West Mi1ford, located i1n Passaic County, 1s bounded by
2 other countles and 7 communities 4n New Jersey, and 1
County, a Town and a Village 1n New York.

The adjacent counties and their respective communities
are as follows: PASSAIC COUNTY; Ringwood, Bloomingdale
MORRIS COUNTY; Butler, Kinnelon Jefferson SUSSEX COUNTY;
Hardyston, Vernon. In New York State, and in Orange County
4s the Town of Warwick and the Vvillage of Greenwood Lake.

Listed below 1s a composite of the Land Use Plans and
Ordinances of the adjacent communities and their
relationship to West Milford.

Borough of Ringwood

Most of West Mil1ford's eastern border 1s shared with the

Borough of Ringwood, Most of this consists of State owned
property and watershed properties owned by the North Jersey
Water District Supply Comm.. The zoning of this entire area
i1s that of low density and specifically two acre zoning.
This 41s compatible with West Milford's zoning which has
identified these areas as environmentally sensitive and
recommended 4 acre lots.
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Borough of Bloomingdale

Bloomingdale makes up approximately 25% of the southeastern
border of West Milford. Almost the entire border 1s
identifled for Public Use and Reservoir property. These
uses are principally due to the large tracts held by The
North Jersey District Supply €Co., and that of Norvin Green
State Park. The area is zeoened for low density residential
development, more specifically 3 acres per Jot. West
Mil1ford also contains a stzable portion of Norvin Green
State Park and 1ts assoctiated zoning 1s 4 acres per Tot.

Borough of Butler

Butler borders West Mi1ford along 1ts southern most point
and along Route 23. According to the 1976 State Development
Guide Plan, both Butler and West Mil1ford were considered to
be 1n a *Growth Area*, The Growth Areas were delineated by
applying the following criterita:

1) proximity to a major population or employment center

2) proximity to a major water supply and sewer service area
3) proximity to major highways or commuter rail service

4) absence of a concentration of agricultural Tands

§) absence of large tracts of public open space or
environmentally sensitive Tand.

Butler does have municipal services such as public
water and sewer disposal and with i1ts access to Route 23 met
many of the guidelines for a community 1n a Growth Area.
West MiT1ford however, does not offer any municipal services
{ with the exception of a small water system 1n High Crest
Lake) and has extremely rugged and difficult Tands. The
designation of this portion of West Mil1ford as 1n a Growth
Area 1s reevaluated elsewhere in this plan., Butler presently
has the property adjacent to West M11ford's border which 1s
zoned for 14ght 4ndustry with a minimum Tot size of 60,000
sq.ft.. ¥est Mi1ford presently has the area zoned for Tow
density residenti1al with a 4 acres per lot minimum,

Borough of Kinnelon

Kinnelon and West Mil1ford dnterface at southwestern border
of the Township and along Route 23 and the Pequannock River.
Stretching for almost 4.5 miles of this natural boundary,
most of the property 1s presently vacant, with some of the

'property held as a county park. Kinnelon's Master Plan for

this area identifies this area as one to be used as open
space/ recreation and large Tot development. Zoning of this
area presently 1s for residential development, with a
minimum 1ot size of 1.5 acres per lot,. West Hilford's
zoning for this area 1s for residential 4 acre per lot
minimum,
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Township of Jefferson

Jefferson makes up the western border of Township following §@§‘
the boundaries of Route 23, the Pequannock River, and 0Oak '
Ridge Reservoir, The length of this border, provides for a
variety of development along 4t and includes large tracts of
vacant watershed property, community commercial shopping
areas, and residential development. Since most of the
boundary 1s watershed lands, the Jefferson Master Plan
reflects large lot development, specifically 30,000 and
40,000 sq.ft.Tots, The areas that do allow for the mix of
commercial, 1ndustrial, and some office development are the
0ak Ridge and La Rue Road areas. The West Milford plan, also
intends to continue the use of the 0Oak Ridge Rd. area as an
‘x11ght industrtal area with some commercial and
office/research type development. The areas not along major
roadways will however, remain in residential development.

Hardyston Township

Hardyston touches West M{il1ford on its northwestern border
and along the area bordering Route 23, This area l1ike West
Mi1ford 1s largely held for watershed purposes and is
comprised of rugged vacant land. Hardyston's plan calls for
this area to remain in rural/conservation and 1t is zoned
for large Tot development, 1 acre per lot.

Yernon Township s

Yernon makes up the bulk of the northern and northwestern
border with West Mil1ford which consists of approximately 10
miles of border. Like the area which 1t borders in West
Milford, almost the entire border 1s 4n watershed property
or State parklands. This area 11ke most of West Milford 1is
environmentally constrained, with steep slopes, wetlands,
and large amounts of rock outcroppings. Vernon's plan
identiflies these areas for Tow density development and calls
for 2 acre zoning. West Mi1ford's plan calls for low
density development as well, and 4s presently zoned for
residential predominately 4 acre Tot with a smaller section
é1ong Warwick Tpke. zoned for 2 acre lots.

Town of Warwick

The Town of Warwick, located 1in New York State makes up
the entire northeastern border of West Mi1ford. This érea,
starting with the northern most point, 4s 41n rolling
farmTland. This extends for only a short distance before the
mountainous, rugged terrain begins and extends to Greenwood
Lake and beyond. A large percentage of this property, 1s

L\”'i_‘.)"
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held by the State of N.Y. for parkland or a wildlife

- management areas and 1s traversed by the Tamous Appalachian

Trail. Warwick has zoned the .area for Mountain Residential
which requires a minimum of 80,000 sq. ft. West Milford's
lands, mirror Warwick's and are also predominately held by
the State of N.J. for parklands. These areas are
appropriately zoned and require 4 acres per Tet.

PASSAIC COUNTY MASTER PLAN ’ -

The Passaic County Land Use section of the Master Plan
corresponds with West Milford's current Master Plan. The
County itdeatifies 1t's northern sector as the "rural
suburbs* of which BToomingdaie, Ringwood, Wanague, and West

My1ford are all a part.. These areas contain 64% of the Tand
area of the County with oaly 12% of the population; with the
dominant use belng open space. The County views this area

to be use for large lot residentlal development, with
scattered commercial and industrial development 1n existing
areas and along the main roads. This recommendation 1s due
tao the constraining natural features, and the abundance of
State and publicly held Tand. This type of development will
be consistent with the development 1in West Milford for the
future. '
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HOUSING ELEMENT

Introduction

The Housing Plan is designed to provide for the safe
and decent housing and shelter for Township residents,. The
bastc goal 1s to provide a wide range of housing
opportunities within the Township for all income groups anad
family sizes.

The Municipal Land Use Law stresses that the housing
plan element in the Master Plan include but not limit i1tself
to "residential standards and proposals for the construction
and impraovement of housing*“.

The Township Land use Ordinances refer to housing
generally by stressing appropriate densities and sufficient
space for a vartety of uses including residential,

The 1976 Master Plan recommended 1ot size densities
based on individual 1ot utilities and reduced lot sizes
based on community sewerage and water facilities being
available. Hausing densities therefore ranged from 4 acres/
dwelling unit to 4 dwelling units/acre for single famtly
development. Pursuant to the Newark zoning case, provisions

.were made to permit multifamily housing development up to 6

dwelling units/acre as well as permitting mobile homes to be
constructed (R-3/RMH).

Recent demand for housing has been quite strang within
West Milford. Construction of single family homes has
increased over the past few years, Multifamily housing 1is
also growing with the advent of the R-1/PN zone development.
As land becomes more scarce in lower Passaic and Bergen
Counties, the demand for housing will become more acute
within West Milford and the surrounding municipalities.

THE PLAKX

West Milford is predominately a single family home
community. That dominance will not change with the
implementation of this Plan. The unique environment and
physical constraints do not permit a high degree aof
multifamily or small tot single family construction. The

~quantity of the groundwater and potential groundwater

pollution issues are a primary consideration as well.

In order to meet the housing goals established above,
however, constderation must be given to alternate housing
opportunities. The Planning Board's observations have
concluded that specific sections of the housing market have
an unmet demand. They include young singles or married
households, older couples and singles who are not yet
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seniors (empty nesters), and sentor citizens. These demands
are addressed by this Plan through a variety of methods
including, mixed use commercial-residential housing, garden
apartments, accessory apartments and seniar housing
proposals. .

The Housing Plan must also consider the ramifications

of the Mt. Laurel decisions. The Council on Affordable
Housing's mandate is to urge the Township to consider and
provide housing for its low and moderate income families and
households. A discussion of implementation of the Mt.

Laure
Plan.

1 requirements is included within this section of the

COMMERCIAL - RESIDENTIAL MIXED USES

One historically successful method of praviding

apartment housing is by utilizing the space above commercial
land uses. This accomplished several objectives:

1.)

2.)

Milfo

appli
use v
these

regul

It provided an alternative to garden apartment living.
It was almost exclusively rental housing.

It was convenient for certain demographic groups,
i.e. seniors who would be near services; singles, etc,

It afforded the opportunity ta keép the commerciatl
areas active after hours.

It provided a certain sense of security to the
commercial uses on the ground floor by having people
in the building after hours.

It was an efficient form of land use, allowing the
opportunity to have a mix of compatible uses on one
parcel.

It stimulated, to a degree, graowth in the commerciatl
districts by allowing the apartments to be utilized as
an economtc base for the commercial uses.

These same attributes are valid and applicable to West

rd. Several commercial/residential mixed use

cations have been approved recently, albeit through the

ariance process. Thus far, all indications are that
projects have worked quite well.

This use, ltike all others, needs some degree of
ation concerning apartment size, lot size,

compatibility between commercial-residential uses, and
traffic-parking.
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On apartment sdize, accessory apartments will be up to
600 square feet; garden apartments w111 be generally 750
square feet minimum, Therefore, a gap exists from 600 to
750 which the commercial apartments could f111. The 1intent
is certainly to provide adequate size housing, but also
discourage a great number of children 1n this type of
setting and environment. Children would be encouvraged 4n
the garden apartment environment of the R-1/PN Zone,

Minimum Tot size should be 1/2 acre as permitted within
the CC Zone. Anything less than 1/2 acre begins to become
constrained to provide adequate parking and a suitable
Tiving environment. On the far end of the scale, five acres
constitutes a nejghborhood shopping center. At this level
of commercial activity, commercial and residential uses may
not be as compatible as on the smaller sites. Traffic
volume, deliveries, heating and ventilation requirements,
waste disposal requirements, all tend to alter an acceptable
residential setting.

Many of the existing commercial uses with apartments
are on lots within this range.

Bearfort Shopping Center 1.4 acres
A1e31o's 0.6 acres
Cardinale 1.0 acres + or -
Across from 19th Green 1.5 acres

Clearly, apartments over the Shop-Rite or A & P would
not be compatible at this time. Apartments over other uses
would not be {1deal; 1.e., auto repair, gas stations, mint-
storage centers, lumber yards, etc. Any subsequent-zoning
provision should address this 1iYssue,

The final 1ssue concerns where the Plan should
encourage commercial-residential mixed uses. It should be
restricted to the community-commercial zones. Also,
apartments should not be permitted directly adjacent to:
Route 23, There are two specific areas where the use can be
encouraged; on the Town Center CC Zone and in the CC Zone
along Oak Ridge Road. Apartments have stimulated commercial
growth 4n the 0ak Ridge area and have similarly provided
suttable T14iving environments. The Town Center 1s the most
suitable area where township services are nearby.
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The third area of commercial-residential itnterest would
be the small satellite commercial areas, i1.e. Greenwood Lake
Turnpike, Otterhole Road-Westbrook Road, Upper Greenwood
Lake, Macopin-8ermantown-¥Weaver Roads. I would think that
these areas would also be acceptable as commerciatl-
residential mixed uses.

Therefore, the Plan's recommendation would be to
include this provision in the Master Plan and eventually in
the Zoning Ordinance with the following criteria:

1.) lot si1ize between 1/2 acre and 5 acres.

2.) apartment size between 600-750 square feet
and designed hot to encourage children.

3.) apartments must be compatible with the
assaciated commercial uses and prohibit
apartments in conjunction with some spec-
1fic commercial uses.

4.) Commercial-Residential use be permitted
in the Town Center CC, Satellite CC areas,
and Gak Ridge C€CC, and specifically ex-
cluded from areas adjacent to Route 23.

GARDEN APARTMENTS

Currently Garden Apartments are permitted in the
Planned Neighborhood zone. To date, none have been
constructed largely because townhouses are also permitted
within the same zone, Townhouses are easier to administrate
since they are sold on the market. Apartments need to be
managed by the builder or a real estate management firm,
Profit and tax considerations also contribute greatly toward
the townhouse trend.

Meeting the demand for rental apartments could 1lie
within the acreage requirements for competing uses. If
townhouses were restricted to minimum tot sizes of 50 acres,
the restdual lots within the R-1/PN zone would be encouraged
to be developed as rental apartments which is permitted
within the Ordinance.

The Board considered the development of separate and
distinct garden apartment zones. This question involves the
consideration of whether the demand for apartments can be
met by other forms of apartments or scattered site multi
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family rental housing. It was determined that the need for
a specific garden apa;tment zone was not needed at this time
and that alterations to the zoning provisions of the
Township Land Use grdinance could stimulate the construction
of this housing type. ’

The issue af density is also a factor towards
stimulating apartment construction., The townhouse
construction is resulting in densities of 4.5 units/acre.

If the rental apartment provision of the ordinance permitted
the maximum density of 6 units/acre, this could encourage
subsequent apartment development. )

Apartment projects need to provide water and sewerage
treatment. This cannot be economically done on smaller
projects and yet, the thought of a 100 acre apartment
project leaves a more institutionalized visual look ta the
community.

The Planning Board could also look towards a change of
policy within the R-1/PN zone and consider requiring a mix
of residential types within any development within this
zone. This provision could require, for instance, a certain
percentage of the total number of proposed units to be
constructed as apartments rather than accept a total
townhouse project.

The Plan should, however, recommend specific area and
performance standards for apartment construction which may
encourage innovatively designed projects. Typical garden
apartment regulations could include:

Gross Density

The overall maximum density for apartment construction
should be 6 units/acre.

Utilities

Every garden apartment development must be connected to
the public sanitary sewer and water syitems, as approved by
the Township Municipal Utilities Authority. Fire hydrants
shall be installed by the developer in adequate numbers and
locations recommended by the Township Fire Bureau.

Setaside for Affordaple Housing
For any development of rental multifamily housing, the
provisions of any affordable or low and moderate housing

shall apply to this use. The recommended density of this
use should not deter the construction of this housing type.
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Helght E@g'
No bullding containing apartment units should exceed
two (2) stories; provided, however, that in no event should
any structure exceed thirty-five. (35) feet in hetight in
order to maintain the appropriate scale and character of the
neighborhoods in which this use will be implemented.

Minimum Tract Size

The minimum fract size of this use is recommended to
be five (5) acres to conform to the Municipal Land Use
criteria and to permit apartment infill within the PN zone.

Design

Building design must be residential in character,
conforming to the established character of the netghborhood
and in keeping with the current residential design. Any
building which 1s so markedly incongruous with the
established neighborhood character and which 1s likely to
produce an adverse effect on the value of adjacent property
should be prohibited.

Dwelling Unit Requirements

The dwelling unit minimums are designed to be (.
compatible with other forms of multifamily housing proposed
in this document. It is also intended to provide apartment

sizes which are not specified within the other zones.,

Therefore, the gross floor area minimums are;

(a) studios 600 square feet
(b) one-bedroom unit 750 square feet
(b} two-bedroom unit 875 square feet

(c) three-bedroom unit 1000 square feet

ACCESSORY APARTMENTS

One of the housing options discussed by the Planning
Baard is accessory apartments. An accessory apartment is
defined as:

a separate dwelling unit incorporated within or to become
part of and existing one-family dwelling. This usually
provides for separate kitchen facilities which sets the use
apart from a boarding or group home,
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Accessory apartments do not necessarily have to be
attached and part of the primary structure. They can, for
instance, be placed in accessory buildings. This can be
above a detached garage or a completely separate structure
(sometimes called granny flats).

The purposes of establishing accessory apartments
include:

1.) provide a housing type which is affordable to the ‘young
and elderly within an established residéntial setting.

2.) to relieve tax and financial burden of taxpayers on
larger parcels of land and particularly, to assist the
elderly to remain in the residential neighborhoods.

3.) to 1imit sprawl type development by allowing density
increases within residential districts.

4.) ma;imize the utilization of existing resources through
use of existing water and sewer factlities with potential
expansion of public facilities.

5.) to legalize and bring existing zoning violations up to
the standards set by the ordinance in order to provide for

the public health, safety, and welfare.

Planning Criteria

The Planning Board reviewed and developed specific
planning criteria in determining the extent of how a
proposal to include accessory apartments in the Master Plan
should be structured. Therefore, the following criterita
were develaoped;

Ownership - i1t is recommended that the property owner
reside on the property which has a accessory apartment. The
land owner may live in the apartment and rent the main
house, but owner occupancy in some form should be required.

Occupancy and Apartment Size - any accessory apartment
provision should include a discussion of the number of '
occupants that would be permitted to inhabit an accessory
apartment. This regulation should be compatible with
current state health code restrictions. The intent of
accessory apartments is to keep them small to service a
specific market group and to not overwhelm the principal
dwelling on the site or impede the surrounding neighborhood
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character. Minimum floor standards should relate to health
standards. The Board recommends a 300 minimum floor area.
Maximum apartment s41ze should be consistent with the above
criterta which could be expressed through a square foot
requirement 1.e. 600 sq. ft. or as a percentage of the
principal residence 1,e. 30%. ‘

Lot S1ze - The Planning Board's perception of this
issue 1s to encourage accessory apartments 1n existing large
Tot residenttal areas, but not to permit them 4n the recent
subdivistons, 1.e. O0lde Mi1ford, Highview etc. where the
butlt densities are high on smaller Tots (1/2 acre).
Conversions in these areas could have a net adverse affect
on the nelghborhood character and 1i1ving environment.

The Plan therefore, recommends that a one acre Tot size
would be sufficient to regulate the use appropriately and
encourage the construction of accessory apartments.

New Houses - As a corollary to the above, another
intent of this housing approach 1s to encourage conversion
of older large homes greater than 15 years old. This
accompliishes the goal of preventing an immediate
neighborhood change 1n new subdivisions and to target the
program more toward senifors who now could add an accessory
unit rather than relocate out of the home. Further, new
homes would be restricted from conversion to prevent new
subdivisions frem being designed as two family homes.

MT. LAUREL IMPLICATIONS

Present Need for Low and Moderate Income Housing Units

The first attempt to quantify West Mii1ford's Jow and
moderate present housing need 1s, first of all, based on the
State Development Guide Plan des1gnat1ods within the
Township. Approximately 98.5% of West Mi1ford {s located
Wwithin the Conservation District and 1.5% or 725 acres is 1in
the Growth Zone, An analysis of this growth area, detailed
elsewhere, concluded that this Tland 4s edther developed,
publIicly owned, or environmentally constratined. Therefore,
this report will deal with the Township's obligations under
the Conservation designation or 41ts Yndigenous needs.

The basis for the development of this need 1s derived
from the Mount Laurel II case and Ringwood vs. Countryside
Builders. This case, heard by Judge Skillman, used several
planning studies, but predominantly relied on the Rutger's
reports entitied Mount Laurel II, Challenge and Delivery of
Low Cost Housing.

93

i



S &
R4

A
N,

This report utilized seven characteristicsAwhich would
suggest housing need. They include: '

house built prior to 1940

more than 1.01 persons/room

lack of exclusive access

lack of exclusive plumbing

lack of complete kitchen facilities
lack of central heat :

lack of elevator in 4+ story structures

~Noa s W
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Obviously only the first six factors were utilized in
calculations for West Milford. According to Rutgers, any
two indices or factors together would indicate a deficient
housing unit.

The Mount Laurel Court suggested the present need
included:

1.) dilapidated units occupied by low and
moderate income persons

2.) over crowded adequate units

A review of the 1980 Census for West Mil1ford shows the
following: )

40+ years + lack of central heat 0

40+ years + incomplete plumbing 49

40+ years + 1,01 persons/roon 42
(complete plumbing)

1.01 persons/room + lack of plumbing 10

TOTAL . . . . 101

A total of 101 units meet the deficient housing
definition. However, not all of these units are occupied by
low and moderate income households. The subregional data
shown by the Rutgers'® report indicated that 58.6% of all
substandard housing within this subregion was occupied by
low and moderate income households. Therefore, 59 units
would meet the first criteria,

The second criteria would include post 1940
construction and overcrowding (since pre 1940 housing and
overcrowding has been inciuded above). That analysis
results in 98 units.

Therefore, the present housing need for West Milford
would total 157 units.
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Another approach to this calculation would be to
util1ze the 1980 census matertial on a subregional level and
appropriate a need for the municipality based on the
proportion of West Mil1ford's housing stock to the subregion.

The subregton included the 13 municipalities 4in Passaic
County outside of the pPaterson-Clifton-Passaic area, The
deftcient housing criterta would again tnclude any two
factors discussed above and any overcrowded unit, regardless
of any other factor be1n5_;resent. That analysis shows a
total of 1300 units 4in the subregion as being deficient.
West Mil1ford contains 11.5% of the total housing stock 1in
the region. Therefore, 1ts proportional need would total
150 units.

Two other factors should be considered which are unique
to upper Passaic County; adequate sewerage disposal systems
and water supply sources. The 1980 census 4Yndicates there
are 60 dwelling units with sewerage disposal systems other .
than sewers or septics, Simitlarly, 30 dwelling units dertive
water from means other than publitc supplies or wells. I
would include these 41n the total need calculation even
though some disposal systems could be sealed systems or
alternate systems.

On the other hand, not all inadequate systems are
Tikely to have reported properly during the census.

This would bring the total need figure to 247.

Based on the above analysis and in order to remain
conservative tn our estimates of need (not under estimate
the total need), the Plan recommends consideration of 300
Tow and moderate income housing units,.

This number should be adjusted as West Mil1ford
generates additional jobs through commercial, industrial,
and office development. This approach would be consistent
with the indigenous demands and needs of the Township.
Also, some of this demand can be met through the use of

-housing rehabili1tation programs. These programs are subject

to funding availability through Federal and State agencies.
At this time, 1t 4s uncertain how many housing units can be
provided utili1zing this approach.

Contrary to the above methodology, the Council on
Affordable Housing established, 4n early 1986, determined
the low and moderate income housing need for every
municipality 1n New Jersey. Using some of the same 1ndices
as above, the Council determined that West Miiford's housing
obligation was 404 units.
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The Fair Housing Act, from which the Council of
Affordable Housing was created, provides that all
municipalities develop a Housing Plan which must be approved
by the Council, An adopted Plan then protects the
municipality from Mt. Laurel Titilgation until 1993.

However, the approved Plan must be implemented by 1993.

It 1s not the 4intention of this brief discussion of
housing 4n the Master Plan to serve as the Housing Plan for
COAH. Indeed, the program is a voluntary one and if a
municipality chooses not to enter the Council's program it
may do so at some potential present or future risk. Never
the less, this Plan does concern 1tself with the
implementation of Mt, Laurel housing that can be utilized
towards meeting the objectives of a Housing Plan.

Implementation of Low and Moderate Housing O0bligations

The 4Ymplementation of Mt. Laurel housing can be
accomplished through a variety of methods. The Land Use
Element of this Plan makes provisions for higher density
residential uses, a portion of which, 1s multifamily housing
i.e. townhouses and apartments. It 1s within the provision
for multifamily housing that predominantly enable the
Township to realize its low and moderate income housing
challenge. ’

A11 zones were considered for implementation. The R-
1/PN zone was considered the most appropriate zone to
adequately achieve the current housing allocation. The R-1
single family zone with sewer and water facilities should
not be precluded from Mt. Laurel consideration and must be
further reviewed. The balance of the residential zones were
not considered appropriate or necessary to meet low and
moderate income obligations with the exception of the mobile
home zone which will be discussed below.

The typical builders remedy from the Mount Laurel
decision 1s 20% set-aside or four units at market prices for
every one Mount Laurel unit. It was determined that a 10%
requirement within the PN zone would meet the required Mount
Laurel units. The Plan recommends this 10% set-aside factor.

Further considered was whether the Mount Laurel units
should be Ymplemented via a mandatory set-aside or through
the utilization of density bonuses. The former merely
requires a percentage of the total dwelling units to be
preserved for l1ow and moderate income households. The
latter provides additional dwelling units to cover the costs
to the developer of offering the units at below market
prices. At the current density of 4.5 to 6 units/acre, the
costs are more than offset through market units, therefore,
no further incentive other than the PN density of 6 units
pevr acre 1s necessary to meet the Mt. Laurel requirements.
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Yarious methods could be used to reduce the
construction costs of the Mount Laurel units. From the
exterior, there should be no difference from the market
units 1n order to be compatible with the balance of the
development project. Methods to reduce construction costs
could include:

1) reduce unit sizes

2) allow over-under units within the same building

3) permit more i1ndividual dwelling units per building

4) allow units with no garages

5) permit "no frills® units which are dwelling units
with essential accessories, but no extra "built ins®
that normally add to the purchase price.

Other methods and butlding techniques can be discussed and
addressed by the development community and the Board as the
techniques are implemented.

The Planning Board considered permitting the Mount
Laurel units to be constructed *off site". The units would
be constructed on another site owned by or controlled by the
developer. The number of required units and the overall
unit pricing would be regulated as stated above. This would
allow the flexibi114ty to the developer of building two
separate projects than attempting to coordinate Mount Laurel
units with market units. A major consideration 1s to have
the affordable units built 4n conjunction with the market
project under an agreed to phasing plan. Allowing the
affordable units to be constructed subsequent to the Targer
project would delay and jeopardize the implementation of the
Mount Laurel units.

Off-site housing allows for various types of housing
alternatives, 1,e. small single family housing, modular
construction, etc., while i1t does not compromise the Targer
development or disturb the uniformity of building layout,
design and construction. This option permits the use of
other private developer controlled tand or the use of public
Tand 1n certain situations to provide the required housing.
The negative side 1s sustaining long term economic stability
of the homeowner's association and neighborhoods consisting
entirely of low and moderate income households. There could
also be an f1ssue of social significance with divorcing the
affordable units into their own community. Integration of
these units with the larger project may be more socially and
economically acceptabile.

Finally constdered was an option to permit the
developer with low and moderate Y1ncome requirements, to post
a monetary contribution to either a l1ocal Housing Authority
or a municipally sponsored non-profit housing corporation or
similar entity for the purposes of constructing the required
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housing. The use of a housing agency or group could result
in a greater potential] to couple the development with HUD or
FmHA housing subsidies and grants. Perhaps the most salient
negative factor i1s the {1ssue of whether the hous1ng can be
constructed in a timely and efficient manner by the agency.
Experience indicates that the private sector could construct
the housing more efficiently and within a shorter time span
than a housing agency or non-profit corporation. As an
alternative for the set aside provision, the Board did not
recommend this option.

In conclusion, the following recommendations were made
by the Board;

1) low and moderate income housing be required in
conjunction with R-1/PN development and considered in
R-1 development.

2) that a 10% set aside of the total permitted
.dwell4ng units be required.

3) creative construction and development design and
techniques could be utilized to encourage unit
affordability

4) a developer®s housing obligation must be met by
constructing housing only on site, The construction
must be accomplished in conjunction with the market
units 1n accordance to an accepted phasing plan.

5) contributions to a housing agency or entity 1s not
recommended 1n Tieu of construction with the exception
of Reglional Contribution Agreements.

6) all of the above recommendations are subject to the

~submittal and approval of a Fair Housing Plan to the
Council on Affordable Housing.

SENIOR HOUSING

There 4s no doubt that Senior Housing can be one of the
most positive components within the Housing Element. The
need can certainly be demonstrated through a detatled
demographtic analysis. However, even without specific
analysis, senior housing would be a viable and acceptable
addition to the community. '

There are essenttially three entities that can provide
senior housing; the private building tndustry, the public
sector through grants, loans and laws, or a combination of
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the two in various forms. The private market i1s capable of
providing housting for adults and/or seniors. This would bhe
market housing at whatever the current housing costs happen
to be at the time. ‘

The public sector can encourage the development of
senjor housing through, zonTng. performance criterta,
speclal incentives; 1.e., density allowances that could spur
greater private interest 1n sentior housing construction.
Incentives ex1st, as well, through various federal and state
grant and loan programs. This includes programs such as HUD
Section 202 program, Section 231 program, and Farmers Home
Admtnistration Section 523 senior loan programs, HUD
(Passalc County) Section 8 rent subsidy program, and New
Jersey Mortgage Finance Agency mortgage subsidy program.
These programs are for both construction grants and loans
and for mortgage and rent underwriting programs

0f course, a_ joint public-private partmership 1is also
viable through private construction coupled with a publtc
rent or mortgage subsidy program. Each of these
possibilities require further investigation and ts subject
to changing regulations and funding availabiltty.

Several of our other housing programs will provide the
opportunity for senior housing. Perhaps the best
opportunity is through the mandatory set-asides within the
R-1/PN zone to meet our Mount Laurel indigenous housing
obligations, These units will be made available to low and
moderate income households, without public subsidization,
which certatnly could include senior households.

The accessory apartment provision could also provide an
opportunity for seniors through the occupancy of small
apartments or through the opportunity for sentiors to rent a
portion of their home to reduce carrying costs, Rental
apartments and Commerctal/Apartment Development could also
offer senior housing opportunities, Section 8 funds could
also be used in these cases assuming eligibility and
avatilability of funds.

In addition to the above programs for sentors, the Plan
addresses specific zoning criteria and recommends zones
where sentioer housing would be encouraged. Federal and state
regulattons offer some guidance through their criteria for
siting. An i1deal location would have:

1.) a relatively flat site in order
to avotd excessive stairways, permit
single story structures and permit easy
movement through the site,
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o 2.) suitable acreage of at least five acres being the
ﬁ§§ minimum size to achlieve economics of scale and

; neighborhood or community formation.

3.) tramsportation services are available
for shopping, and public facilities
(minibus).

4.) walking to services is possible; t.e.
shopping, convenience stores, library, etc,

- 5.) walking to community centers is possible;
t.e. Town Hall, Hillcrest, etc.

6.) water and sewer factlities are availabile
to accommodate suitable densities.

7.) medical factlities or a doctor 1is nearby.

8.) recreattion facilities are nearby; i.e.
Bubbl1ing Springs.

These services can either be on or off site. For large
tract sentor development, all services should be self
contatned and self supporting.

Establiishing senior zones is a planning method to

RES encourage the private market to meet the demand for senior
housting. At the same time, it i1s a good test to determine
the extent of the senior market. 0f course, it also directs
public expenditure of grant and loan funds as well as public
awareness and input concerning locatton.of senior housing.

In that 1ight, the following sites have been
preliminarily reviewed with the following comments by the
Planning Board:

Large Tracts

1.) Cahill Cross Rd.-Morsetown Rd. - this site 1is :

- approximately 100 acres and 1s now zoned for mobile home
construction, It 1s adjacent to the Williamsburg Village

: project. This sitte allows for internalized services but is

N also within easy reach of the Town Center for outside

services. Access 1s created through the anticipated Cahill

Cross Rd, extension to Morsetown Rd.

2.) Idylease - this site consists of approximately two
parcels of 90 and 10 acres separated by Union Vvalley Rd. It
. is within easy access of Rte. 23 and could also provide
— internalized services and transportation.
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Smaller Tracts

1.)

7.)

Hi11lcrest School - 7.75 acres - close to public center,
but site restrictions, slopes. and area
may restrict development

White-Undon Valley Roads - 10.24 acres - potentially
good location - former senior housing
application

Adelatde Terrace - 9.1 and 8.75 acres - close to Shop-~
Rite, Town Hall - may have sewerage
problems

Town Hall-Presbyterian Church - 5.6 acres - behind
church - close to Town Hall-Library,
conflicts with recreation facilities

Stainsby Road - 4.8 acres -~ close to A & P - off
Greenwood Lake Turnpike - could upgrade
existing residential arvea

Schools - The Board discussed the partial utiliza-
tion of several elementary schools with
the consensus running against this
option based on mixing school children
with seniors. Utilization of future
vacant and available total school facti-
Titdies could be Y1deal and should be
addressed {1f these opportunities become
available,.

Churches - The Paterson Diocese has been active 1n the
housing field, particularly in Paterson
where federal grants have played an
integral role 4n housing construction.
The Diocese owns a 33.2 acre parcel
straddling Nosenzo Pond Road which
could be utilized as a senfor housing
site. Both St. Joseph's Church and
Queen of Peace have l1imited land areas
for potential housing. The Presbyterian
Church was mentioned above and couid be
involved 4n this program in the future.
Other churches should also be involved
in the s1te feasibil1ity review at some
future date.

The format proposed 1s to create an overlay zone which

would permit senior housing at a specific density determined
by the Planning Board. It would also ftnclude an underlying

zone
plaa

which would conform to the overall zone pian and master
and allow a wider range of land uses which 1s implicit

in the Municipal Land Use Law.

T
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RUTGERS STUDY REPORT

INTRODUCTION

Lot size recommendations are traditionally made by land
use planners after examination of a variety of planning
factors. Unt11l recently, however, no specific linkage was
made between volume and the quality of water and consequent
Tot size. As pressures mount on existing water supplies,
these considerations become increasingly important. Current
planning capacity (CPC) 1s a measure of the ability of a
region to accommodate growth and development within Timits
defined by existing infrastructure, or by on-site septic
systems and wells. CPC calculations for on-site water
supply potential are a function of the productivity of the
underlying aquifer. On-site water quality impact is
estimated by the dilution capability of ground water. The

application of the C(PC model for water supply and water

quality parameters and subsequent 1ot size recommendations
are appropriate tools 4n the formulation of a Master Plan
document.

Selecting density Timitations 1s quite different 1n
wholly developed, and relatively undeveloped and rural
Jurisdictions. In the former, the character of the existing
community has already been established, and for the most
part, infrastructure - sewers, water supply lines, a road
network - has been constructed. In developed areas zoning
modifies and enhances the already existing physical fabric
of the city. Planning and zoning for relatively undeveloped
areas, on the other hand, is a creative act of establishing
rules which, 1n turn, will direct the growth, shape, and
character of the community. Although rural and suburban
applications of zoning initially represented an uncritical
extensdion of urban concepts to rural situations, the
publication of Design with Nature (McHarg, 1971) ushered 1in
an era of 1increasingly sophisticated environmental studies.
The rapid increase 1n environmental data has made the
planning and zoning process more sensitive to environmental
considerations. At the same time, however, the information
produced, while valuable, may also be difficult to 1nterpret
in the context of a given planning situation,

METHODOLOGY

Many environmental {inventories classify land by using
single factor maps. Such data bases provide relative
rankings of development suitability. In the United States,
for example, the Soil Conservation Service has prepared
county level so0{41 studies which, among other things,
classify soils in terms of thedr suitability for septic
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tanks. This classification system - slight, moderate, or ‘4§

severe limitations for septic uses - along with many others,
represents valuable preliminary information for the land use
planner. Unfortunately, however, such ranking systems are
inherently based on ordinal level data and judgementally -
derived classification systems. They provide no direct
means to set density 1imits required by zoning ordinances
which require interval level data. Thus, the proliferation
of information can also lead to a confliicting, vague, or
contradictory interpretation as one person's attempted
translation of “"relatively sufitable® clashes with that of
someone else,

In West Milford, the two most salient constraints or
determinants of development are water supply and water
quality. Virtually all drinking water is derived from
groundwater even though there are five reservoirs and
approximately 20 lakes within the Township.

PLANNING UNIT

The West Milford study is unique in that the geology,
soils, drainage patterns, etc, are quite varied and diverse.
Previous studies have been conducted using the geologic
formation as the basic planning unit. In this case, \
drainage basins were utilized as the basic unit to which
population estimates and land use densities would be
determined. The Township was subdivided into 165 drainage
subbasins ranging in size from 0.10 square miles to 1.15
square miles, ’

The subbasins were arranged according to their stream
ordering system., A first order stream would constitute a
stream at the headwaters of a major basin. Second order
streams would begin at the confluence of two first order
streams and third order, at the confluence of second order
streams, etc, Fourth order basins either drained outside
the Township boundaries or constituted overland flow into an
impoundment.

The Township was disaggregated into the three primary
watershed areas; Pequannock, Wanaque, and Wallkill
(Pochunk) and further subdivided into minor subbasins.
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WATER QUANTITY CAPACITY

The first task then, was to determine the quantity of
water available to support population growth by
investigating and determining the specific yields within
each geologic formation. This data was dertived through
hydro-geologic data obtained from previous studies in
identical formations 1in other areas. This data was then
compared with New Jersey Department of Environmental
Protection well records and geologic survey records. In
addition, over 1200 usable well records were utilized
through the Township Health Department. Over 350 records
had a minimum of 4 hour well tests used to determine yleld
estimgtes, Community well data within specific subdivisions
was also utilized, Finally, representatives of the U.S.
Geologic Survey and the study team reviewed geologtic
formations in the field. Table I 1dentifies each geologic
formation and available water supply.

There are eleven geologic formations Yndentified
throughout West Mi1ford. 0f the eleven, five have
sufficient well data to make a reasonable estimate of
groundwater yiteld. The formations and yleld estimates are
as follows;

FORMATION YIELD (mgd/sq. mi.)
Low Medium High

Precambrian 100 - 150 200
Skunnemunk Comglomerate 250 375 500
Bellvale Sandstone 150 225 ' 300
Marcellus Shatle 193 290 E 386

Poxono Island Shale 135 200 : 270

For each geologic formation, the study utilized the
average yield within the yield ranges with average rainfall.
Wet or dry years would affect these yleld ranges, sometimes
significantly. Therefore, a more reasonable approach
resulted i1n the use of the average yield estimates.

The Precambrian formation had the highest 1iancidence of well
testing data since its area covers more than any other
formation within the Township. Yield estimates were derived
by taking the median specific capacity of all acceptable
well tests within that particular formation.
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Within each disaggregated subbasin thenr, population and %ﬁg
land use density estimates were determined using the water

quantity data, The following formula was utilized for the

purpose:

y__A
Pws =
Qs
where Pws = population that could be supported by water
supply
Y = average yjeld of basin in gal/day/square
miles
A = area of the basin in square miles

Qs = Wwater supply demand in gai/capita/day = 100

Each of the 165 subbasins wasrthen given a population
threshold which could be supported through groundwater
yields which are shown in the tables enclosed.

However, the more restrictive constraint for population
growth 1is the effect of population growth and development
upon groundwater quality when both individual wells and
septic systems are utilized,

WATER QUALITY CAPACITY IN NONSEWERED AREAS

The operation of domestic septic systems adds sewage to
the soils and eventually can alter the composition of
groundwater. Properly functioning septic systems are
designed to control most biological problems associjated with
wastewater disposal. Although virus organisms frequently
survive passage through the septic tank, they migrate only a
few inches into the adjoining soil, Consequently, these
health hazards are normally minimized in well-designed
systems. :

- Effluent from septic systems, however, can contain
excessive quantities of nitrates. Common values of nitrate -
concentration in septic system effluent are approximately 43
milligrams per l1iter. This load of nitrogen-rich water can,
in - time, leach down to ground water. When it does, nitrate
levels in the groundwater may increase above acceptable
levels. Current U.S. Public Health standards for nitrates
in drinking water are set a 10 milligrams per 1iter. In
some areas of very pure water, even more restrictive levels
have been established. In New Jersey, for example, the
Pinelands Commission has set allowable nitrate levels 1in
groundwater at no more than 2 milligrams per l1iter.
Additionally, little information is available on how :
household chemicals react through the septic systems and
groundwater.
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If unrestricted development were permitted and the
nitrate load on underground water supplies were allowed to
increase, the 10-milligram standard would be exceeded., The
point at which this could occur can be estimated,
permitting, in effect, an approximation of lot size for
dwellings based on septic systems. The initial application
was done by Douglas and Trela of Rutgers University who
developed a nutrient dilution model. The Study Team has
modified the Douglas nutrient model to apply to the
consolidated rock formations.

MODIFIED DILUTION MODEL

I c1
Dwg =
640 R Ce Qe P
where Dwg = development density based on water quatlity

for septic systems (dwelling units/acre)

I = infiltration to groundwater recharge
(gallons per square mile per day)

c1 = pollutant concentration 1imit (milligrams
per liter)

640 = conversion factor (acres per square mile)

R = pollutant renovation factor (decimal
fraction)

Ce = pollutant concentration in septic systems
effluent (milligrams per liter)

Qe = septic system effluent generation (gpcd)

P = unit occupants (people/dwelling unit)

‘ As the outcome of the model will vary depending on
which assumptions have been made, we have lTisted each
assumption.

MAJOR ASSUMPTIONS OF THE MODIFIED DILUTION MODEL

1.) Estimates of aquifer productivity are normalily
expressed as ranges for wet and dry years. Because New
Jersey has undergone cyclfic drought periods, we have
deliberately selected estimates that reflect typical but not
extreme dry year yields.
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2.) The pollutant concentration 1imit for nitrates 1n
potable water 1s 10 mill4grams per Titer. This 1s
consistent with U.S. Public Health Services standards, but

less restrictive than the 2 mi41l1igrams per liter recommended
for the Pinelands,

3.) It is assumed that 20% of the effluent 1s denitrified,
leaving 80% of the pollution to be renovated. This
relationship 1s expressed as a pollutant renovation factor
of 0.80.

4.) The concentration of nitrates 1n domestic septic system
effluent 1s assumed to be 43 mi1l1ligrams per Titer.

5.) Each dwelling unit 4s assumed to contain 3 people.

6.) It 1s assumed that 100 gallons of septic effluent are
generated per household per day.

The results of this application were significant in
that approximately 1/2 of the total population supportable
by water quantity could be sustained without exceeding the
acceptable nitrate 1imit of 10 mg/1. This was evident
‘throughout the entire Township.

POPULATION OF SEWERED AREAS

The population supportable in communities with existing
sewerage treatment plants {s dependent upon the capacity of
that plant. For each community sewer plant, Malcolm Pirnite
engineers had analyzed and estimated the reserve capacity
and the effluent generated per capitasday. This data was
utilized to then estimate the additional population that
would be supported within the existing plant.

Since populations within sewered areas 1ncrease the
carrying capacity of the basin, these populations are added
to the non-sewered natural systems capacity to derive the
total carrying capacity.
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CONCLUYUSIONS AND RESULTS

The Study Team wis careful to point out that the
methodology utilized was the best available for this type of
study and the area of the study. Constradints of time,
economics, and Township size prohibited extensive fleld
testing. Other Timitations included the accuracy of the
mapping {(detatled topographic maps were not available) and
the need to use estimates and judgments 1in rounding several
factors. This study 4s not site specific and 1s not
intended to be, Therefore, testing results on specific
sites within the Township may be at variance with the study
results. This data must then obviously be weighed with the
conclusions of the data to make a rational decision
concerning an application for development.

The goals and objectives of the Board or the Master
Plan were not a typical part of the CPC analysis. These
“value judgments® which are a vital part of the Board's
development of a Land Use Plan, are taken into consideration
elsewhere within the Master Plan. CPC deals more with the
empirical aspects of land use densities and population, In
and by 1tself, 1t does not consider open space preservation,
a reasonable mix of housing densities, non-residential
development, critical areas, prevention of sprawl, and
future infrastructure plaaning. Nedither 1s traffic impact,
roads, and storm water management considered here, albeit
these criteria are essenttal in the formulation of the
overall plan. This 1s not a shortcoming of the study, but
needs to be kept 4n mind when reviewing the study results.

Nevertheless, the Rutgers CPC Study {s of paramount
ifmportance to the development of the Master Plan,
specifically, the Land Use Element. It advises the Township
of 1ts ultimate population Timits and within each of the 165
subbasins, suggests the 1imits to growth and development.
The Study 1s a planning tool to which very few
municipalities have access., It elevates the Plan to a
higher plateau of credibil14ity by setting the T1imitations of
growth under various scenarios through use of our water
resources, For that very reason, i1t i1s the one of the most
significant ingredients in the Plan formulation.

The enclosed charts show the results of the Study.
Each of the 165 subbasins 1s analyzed and population
capacity 1s determined. ExYdsting population 1s subtracted
from the total population. Sewerage treatment plants within
a basin {ncrease the total capacity of that basin.

47



The findings of the Rutgers Study include:
Water Quality through the impact of septic systems
on the nitrate concentration of potable water

supplies should be the primary factor regulating
development.

Water supply was available to support 164,350

people.

However, the water quality constraints would
reduce this capacity to 82,175 people.

Capacities for the major basins include:

Additional

Jotal Population
(a) Péquannock 39,072 33,739
(b) Wanaque 38,388 25,641

(c) Wallkill 9,785 4,667
(ustL) . .

The CPC total for State and County owned property
totals 22,252. If you assume this Tand will

not be developed for housing, the total CPC would
be lowered to 64,545.

The total CPC for City of Newark land provides for
a population of 25,000. Deducting the Newark land from

development would lower the total CPC to 39,545.

Several subbasins are identified as being over- .
developed. They include:

Subbasin 1.164 Trails End, Germantown Road
1.167 Wonder Lake .
1.170 Highcrest-Yan Nostrand Lakes
2.203 Gordon Lake
2.104 Shady Lake
2.213 Mount Glen Lakes
2.214 Lindy Lake
2.342 Pinecliff Lake (west)

2.343 . Pinecliff Lake (east)

2.347 South Shore {(6reenwood Lake)
2.356 Lakeside (Greenwood Lake)
2.360 East Shore (north of Awosting)
3.207 Upper Greenwood Lake

The four acre zone could accommodate 2.5 acre housing

development based on the criteria studied.

The existing sewerage treatment plants can
accommodate 2,950 additional people.

~
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MALCOLM PIRNIE STUDY REPORT

Malcolm Pirnie Engineering was commissioned by the
Planning Board in 1983 to conduct an analysi of water
supply and waste water disposal capacities. Pirnie studied
*27 separate water systems supplying water to about 17
percent of West Hilford's residents®. The study "discusses
the potential for new or expanded community water systems
and the limitations on the use of individual wells.*”

[o}
S

Pirnje also analyzed *11 existing sewerage systems in
West Milford, serving about 10 percent of the residents.
Other residents utilize septic systems for wastewater
disposal. The study looks into “*the potential for new or
expanded community sewerage systems and the limitations on
the use of individual septic systems.

METHODOLOGY

The capacity evaluation translates avaijlable
information and engineering practices into a duvual measure:
the population and housing densities which can be supported
under specified conditions. As conditions, technologies and
policies change, the capacity estimates will change.

West Milford presents a complex planning situation.
Both community and individual systems must be addressed.
There are many possible limiting factors for both water
supply and wastewater disposal, some of which depend upon
policy objectives, Some critical factors, such as septic
system suitability, have small mapping units which interfere
with making lot size generalizations for large areas.

WATER QUANTITY & SUPPLY

Pirnie discusses similar geologic characteristics
studied by Rutgers which results in similar conclusions.
The Township consists mainly of Precambrian consolidated
bedrock which yields from 100 to 200 mgd/sq. mi. The
balance of West Milford consists of Paleozoic unconsolidated
deposits of sand, gravel, silt, and clay, common in river
and stream valleys. These formations have slightly ¢to
considerably higher yields depending on the extent of sand
and gravel deposits. Yields range from 240 - 350 mgd/sgq.
mi.

Several areas were explored for potential community»

water supplies. They included Charlottesburg, Pinecliff-
Belchers Creek and Westbrook areas. Only Charlottesburg has
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had extensive well testing., The minimum yield for community ,”3;
systems was set at 0.5 mgd/sq. mi. The results -show the
following potential yields:

Area Yield (mgd/sq.mi.)
Pinecliff-Belchers 1.6
Charlottesburg 1.2
Westbrook 0.8

The potential wholesale use of groundwater in these
areas is somewhat diminjshed by the need to protect the
recharge areas from development and pollution degradation of
the water quality. The recharge areas are adjacent to and
over the potential high yield areas and control the quality
and quantity of the water supply. Suggested controls
include

- Groundwater management

- Septic system management
- Stormwater management

- Road salt restrictions

- Restriction of high density development L

- Restriction of the presence of toxic
or hazardous substances

Pirnie investigated potential surface water supplies
and new impoundments. Use of the existing reservoirs is
either unfeasible because of inadequate yield or the expense
of delivery and treatment systems. The only possibility is
a potential 1-2 mgd that may be available from Butler Water
Company.

New reservoir sites were explored as well. Most of the
potential feasible sites are already publicly owned,
including the Monksville Reservoir. The only possibility of
adequate yield outside this area is in the Westbrook area
where preliminary yield estimates show that 2.2 mgd could be
available,

Each community water system was analyzed by Pirnie.
High Crest is the only system which can accommodate
significant additional users. Systems that have excess
capacity include Awosting, Birch Hill, Highview, 0lde
Milford, and Shady Lake and could accommodate slight to
moderate increase in users., :
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WASTEWATER TREATMENT

Malcolm Pirnie studied the capacity of the land to
accommodate individual septic systems. Conventional and
alternate septic systems were considered f.e. mound and
oversized beds. The nature of the sofl was the constraining
factor im this case. The Passaic County Soils Survey was
utilized as well as data from the Township's Environmental
Commission to determine suitable lot size. The disposal
areas, reserve area, bui]ding area, and area for conducting
surface drainage and a 200' separation area were utilized as
part of the methodology.

The results recommends 1ot sizes by the limiting soil
factors:

Recommended

Category Lot Size (Ac)
Limited by high permeability 1/2 acre
Limited by high siope 3/4 acre
Limited by shallow ground- 1 acre

water, shallow bed rock fragi-

pan, or low permeability

Unsuitable 1- to 2-1/2 acres
Extremely unsuitable 2-1/2 to 10 acres

Unsuitable and extremely unsuitable soils occupy about 70
percent of the Township's area.

EXISTING SEWERAGE SYSTEMS

The existing sewerage systems in West Milford range
from a camp's seasonal system to the system serving the
largest shopping center, from inadequate secondary treatment
to advanced wastewater treatment. The report summarizes
salient features of the treatment facilities for each system
(see appendix).

Malcolm Pirnie personnel visjted the larger existing
plants and reviewed their operation with the MUA and the
NJDEP. These observations and consultations together with
the evaluations of surface discharge and land application
form the basis of their assessment of expansfion
possibilities for the existing treatment plants, Four
factors are considered in the assessment: process
suitability, site suitabiiity, land use compatibility, and
effluent disposal, The results are shown in Table A-9 from
the report and are discussed below.

Process suitability refers to how adaptable the
existing treatment processes are to increased flows,
addition of parallel units and unattended operation. Septic
tanks and sand filters are not preferable for large flows or
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several parallel units, The contact stabilization process
requires more attentdion to sludge management than extended
aeration. Therefore, 1t i1s rated lower. The Awosting plant
was downrated from gon to fair because of severe
infiltration/inflow problems 4n the sewer system. Camp
Vacamus and Marshall H111 School are rated poor.

Site suitabil4ty refers to the availability of land at
an existing plant to double its capacity. Plants with
sufficlient vacant land are rated good. Plants with
sufficient land occupied by processes which could be made
more compact (generally sand filters which could be replaced
by high rate filters) are rated fair. Plants without
sufficient land are rated poor. Camp Yacamus, Marshall Hi11
School and Lappas were rated poor.

Adjacent land use refers to compatibil1ity of wastewater
treatment with the netighboring land uses. Plants with no
nelghbors within 500 feet except commercial or industrial
uses are rated good., Plants with no neighbors within 200
feet except commercial or {Yndustrial land uses are rated
fair. Otherwise plants are rated poor. Mil1ford Manor,
Crescent Park, Reflection Lakes and Marshall Hi11 School are
rated poor.

Effluent disposal may be by surface discharge or land
application. Plants discharging into streams without
downstream impoundments are rated good for surface
discharge. Eutrophic impoundments are rated poor for
surface discharge and High Quality-Category One waters are
rated very poor for surface discharge. Ratings for land
application are based on the relative magnitudes of the
nearest disposal site's capacity divided by the distance 1in
feet. This provides some measure of the advantages of both
proximity and capacity. The three highest ranking sites are
rated good, the next four are rated fair, and the Tlowest
four are rated poor.

Using the above criterdia, the expansion possibilities
for the existing treatment plants are summarized in the
report. None of the existing treatment plants are suitable
for expansion followed by surface discharge. However,
Mi1ford Manor, Highview, and Eagle's Nest appear suitable
for expansion followed by land appliication of wastewater,
0f course, these evaluations must be confirmed by detatled
site 1nvestigations before an expansion could be designed.
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The approximate capacities of the expanded fécilities are as
follows

Population Served

System Existing Potential
Milford Manor 100 1000
Highview 370 1000
Eagle's Nest Seasonal 2000

MULTIPLE PLANTS

It §is evident that many of the existing treatment
plants are located within close proximity to each other. It
is quite 1ikely that future development proposals in the
Township will include new plants in the vicinity of the
existing ones. These considerations lead to the issue of
the optimum degree of regionalization to be sought in
administering wastewater treatment.

A decade ago, the policy of the NJDEP and the opinion
of most wastewater professionals was that regionalization.
that is a single plant serving a large area, was preferred.
This policy was based on the perceived economics-of-scale
and the problem encountered with smaller privately-owned
facilities. Now the policy and the opinions have changed.
Small plants located near the areas generating wastewater
may be economical if interceptor costs are high. They also
distributé the waste load in better accordance with the
assimilative capacity of the receiving stream. Several
small plants may be the most cost-effective alternative if
they are run well, The NJDEP usually dinterprets this
condition as run by a public agency which has wastewater
treatment as its primary function such as the Municipal
utiltities Authority.

FOOTNOTES:

1.) The study was conducted prior to the Bald Eagle Sewer

' plant being constructed, therefore, it was not in-
cluded in the study. That plant, designed for
approximately 1000 people may have excess capacity
which can be utilized in the future and may be
able to be connected into other systems as development
continues in the Union VYalley Road corridor.

2.) As of July, 1985, Milford Manor was granted approval

to double the size of the nursing home facility
which should reduce this available capacity.

53



The Highview system stil1l has some area available
within the development which would, in turn, re-
duce the excess capacity.

Some question has been raised concerning this
treatment facility's ability to meet NJDEP standards
for operation. Additionally, this system relied on
spray irrigation as a final disposal method which

would probably be found unacceptable with conventional

development.
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OPEN SPACE PLAN

The Open Space Plan was prepared by the Environmental
Commission 1n 1979 for the Planning Board to be included as
an addendum to the Master Plan.

The Plan 1s a document that identifies the natural
features and areas of the Township that are:

1.)' environmentally sensitive in nature (slopes,
wetlands, wildl14ife habitats)

2.) those of aesthetic beauty or historical value.

3.) areas that are to be used for passive recrea-
t1on and buffering of developments

The emphasis of the document 1s the retention of the
rural atmosphere of the Township by buffering developing
areas with open space. The open space areas would also
serve the Township as areas for active and passive
recreation.

The Open Space Plan can actually be considered as a
combination of the conservation and recreation elements
jdentified in the Municipal Land Use Law - Master Plan
section. These are 1mportant features - particularly 1n a
township such as West Milford where there is much
undeveloped land and increasing development pressures,

The Plan emphasized that when the growth inducing
factors such as roads, condominiums and townhouse
development, improved sewage technology, and population
fncreases affect a township, that the physical l1imitations
of the 1and and the social and recreational needs of the
people must be considered as well,

To the casual observer, there seems to be an
overabundance of open space in the Township; this 1s not
actually the case. According to the guidelines Tisted 1n
the State Development Guide Plan (SDGP) and the State
Comprehensive Qutdoor Recreational Plan (SCORP), West
Mil1ford was . in need of additional acreage for neighborhood
and community lots and play lots.

Although the State of New Jersey owns a sizable amount
of property in the Township (14,552 acres - 29%), the
majority of the vacant land (18,000 acres - 35%) 1s owned by
the City of Newark as watershed property. Even with such an
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abundance of open space, many of these areas have no
mechanism to l1ink them with public access to these extensive
holdings. As a result, much of the Township is legally
unaccessible with no easements across private property or
access is not convenient to residents,

Using the concepts in the Open Space Plan, new and
existing neighborhoods would have access to open space
areas. This would be achieved by requiring opén space
dedication for development proposals as they were approved.
In this way, Township growth is accommodated and the
maintenance of other rural character of the Township is
preserved.

The Plan emphasized that West Milford's landscape
should not be frozen in time, but rather, by implementing
the Plan:

1.) many natural features will be retained

2.) as growth occurs and the landscape 1{s
altered, it will be done in such as way
that will not alter the unique natural
character of the Township.

To ensure this, eight value factors were identified as
crucial in preserving the Township's beauty. The four most
important values were:

1.) steep slopes

2.) rock outcropping

3.) protected open space

4.) valuable wildlife and vegetation areas such as;

a. Hemlock forests .

b. The evergreen plantations of the Pequannock
Watershed

c. Uttertown Bog

d. The Cedar Bog area

e, Buffer areas along stream corridors, lakes and
pond. ‘

f. Cactus Rock

The other four values were identified as secondary
components that could be either focal pofnts in themselves
or connectors of open space. The combination of these
components would offer a variety of experiences throughout
the town, They included such areas as;

1.) historic sites (table 5)

2.) active recreation areas

3.) scenic sites (table 6)

4.) trails (foot, horseback and vehicle)
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Once the critical areas were identiflied, a strategy for
preserving these areas was necessary. In Chapter IV of the
Open Space Plan, various legal methods for implementing
preservation of areas are discussed. Positive and negative
easements, fee simple, as well as land use controls such as
large lot zoning, development restrictions, and clustering
can be used in ways to preserve open space.

O0n the final chapter of the Open Space Plan, two maps
are presented as a summation of the previous materfal, The
two maps are:

1.) a concept map indicating existing growth
and the direction new growth focused

}; 2.) a composite map of a1l the value factors

The composite map indicates the most sensitive areas
and those of scenic beauty. Using the composite map as a
guide when reviewing development applications would help to
preserve the rural atmosphere of the Township.

The Open Space Plan laid a substantial foundation for
the Planning Board and the Environmental Commission to work
with. The next step iIs in trying to implement the Plan. It
is in this area that the most work is yet to be done.

In 1980, a report on the economic development potential
of West Milford, Commercial Recreation was listed as the
area where West Milford has the most to offer. By
implementing the Open Space Plan, the commercial recreation
possibilities of the Township would be enhanced and
sensitive areas preserved.

As down-county towns compiete development, the
pressures for growth in West Milford will also increase.
West Milford's growth should be a well directed, weall
concejved plan, balancing the growth with the open space
-needs of the Township and the region as well.

o Completed in 1979, the Open Space Plan was hot
available for the initial Master Plan, but is a vital
component here.
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TABLE 5 : HISTORIC SITES

State and Federal Register

1. Clinton Furnace
2. Long Pond Iron Works

Other Township Sites

3, Charlottesburg Iron Works 1764

4, Middle Forge 1764

5. Echo Lake Baptist Church

6. 0ak Ridge Presbyterian Church 1818
7. St, Joseph's Church

8. Brown's Hotel Band Stand 188090

9. Charlottesburg Hotel 18590

10. West Mil1ford Presbyterian Church
11. Cross's Castle 1890

12, Moe's Tavern circa 1870

13. 01d Country Store 1766

14. Smith M1i11ls 1764

15. Vreeland Store 1872

16. Wanaque VYalley Inn circa 1770

17. Bigalow House ( Intake Hotel) 1820
18. Carey House circa 1874

19. Cooley House 1754

20. Eckerson House circa 1815

21, Long House 1766

22, Mickens House circa 1800

23, Miller House 1804

24, Ward House 1842

25, Schofield House circa 1795

26. Terhune House 1832

27. Tichenor House 1754

28, Tichenor House 1820

29. Vreeland - Freeland Homestead 1753

TABLE 6 : SCENIC SITES

A. White Pine at Untion valley - Marshall H4111 Rd.
intersecttion.

B, Wallish Estate :

Warwick Turnpike corridor from White Rd. to Pioneer
Corners.

Apple Acres

Brown's Point

Reflection Lake on the south side of Union Yalley Rd.

Dockerty Hollow Rd.

@ m m o
* e e
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GREENW00D LAKE STUDY

ol i
In 1983, Princeton Aqua Science (PAS) conducted a year
long study of Greenwood Lake for the Greenwood Lake
- Watershed Management District, Inc. (GLWMDI). Under the
authority section 314 of the Clean Water Act, state and
federal funds were utilized to assess the:
1.) quality of the lake
2.) sources of point and non-point nutrients
. contributing to lake degradation
3.) to develop a comprehensive lake manage-
ment plan for the protection of the lake's
quality
The study identified six major problems affecting not
B only the lake's quality, but affecting the recreational
- value as well,
o 1.) excessive growth of aquatic weeds
B 2.) excessive growth of planktonic and
: benthic algae
3.) complete oxygen depletion in hypolimnetic waters
extending up into the metalimnion
- 4.) accumulation of sediments
_ 5.) presence of dangerous navigational hazards
” 6.) degrading fishery
The causes of the aforementioned problems are related

;j to

the development that has
particularly the
! associfated with

occurred in the watershed,
impact of the storm and wastewaters
such development,.

It is presently estimated that the phosphorus load to
= the lake 1s .74 gm -2 yr -1. whereas, the safe loading rate
. is estimated at .203 gm -2 yr -1. Of this amount, 9% fis
- from wastewater disposal systems and another 56% is from
» stormwater.

L The restoration and management of Greenwood Lake

' outiined in the plan has basically two components:

. 1.) 1immediate measures

- 2.) long term measures

The immediate in-lake maintenance measures would

include weed harvesting, lake draw-downs, public education,
and continued monitoring. Lake Tong term measures would
address the causes of the problem in the lake and would

- ihclude the implementation of sewage plans for Greenwood
Lake Yillage, New York, and other communities in the lake
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basin, and the development and execution of a basin-wide
stormwater management plan. In addition, dredging and Qﬁﬁ'
stabilization of Belcher's Creek, building a pollution trap
in Belcher's Creek, dredging and desnagging portions of the
lake, and possibly stripping hypolimnion of phosphorus, and
sealing the bottom of the lake.

At present, the Greenwood Lake Watershed Management
District 1s seeking state and federal support of the
management and restoration plan. There i1s a B111 pending
that would award a ten million dollar grant to the operation
of the management plan. It 1s the goal of the Greenwood
Lake Watershed Management District that 41t be the
coordinator of the plan. Its hope 1s that 1t become either
a bi-state planning agency, authority, or a special
district, controlling the implementation of the plan for the !
Greenwood Lake Basin,

The implications for the Township Master Plan would
include a discussion of current and future wastewater
treatment facilities and their future disposition. This 1is
discussed 1n the Wastewater Management Plan.

Also, the Greenwood Lake Study acknowledges the impact
that uncontrolled storm water flow has had to the water
quality. There are strong recommendations that steps be
taken to ameliorate the negative water quality affects of
development within the Greenwood Lake Watershed. Lo

One 1important aspect of the plan that the Board will be
addressing in the Master Plan deals with stormwater ’
management. The Municipal Land Use Law (40:55D-93) requires
that every municipality develop a stormwater plan when 1t 1is
revising 1ts Master Plan. -
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CIRCULATION PLAN

Introduction

The West Milford road system was established through
the early development of the Township and by the need to
traverse the Township to travel elsewhere, It has evolved
into a road system that varies markedly, from state highway

to unpaved roads.

TRAFFIC SYSTEMS

Road Classifications

Functional road classifications are utilized in order
to categorize the travelled ways and this classification
system permits improvements and standards to be applied in
accordance to the existing and future use of these roads.

The functional classification system established by the
Federal Highway Administration, provides for the following
road classifications:

Interstate or State Highway - major high speed
travelled way, intermunicipal and intercounty rocad, movement
of traffic overriding priority.

Arterial Roadway - main road within jurisdiction,
intermunicipal or County roads, connects collector roads or
other artertials, movement of primary concerm, high speeds.

Collector Roadways - service roads to local streets,
usually connect to artertals, movement and access of equal
priority, moderate speed. '

Local Roadways - minor service roads, access to
property primary concern. slow speeds.

Private Roadways - unpaved, unimproved service roads,

only l1imited maintenance by Township, access to property
only concern, extremely slow speeds.
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The major roads {n West Mi1ford w111l tnclude the
following:

State Highway - Route 23 entire length

Artertial - Greenwood Lake Turnpike
Warwick Turnpike
Lakest{de- Road
White Road
Uanion Valley Road
Marshall H111 Road
Macopin Road
Echo Lake Road
La Rue Road
Qak Ridge Road

Collectors - Lincoln Avenue
Westbrook Road
Otterhole Road
Weaver Road
Germantown Road
01d Route 23
Canistear Road
Awosting Road
Morsetown Road
Maple Road

County Roads

0f the artertal roadways 141sted above, the following
are under the County's jurisdiction:

Echo Lake Road

Unton Yalley - (part of)
Marshall H111 Road
Macopin Road

Lakeside Road

Greenwood Lake Turnpike

Only portions of Union Valley Road are under County
jurisdiction; the portion between Route 23 and Macopin Road
1s not a County road. No collector roadways are under
County jurisdiction.
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The County Planning Board and Engineer have review
power over all subdivisions occurring along their roads and
can require additional right-of-way reservations and ‘Nﬁ
physical improvements to the roadway in conjunction with
this development. The County 1s also responsible for
maintenance, snow removal, and drainage on its roadways.

The Planning Board has discussed and recommended that
two roads be taken over by the County under their
Jurisdiction: Union Yalley Road from Route 23 to Macopin
Road and Otterhole Road from the Township line to Westbrook
Road. Union Yalley Road is an arterial road and functions
as a link between Route 23 and the center of the Township
similar to Macopin Road. Its function and volume would
recommend a County takeover, Otterhole Road in Bloomingdale
s a County road, but the jurisdiction ends at the Township
line, It has the same basic function in both municipalities
and should be taken over as a County road in West Milford,

Right of Way Standards

In order to provide for future needs of traffic
improvements, road widening, and safety considerations,
right-of-way standards should be established. These
standards could be utilized to plan for future actions by
requiring reservation of land in conjunction with
development proposals.

Y
The minimum right-of-way should be established at 50
feet. On collector and arterial roads there may be a need
to reserve additional Tand stnce these roads will bear the
greatest traffic volume and require the most improvements.
The County uses a 66 foot right-of-way standard on 1its
roadways.
The Plan recommends the following right-of-way
standards:
Classification = Total Dedilcated Reserved
Artertal 66 60 6
Collector 60 50 10 -
Local 50 50 -
The reservattion of land refers to setting that lanad
aside from use, but not requiring an outright dedication.
The owner has the right of use within this area, however, no
permanent structure or parking can be placed here. The
balance of the right-of-way up to 60 and 50 feet for
artert1al and collector-local roads respectively, should by
dedicated by legal conveyance to the Township
b
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Roadway Standards

Throughout the State, the basic road requirements for
1ocal roads i1s 30 feet in width. Collectors and arterials
vary with planned and needed improvements and physical
conditions, In West Mi11ford that basic standard should be
utilized when considering arteri1al and collector roads.
Further width increases will be a function of the
improvements required by the Township Engineer in solving
various traffic related problems.

Concerning local roads in connection with subdivision
and development review, the following standards are
recommended on public roads:

IONE PAYEMENT CURBS DRAINAGE
R-4 20 No No
R-3 24 No No
R=-2 24 No Yes
R-1 24 Yes Yes
A1l Cluster, PN 20-30 Yes Yes

Private Roads

West Mi1l1ford i1s untique tn that it has a number of
private roads mostly created from the early lake development
period. These roads are unpaved, unimproved, with no
drainage and can be in fair to deplorable condition at
times. There are rights-of way in conjunction with the
roads, however, the Township has never accepted the roads,.
St111 West Milford provides bastc maintenance such as stone
and grading periodically and snow removal (over 4%*).

In the past few years, the Township has offered a road
improvement program to these various communities. The
Township will provide 25% of the total cost of the
improvement; the balance of 75% being assessed to the
individual property owners under an established formula.
Fifty-one percent of the property owners must agree to enter
the program upon which 1t becomes mandatory for the balance
of the residents.

Communities which have entered the program include:
Pinecliff Lake - West Mil1ford Lake -~ Gordon Lake - Upper
Greenwood Lake (portion). The Plan recommends that this
program continue since 1t has not only provided safer and
more effective access to residential properties, but has
stimulated upgrading the neighborhoods and 1ncreasing
property values in the areas that have been done,
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New Roads

As part of the é‘i rculation plan, new road si should be
considered as i1t relates to the tand use and housing
elements.

New roads are necessary where existing roads cannot
accommodate the anticipated growth of traffic or where
improvements may be constrained by buildings and development
and. other physical features. This is the case of Union
Yalley Road through the Town Center.

As such, the Cah11l Cross Road extension is proposed in
this plan to move traffic around the center of town. The
plan recommends that the road runm from Union Valley Road at
Bald Eagle to Macopin Road, follow the existing Cahill Cross
Road to Peter Road, then to Morsetown Road, them through the
Airport and Jungle Habitat property to the intersection of
Greenwood Lake Turnpike and Marshall Hill Road.

Second, although not a new road, Clinton Road has been
paved within the past year. It 1s now much safer and
efficient 1n moving traffic from Warwick Turnpike to Route
23. However, it 1s only 18 feet wide in places and
geometrically, not designed for high speed travel. For the
~most part, 1t also traverses public Tand. For these
reasons, it should be investigated for designation as a ‘
scenic roadway or similar status. It should also remain as Qﬁ
a local roadway.

A similar status should be constdered for Burnt Meadow
Road. Its unimproved portion terminates in Ringwood and may
some day be paved. However, currently 1t traverses along
some state land and private land in a unique setting that
has benefits as a scenic resource.

Finally, Paradise Road should be similarly considered
because of its view of the reservoir and public Tand.

The other new road recommended in this plan 1s the
extension of Echo Lake Road through the City of Newark
property into the Township owned property at Sunset Lake,. -
This property is recommended for future office-research
development and a roadway from Echo Lake Road 1s essential
to its proper development, This road could eventually
connect to Otterhole Road via Hightop or through new
development,

Lastly, the realignment of Greenwood Lake Road and
Beech Road for the coastruction of the Monksville Reservoir
has been added to the Plan.
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Improvements

%@@ Various improvements to roads and particuiarly
intersections will be necessary as the Township grows.
Detailed improvement plans will be proposed in time, but
cannot be Tisted here. Instead, a general description of
the area and desired improvements provided:

Greenwood Lake Turnpike - realignment at various
Tocations, particularly Jungle Habitat.

Greenwood Lake Turnpike-Burnt Meadow Road -sight
distance improvements and possible realignment

Greenwood Lake Turnpike-Awosting Road - provision
2 * for left turn tane onto Awosting Road and align-
: ment.

.- Greenwood Lake Turnpike - Marshall Hi11 Road -
ij realignment for better control, Caht1l Cross Road
o4 connection, posstble signalization

Greenwood Lake Turnpike - Warwick Turnpike - general
realignment, traffic safety improvements

- Marshall Hi11 Road-Lincoln Avenue - realfignment to
improve sight distance

Marshall Hil1l1-Union Yalley-Ridge - major intersec-
¢« tion improvement, road widening, signalization and
parking control, 1.e. deli1 and drugstore

Macopin-Unton VYalley - major realignment and
possible signalization

- Union Valley-Route 23 - investigate viability of
overpass to Route 23 south

Macopin Road-Cahi111 Cross Road - Teft turn lane,
alignment with new Cahill Cross Road, possible
signalization

: Macopin-Echo Lake - alignment for connection to
i extension of Echo Lake Road, possible stgnaliza-~-
o tion

: Echo Lake Road-Route 23 - investtgate viability
. - of overpass to Route 23 south

» Warwick Turnpike - compliete third Tane above White
, Road
Gould Road - replace one lane bridge
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Burnt Meadow Road - replace bridge

Macopin-Maple Road - coordinate with Macopin-
Echo Lake improvements

Canistear Road - investigate-remedy for one Tane
tunnel under railroad.

Morsetown Road - new intersection with Cahill
Cross Road,

MASS TRANSPORTATION

A review of the 1980 Census indicates that a large
majority of the population must travel outstde the
municipality for employment. The primary mode of
transportation i1s the automobile. However, in certain
instances the use of mass transportation factlities 1is
available,

For the commuter population destined for New York City
bus transportation is available. Two bus Tines have daily
routes into New York City; one from Warwick via Greenwood
Lake Turnpike and one from Newfoundland via Route 23, The
Township has a park and ride facility on Greenwood Lake
Turnpike (112 parking spaces) and has an additional park and
ride facility on 01d Route 23 i1n Newfoundland (150 parking
spaces).,

There are also several informal park and ride areas
along major arterties. These include Route 23 and Cannistear
Road and Route 23 and Echo Lake Road and Greenwood Lake
Turnpike and Awosting Road,

Future park and ri1de faci1lities must be a function of
the Township growth and increase demand for transportation
services into New York City. The park and ride factlity on
Greenwood Lake Turnpike is at times at capacity. Projections
of ridership indicate that an expansion of this lot could be
feasible within the next few years. The adjacent Tand (5
acres) is owned by the New Jersey Department of
Transportation. The Townaship has conducted meetings with New
Jersey Transit Corporation for expanston of this facility.
The expansion should take place through a grant program by
New Jersey Transit.
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The construction of the new park and ride facility on
0Td Route 23 should do much to encourage riders to park at
that central location. This will be more encouraging as the
informal Tots are closed or property owners prohibit
parking. This facil11ty should be planned to accommodate
present as well as future parking needs.

In conjunction with development along Union Valley, an
additional park and ride facil4ty 1s being considered in
this area. The form of thts faci1lity may be to locate 1t in
the parking area of one of the commercial uses that are
being proposed. Housing unit projections 1indicate that 1,500
units could be constructed in this area. The Township 1s now
discussing this possibii4ity with New Jersey Transit and the
Planning Board will be discussing the park and ride
potential with each applicant within the Union Valley

.corridor.

Rat4l transportation 1s virtually non-existent within
the Township. The only potential for rail transportation
exists 1n the O0Oak Ridge-Newfoundland are with the
Susquehanna Ratlroad. This T1ine runs from New York State _
through Sussex County 1nto West Milford through Butler,
Dakland, Paterson, Hackensack and eventually, Jersey City.
It had been an active passenger 1ine until the early 1960°'s
when service was discontinued. In this area, freight traffic
was reinstituted after acquisition of the radlroad by
Ostewego New York Railroad. Just recently, there has been
discussion of attempting to run commuter tradns on the Tine
which may be scheduled for mid 1987. The Board encourages

the expanston and retnstitution of commuter rail service on
this T1ine.
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INFRASTRUCTURE PLAN

WATER SUPPLY

In the Tast few years, with the increasing development
pressures on West Mi171ford, a growing concern has been
expressed over the future quantity and quality of the
potable water supply. Although 99% of West Milford" s
residents presently utilize groundwater supplies, the
proximity of surface water supplies and the possibilities of
municipal well filelds are fmportant d4ssues that are becoming
critical elements of the growth of the Township.

In recent years (1983, 1984), two studies conducted for
the Township by Malcolm Pirnie Inc. and Rutgers University,
began to 4dentify some characteristics of the water supply.
In the review of ground and surface supplies, both groups
analyzed the Townships potential supply, 1dentified areas of
high yield as well as the Tocation of future municipal
systems,. In addition, both studies {dentified the
vulnerabil1ity of these supplies particularly the groundwater
supply. To insure the future supply of this groundwater,
concepts as current planning capacity (C.P.C.) and zoning,
are regulatory devices that w11l assist in the growth
management of a community of finite and sensitive resocurces.

Groundwater

Groundwater 4n West Mil1ford has become an increasing
concern, particularly with the expected development pressure
within the time frame of this Plan.

At present, 99% of West Mil1ford residents derive their
drinking water from groundwater despite the 5 reservoirs and
approximately 20 lakes in the Township.

The Townships interest 4n the quantity and quality of
the groundwater began with the 1nittation of a well study by
the Environmental Commission. The Commission recorded the
depth and yields of over 1500 wells in order to provide an
instrument for future land use decistions and to assist 1n
draw1ng correlattons between the well yt1elds and geologic
formations., This informatdon has proved dnvaluable 4n the
work done by both Malcolm Pirnie and Rutgers University 1n

their studies of the Townships water supply.

Community Systems

The Malcolm Pirnie Engineering Co. was retained by the
Township to assess the groundwater yleld for community
systems, 1dentify areas of potential ground and surface
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supplies, and to make long term water supply
recommendations. This study uttilized the existing well
records in addition to the United States Geological Survey
(U.S.6.5.) for their determinations.

Regarding the community systems, Malcolm Pirnie found
that 84% of the residents utilize individual wells with
the balance serviced by some 27 existing systems of vartious
sizes. The community systems 11isted in Table 7 are only
those that have 20 or greater service connections. The 9
systems indicated by an * were previously private systems
that have since been taken over by the Municipal Uttility
Authority (M.U.A.) As additional systems are brought up to
Township standards (Birch Hi11, Greenbrook, Post Brook),
these, too, will be acquired by M.U.A.

The Township is presently reviewing the potential
interconnection of systems as part of the development review
process., Potential connections would not only provide some
insurance relating to the water supply of each development,
but also insure fire protection ability as well,.

The formatiom of community systems will be an important
consideration, particularly imn the Town center as they may
provide the necessary 1infrastructure for future connections
to municipal well fields.

The Malcolm Pirnie Report also identified areas of high
groundwater by first identifying two types of aquifers 1in
West Milford. The first, is a bedrock type where
groundwater occurs ian joints, cracks and fissures., The
higher yielding aquifer consists of unconsolidated
pletstocene (glacial) deposits overlying bedrock and located
in the river and stream valleys. Malcolm Pirnie found a
documented relationship between the well yield and its
topographic location (valleys = high yields; hills, and
uplands areas = lower ytelds) The highest 'ytelding aquifers
are l11sted in Table 8 and were viewed as potenttal sites of
future municipal wells.

0f the areas tdentified, none have been systematically
investigated with the exception of the Charlottsburg area,
A thorough study of each of these areas 1s warranted,
particularly in the Pinecliff/Belchers Creek Corridor. Where
significant water supplies potentlally exist, consideration
should be given to the location of a municipal well field.

An independent study coanducted by Rutgers University
assessed the carrying capacity of the Township based on the
quality and quantity of the groundwater supply. In 1ts
analysis, of groundwater, Rutgers divided the Township into
165 watershed bastins. Through the use of the well records
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TABLE 7 : EXISTING WATER SUPPLY SYSTEMS

Awosting?®*
Birch Hil1~*
Camelot*
Cresent Park*
High Crest
Highview*
Greenbrook?*

Greenwood Lk

Beach*

01de Milford*
Parkway?®*
Post Brook

Reflection
Lakes

Shady Lake
Yiking
Wonder Lake

Bald Eagle

Notes:

(1) Data not

(2) Estimated

* MUA Systems

Avg.Prod-

tion (mgd) # wells
.032 3 —
.014 2
.009 1
.055 2
.044 -
.040 2
.024(2) 3
.022 1
.060 3
.005 1
;045 3
.004(2) (1)
.022 1
.007(2) 1
.014 5
.060 2

available

well storage
acity {mg)
.140 .090
.022 .090
.035 .015
.092 .100

- .100
.099 .200
.151 (1)
.180 .030
.120 .2890
.027 .005
.120 .045 Yoo
(1) (1)
.009 .035
.040 .010
(1) 001
.360 .333



TABLE 8 : HIGH GROUNDWATER YIELD AREAS

‘w 5 _
Pine- Monks - Upper West Charlott-
cl11ff vyille Green- Brook esburg
watershed
area (sq.mi) 10.5 3.1 2.5 3.1 12.6
aquifer »
area (ac.) 2000 100 : 300 1000 1600
stored (1)
water (mg) 10000 300 1100 1500 2400
wells
yielding
100,000
or more 11 0 7 4 4
potential{2)
yield (mgd) 1.6 0.1 0.2 0.8 1.2

Notes:

(1) Assuming 25 percent porosity and recovery of 75 percent
of the water imn overburden deposits.

(2) At 500,000 gallons per day per square mile.



and the existing geological information, 1n addition to
fleld 1inspections, an estimated yield was determined in each
basin. A population threshold was assigned to each basin
the estimated quantity and the existing quality of the water
supply. )

A third report, titled the Emergency Groundwater
Investigation was conducted by the Department of
Environmental Protection during the drought crisis of 1980-
1981. This study was done to assess the groundwater yields
and determine potential areas of high yitelding wells to
augment the upper Rockaway River and Pequannock watersheds
in periods of drought,. Actual test wells and borings 1n
addition to geophysical field studies were done. Although
only one test well was examined in West Mi1ford, the report
1dentifies a possible underground river with significant
yields 1in the area froem Kanouse to Clinton Brook and west of
Route 23.

Although there appears to be extensive research of West
Mi1ford's groundwater supply, T1ittle specific research has
been done. The problem of quantifying the available yield
st1711 exists. A study of the quantity of groundwater or the
sustained yi1eld of the areas of greatest development
pressures would afford some Ynsurance to residents. This
data wi11 also provide an additional instrument to be used
in the refinement of the zoning requirements. Further
studies should include a geophysical study of the identified
high yteld areas, a cost/benefit ratio of a municipal
reservoir, verses municipal well, or a hook=-up to an
existing purveyor.

Individual Systems

Most of the Ynformation related to groundwater in the
Township thus far has dealt with community or municipal
systems., An i1mportant aspect yet to be addressed are the
individual wells. Presently some 84% of the Township 1s
serviced by 4dndividual wells. These vary significantly
throughout the Township both 1n yl1eld and depths dependent
upon geological formation of an area. These wells were once
percelved as a 1imitless free resource by the homeowner.
This perception has been quickly changed in areas when a
well runs dry or contamination occurs, It 4s believed that
most residents of the community do not realize that water is
an important and finite resource and that conservation 1s
necessary. As was identified by the Rutgers report some
areas of the Township particularly 1n the Take districts,
that the quantity and quality 1s threatened. However, other
areas of the Township have also exhibited contamination,
from septic, o011 or gas tanks, as well as water shortages.
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Simple techniques as outlined below can assist in
protecting and preserving the individual wells in addition
to providing an economic incentive to the homeowner.

They include;

1. The use of water conservation devices such as flow
restrictions for faucets and showers and 1.5 gallon toilets
can greatly reduce the impact on water supply.

2. The reduction of water consumption imn a home reduces
the strainm put on a septtic field. A large volume of water
can -reduce the effectiveness of the field and may require
the septic tank to be cleaned more often. A reduction in
water will not nmnegatively impair or reduce the effectiveness
of septic system.

3. An individual well requires power to operate a pump.
Reductions inm the use of water results 1in energy savings as

well as reducing the strain on the pump mechanism.

From the research avatlable to the Township thus far,

a2 few characteristics of its groundwater supply can be

summartized:

1. Groundwater is avatlable almost everywhere tn the

Township. However, the quantity and occurrence varies
considerably with the geologic material underlying the
various parts of the Township.

2. Most groumndwater in a basin originated in the basin as
precipitation, thus demonstrating the potential for a
limited supply in years of drought.

3. There are no known regional aquifers located imn the area

from Route 23 and Northeastward; however, a possible
underground river may ex1st in the area from Kanouse/Clinton

Brook.

4. Groundwater in West Mi1ford i1s a replenishable resource
as long as withdrawal does not exceed the recharge capacity
of the basin.

Recommendations for groundwater supplies include:

1. Further geophysical studies of the potential high yield

areas, as well as the more intensity developable sections of

the Township as proposed in the land use element.

2. Investigation of the impact of small 1ot~1ndividua1 well
development on groundwater quality vis a vie the Rutgers
Study.

3. Further investigation into the potential for a municipal
well field within the Town Center area.



4. Continued effort to interconnect community water systems
under the jurisdiction of the Municipal Ut411ities Authority.

5. Review of the existing infrastructure of the water
supply and distribution system and to outline a Tong ternm
program for replacement. )

6. Soi11l test borings should be done as part of the
application development process to assess groundwater supply
capabilities. :

Surface Water

As indicated earlier, West Mil1ford predominately
util1zes groundwater for its potable supply. However, due
to the proximity of major surface supplies, specifically the
City of Newark's supply and the North Jersey District Water
Supply Commisstion (N.J.D.W.S.C.), the issue of surface water
avatilabi11ty and the cost effectiveness of deldivering the
supply from these sources is timely. ATthough these issues
cannot be resolved at present, a review of these systems
will assist in the understanding of some of the factors that
may govern them.

Presently, there exists 3 major water purveyors in or
within close proximity to West Mi1ford; City of Newark,
Borough of Butler, and the North Jersey District Water
Supply Commission (N.J.D.W.S.C.)}. with the City of HNewark
and the N.J.D.W.S.C. retaining the diversion rights for most
of the runoff 41n the Township. 0f these three, it appears
that only Butler and the N.J.D.W.S.C. are feasible as
potential suppliers, as outlined below.

The City of Newark storage capabilities based on its
Pequannock Reservoir System totals 14,36 bi1141on gallons of
storage among 1ts 5 reservoirs (Canistear, Clinton, Oak
Ridge, Charlotteburg and Echo Lake). The safe yield from
this supply 1s between 50-55 mg/d. However, Newark's
demand on 1ts supply often exceeds the available yield and
so they are not considered a Tikely source for West Milford
at teast not directly.

The Butler Water Co. already supplies High Crest
Lake through a private water purveyor. Research done by
Malcolm Pirnie indicates that an additional 2-3 mg/d of
water may be available to ¥West Milford. This translates
into a supply that could support an additional 20,000 people
in this area,. This supply may not only prove important for
residential use but may also be a consideration in the
development of the Apshawa tract by the county. Further
research should be given to connection to this supply when
development occurs 1in this area,



The N.J.D.W.S.C. was established in 1916 by State
lTegisTlature,. Governed by a 5 member commission, 1t is
mandated to develop water supply facilities for northern New
Jersey. The commissjion, who administers and operates the
the Wanaque Reservoir 1s made up of the following
municipalities, and 41ncludes their percentage of ownership:

Newark 40.50%

Paterson, Cl1i1fton, Passatc
(Passatc Valley Water Commission) 37.75%

Kearny 12.00%
Montclair 5.00%
Bloomfield 4.00¢%
61en Ridge .75%

Located 1n Ringwood 1n the Wanaque River watershed, the
present reservoir has a total storage capability of 29.5°
bi11ion. However, with the completion of the Wanaque South
Project or Monksville Reservoir, Tocated 4n both West
Mil1ford and Ringwood, an additional storage capacity of 7
bi1T1on gallons will be added. This combination of
reservolirs will have estimated safe yteld totaling 119
mg/d.

In an earller report, the Passaic Valley Water
Commission indicated a willingness to supply water to West
Mit1ford. However, the pipeline needed to deliver water,
from the outflow 4n Wanaque did not prove feasible. With
the completion of the Monksvil1le Reservoir in 1987-88, the
access to this supply for West Mi{l1ford may become feasible.
at some future date, Since the P.Y.W.C. has expressed an
interest to purvey water to West Milford and presently
services parts of Ringwood, a dialog with N.J.D.W.S.C.,
concerning this 1ssue should be 1nittated.

In addition, Malcolm Pirnie (as part of their report
tdentified areas for potenttal reservoir sites in West
Mi1ford. The preliminary criteria for a surface supply site
included a suitable dam site, a maximum depth of 40' or more
and a largely undeveloped watershed of 1 mile or more.

‘Malcolm Pirnie i1dentified sites based on that criteria which

are Ydentified in Table 9.



TABLE 9 : POTENTIAL RESERVOIR SITES

JC(1) BB(2) ¥B(3) DP(4) MB(5) Monk(6)
water-
shed
area(sm) 2.7 1.3 4.9 2.6 1.5 42.0
reserv-
oir area
(ac.) 71 47 25 127 64 500
reserv-
oir avg. i
depth(ft) 20 20 15 25 10 -
reserv-
oir stor -
age(mg) 463 306 123 1032 209 6,900
avatilable
yleld
{mgd) 1.2 0.6 2.2 0.7 0.4 6.0
Notes:
{1) Jennings Creek
(2) Beech Brook
(3) MWest Brook
(4) Dunkers Pond
(5) Mossmans Brook
(6) Monksville




In the selection of the reservoir sites, geotechnical,
i - environmental and economic feasibil1ity were not considered.
' With the exception of West Brook, most of the other
.§§§ potential watersheds are already publicly owned with the
rights held by edther N.J.D.W.S.C. or the City of Newark.
Based on this data, the future of a municipal surface water
supply appears dependent upon N.J.D.W.C.S and Butler. '

From the studies conducted for the Township and the
research done by the Department and Committees, the
following recommendations can be made:

1. A ti1e 1nto the Butler Water Co. should be considered
with any development of the southwest portion of the
Township.

2. The feasibil4ty and cost effectiveness of the North
Jersey Water Supply Commission suppliying West Mil1ford with
water upon completion of the Monksville Reservodr should be
researched, Similar possibilities should be discussed with
the Passaic Yalley Water Commission.

3. The cost of development of the West Brook Resgrvoii site
should be compared to the cost of recedving services from
the P.V.W.C. and N.J.W.S.C.

119



WASTEWATER MANAGEMENT PLAN f

West Milford Township consists of 78 square miles of
land area in which 23,000 people reside as of mid 1984,
Over 50% of the land 1s 1n public ownership, The State of
New Jersey, the City of Newark, and the County of Passaic
account for the majority of this public ownership. There
are smaller amounts of acreage owned by other public

entities for recreational purposes as well as Township owned
Tand.

The balance of West Mil1ford is rough and rugged land.
Flood plains, wetlands, and rock outcroppings exist
throughout. There 1s, however, land which is developable
and which will be the subject of future development.

Approximately 90% of the Township's development 1is
served by individual septic disposal systems. Operation and
maintenance 1s conducted by the private homeowner. There
are several sewerage facilities which have been constructed
in conjunction with major development projects. The
majority of these plants are owned and operated by the West
Milford Municipal Utilities Authority. This autonomous
organization was established for the express purpose of
operation and maintenance of these facilities, Finally,
there are several small or seasonal plants which are owned
privately and stt111 operate on that basis. A1l of these are -
for commerctal or recreational land uses under one &5”
ownership.

Existing Systems

The existing sewerage treatment plants were analyzed by
Malcolm Pirnie engineers in 1984 in a study conducted for
the Township Planning Board. Since this study two additioenal
developments Bald Eagle Village and Williamsburg and their
respective plants have also received Township approvals.
Table I 1ists the existing plants and their characteristics.,
0f these facilities, Highview, Crescent Park, 0lde Milford,
Birch Hi11, and Awosting are under the ownership of the MUA.

Expansion Capabilities

Malcolm Pirnie reviewed the potential of each facility
to assess their expansion possibilities. Four factors are
considered in the assessment: process suitability, site
suitability, land use compatibility, and effluent disposal.

Process suitability refers to how adaptable the
existing treatment processes are to increased flows,
addition of parallel units and unattended operation. Septic
tanks and sand fitlters are not preferable for large flows or

120



several parallel units. The contact stabilization process
requires more attention to sludge management than extended
aeration, Therefore, it 1s rated lower. The Awosting plant
was downrated from good to fair because of severe
inftltration/inflow problems 1n the sewer system.

Site suitabiltty refers to the availability of land at
an existing plant to double its capacity. Plants with
sufficient vacant land are rated good. Plants with
sufficient land occupied by processes which could be made
more compact (generally sand filters which could be replaced
by high rate filters) are rated fair, Plants without
sufficient land are rated poor.

Adjacent land use refers to compatibility of wastewater
treatment with the neighboring land uses. Plants with no
neighbors within 500 feet except commercial or industrial
uses are rated good. Plants with no netghbors within 200
feet except commerctial or industrial land uses are rated
fair, Otherwise plants are rated poor.

Effluent disposal may be by surface discharge or land
application. Plants ditschargtng into streams without
downstream impoundments are rated good for surface
discharge. Eutrophic impoundments are rated poor for
surface discharge and High Quality-Category One waters are
rated very poor for surface discharge. Rating for land
application are based on the relative magnitudes of the
nearest disposal site's capacity divided by the distance in
feet, This provides some measure of the advantages of both
proximity and capacity. The three highest ranking sites are
rated good, the next four are rated fair, and the lowest
four are rated poor.

The expansion possibilities for the existing treatment
plants are not encouraging. None of the existing treatment
plants are suitable for expansion followed by surface
discharge. However, Mil1ford Manor, Highview, and Eagle's
Nest appear suttable for expansion followed by land
application of wastewater, 0f course, these evaluations
must be confirmed by detatled site investigations before an
expansion could be designed. The approximate capacities of
the expanded facilities are as follows:

Population Served

System Existing Potential
Miiford Manor 100 1000
Highview 370 1000
Eagle's Nest Seasonal 2000
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Existing Service Area

West Milford l1ies within two major watershed
boundaries; the Pequannock and the Wanaque. The Northeast
New Jersey Water Quality Management Study delineates the
Township 1into these two service areas. There are no major
wastewater treatment plants within West Milford. In the
Pequannock basin projected interceptors have been excluded
from the plan and will not be extended into the Township.

In the Wanaque basin, West Mi1ford has been included
within the Wanaque Regional Facility. Plans to construct an
interceptor 11ine into the Belcher's Creek area of the
municipality were developed. That 1ine was designed to
service the Crescent Park, 0lde Milford, Highview, and
Awosting sewer plants, It would also provide facilities to
additional service areas including Greenwood Lake, Kitchell
Lake, Lindy's Lake, Pinecliff Lake and Upper Greenwood Lake.

The Management Study sti11 calls for this interceptor
to be implemented. However, questions of economic
feasibility and sewerage treatment philosophy and policy -
changes have made construction of this line doubtful. Other
questions raised concern the diversion of potential recharge
water out of the basins and the affect this will have on
groundwater and lake levels.

Individual Septic Systems

As indicated in the tntroduction, approximately 90% of
West Milford utilizes individual septic systems, Once a
predominately vacation community, the seasonal development
primarily occurred around the lakes on small lots, with
individual systems. Most of the other older development in
the Township occurred along the main arteries 1nto the
township and on larger lots,

Due to the type of terrain and constraints of the
Township, such as steep slopes, high water table, wetlands,
and the unwieldy size of the Township, the possibhility of
lTocating a central treatment plant to service the Towhship
areas 1s remote. ’

More recently, studies conducted by Malcolm Pirnie
-(1983) and Rutgers University (1984) both confirmed the
restrictive nature of the land and recommended large lot
sizes for most of the Township where a central sewer ahnd
water system was not provided.
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The Township 1s cognizant of the fact that in order for
proper development of-West Milford to occur, the
environmental limitations of the land must be respected.

As a result, the Township's restdential zoning is
predominately large 1ot zoning (1.-4 acres) for areas with
environmental constraints, and away from Township services,
Provisions for development such as clustering, townhouses,
and smaller lots are located nearer to Township services and
in the less constrained areas only 1f a central sewer and
water system 1s available or provided. These areas are the
areas where new and future development 1s l1ikely to occur
within the town. It 1s here also that a possible linking of
treatment plants will occur when the Township expertiences
enough development to make 1t cost effective.

Based on the fact that more than 50% of the land in
West Milford 1s either owned by the State of New Jersey as
parkland or the City of Newark as watershed: property, much
of the land w1ll rematn as open space, Bearing in mind the
environmental l1imitations and the recent studties conducted
for the Township, the current and future developmént of
individual lots in the Township will primarily be Targe lot
development with individual septics and wells in areas away
from the Township center.

Constdering the above circumstances, the Township has
attempted to plan for future wastewater facilities on a
comprehenhsive bastis. Several factors are considered;

1.) the prospect of the Wanaque Valley
interceptor constructtion in the very
near future is not feasible

2.) growth demand upon the Township will
be significant within the next decade

3,) the Township has established 1ts zoning
plan based upon a Comprehensive Master
Plan and through several statewide
legal and planning parameters which
have necessitated cluster and multi-
family development.

4.) this type of development requires that

wastewater facilities be constructed 1in
conjunction with such development
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Service Area Descriptions

The map i1ndicates the location of existing wastewater
treatment faciltities and the location of the proposed
facilities ih conjunction with future potential development.

The USGS maps enclosed tndicate the proposed
wastewater service areas within the Township. Nine (9)
service areas are proposed pursuant to the above criterta.

A description and analysis of each service area 1s discussed
below.

T1. Belchers Creek Service Area - This service area
includes approximately 92 acres. The area includes the
existing Shop Rite Plaza, the Wiggins Farm site, Adelaide
Terrace area, the Town Hall and commercially zoned property
along Union Valley Road.

The service area 1s zoned for commercial purposes and
could develop to 250,000 to 500,000 sq. ft, of commerctal
space. This zone may also permit senlior citizen housing
which would be i1ntegrated to the commercital, Estimated flow
for this service area would be approximately 200,000 gallons
per day. There 1s a wetland and floodplain area noted on
the map along Belchers Creek that will 1imit the amount of
development.

The existing plant in this service area has an average
flow of 0.007 MGD and a capacity of 0.0020 MGD. An
additional plant may be constructed within this area. The
Municipal Utilities Authority has the opportunity to obtain
ownership of the existing STP.

2. Marshall H111 Service Area - This service area is
approximately 103 acres in si1ze and consists of two major
parcels; the Birch Hi111 development (fully developed) and
the Marshall Hil1l School (public property). No further
major development 1s expected within the service area except
for a small shopping area of 40-50,000 sq. ft. within this
district and the completion of the Birch Hi11 community.

The existing treatment plant has the capacity for 24,000
gallons per day. There 1s a small floodplain traversing the
area. Some thought to subsurface discharge should be
considered for the future in this area for the existing
plant.
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3.) Greenwood Lake Service Area - This service area 1is
located along Greenwood Lake Tpke. and Airport Road. Total
acreage includes the Jungle Habitat site, 1000 + acres and
the West Mil1ford Airport Property, 217 acres. This area
could be zoned for office, commercial, fndustrial and
residential purposes, This area 1s tn the process of beting
rezoned through Master Plan revisions. At this time 9t 1s
not possible to determine the precise magnitude of potential
development or the development mix of uses, One scenario
could produce 1.5 mi111on sq. ft. of commercial space and
1,000 dwelling units. The existing treatment facility 1in
the service area will be disengaged and a new facility will
be required. A small wetland and floodplain area exists
directly along Greenwood Lake Tpke. which will not be
disturbed as part of the development. The ultimate method
of discharge will be through subsurface disposal,.

4.) Awosting Service Area - This service area 1s located
between Greenwood Lake and Awosting Road and 4ncludes 105
acres, It 1s essentially developed and has an existing
treatment plant with 22,000 gallons per day average flow and
45,000 gallons per day capacity. A small wetland and
floodplain are Tocated at the north end of the service area
which 1s the outlet of Greenwood Lake and consists of State-
owned property. No expansion of this STP or capacity 1s
planned.

5.) Hines Farm Service Area - This area consists of 300
acres of lTand Tocated along Union Yalley Road south of
Pinecl1i1ff Lake. It 1s zoned for multi-family development
and 400-500 units are possible here. There 1s an extensive
wetTand and floodplain (Belcher's Creek) running through the
center of the service area. These environmentally sensitive
areas will not be disturbed 1n conjunction with this :
development, The proposed sewerage treatment facildty will
have a capacity for approximately 130,000 gallons per day.
This STP will 4Yncorperate the Reflection Lakes treatment
faci1lity of 2,000 gal./day which would be phased out of
service.

6.) Bald Eagle Service Area - This service area includes
the Bald Eagle multi-family development (440 units) and its
existing sewer plant (80,000 gallons per day capacity) on
100 acres of land. This approved faci1l1ity may be capable of
accommodating additional development of smaller sites which
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are south of the development and 41f possible, would make the
size of the service area 194 acres. This small additioen to
the Bald Eagle service area could also potentially be tied
into the Unton Valley Service Area discussed below. The
Bald Eagle service area i1s just south of the Hines Farm area
on the west side of Unton Yalley Rd.

7.) Undon Yalley Service Area - This service area 1is
Tocated on the east side of Union Valley Rd. adjacent to the
Bald Eagle service area. It also includes the Crescent Park
treatment facil1ity and development and the small area
adjacent to the Bald Eagle Service Area on the west side of
Union valley Rd. Total acreage of the area includes 325
acres of which 131 acres are developed. The balance 1is
vacant and zoned for multi-family residenttal and a small
amount of commercial. Projected dwelling units are 800 with
approximately 200,000 sq. ft. of commercial space, The new
treatment plant for the entire service area will be
approximately 300,000 gallons per day. There are several
small wetland areas and a floodplain located within this
area which will not be disturbed 1n the development process.

The Crescent Park STP wil11l be modified to permit
treatment 1n the new plant. The existing plant has an
average flow of 0.052 MGD with a capacity of 0.064 MGD. The
new STP wi1ll 4dncorporate subsurface disposal as final
discharge.

8.) 0lde Mi11ford Service Area - This service area 1is
located along Macopin Rd. and Yncludes the Camelot and 0O1lde
Mi1ford subdivisions totaling 328 acres. The 01de Mi1ford
subdivision has approximately 200 homes developed with 70
homes anticipated. Camelot has 47 homes constructed with 60
additional homes expected. The existing treatment plant was
designed for these developments and has 170,000 gallons per
day capacity. There are several small wetland areas on the
0lde Mi1ford site and one significant wetland on the Camelot
stte. The wetlands on O0l1de M11ford are within extension
areas of the development and therefore can be protected.

"The Camelot wetTand will effect the type and nature of

development that w111l occur as will the floodplain running

“through the general area of Camelot,

There 1s no planned expansion of the STP or service
area with the exception of possibly Pinecrest Lake (see
below). The plant may be modified however, to convert the
present stream discharge to subsurface discharge.
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9.) Highview Service Area - This service area {256 acres)
is located along Macopin Rd. south of Westbrook Rd. It
includes the Highview subdivision (west) and the Board of
Education complex (east). The subdiviston contatins homes
with only limited prospects of being expanded. The existing
plant has a capacity of 80,000 gallons per day and 1s
operating at 56,000 gal./day.

However, a stgnificant land area east of the Board of
Education complex; 151 acres (Dtani Farm), has been added to
this service area, At this time, 1t 1s not possible to
determine whether the development of this tract will be
annexed to the existing STP or an additional STP will be
constructed. If additional facilities are required,
subsurface discharge will be employed. If the existing
plant can be expanded, them subsurface discharge methods
should be strongly considered in place of the current stream
discharge.

10.) Macoptin Ridge Service Area - Th1ls service area
consists of 114 acres located between Macopin and Ridge Rds.
just south of the Town Center. It i1s located on both the
Wahaque and Newfoundland Quadrangles. The land ts zoned for
multi-family development. However, a signiftcant portton of
the site 1s considered wetland. This w11l severely
constrain development potential of the site. The total
proposed capacity of the STP w111 be approximately 150,000
gal./day. The method of final disposal will be through
subsurface discharge.

11.) Morsetown-R1dge Service Area - This service area l1les
between Morsetown Rd., and Ridge Rd. south of West Milford
Lake. The total land area of this district 1s 174 acres.
The service area 1s zoned for single family and multi-family
development, It consists of the Williamsburg multti-family
project, a vacant 75 acre parcel adjacent to Willi1amsburg
zoned for multi-family development and the existing West
Milford Lake community (184 dwelling units). The capactty
of the Williamsburg treatment facility is 75,000 gallons per

~day. There may be a second treatment faci1lity within this

basin which w11l include an additional 80,000 gallons per

day.

12.) Prospect R1dge Service Area - The Prospect Ridge
Service Area includes the Prospect Rtdge condominium
development (61 dwelling units) and the Joseph condominium
(15 dwelling units). These are two separate and distinct
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projects whose borders are not contigusus. Each will
require a separate treatment factlity. Proposed treatment
will be tertiary with subsurface disposal, An attempt
should be made to combine these two systems if possible.

13.) Sunset Lake Service Area - This service area ihcludes
two major tracts of land; a residential tract on Otterhole
Rd. of 396 acres and an office-research tract of 140 acres
on Macopin Rd. It also i1ncludes two fully developed lake
communtties; Gordon Lake and Shady Lake with approximately
246 dwelling units. There are no development proposals 1in
this service area however, development 1is expected in the
future,

It is premature at this time to determine the exact
capacity of the STP or STPs. It could range from 0.10 MGD
to 0.80 MGD, The components will be consistent with
Township and NJDEP regulations and will include subsurface
disposal as final discharge. Up to two individual treatment
plants may be required 1n the service area,

14.) Idylease Service Area - Along Union Valley Rd. near
Rte. 23 is the proposed Idylease Service Area. This tract
1s 112 acres in size and 1s located on both stdes of Union
Valley Rd. There 1s a possibility of permitttng
institutional and residential uses on this tract. Total
average daily flow and capactity from any STP 1s premature at
this time. STP construction and method of disposal will be
consistent with other new service areas, i1.e. subsurface
disposal.

Lake Communities

Another aspect of this plan 1s to constder the
possibility of constructing sewerage collection systems and
treatment facilities within the Take commuhitties of West
Milford. A study conducted for the Township by Rutgers
Untverstity concluded that the groundwater in these areas may
be threatened due to pollution from septic disposal.

.These communities are densely developed on small lots.
They rely exclusively on individual wells and septics for
water and disposal respectively with onhe exception,
Highcrest Lake, which has an external source of drinking
water.
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The policy established by the Township is to encourage
sewerage treatment plants to be constructed separately or 1in
conjunction with adjacent development in these communities.
A review of the lake service areas shows that in many cases,
adjacent large scale development could be designed in such a
manner so that addittonal capacity built into the plant by
some agreement with the developer could absorb a portion or
all of the adjacent lake communtity.

The lake communities in this plan include:

15.) Pinecliff Lake Service Area =- This area thncludes
approximately 405 homes and 1100 population. The
approximate flowage 1s 0,010 MGD. This service area could
be merged with the Bearfort Service Area or the Hthes Farm
Service Area.

16.) Lindy-Mt. Glen Service Area - This area consists of
the communities of Lindy Lake, Upper and Lower Mt. Glen
Lakes and Postbrook., It has approximately 544 dwelling
units and 1500 population. This service district is
adjacent to the Highview and Sunset Lake service areas. The
estimated sewerage flow from this service area is 0.15 MGD.

17.) Pinecrest Lake Service Area - This service area
includes a smaller lake community and several vacant tracts
of land adjacent to the lake. This area 1s zoned for higher
density development and can be expected to have ohe or two
sewerage treatment plants., The size of these plants are
rather small in size, being 0.003 MGD generally. Ohe
alternate plan may be to attempt to merge this service area
to the 0l1de Milford Service Area which is within the
adjoining drainage basin. The second alternative would
attempt to interconnect with the Uni1on Valley Service Area
which 1s across the ridge from this area. ' Neither of the
two alternative service area options have contiguous Tand
with the Pinecrest Service Area.

18.) Upper Greenwood Lake Service Area - By far the Targest
lTake community 1in area and population is Upper Greenwood
Lake. The service area would include the neighborhoods of
Upper Greenwood Lake, Mt, Laurel Lake, Shadyside, and
Warwick Tpke. The'popdlation of this area is approximately
3,000, The estimated sewerage flow within this service area
would be approximately 0.30 MGD.

Upper Greenwood Lake would be one of the most difficult
areas in which to implement a2 sewerage collection and
treatment system. The community is separated from other
service areas by distance and topography. Interconnections
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to other systems do not appear 1ikely because of this and
because of the si1ze of the community that would be required
to be absorbed.

Similarly, constructing 1ts own system will be
difficult. The capital 4dnvestment needed to construct the
system will be substanttald. The .-engineering difficulties i4n
constructing the system are considerable due to varying
topography, depth to bedrock and suitable disposal areas.
At this time, there 1s no large scale development proposed
in thi1s area which could be utdilized as a catalyst for
construction of the system.

Given these constratints, however, 1t 4s never the Tess
important to designate Upper Greenwood Lake as a wastewater
management service area. The potential for deterioration of
environmental and health conditions could prove to be the
stimulTant for public action in this regard. To exclude this
area from consideration would not be appropriate. This 1s
perhaps the service area with the highest priority for
publtc action through the MUA's planning and through the use
of federal and state funding programs.

19.) Highcrest Lake Service Area - This area includes
Highcrest Lake, a community of 600 people, the Apshawa
Reservoir tract of 500 acres, the netghborhoods of Trails
End and Wonder Lake (400 population), Mountain Springs Lake
(100 population) and a vacant parcel of land adjacent to
Highecrest Lake of 93 acres, The estimated sewerage flow
from this area {1s approximately 0,11 MGD.

Higherest Lake i1s serviced by the Butler Water Co.,
therefore {1t does not rely upon groundwater for %ts water
supply. However, individual septic fields have endangered
groundwater suppltes for those areas outside the community.

‘Commercial Areas

Two other service areas have been establiished based on
thetr capacity for smaller scale commercial and dndustrial
development, There are no impending plans to construct
central treatment facilities within these districts. That
may change depending on the nature and scope of the actual
development and the degree of public funding available.
Some of the developed areas w111, however, exceed the 2000
gal./day threshold establ4shed by the NJDEP which will
regquire discharge permits. It 1s assumed that treatment
systems will consist of i1ndividual conventional septic
systems. NJPDES permits wil1l be required from developments
meeting the above threshold.
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The two service areas where this criterta would apply
include:

20.) Belchers Creek Service Area - This area runs along
Greenwood Lake Tpke. and Union Valley Rd. from Marshall H111
Rd. to White Rd. It 4ncludes all the commercially zoned
property along this road as well as existing residential
areas along Lincoln Ave., Greenwood Lake Tpke., .and
Greenbrook Estates. It 1s adjacent to Prospect Ridge
Service Area and the potential may exist at some future date
to {nterface these systems. The expected total flows within
the service area cannot be accurately calculated at this
time although 1.0 MGD appears possible.

21.) 0ak Ritdge Service Area - This service area consists of
the area along Oak Ritdge Rd, from Rte., 23 to Bonter Rd. The
area expands north to Paradise Rd. and south to the
Pequannock River. This area 1s zoned for both commerctal
and itndustrial uses. Only non-conforming residential uses
are absorbed into the service area boundartes. No major
treatment facility 1s anticipated at this time. Development
will be through itndividual conventional on site septic
systems unless a substanttal project develops or publtc
funding becomes available, The expected total flows within
the service area cannot be accurately calculated at this
time although 1.5 MGD appears possible,.

Recharge Areas

Each service area whether 1t has an existing STP or a
newly proposed STP or vacant land, has been designated as an
area where subsurface disposal 4s recommended as a finatl
disposal method. The primary objective of this disposal
method 31s to recharge groundwater suppltes and to use the
so1ls as a final safeguard 4n terms of treatment.

It 4s therefore necessary to Jlocate land disposal areas
that are properly sized 4n suitable recharge areas in order
to achieve the objective. In several of the service areas, -
particularly the existing Take communities, %t may be
extremely difficult to Tocate proper disposal areas.
Therefore, 1t may be necessary to Tocate disposal areas

outside of the immediate designated service areas. It ts

not the tatention of this plan to expand service aredas by
Tocating final disposal beds tn this manner. It 1s the
{ntention to locate disposal areas 1n the most suttable
s011s areas that can contribute most significantly to
groundwater recharge.
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Sludge Mahagement

A Sludge Management Plan was developed in 1983 for the
Pequannock and Wanague basins by PQA Engineering. Sludge
from the Wanaque basin would be processed ih the Wanaque
plant. Sludge would come from the Awosting, Crescent Park,
01de Mi1ford and Highview plants., In addition, septage waste
disposal will account for 94% of the total dry solids
generated by West Mil1ford in the year 2005. The total
solids loading will be approximately 7,030 pounds per day to
the WYRSA, :

Within the Pequannock River Basin Reglional Sewerage
Authority 1n West Milford, there are no sewer plants. Total
septage loadings will be derived from individual septic.
systems. That Toading to the PRBRSA wi1ll constitute
approximately 500 pounds per day by the year 2005.

It is anticipated that any additional plants and
individual systems septage will be processed by the
treatment facility within the appropriate basin.
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COMMUNITY SERVYICES

The community services plan seeks to relate the other
Master Plan Elements; particularly the Land Use and Housing
Elements, to supporting services required as a result of
population and economic growth. Both present and future
needs of emergency, public safety and other Townshitp
services are assessed, As the Township continues to
prosper, the need for additional and more permanent services
are created,

The following discusston is not a technical analysis of
these services, but a general discussion that will stimulate
the need for further study.

RECREATION

Recreational needs are vital to a growing and healthy
community. In a myntcipality of 78 square miles 4n which
over 50% of the Tand area {1s owned publicly, there 1ts
stgnificant open space, but Tittle 4n the way of formal
recreational facii1ittes compared to this open space. The
demand for these facilities are ever growing to the point
where West Mi1ford uses park areas from the County, the
Presbytertan Church and the Board of Education.

There are certatn planning criterta that represent the
type of recreatfonal facilities a town, city, municipality,
etc. should provide. The population of the town and the
avatlable acreage are the determining factors 4n deciding
what type and how many of the different recreational areas
will be provided.

A playground or playlot 4s an area designed for
preschool children. It 4s conceived to be the equivalent of
residenttal "backyards" or the open space surrounding homes,
A playground ts approximately 1,500 to 2,000 square feet 1in
stze and should be 4n clear view of the dwellings within
that area.

Netghborhood parks are butlt to accommodate the
recreational needs of children aged 6 thru 14. This type of
park 1s the center of recreatton activities for the
netghborhood. The neighborhood park should be Tocated within
a 1/4 mtle walking distance of the netghborhood and tnclude
an area for playing apparatus and an open space area for
informal play. West Mil1ford does not have any playlots or
netghborhood parks as defined previously.

Playfields are designed with young people and adults in

mind. One playfield can accommodate four or five
netighborhoods. The walking distance to a playfield should
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not exceed one mile, one-half mile radius being preferved. A
playfield essentially has the same facilities as the
neighborhood park with additional faci1lities for
competitive-type sports (ie basebail, football, soccer,
etc.), as well as night lighting.

However, West Mi1l1ford presentiy has hine playfields.
These facilities are lTeased and maintained by the Department
of Parks and Recreation. These eight factlities are:

A. Ernie Oakes Park (Sand Cap): this facility 1is
located behind the Queen of Peace church off of Elm Street.
This facility contains four softball fields for the spring
and summer and one soccer ftleld for the fall,

B. Presbytertan Field: this faci1lity is located behind
the West Milford Presbyterian Church on Union Valley Road.
This 1is one of the two fields that has night lighting. This
field is utilized for football in the fall and baseball 1n
the spring and summer.

C. Board of Education: these facilities are located
nhear six of West Mil1ford's schools, These schools are
Westbrook, Upper Greenwood Lake, Paradise Knoll, Apshawa,
W.M. High, and Marshall H111. Marshall Hi11l is the only
other Tighted field in the Township, These fields are used
for baseball, football and soccer.

D. Echo Lake Field: this facility is located across
from St. Joseph's Church on Germantown Rd. It is owned by
the C1ity of Newark and leased to the Township. It consists
of one ballfield, however, the Township and the City are
proposing to upgrade this factility to increase {its
utilization.

The nine playflelds essentially follow the definition
of a playfield, with the exception of the 'Tocation to the '
surrounding neighborhoods. Due to the expansiveness of the
township it is diffucult to place recreational facilittes
within walking distances of nearby netghborhoods.

The community park contains the main facilities for
city wide recreation, organized sports, public gol1f courses,
open air entertainment and zoological and botanical gardens.
The communtity park should retain or reintroduce the natural

.surrounding, and in doing so, maintatitn the wildlife as much

as possible, The area of this type of park varies in size,
but 1s usually considerably large. West Mi1ford currently
has four community parks. The following is a Tist of
extisting parks and the facilities each of them contains.



A. Bubbling Springs: this park is located on Macopin
Road between Wooley and Westbrook Roads. Bubbling Springs
has provisions for swimming, fishing, 4ce skating, and
picnicing. Also, there 4s a playground and two -baseball
fields.

B. Brown's Point: this park.4s located off of Greenwood
Lake Turnpike across the street from the old bowling alley.
This facility accommodates picntcing, fishing and
horseshoes. There 1s a playground and access for boats
coming off the lake.

C. Farrell Field: this park 1s located off of Marhtll
Road, just a short distance from the township department of
public works and engineerding. This area has four soccer
fields and one football field.

D. Mount Laurel: this park 1s located on Warwick
Turnpike between Tyler and Melrose Place. This park contatins
a ball fteld, tennis/basketball courts, a soccer fileld,
playground and picnic area.

West MiT1ford contains another recreational facility
that does not fall within the criterta of one of the four
recreational facility types. The Hillcrest Community Center,
formerly the Hillcrest Elementary School is the home of the
West M31ford Department of Parks and Recreation. Thits
builiding also accommodates gym activities, meeting rooms, a
sentor citizen wing and a baseball/soccer fileld.

The critertfa regarding the types of recreational
factlittes that should be within a certain town 4s dependent
upon the population and amount of available land. Many of
the Tocattonal criteria cannot be met 4n West Milford
primarily because 1t 1s a car dependent community. There are
many recreational factlities throughout the town, but 1t
usually requires vehicular transportation - -to reach them,

The Department of Parks and Recreation recommends the
following facilittes to be considered tn the future:

A. Lighted athlettic fields

B. Bitke trails

C. Boat martina

D. Cross country skiting

E. 18 hole golf course

F. Jogging paths

G. Hiking and nature trails

H. Shuffleboard courts

I. Indoor swimming

J. Yolleyball courts
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At the present those facilities that are utiltized are
being dohe so above and beyond their normal capacity. As the
town continues to grow the demand for recreational
factilities, especially ball fi1elds and tennis courts, will
increase as well.

There 1s also a need for faci1lities within the
Germantown and Newfoundland areas. Most of the present
facilities are Tocated near the Town Center. The Township
should investigate the possibility of leasing or acquiring
land from the €City of Newark on Echo Lake Road ahd 1n the
Newfoundland area so as to be able to service the smaller
neighborhoods and decentralized areas of the Townhship.

EDUCATIONAL FACILITIES

There are presently six elementary schools, one junior
high school and one senior high school comprising West
Milford's public school system. They are as follows:

Elementary
1. Marshall Hi11
2. Maple Road
3. Paradise KXnol1l
4, Westbrook
5. Apshawa
6. Upper Greenwood Lake

Junior High
1. Macopin

High School
1. West Milford Township

Hillcrest, formerly an elementary school, 1is currently
betng rented to the township at $1.00 per ‘annum for
community use, Contained in this facility 1s the township
recreation department, services for senior citizens,
upcounty service agencies location and health services.

Enrollment

Enrollment statistics indicate current treads in school
populattion caused by changing demographics. The following
statistics were taken from the Educational Master Plan.
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PAST ENROLLMENT

79-80 80-81 81-82 82-83 83-84 84-85 s
K 362 312 325 337 304 355
1 386 379 343 360 337 377
2 379 353 341 315 343 319
3 393 376 349 334 318 343
s 450 389 370 346 330 311
5 413 436 388 366 356 337
6 389 414 426 402 368 362
7 437 377 426 428 418 387
8 397 441 382 419 429 416
9 473 396 431 379 409 425
10 434 470 404 438 380 398
11 427 427 443 396 427 376
12 347 403 402 425 378 405
SE 55 53 52 57 66 69

5342 5226 5082 5002 4863 4840

The above table on past eanrollment reflects the student
population of all eight schools from the 1978 to the 1985
school years.,
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PROJECTED ENROLLMENT

91-92 92-93  93-94 94-95 95-96
K 418 418 418 418 418
1 451 451 451 451 451
2 430 419 419 419 419
3 414 430 419 419 419
4 402 410 426 415 415
5 436 402 410 426 415
6 380 445 410 418 435
7 366 388 454 418 426
8 322 366 388 454 418
9 328 322 366 388 454
10 354 328 322 366 388
11 313 343 318 312 355 ¢
12 323 297 326 302 296
SE 96 101 106 112 117

5033 5120 5233 5318 5426

To obtain the projected enrollment the cohort survival
methodology was utilized. This method computes a ratio of
those students who progress from one grade year to the next.
Thus ratio s then appltied to project the number of students
ih each grade from the 1986 to 1996 school years., The early
grade populations are estimated by birth rates, migration -
and other factors,

Present demographtic trends indicate a continuation of
stagnant to slightly dincreasing enrolliments., This 1s caused
by multiple factors including lower household sizes,
relative decrease in population of child bearing age and
double 1ncome households.
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The effect of the Land Use and Housing Plans on
future enrolliment canhot be definttively determined at this
time. However, it 1is estimated that the projected housting
may thncrease the enroTlment projections to some degree, but
it student populations will not approach the capacity of the
educational facilities as they did in the 1960°'s and early
1970's . -

~LIBRARY SERVICES

The West Milford Township Library was founded i1t 1952
as a private association library on property owned by the
West Milford Presbytertan Church. In 1954 the library
relocated to larger quarters, A bequest from Claudine
MacDonald's estate allowed the Association to purchase Tand
adjacent to the town hall, whereby the present butlding was
constructed in 1970. A few years later, due to space
lJimitations, the Jan Casciliano Wing was added to house the
Children's Room.

Financial hardship and the community’'s demand for
increased services caused the Council to conduct a
referendum. Oh November 8, 1983 township residents voted for
a township takeover of the library.

The Township Library, located onh Ridge Road near the
Municipal Building, is approximately 6,930 square feet 1in
stze. The experience formula for library size and costs, as
presented in Urban Planninhg and Design Criteria, states
there should be a library first floor space of 9,880 square
feet to 11,115 square feet for a population bracket of
10,000 to 35,000, The formula ascertatns that .4 square feet
to .45 square feet be available per capitta. West Milford,
whose population is approximately 24,7000 people, has a
Tibrary first floor space of 3,465 square feet, or nearly
one-third less than the desired space, The total Tibrary
space, which is .6 square feet to .65 square feet per
captta, equals 14,280 to 16,055 square feet. The West
Milford library 1is once again lower than the accepted.

The State of New Jersey has a set of criteria to
which the library must adhere to in order to receive state
aid. The criteria ts based on the 1980 Census which placed

the population of West Milford at approximately 23,000. The

requirements include employees, library matertals and hours
of operation.

For the population bracket of 20,000 to 23,998, the
state requires the equivalent of six full time employees.
West Milford has four full time employees and various part-
timers which compose the necessary standard. Librartes
within the aforementioned population bracket must have at
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- least two librarians with a Masters degree, and the library
director and senior Tibrary assistant fulfil1l that
requirement in the town. C1vil Service requires that there
be three library employees with Masters degrees. Currently,
the juntior Tibrary assistant is pursuing her degree.

As for library materials, thehprovision states that one
volume per capita be available, and a minimum of 1/10 volume
per capita shall be purchased annually. As of December 31,
1985 the towhship library contained 23,706 volumes on their
shelves.

The final criteria is the hours of operation. The state
standard 1s 45 hours per week. The state allows seasonal
variations for three months, and for West Milford the hours
of operation are reduced during the summer months.
Otherwise, the township library exceeds the standard, as
they are in operation for 49 hours,.

While the Tibrary is providing the best services
possible, the continued growth of West Mil1ford has created a
need for updating the matertals available to the residents.
The library, within the near future, wi1ll have to cohnsider
alternate solutions to the space problem, Such options
include the expansion of the present facilities, expanding
the 1ibrary through branches or the construction of a new
butlding. There have been several attempts to create
branches of the Tibrary elsewhere in the community. In 1954
a branch opened in a room of the Newfoundland Methodist
Church, and while efforts were made to locate a permanent
home for the branch a suttable Tocation could not be found
and the branch closed in 1957. In 1973 a branch opened 1in
the Lakeland State Bank Plaza. This branch, whose texts were
provided through donattons, operated for 27 hours, had 3,000
books and 690 patrons closed in 1977 due to declining
circulatton and a slTash in township aid. Services for the
summer were provided in 1975 at Bubbling Springs, and a
branch was opened at the Jewish Community Center 1in Upper
Greenwood Lake. This closed two months after 1t opened. A
Bookmobile service was also started for the community 1in
1977 was subsequently discontinued.

Design Criteria for Tibraries include easy access,
location on a main thoroughfare, Jocated in a subshopping
area and 1ts location near a neighborhood center. The
present library meets three of the criteria above, but due
to. the untiqueness of the Townaship it 1s diffucult to locate
the library branches near specific neighborhood centers. In
considering a solution to the growth problem, one must
analyze the neighborhood situation. The area that can
satisfy the greatest nheighborhood population may be a
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suttable s4te for a branch, but 1t will be necessary to
group the tndividual netghborhoods tnto larger areas, For
the immedtiate future, this Plan recommends that the Township
direct tts efforts at the creatton of a strong central
Tibrary facility that will meet the demand of a growing
community.

Other future needs that wil1l tmprove the quality of the
matertals avatlable to the publtc include the automation of
the card catalog system. Surrounding counties have totally
computertzed thetr 14ibrary facitlitties, and Passatc County 1is
now in the process of also converting systems. An increase
tn the number of volumes of text and other publicattons will
be necessary. Many present texts are outdated and can be
disposed of, but not until new texts can replace them. While
a "cleanout™ of the 1ibrary may help temporartily, the state
aid condttions are based upon maintatning a certatn amount
of reading matertal., Also, the 14brary hopes to create a
video collection and expand upon their cassette collection.

A1l of the aforementioned needs are based upon funding,
and while financtal hardships have hindered the growth of
the 14tbrary the onset of state atd will make these needs a
realdty.

POLICE PROTECTION

Police protection services are provided by the
Township's police department, housed in the municipal
bu4lding at the 4ntersecttion of Untion Valley and Ridge
Roads. The police department ts staffed with 39 full-time
offycers, four civiltan radio dispatchers, and three clerk
typtists for a total full-time staff of 46 individuals.
Twenty spectal part-time officers supplement the full-time
staff.

The police department has approximately 5,000 square
feet of floor area within which to operate. The space
tncludes a communtcations desk, public lobby, records
bureau, detective bureau, patrol office, traffic office,
patrol commander's office, chief's office, tnterview room,
report writing room, police photography dark room, Tlocker
room, squad room, and four detention cells

The police department operates nine marked patrol cars
and four unmarked vehtcles. Each vehtcle %s equipped with a
wide range of safety and protective equipment, itncluding a
resuscitator, first atd ktt, 100 feet of nylon rope, a 1ife
ring, a 14fe jacket, fire extinguisher, ax, flares,
measuring wheel and a 12 gauge shotgun. Ian addition, the
patrol vehicles are equipped with "moving radar" to enforce
traffic regultattions.
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The department has s4x officers who are certified i
divers and form the police scuba team. The department has Q@@
etght men asstgned to-the *"special operations un4t® and they :
are tratned in rescue operations and spectal weapons.

When compared to an estimated population of
approximately 24,000 people, the ratio of full-time
muntcipal police officers for each 1,000 persons i¥n the
township ts 1.6. This 4s 4n compartson with a ratio of 2.3
for the entire State of New Jersey; 2.1 for Passatc County;
2.3 for Bergen County; 2.0 for Morris County; and 1.1 for
Sussex County, each as determined by the "Uniform Crime
Reporting Program® of New Jersey.

The police employee rates per 1,000 population
presented here should not be construed as betng recommended
ratios. The determination of poltce strength for any
muntcipality or jurtsdiction should be based on the numerous
factors which created the need for police services. These
factors vary 4n type and degree from place to place and
tnclude such consitderattons as geographic location, seasonal
populations, land area, natural and jurisdictional
boundartes, denstty, composition of the population and the
existing road network.

The future growth of the Township would, by necesstty,
create a demand for addttional police services and
protectiton. How thts relates to {Yncreases tn manpower or
capital needs for the Department is dependent upon the
affect of population growth on the above mentioned criterta.

FIRST AID AND FIRE FACILITIES

The first atd squads operate out of three locations 1in
West Mil1ford Township. The West Mi1ford First Aid Squad
operates out of facilities Tocated on Route 23 near the 0Qak
Ridge section of the township and from a facility Tocated
behind the municipal building on Ridge Road. The third
Tocattion ts operated by the Upper Greenwood Lake First Aid
Squad whose facil1ity 1s located on the Warwick Turnpike 1in
close proximity to the New York State border. A11 first atd
squads recelve financial assistance from the Township,
‘supplemented by annual fund ratsing drives.

There are presently six fire departments within West
Mi1ford Township. The districts to which the fire companies
respond to emergencies are based on the election ward
districts. The following fire companies are T4isted below
and their Tocations and districts are shown on Figure 16.
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Apshawa: The Apshawa Fire Company 1s located on Macopin
Road just SE of Weaver Road. Their district essentially
encompasses the SE section of the township. It begins at the
point where Rte 23 meets New City Road and follows
diagonally along the properties that border Germantown Road
to the east up to the middie of Saw Mill Road. From there
the district moves east and intersects Macopin Road near
North Glenwood Road and continues on an easterly
progression. The district takes in all of Shady Lake and
from there continues eastward on Otterhole Road. The major
developments that are included 1n this district are High
Crest Lake, Wonder Lake, Trails End, and Mt. Springs.

Macopin: The Macopin Fire Company 1s situated on
Macopin Road just sTightly north of where the high school is
lTocated. The Macopin district covers that area NW of where
the Apshawa district begins to the point where Echo Lake
meets Rte 23 and moves diagonally north to the itntersection
of Union Valley and Gould Roads. At this 1ntersection the
district line progresses east to the intersection of Macopin
and Cah1l11 Cross Roads, and from there contihues
intersecting Macopin just south of Carpi Lake and continhues
towards the Lake Sonoma area. The major developments that
are ithcluded in this district are Lindy Lake, Gordon Lake,
Postbrook, Mt. G61en Lakes, 0l1de Milford Estates, Highview,
Tall Timbers, and Kitchell Lake.

Community: The Newfoundland Community Fire Company 1is
located on Rte 23 North just east of the turnhoff for 0Oak '
Ridge Road. The Newfoundland district covers that area NE of
where the Macopin district begins and progresses east to
where the township meets the Hardyston Township border and
SE whereby including all of the 0Oak Ridge area., The district
runs diagonally from the same origin as Macopin and
progresses towards the Union Vvalley and Gould Road
intersections. From this point the district moves directly
east to the northern part of Henderson Road and ends at the
Hardyston Township border. The major developments that are
included in this district are Hi-Lo Acres, 01d Milford,
Allison Acres, Crestmere, Cleveland Development, Farm Crest
Acres, Oak Hi111s, Sun Pine Valley, and Church Hi171,

West MilTford: The West Milford Fire Company 1s located
on Ridge Road just south of Town Hall. It covers the centratl
portion of the Township, Beginning at the Union Valley and
Gould Roads intersection the district l1ine progresses
diagonally towards the Macopin and Cahill Cross Roads
intersection and covers that area NE of this l1ine. The
district Tine moves west just below the Morsetown Road area
and progresses dtagonally north covering the Mountain Circle
neighborhood to where 1t meets Marshall H111 Road, whereby
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bisecting the Birch H111 development. From there the
district incorporates all of the Gwinear development,
crosses Union Yalley Road and meets the Upper Greenwood Lake
boundary T1ine . The major developments that are included in
this district are Crescent Park, Bald Eagle Yillage, West
Milford Lakes, Pinecliff Lake, Wallisch, Gwinear and part of
Birch Hi111.

Greenhwood Forest: The Greehwood Forest Fire Company 1is
located on Greenwood Lake Turnpike near Laurel Avenue. This
district follows along the West Milford boundary line and
encompasses all the area to the NW, and the area directly
west of the Upper Greenwood Lake border. The major
developments that are included i1n this district are
Awosting and Lakeside,

Upper Greenwood Lake: The Upper Greenwood Lake Fire
Company 1s Tocated on Warwick Turnpike between Riegler Road
and Falrview Drive., This district encompasses the area SE
near the poitnt where Clinton Road comes upon Clinton
Reservoir and to the NE where West Milford borders Warwick,
New York., The major developments that are included in this
district are Upper Greenwood Lake and Mt. Laurel.

The Fire Department has a staff of three full-time and
one part-time employees. The Subcode and Fire O0ffictal
conducts inspections on new construction and existing
structures, as well as reviewing site plans. The Fire
Protection Inspectors inspect existing structures based on a
schedule, Some structures are inspected as much a four times
a year, and there are also pertodic spot checks conducted.

There are two elected offictlals that oversee the six
fire companies in West Milford. They are the Commissioner
and the Deputy Fire Commissioner. Within the companties
themselves there are the Chiefs, who handle the day-to-day
operations of the company they serve. '

There are approximately 220 volunteer firemen to date.
While the night time shift is adequately staffed for most of
the compantes, there ts a problem in the staffing of the day
shift. There are two shifts; the day from 6 AM to 6PM and
the night shift from 6 PM to 6 AM, On the average there 1is
about 1 to 2 men per company on the day shift. Some
companies have more men onhly because their volunteers happen
to work 1in West Milford, or work for the Township itself.

In answering a one alarm fire, three fire trucks are
required. It takes five men to adequately manage ohe truck.
During a night fire there can be as much as twenty five men
responding to one fire, whereas in the day usually two men
are available to operate one truck.
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The 1ssues that concern the West Mil1ford Fire
Department 1n continuing to provide efficient and adequate
fire protectdion include the reconstruction of the present
fire districts, and increasing the present manpower.

As discussed previously, the present fire districts are
based on the election ward districts that were created
nearly 20 years ago. The overall composition of the township
in terms of growth and development has greatly been altered
since the creation of the election boundartes. It 1s due to
the expansion of the township that these boundaries are
antiquated and should be realigned so as to incorporate the
new development, as well as maintaining the standard
response time,

It {s apparent that the fire districts should be
reconstructed based onh response time and future development,
espectially the types and places to which the new
construction will take place. At this time most of the
slated development wtll occur along the Unton Valley Road
corridor, Macopin Road and the Greenwood Lake area. Thils 1in
turn w11l mean that the Macopin, West Milford and Greenwood
Forest Fire Companies wil11l have more structures located
within thetr districts to service.

The other important {1ssue facing the Fire Department
concerns the lack of manpower during the daytime. Many of
the volunteers work during the daytime, with a major
percentage having their jobs outside of the township. Also,
West Mi1ford 1s considered a bedroom community. Due to the
family structure that extists today (%t.e. both parents 1an the
workforce), the time that 1s spent with the children {1s more
scarce and precious, and unfortunately, volunteering cuts
into what time 1s avatilable.

Closely related to redesigning the districts and the
availabil1ity of manpower 1s the issue of equipment. With
different types of development occurring in the Township
there arises the need to update the equipment so as to
provide proper service i1n the event of an emergency.

A separate study conducted by a professional fire
protection consultant may atid the township in evaluating the
township's fire protection needs, and in suggesting possible
solutions {n upgrading the services presently provided by

vthe West M{1ford Township Fire Department.
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