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INTRODUCTION 
 
The purpose of this Municipal Assessment is to provide the NJ Office of Smart Growth 
material to support the Town’s petition re-designation as a Town Center. The Town’s 
earlier designation expired in December, 2007. 
 
As this Assessment will demonstrate, the Town’s primary focus is to encourage 
redevelopment under the Local Redevelopment and Housing Law (NJSA 40A:12A-1) so 
as to support the following statewide policies enumerated in the State Development and 
Redevelopment Plan (The Plan). 
 

• Equity 
• Comprehensive Planning 
• Public Investment Priorities 
• Infrastructure Investments 
• Economic Development 
• Urban Revitalization 
• Housing   
 

• Transportation 
• Historic, Cultural and Scenic 

Resources 
• Air and Water Resources 
• Energy Resources 
• Waste Management, Recycling 

and Brownfields 

 
Whenever possible, these improvements are to be made within Morristown’s historical preservation 
strategy and philosophy. 
 
In achieving the Town’s goals as outlined in this plan, the Town will seek assistance from the NJ 
Department of Transportation and the NJ Department of Environmental Protection. 
 

LOCATION AND REGIONAL CONTEXT 
 
Morristown lies at the crossroads of several key highways and arterials in Morris county that serve both 
local and longer distance through traffic. I-287, one of the states’s heavily traveled routes, passes through 
the eastern edge of the Town. New Jersey Transit’s Morristown Line services the Town, with a railway 
station near the intersection of Morris and Lafayette Avenues. 
 
The Town is totally encircled by Morris Township. 
 
The Whippany River runs generally west to east through the town, widening in two locations to form 
Speedwell Lake and Pocahontas Lake.  
 
During the American Revolution, during 1779-1780, George Washington made Morristown his 
headquarters, resulting in its being now known as “The Military Capital of the American Revolution.” 
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During the latter half of the 19th century, Morristown became known as a fashionable summer resort. Its 
pleasant climate, scenic countryside and rural character provided a peaceful interlude for many wealthy 
New Yorkers, who found that the close proximity to the New York City by rail together with low taxes 
permitted the luxury of living in a large estate in a rural setting, while still maintaining business interests 
in the City. The late 1970’s and 1980’s, however, were not especially good years for Morristown because of 
a series of problems, which began to confront the Town, including concerns associated with an aging 
infrastructure. Chief among these problems was an inadequate sewage treatment plant, which required a 
very expensive upgrade that resulted in a development moratorium being imposed on Morristown until 
the treatment plant was reconstructed. As the Town entered the decade of the 1990's, there were signs that 
Morristown was beginning to recapture some of its lost prestige.  
 
As the twenty-first century opened, the Town embarked on an intensive redevelopment program. Initially, 
the redevelopment projects which were approved tended to in or near the center of Town (The Vail 
Mansion in 2003, The Highlands in 2004 and Epstein’s in 2006). 
 
Later redevelopment projects were initiated under the Local Redevelopment and Housing Law (NJSA 
40A:12A-1). These projects tended to cluster on the Speedwell Avenue-Spring Street-Morris Street corridor 
(The Speedwell Avenue Redevelopment, the Spring Street Redevelopment, the Center-Coal 
Redevelopment, the Lafayette Firehouse Redevelopment, initiated in 2007 and the Morris Street 
Redevelopment anticipated to begin in 2008). 
 
The redevelopment projects, while providing needed affordable housing, created a number of planning 
issues including the need to improve portions of the Town’s infrastructure; widen and realign portions of 
its roadway system; provide pedestrian and bicycle friendly facilities and clean up or remediate 
contaminated sites. These improvements are planned to incorporate ecologically sound systems.    
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DEMOGRAPHICS 
 
 
 
  Muni  County New Jersey  

Land area (sq mi) 3.03 480.31 7,417 
    
Population  18,544 470,212 8,414,350 
Households  7,252 169,711 3,064,645 
Average Household Size 2.43 2.72 2.68 
    
Housing Units  7,615 174,379 3,310,275 
Home Ownership Rate  39.5% 76.0% 66% 
Vacancy Rate 4.8% 2.7% 7.4% 
    
Median Household 
Income  

$57,563 $77,340 $55,146 

Per Capita Income  $30,086 $36,964 $27,006 
Poverty Rate  11.5% 3.9% 8.5% 
Unemployment Rate 
(NJDOL 2004) 

5.1% 3.5% 4.8% 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
As the above matrix demonstrates, Morristown’s median household income of $57,563 is somewhat (4.3%) 
higher than New Jersey’s median household income of $55,146 and is significantly (25.6%) lower than 
Morris County’s median household income of $77,340. 
 
Similarly, Morristown’s per capita income of $30,086 is somewhat (10.2%) higher than New Jersey’s per 
capita income of $27,006 and is significantly (18.6%) lower than Morris County’s per capita income of 
$36,964. 
 
These figures demonstrate the relatively urban characteristics, with a relatively high poverty rate (11.5%) 
and unemployment rate (5.1%).  The figures are further borne out in the pie charts below. 

 
                                                                                                                                                                                         

 

 5



Municipality Racial/Ethnic Breakdown
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Compiling the data on the three pie charts permits the following comparison. 
 
   Morristown               Morris County              New Jersey       
 
White               50         81        66 
 
Black        17          3                                13 
 
Latino        27          8              13 
 
Other         6          8         8 
 
 
 
The comparison indicates that “minorities” now compose 50% of the total population of Morristown, a 
statistic unique to the three comparisons shown herein. In Morris County, “minorities” compose 19% of the 
population, while in New Jersey, “minorities” account for 34% of the population. 
 
This concentration of minorities in Morristown has given rise to the need for affordable housing and other  
social services. How Morristown plans to meet these special needs is discussed elsewhere in this report.   
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M unicipality A ge D istributio n 
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The bar charts indicate an age distribution in Morristown somewhat younger than the County and State 
figures. These figures are in agreement with fiscal analyses by companies seeking to be designated 
redevelopers for the Town’s several redevelopment areas. Those analyses indicate that Morristown is 
attracting a younger population seeking mostly one (or sometimes two) bedroom units. Hence the emphasis 
on these size units in the redevelopment areas. Further, the vitality of Morristown’s downtown, with its 
many restaurants and other evening activities, lends itself to a younger, more casual clientele. 
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Workers by Industry
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The above chart indicates that about 23% of Morristown’s total work force is engaged in a combination of 
public administration/education, health and social services. 
 
As the Morris County seat, a significant portion of the work force is employed in the field of public 
administration. The ever-expanding Morristown Memorial Hospital employs a variety of income level 
employees.  
 
Both these industries offer relatively stable jobs, less subject to economic fluctuation as other industries. 
 
It is also significant to note that Morristown’s breakdown by industries is closely comparable to the New 
Jersey break down.    
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PETITION/COAH V. STATE PLAN PROJECTIONS 
 
 

The following development projects will contribute to the municipality’s growth in COAH units as 
follows: 
 

2008 2013 2018 2023 2028
Existing Units 253 253 322 407 443
Speedwell Avenue 0 20 20 20 2
 Center/Coal 0 24 24 0
Spring-Morris 0 25 25 0
Carriage House 0 0 6 6
Lafayette Avenue Fire House 0 0 10 10
     Total COAH Units 253 322 407 443 463

0
0
0
0
0

 
 

A graphical comparison of this growth versus the State is illustrated below. 
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COMMUNITY INVENTORY 
 

 
 
General Information 
 

• The State Plan Policy map Planning areas are shown on Map A in the Appendix. 
• The Municipal Boundaries are shown on Map B in the Appendix 
• The Zoning Map is shown on Map C in the Appendix  
• The requested data from the Tax Assessor is Item D in the Appendix  

 
 
Natural and Cultural Features  
 

• Natural and cultural features are shown on Maps E and F in the Appendix 
 
 
Community Facilities 
 

• Community facilities are shown on Map G in the Appendix 
 
 
Infrastructure 
 

• County Roads and State Highways are shown on Map H in the Appendix 
•  The sewer service area is shown on Map I in the Appendix 
• No other infrastructure categories apply 

 
 
 

COMMUNITY VISION AND PUBLIC PARTICIPATION 
 

The Town of Morristown, through collaboration with the Municipal Land Use Center at the College of 
New Jersey, was selected by the American Institute of Architects (AIA) Center for Communities by Design 
as one of nine municipalities nationwide to be selected for the 2008 Sustainable Design Assessment Team 
(SDAT) Program. 
 
The SDAT Program has brought together architects and other professionals from across the country with 
Town decision-makers and stakeholders to provide a roadmap for Morristown to become a more 
sustainable community. Sustainability is defined as the Town’s ability to collectively meet the 
environmental, economic, and social equity needs of today and future generations. 
 
An initial orientation meeting with Town officials and stakeholders was held on May 28, 2008. 
Subsequently, on June 17-18, 2008 the SDAT team conducted a comprehensive presentation in a local 
theater. 
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On October 2, 3 and 4, 2008 the SDAT team conducted a series of public workshops. 
Appendix I contains a summary of the “Objectives” generated at these workshops.  
 
Some common themes expressed at the various workshops are 
 

• Need for a diversity of retail businesses 
• Need for adequate public transit 
• Encouragement of green development 
 
• Need for pedestrian friendly spaces and bicycle accessibility 
• Heavy traffic 
• Affordable housing 
 

The final report from the SDAT team is expected in late 2008 or early 2009 and will be submit to OSG 
when received. 
 

 
 

STATUS OF MASTER PLAN AND OTHER RELEVANT PLANNING ACTIVITIES 
 

The current Master Plan was adopted by the Planning Board on August 14, 2003. That document was 
submitted to the Office off Smart Growth on September 15, 2007 as part of the Town’s Letter of Intent.   
 
Beginning in the spring of 2007, the Planning Board undertook a reexamination of that Master Plan. 
Because the Zoning Ordinance, Table of Permitted Uses and Bulk Schedule were last fully enacted in 1978, 
the reexamination of these three documents was the priority item. These documents were, after several 
public hearings, approved by the Planning Board in March 2007. On September 11, 2007, after additional 
public hearings, these documents were approved by the Town Council.  
 
Reexamination of the remainder of the Master Plan began shortly thereafter and the Reexamination was 
approved by the Planning Board on August 21, 2008, after additional public hearings.  
 
In addition to the above local planning activities, the Town is participating in the following regional 
planning activities: 
 

• Regional Traffic Study: Morristown is participating in this study, for which Morris County is 
taking the lead, to identify the traffic impact of the development of the former Exxon Research 
Facility in Florham Park. 

• Hazard Mitigation Plan: Morristown is participating with Morris County in the preparation of a 
county-wide Hazard Mitigation Plan. 

• Wippany River Watershed Action Committee: Morristown participates with other communities in 
the watershed in undertaking activities to reduce pollution and improve the environment in the 
watershed. 
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RECENT AND UPCOMING DEVELOPMENT ACTIVITIES 
 
Listed below are the major redevelopment activities in Morristown. 
 
Approved major subdivisions and site plans approved in the past five years were submitted to the Office 
of Smart Growth on September 15, 2007 as part of the Town’s Letter of Intent.   
 
Board of Adjustment Attorney Reports for 2006 and 2007 were submitted to the Office of Smart Growth on 
September 15, 2007 as part of the Town’s Letter of Intent.  The report for 2007 is attached.  
 
Recent Redevelopment Activity 
 

Name of Development: Carriage House  
Location of Development: Morris Avenue near Ford Avenue 
Area: 6.53 Acres 
Number of Units: 59  
Commercial Area: 0 
Retail Area: 0 
Status: Area Defined as an area in need of redevelopment 
Green Design: Unknown at this time 
Related Public Improvements: Unknown at this time 
 

Name of Development: Center/Coal 
Location of Development: Center Street and Coal Avenues 
Area: 9.56 Acres 
Number of Units: 180 
Commercial Area: 0 
Retail Area: 20,000 SF  
Status: Area Defined as an area in need of redevelopment 
Green Design: Unknown at this time 
Related Public Improvements: Extension of Patriots’ Path; others unknown at this time 
 

Name of Development: Epstein’s 
Location of Development: South of the Green 
Area: 5.54 Acres 
Number of Units: 250  
Commercial Area: 0 
Retail Area: 99,000 SF 
Status: Under construction 
Green Design: Yes 
Related Public Improvements: Sanitary sewers; storm sewers; water system 
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Name of Development: Lafayette Avenue Fire House 
Location of Development: Lafayette Avenue and Lackawanna Place 
Area: 1.08 Acres 
Number of Units: 186 
Commercial Area: 0 
Retail Area: 7,000 SF 
Status: Conditional designation of developer; design development of plans 
Green Design: Unknown at this time 
Related Public Improvements: Unknown at this time 
 

Name of Development: Speedwell Avenue 
Location of Development: Speedwell Avenue at Early Street 
Area: 15.72 Acres 
Number of Units: 800  
Commercial Area: 20,000 SF 
Retail Area: 50,000 SF 
Status: Negotiating developer’s agreement with conditionally designated developer 
Green Design: Unknown at this time 
Related Public Improvements: Street realignment; sanitary sewer; storm drain; water system                                     
 

Name of Development: Spring-Morris 
Location of Development: Spring and Morris Streets 
Area: 8.60 Acres 
Number of Units: 300  
Commercial Area: 60,000 SF plus 145 room hotel  
Retail Area: 53,800 SF  
Status: Conditional designation of developer; design development of plans 
Green Design: Unknown at this time 
Related Public Improvements: Street realignment; others as required by the project 
 

Name of Development: The Highlands 
Location of Development: Adjacent to NJ Transit railroad station 
Area: 4.34 Acres 
Number of Units: 214  
Commercial Area: 0 
Retail Area: 8,000 SF 
Status: Under construction 
Green Design: None 
Related Public Improvements: Street realignment; sanitary sewer 
 

Name of Development: Vail Mansion 
Location of Development: South Street at Miller Road 
Area: 3.43 Acres 
Number of Units: 36  
Commercial Area: 4,000 SF 
Retail Area: 0 
Status: Under construction 
Green Design: None 
Related Public Improvements: Public Plaza 
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STATEMENT OF PLANNING COORDINATION 

 
 

Morristown coordinates its planning efforts with local, county and states Planning efforts as follows: 
 
Local 
 

• Membership on the Ten Towns Association for the Great Swamp 
• Membership in the Whippany River Action Coalition 
• Coordination with Morris Township for review of Development Projects along our common border. 
• Common library system with Morris Township 

 
County    
 

• Participation in the Morris County Regional Traffic Study 
• Participation in preparation of the Morris County Hazard Mitigation Plan 
• Coordination with Morris County regarding Morristown projects having a county-wide impact.  
• Coordination with Morris County regarding Morristown projects having an impact on the County 

roadway system 
 
State 
 

• Morristown is taking affirmative efforts to meet the State-imposed COAH obligation 
• The Town’s redevelopment plans are consistent with the State Plan  

 
 
 

STATE, FEDERAL & NON-PROFIT  
PROGRAMS, GRANTS AND CAPITAL PROJECTS  

 
 
The Town is not in receipt of any project funding. 
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INTERNAL CONSISTENCY IN LOCAL PLANNING 
 
 

The major impact on growth in Morristown is the several Redevelopment Projects. 
 
The Planning Division of the Department of Public Works evaluates the effect of proposed Redevelopment 
projects on: 
 

• The Wastewater Treatment Plant 
• The Sanitary Sewer System 
• The Water Supply System 
• Impact on the Public School System 
• Impact on the Roadway System 
• Impact on the Business Community 

 
Since the Town Council serves as the Redevelopment Authority for the Town’s professionals to offer a 
feedback loop to the elected officials. 
 
Improvements and policies are consistent with the 2003 Master Plan and the 2008 Master Plan Re-
examination. 
 
The Town has a staff of full-time and consultant professionals to review and evaluate the plans and 
proposals made by developers. 
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CONSISTENCY WITH STATE PLANS-GOALS, POLICIES AND INDICATORS 
 

 

 
 
 

Analysis 
 
The Town is undertaking eight strategic revitalization/redevelopment projects, which are expected 
to generate about 2,000 residential units. The Town will strive to meet its COAH obligation 
(whatever that obligation is determined to be) and construct approximately 400 low-cost units as 
part of the 2,000 units to be built. Each of these projects will have an open space component. The 
projects are oriented on the New Jersey Transit railroad station and are located along the Speedwell 
Avenue-Spring Street-Morris Street corridor. 
 
The Town’s wastewater treatment plant is undergoing an energy-saving upgrade through by the 
installation of a 3,200 photo-voltaic solar panel array to power the plant.  
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Analysis 
 

The Town’s Redevelopment projects take into consideration the State’s policy of 
conserving its natural resources. Several of the projects have received LEEDS 
certificates. Each of the projects are being designed to be pedestrian and bicycle- 
friendly, with wider-than-necessary sidewalks to accommodate pedestrian traffic 
and storage racks to accommodate bicycle use. Since these Redevelopment 
projects are near to the New Jersey Transit railroad station, vehicular traffic will 
not increase to the extent that would similar redevelopment located elsewhere. 
 
The Town has enacted and enforces a Storm Water Management Plan and  
Requires the application of best management practices (BMP) to each of the 
Redevelopment projects. 
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Analysis 
 
The Town is promoting ecologically beneficial economic growth through its redevelopment projects. 
 
In the Center-Coal Redevelopment area, three large tracts scheduled for redevelopment which were 
contaminated were cleaned to near-residential standards by the NJDEP and JCP&L. 
 
In the Speedwell Redevelopment area, the Phase I and Ii studies were performed on the DPW 
garage site, which will be redeveloped as part of the project. 
 
In the Spring-Morris Redevelopment area, a Phase I study has been complete on one known 
contaminated tract and is planned for another. 
 
A state brown fields grant for the Speedwell Redevelopment area will be applied for in January 
2009. 
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Analysis 
 
The incentives to eliminate or reduce ground pollution in the Redevelopment areas were addressed 
in the Analysis for goal 3. The following are incentives not related to the Redevelopment areas. 
Further, the improvements to the Speedwell-Spring-Morris Street connector, with the improvement 
in level of service of the signals thereon will reduce air pollution. 
 
The Town has applied to the US Army Corps of Engineers for a grant to update a study leading to 
the dredging of Speedwell Lake. The Corps has indicated that the Town’s application qualifies for a 
grant and the Town is analyzing the 2008 Budget to identify matching finds. 
 
The Town’s wastewater treatment plant is undergoing an energy-saving upgrade through by the 
installation of a 3,200 photo-voltaic solar panel array to power the plant. 
 
The Town has made its priority to clean up four properties (Hunt, 26 Abbett Avenue, Morristown-
Erie and Austin) and has sought assistance from the NJDEP. That agency has stated that it does not 
consider cleanup of these properties a priority. 
 
The improvements to the Foote’s Pond complex include the elimination of invasive, non-native 
plantings. 
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Analysis 
 
The Town is requiring that redevelopers make physical infrastructure improvements to the roadway, 
sanitary sewer, storm drain and water systems to accommodate additional loads imposed by the 
Redevelopment projects. In this way existing infrastructure users will continue to receive the same 
high level of service that they now receive.  
 
The Town offers a variety of social service infrastructure which includes the operation of a Senior 
Center at Town Hall, a Neighborhood House in the vicinity of public housing and Colonial Coach 
(senior transport). 
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As stated in the analysis for Goal 1, the Town is undertaking eight strategic 
revitalization/redevelopment projects, which are expected to generate about 2,000 residential units. 
The Town will strive to meet its COAH obligation (whatever that obligation is determined to be) 
and construct approximately 400 low-cost units as part of the 2,000 units to be built. These 
Redevelopment projects offer a variety of pedestrian-accessed opportunity for employment, retail, 
services, cultural, civic and recreation opportunities. The projects are mixed-use and meant to meet 
a variety of citizen needs. 
 
In addition, the Town’s Housing Authority maintains a supply of 500 units of public housing 
 
Several non-profit organizations, including Homeless Solutions and Habitat for Humanity offer 
generally stand-alone low-cost housing units. 
 
The Eric Johnson House, another non-profit organization, provides sort-term housing for homeless 
persons suffering from AIDS.   
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Analysis 
 
The Town protects, preserves and enhances a variety of historic, cultural, scenic, open space and 
recreational assets by a variety of means. 
 
By Ordinance, the Town has created a historic district overlay to its Zoning Map. 
Also by Ordinance, the Town established a Historic Preservation Commission, which reviews and, 
as appropriate, reports on every application to come before the Planning Board and Board of 
Adjustment. The Town cooperates with the National Park Service in the maintenance and operation 
of Washington’s Headquarters. 
 
Historic Morristown cooperates with civic organizations that maintain the many historically 
significant buildings in Town including Willow Hall, Historic Speedwell, the Speedwell Iron Works, 
the Nast House, MacCulloch Hall, Acorn Hall and the Market Street Fire House. 
 
Map F identifies open space and recreational areas located in the Town. 
 
The Town’s Steep Slope Ordinance protects the Town’s scenic and open space areas. 
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Analysis 
 
Consistency with State Smart Growth Principles 
 
The Town’s Redevelopment projects provides a range of housing opportunities, supports a variety 
of transportation options, uses existing infrastructure and is located in a walkable neighborhood. 
They are mixed use, compact, and provide parks and plazas for public use. 
 
Consistency with the State Development and Redevelopment Plan 
 
As a regional center, Morristown promotes transit-supported intensities and uses that use land 
efficiently and help to reinforce downtown Morristown as a regional center. The Redevelopment 
opportunities are consistent with a traditional urban fabric, encourage activity beyond the traditional 
workday, encourage pedestrian activity and reduce dependence on the automobile. The State plan 
suggests, and Morristown’s Redevelopment projects offer mixed uses, higher densities, shared 
parking and pedestrian traffic. 
 
Consistency with the Morris County Master Plan 
 
The town’s Redevelopment plans addresses an aim of the Morris County Master Plan which 
endorses making fuller use of public transportation as an alternative to the use of private 
automobiles. 
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The Morris County Master Plan points out that elderly and younger couples do not need large living 
quarters. Morristown’s Redevelopment plans call for a preponderance of one and two bedroom 
units which is in keeping with this point of the Morris County Master Plan.    
 
Effect on Adjoining Municipalities 
 
The Redevelopment areas are generally close to the geographic center of Morristown. Entrance and 
exit ramps of I-287 are about one-half mile away and are within walking distance of the New Jersey 
Transit Railroad station. Given the physical separation from adjacent municipalities, there will be a 
minimal effect on adjoining municipalities. 
 
 

CONSITENCY WITH STATE PLAN-CENTER CRITERIA & POLICIES 
  

The entire Town of Morristown had previously been designated a Town Center and this application is in 
support of having that designation reinstated. 
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