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             SECTION III - LAND USE PLAN INTRODUCTION 

The Township of Livingston is an inclusive suburban community of growingly diverse ethnic, socio-economic, 
religious, philosophical and political elements located in western Essex County. It is at the western extreme of the 
County and borders on Morris County with its adjacent communities of the Township of East Hanover and the 
Borough of Florham Park. Adjacent Essex County communities are the Borough of Roseland, the Township of 
West Orange, and the Township of Millburn; as shown on the Existing Land Use Map (Map B). The City of Newark 
is the only Essex County municipality with an area larger than that of Livingston. 

In 1669 a tract of land, which came to be called “Horseneck” and is now most of the western region of Essex 
County, was purchased from the Lenni Lenape Tribe of Native Americans. Development of farms accelerated in 
the early 1700’s. Settlers traveled west from Newark along the Colonial Road (now Route 10) and the Minnisink 
Path (now Northfield Road). Small hamlets sprang up throughout the Horseneck Tract. In 1812 the residents of 
seven hamlets petitioned the State Legislature to form a consolidated township. Livingston Township, named after 
former New Jersey governor William Livingston, was formally chartered in 1813. It has developed from those 
cross-road settlements to a primarily residential community of approximately 14 square miles with limited light 
industry, business and office properties. With the exception of areas along the westerly border of the Township 
and in its southwesterly corner, which are each designated by the State as an Environmentally Sensitive Planning 
Area (PA5), the Township has been designated in the New Jersey State Development and Redevelopment Plan as 
a Metropolitan Planning Area (PA1). Communities in the Metropolitan Planning Area often have strong ties to, or 
are influenced by, major metropolitan centers. The New York City/City of Newark/Jersey City metropolitan region 
largely influences the Township. Most PA1 communities are fully developed, or almost fully developed, with little 
land available for new development. That is clearly the development status of the Township. 

A Metropolitan Planning Area is delineated by the following criteria: 
	Density of more than 1,000 people per square mile. 
	Existing public water and sewer systems or physical accessibility to those systems, and access to public 

transit systems. 
	Land area greater than one square mile. 
	A population of not less than 25,000 people. 
	Areas that are totally surrounded by land areas that meet the criteria of a Metropolitan Planning Area, are 

geographically interrelated with the Metropolitan Planning Area, and meet the intent of this Planning Area. 

The State Plan’s intention in the Metropolitan Planning Area is to: 

	 Provide for much of the State’s future development; 
	Revitalize cities and towns; 
	 Promote growth in compact forms; 
	 Stabilize older suburbs; 
	Redesign areas of sprawl; and 
	 Protect the character of existing stable communities. 

The State Plan defines an Environmentally Sensitive Planning Area (PA5) as large contiguous land with valuable 
ecosystems, geological features and wildlife habitats. This includes watersheds of existing or planned potable water 
supply sources. A drinking water supply reservoir and a water reserve are located within the Township within the 
PA5 area. State Route 10 traverses the Township in an east-west direction, and the east-west Interstate Highway 280 
runs along, or slightly within, the northern boundary of Livingston. 

The community is, essentially, fully developed, with minimal developable land remaining. The Master Plan adopted 
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in 1960 projected a 1980 population of 32,500 living in 8,550 family units, and estimated that the Township had a 
potential population of 47,000 in 10,057 households.

Year Number of Residents
1950 9,932
1960 23,124
1970 30,127
1980 28,040
1990 26,609
2000 27,391
2010 29,366

The Census Bureau estimate in 2015 was 29,674.   The increase in multifamily housing both approved and anticipated 
warrants an estimated population of 33,000 within the coming decade.

STATEMENT OF STRATEGY

• Smart Growth objectives, environmental sustainability and storm resiliency are factors in the design of 
Livingston’s Master Plan.

• The adoption of a Complete Streets Policy is an important step toward enhancing livability and economic 
growth.  Social equity will be promoted by: the Housing Element & Fair Share Plan and by improvements in 
bus service recommended in the Circulation Plan Element. 

• Reduction in air pollution and other contamination is an objective of both the recommendation in this Land 
Use Plan for installation of electric vehicle charging stations, and of the Recycling Plan Element.

• The economic health of the community is an equally important strategic objective promoted by this Land Use 
Plan’s mixed use recommendations to maintain and improve the economic vitality of downtown areas.  

• The Township will regularly review, and take appropriate improvement action, to effect management and 
control of: risk of flood; groundwater recharge; pollution; and power loss. Zoning regulations to facilitate 
installation of emergency generators, small solar energy systems and wind turbine systems have already been 
enacted.   

• In a community that is already almost fully developed the importance of environmental sustainability, green 
building opportunities, preservation of open space and the natural environment cannot be over-estimated. The 
Environmental Commission, Open Space Trust Committee, the Green Team and other Township committees 
are looked to as sources of specific environmental sustainability recommendations.
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This Land Use Plan will:

(1) Guide future residential and non-residential growth in a coordinated and managed approach.

(2) Continue to use practical and flexible development controls in order to preserve and maintain open space, 
conserve the natural landscape and protect the environmentally sensitive areas of the Township.

(3) Relate any future residential growth to the municipal infrastructure.

(4) Provide for the Township’s fair share of low-income and moderate-income housing as set forth in Section 
IV Housing Element and Fair Share Plan.

(5) Promote the drafting of new development regulations/ordinances to be compatible with this Master Plan.

(6) Promote zoning ordinance provisions that recognize prevailing patterns especially in the R3 and R4 zones, 
as appropriate.

(7) Investigate new areas for redevelopment and revitalization.

(8) Encourage appropriate use of developable vacant or underutilized parcels.

(9) Promote appropriate residential development to support core retail and service destinations. 

EXISTING LAND USE

This portion of the Plan presents an overview of existing land use that is based on a land use inventory.  Long-
established residential land use patterns have remained generally unchanged since the adoption of the Township’s 
2007 Master Plan; except for townhouse and multifamily developments to achieve affordable housing requirements.

The most significant impact on development in the Township in recent years has been limits or capacity of public 
sewer and water utilities.  Wetlands have deterred development in certain parts of the Township.  The overall 
conclusions, based on the Planning Board’s Master Plan discussions, and input and feedback from the public, and 
specific recommendations appear in this Element.

The Existing Land Use Map (Map B) illustrates current land use patterns.  Table III-I shows land use by categories.

The primary use is for single-family residences, with a growing presence of multi-family housing.  From a pre-
World War II population of under 6,000, the community has grown to an estimated current population of 29,849; 
with a 2015 Census count of 29,674.

As contemplated by this Element of the 2007 Master Plan and the Housing Element and Fair Share Plan updates 
through March 2018; the Livingston Town Center redevelopment, the Regency, Fairways and Cedar Gate townhouse 
developments, and The Pointe and Hillside Club multi-unit residential developments have been completed.  An 
apartment development known as ParkVue is under construction.  A development consisting of both townhouses and 
apartments on property presently owned by Pulte Homes of NJ and Joseph Kushner Hebrew Academy, respectively 
has Planning Board approval.

The Pointe, The Enclave and Cedar Street Commons are age-restricted. 

The “Short Hills West” independent senior living development projected in the 2007 Master Plan has been replaced 
by an assisted living facility now under construction.   Another assisted living facility known as Brandywine Living 
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has been completed, and a third assisted living facility has been approved by the Planning Board. 

There are now 1,301 units in multi-family residential buildings and 357 more are under construction or approved.

The community has business district commercial corridors along its major roads, as well as some small pockets 
of retail uses surrounded by established residential neighborhoods. Its major retail and service areas are Northfield 
Center (primarily around the intersection of South Livingston Avenue and Northfield Road) and Livingston Center 
(primarily around the intersection of Livingston Avenue and Mt. Pleasant Avenue “Route 10”). A portion of the 
Livingston Center area has been redeveloped as “Livingston Town Center” with a mix of business and residential 
uses in a pedestrian-friendly environment. Along the westerly limits of the Township are a regional mall, commercial 
and educational facilities, a light industrial base and a few shopping centers.

After the various residential uses, the next largest land use category is a Water Reserve Conservation District 
consisting of 1,470.06 acres (16 percent of the Township’s land area) that is owned by the City of East Orange Water 
Commission. It is part of a reserve (including lands in neighboring Millburn Township) that serves as a water supply 
area for East Orange. Although water utility and unimproved recreational uses are permitted in that zoning district, 
residential and commercial uses are prohibited.  No recreational uses currently exist there. The third largest land use 
category is open space and recreation use. This use occupy approximately   894 acres (10 percent of the Township’s 
land area) and include public open space, private open space, school’s athletic fields, golf courses and County parks.

Commercial uses, including light industrial, retail and office buildings occupy about 449 acres (5 percent of the 
land area). 

There are approximately 46.14 acres of vacant land contained in 72 publicly and privately-owned parcels that are 
scattered throughout the Township and are potentially developable. 

Table III-I
Land Use Categories Acreage Percentage
Residential 3903 43.56%
Single family 3682 41.09%
Multi-family 221 2.47%
Mixed Use 4 0.05%
Commercial 449 5.01%
Conservation 1470.06 16.41%
Industrial 84 0.94%
Institutional 241 2.69%
Open Space and Recreation 930.66 10.39%
Farmland 4 0.04%
Public 263 2.94%
Semi Public 118 1.32%
Utility 517 5.77%
Vacant1 80.20 0.88%
Developable land2 46.14
Approved applications 34.06
Roads 897.28 10.01%
1 Includes 46.14 acres of total gross developable land and 34.06 acres of land in prior approved applications.

2 This includes environmentally constrained land.  The actual developable land is even less. 
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BUILD-OUT ANALYSIS

Some data from the 2007 Build-Out Analysis remains of value, but conditions have changed substantially with the 
addition of several developments and reduced available land.  A high percentage of vacant properties are unbuildable 
due to natural/environmental limitations or are poorly located. The Township may face increasing demands to 
redevelop properties to accommodate continuing economic or residential growth. 

Livingston recently conducted a vacant land analysis (VLA), which is included in Appendix A-1 of Section IV 
Housing Element and Fair Share Plan.  Based on the VLA, Livingston has a total of 208 privately-owned vacant 
properties within the Township.  These properties encompass a total of 2,044.1 acres.  The majority of the vacant 
land is owned by East Orange, is listed under their recreation and open space inventory (ROSI) and is zoned 
WRC, Water Conservation District.  These properties are restricted to recreational and conservation use; and 
therefore, cannot be developed for residential uses.  The remainder of the vacant properties either have Planning 
Board approvals or contain existing public or utility uses. Only 33.1 acres of land is developable; of which 14.16 
acres is zoned residential, 12.27 acres is zoned non-residential and 6.67 acres is zoned for Adult Housing.  The 
residential properties are smaller in size (less than an acre) and are scattered throughout the Township; therefore, 
these can accommodate only single-family homes.  The non-residential properties contain significant environmental 
constraints and cannot be developed. 

Livingston has a total of 143 publicly owned vacant properties which together have approximately 579 acres of 
vacant land.  The majority of the land, approximately 75%, is a part of the Recreation and Open Space Inventory 
(ROSI) listed under the New Jersey Department of Environmental Protection’s (NJDEP) Green Acres Program. 
The properties on the ROSI database are restricted to recreational and conservation use and, therefore, cannot be 
developed. Approximately 13 acres of the publicly-owned land (2.25%) are vacant; however, the majority of these 
parcels measure less than an acre and are scattered throughout the Township.  These sites may be suitable for single-
family homes.  Some of the vacant land is dedicated for other public use.  

The potential further development of undeveloped land and of developed land having a potential for further 
development is represented by those projects already approved but not yet built plus that developable vacant land 
for which no development approval has yet been obtained.  (Possible redevelopment or replacement of presently 
fully developed properties does not enter into the Build-Out Analysis.)  In preparing the analysis, lands subject to 
environmental constraints, which indisputably would preclude development, were not included. 

The Build-Out Analysis permits projection of theoretical further growth and attendant effects upon utilities, services, 
etc.  The Build-Out Analysis is presented in the following section. 

Recommendations with respect to land use are reflected in the Land Use Plan Map (Map C).   This Land Use Plan 
and the Land Use Plan Map taken together constitute the Land Use Plan Element. It is Livingston’s general guide for 
developing detailed land use proposals, ordinances and regulations. There currently are 12 land use classifications, 
or 33 zoning districts, which establish type, location, extent and intensity of land development.  This Land Use Plan 
Element recommends elimination of the existing Parks/Open Space/Recreation use category by establishment of 3 
additional land use classifications, for a total of 14. 

There may have been decades of change in a residential neighborhood with the result that the current zoning for 
that neighborhood is more restrictive than the standards actually applied. Variances approved at the times of specific 
site plan approvals or by the Zoning Board of Adjustment, caused such changes.   Re-zoning to conform to those 
changes may be appropriate and, if so, is addressed in this Land Use Plan Element.
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BUILD-OUT ANALYSIS

The foreseeable future development of the Township has two elements: the clearly measurable and that which is 
potential.  Development already approved by the Planning Board or the Zoning Board of Adjustment is clearly 
measurable. The potential development is development that could take place on vacant land, but has not been 
approved.  Together the two elements constitute Livingston’s Build-out Potential.    The possible expansion of 
use of presently developed and primarily non-residential sites for more of their present use is not included in the 
Build-out Potential.  

Table III-I, Existing Land Use Inventory, on page 6 of this Section III, identifies developable land with development 
approval granted, whether or not construction has been completed or started, as well as other land with potential 
for development.  Vacant lands identified in the Open Space and Recreation Plan Elements or the Historic Sites 
Plan Element are not included in the Build-Out Potential. If a vacant site has environmental conditions which 
would limit the degree to which that site can be developed, the limits were taken into consideration in calculating 
the developable land.  Vacant properties are shown on the Vacant Land Map (Map D).  Based on the vacant land 
analysis conducted as a part of the Section IV Housing Element and Fair Share Plan, majority of these properties 
are not developable.  A significant portion (1470.06 acres) of the vacant land is owned by East Orange and is 
listed under their recreation and open space inventory (ROSI).  These properties are restricted to recreational and 
conservation use only and cannot be developed.  The remaining properties have Planning and/or Zoning Board 
approvals, contain public and utilities or significant environmental constraints, and therefore, are not developable.

The analysis which produces the Build-Out Potential leads to determination of the theoretical additional 
development of the Township based upon the existing zoning.  It assumes that each developable site would be 
developed, to the maximum permitted by the zoning and the environmental constraints.  Although it produces a 
number of additional housing units that could be built, it is not a reliable predictor of what will actually be built 
or of what the actual future population of the Township will be. 

Residential Build-Out Potential

An aggregate of approximately 20.36 remaining undeveloped but developable acres of privately and publicly 
owned parcels that are zoned single-family residential and could produce approximately 62  new residential 
units, by using the average town-wide single-family density of 3 per acre.  At the current average of 3.01 (per US 
Census data) persons per household, a population growth of 187 would result.  There also is a parcel of 6.68 acres 
zoned for an assisted living facility with up to 120 units with no more than 2 persons per unit (240 persons).  If 
developed, that would bring the population growth projection to 2,154 persons

Non-residential Build-Out Potential

Approximately 12.27 acres of vacant land contained in three (3) parcels is zoned for non-residential use.  These 
parcels however, contain significant environmental constraints and cannot be developed.  Since there is no vacant 
developable land within the Township zoned for non-residential use, non-residential development may be possible 
only through redevelopment of existing developed or underutilized parcels.
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GENERAL DESCRIPTION OF DISTRICTS AND RECOMMENDATIONS FOR 
CHANGE

WRC    Water Resource Conservation District

Encompasses all of the portion of the East Orange Water Reserve that is within the Township, and protects the area 
from development.

Recommendation: This zoning should also be applied to the 229.53 acres of the New Jersey American 
Water Company reservoir property now in the R-1 Residence District. 

R-1 Residence District

This district is designed for single-family detached homes on lots not smaller than 35,250 square feet.  The New 
Jersey American Water Company reservoir and 146.58 acre Cedar Hill Golf & Country Club are within this district. 
Utilization of the open space and cluster options in this district have resulted in development of neighborhoods as 
“Laurel Hills”, “Bel Air” and Bel Air Woods” with residential lots with areas and setbacks consistent with lower 
R-2 Residence District standards.

Recommendation: The 229.53-acre New Jersey American Water Company reservoir site should be 
rezoned from R-1 Residence to WRC Water Resource Conservation District. 

Recommendation: Publicly-owned open-space within the R-1 Residence District should be rezoned 
to a new land use classification: OSGU- Open Space Governmental Use. 

Recommendation: Where the open space zoning or cluster options were utilized by developers, lands 
that constitute open space under management by an open space organization 
approved by the Township Council should be separately rezoned to a new land use 
classification: OS-P Open Space Preservation in order to protect their open space 
status.

Recommendation:     The Cedar Hill Golf & Country Club site consists of 146.58 acres, of which 
approximately 42 acres (30%) lie within the Flood Hazard Area of the Passaic 
River.  This is a member-owned golf course. Should the members choose to sell the 
facility any development should include recreation facilities, preservation of   open 
space, and acquisition of a portion of the property as a potential school site. 

  Recommendation: Residential properties in the R-1 Residence District that are south of South   
    Orange  Avenue and are along Passaic Avenue or on streets connecting with   
    Passaic Avenue should be evaluated for possible re-zoning from R-1 to R-3 and/  
    or to a new multi-family residential district.    

R-2 Residence District

This district is designed for single-family detached homes on lots not smaller than 25,000 square feet.  As indicated 
above, there are neighborhoods currently zoned R-1 that are proposed to be rezoned as R-2.
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Off Eisenhower Parkway, to the south of Route 10, a portion of the R-2 District is bounded by the R-5I District that 
is on the westerly side of Eisenhower Parkway, by Old Road, by Walnut Street, and by Eisenhower Parkway at its 
intersection with Walnut Street.  The area includes public utility rights-of-way, wetlands, some homes built on lots 
with setbacks that litigation permitted to be less than required by R-2 district requirements, as well as undeveloped 
lands zoned R-2.

On the southerly side of West Mt. Pleasant Avenue (Route 10) west of Walnut Street there are 7 lots that each 
contain a single-family residence. These lots individually are not suited to non-residential use, and in the aggregate 
also would not be suited to multi-family residential uses or retail or service uses because fronting on the highway 
and the deceleration exit lane that was recently constructed.

Recommendation: Open space and cluster options similar to those available in the R-1 district should 
be made available in the R-2 District.

Recommendation: Publicly-owned open space within the R-2 District should be re-designated as 
OSGU- Open Space Governmental Use.

Recommendation: The 7 lots on the southerly side of West Mt. Pleasant Avenue,plus adjacent Lot 
16 in Tax Block 6001, should be rezoned to a new district in which the permitted 
uses are low density executive, administrative or professional office buildings 
on lots with a minimum area of 45,000 square feet and with shared parking and 
driveways. 

R-3 Residence District 

This district is designed for single-family detached houses with a minimum lot size of 15,000 square feet.  Three 
areas of the Township are zoned R-3.  The smallest consists of two lots (Block 7600, Lots 12 and 13) along the 
westerly side of Old Short Hills Road and to the north of the intersection of Old Short Hills Road and East Cedar 
Street.  A non-conforming funeral home straddles these two parcels.

The next largest area zoned R-3 is in the central portion of the Township.  It has an irregular hour-glass shape, with 
Hillside Avenue approximating the easterly boundary of the upper half and the westerly boundary of the lower half. 

The third, and largest, area zoned R-3 is in the eastern portion of the Township. It runs north from the southerly 
side of East Northfield Road northward to a point south of Scarsdale Drive.  There are considerable variations in 
front yard and side yard setbacks in the R-3 district because the smaller size of the lots has resulted in the grant of 
numerous variances from setback requirements. These variances have a degree of consistency to them that have 
modified the neighborhood appearance.

Recommendation: Those properties in this area that have non-conforming uses, or could be developed 
differently than now permitted, should be considered for rezoning to reflect their 
current uses or their most likely future uses.  

Recommendation: The district setback requirements should be adjusted to better reflect existing 
conditions in the neighborhoods and thus reduce the need for variances.

Recommendation: Wherever the predominance of lots in a neighborhood is below the minimum lot 
size for the R-3 District, consideration should be given to rezoning to R-4 or a new 
district.
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Recommendation: The property located to the north of the intersection of Old Short Hills Road and 
East Cedar Street (Block 7600, Lots 12, 13 and 14) contains a non-conforming 
use.  This property should be considered for rezoning to reflect its current use or its 
potential future use.  

R-4 Residence District

This district is designed for single-family houses on lots with a minimum area of 9,375 square feet.  There are five 
separate areas zoned R-4.  They are the oldest residential districts in the Township. The smallest is adjacent to the 
eastern border, and is on Herbert Terrace, north of the intersection of Old Short Hills Road and East Northfield Road.

The next area is north of East Hobart Gap Road and has Burnet Street as it north-south axis.  The third is centered 
upon Beaufort Avenue in the northwest quadrant of the Township.  The fourth centers on North Livingston Avenue.  
The fifth, and largest, area fills most of the central triangle formed by South Livingston Avenue, West Mt. Pleasant 
Avenue and West Northfield Road.

As in the R-3 District, the small lots have led to frequent variance grants from the Zoning Board of Adjustment.  
These variances have a degree of consistency to them which have modified the neighborhood appearance.

Recommendation:   As in the R-3 District, the R-4 District setback requirements should be adjusted to 
better reflect existing conditions in the neighborhoods, so as to reduce the need for 
variances, and consideration should be given to rezoning.

R-5 Districts

There are ten (10) separate areas zoned in the R-5 category.  All were established to implement provisions of the 
Housing Element and Fair Share Plan for the Township and court-approved Mt. Laurel Development Agreements.  

 R-5A Residence District

This district is located between the property of the Cedar Hill Golf & Country Club and Route 10. It is 
zoned for both market-rate townhouses and affordable rental units. A complex called The Fairways has 
been constructed as a gated community of 174 luxury townhouses.  The district also contains 32 affordable 
rental units.

 R-5B Residence District

This district is located southwest of the intersection of South Orange Avenue and Passaic Avenue.  It 
is zoned for a gated community of market-rate townhouses and multifamily buildings; all of which are 
condominiums. A 265-unit complex called “Regency Club” has been constructed.

 R-5C Residence District 

This district is located on portions of the easterly and westerly sides of East Cedar Street, between E. 
Northfield Road and Old Short Hills Road and contains 52 market-rate condominium townhouses; 40 on 
the easterly side and 12 on the westerly side.
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 R-5D Residence District

This district is on the westerly side of East Cedar Street between the R-5C Residence District and the HH 
Hospital Health Care District to the south.  It is zoned for two uses: an assisted living facility on a minimum 
area of 4 acres and parking required for the adjacent HH Hospital Health Care District.   An assisted living 
facility with 124 units is under construction. The parking has been constructed. 

R-5E Residence District

This district is on the northerly side of West Northfield Road, west of Hillside Avenue.  It is a former quarry 
which has been designated for uses permitted in the R-4 Residence District, excluding conditional uses and 
home office uses, and with a requirement of funding of low and moderate income affordable housing under 
a Regional Contribution Agreement.  31 single-family residences have been approved by the Planning 
Board and 25 have been constructed thus far.

R-5F Residence District

Located on the southerly side of So. Orange Avenue and east of White Oak Ridge Road, this district was 
originally established for 50 market rate residential units and 12 affordable rental units. Planning Board 
approval was provided, but construction was not commenced.  Subsequently, an optional use of a house of 
worship and 12 affordable rental units was added to the zoning ordinance. Approval of an application for 
the optional development, with abandonment of the prior approval, was granted by the Planning Board.  
Construction of the rental units has not yet commenced.

R-5G Residence District

This District consists of 11 acres to the rear of, and subdivided from, the property of the Joseph Kushner 
Hebrew Academy and with frontage on Eisenhower Parkway, and Peach Tree Hill Road.  Planning Board 
approval for 170 market-rate town houses and 51 affordable rental apartment units has been granted by the 
Planning Board.  Construction has begun.

R-5H Residence District

This District consists of approximately 4 acres on the southerly side of W. Northfield Road, west of Hillside 
Avenue and north of the Senior/Community Center.  Developed as the Hillside Club, it contains 4 principal 
buildings and a club house. Each building has 20 rental apartments.  20% of the apartments in each building 
are affordable. 

R-5I Residence District

This District is located on the westerly side of Eisenhower Parkway south of Old Road and the Route 10 
traffic circle. Under development as ParkVue, it has a club house, recreational facilities, and five buildings 
containing a total of 220 rental apartments of which 44 will be affordable.

R-5J Residence District

This District consists of 3.95 acres between East Cedar Street and Old Short Hills Road. Permitted use is an 
inclusionary development of 56 stacked townhouses of which 12 are to be affordable.  An application for 
development has been filed with the Planning Board.
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R-6 Senior Citizen Housing District

This district, located on the southerly side of East Cedar Street between South Livingston Avenue and Shrewsbury 
Drive, is limited to housing for seniors capable of independent living.  Known as Cedar Commons and completed 
in 1996, the development contains 156 rental apartments in three (3) multi-story buildings, plus twelve (12) units in 
cottage-style buildings.  Thirty-three (33) of the units are affordable housing.

AH Adult Housing District

This district is designated for two uses on adjacent lots: one an assisted living facility, and the other a condominium 
adult housing community consisting of a building or group of buildings with dwelling units of which not less than 
80% are restricted to primary residents at least 55 years of age.  The AH District is located on the easterly side of 
Eisenhower Parkway, south of Dorsa Avenue.  The condominium development is known as The Pointe and has 200 
market rate condominium apartments in four (4) multi-story buildings supported by a club house.  The assisted 
living facility lot has not been developed.

Recommendation.      There has been a recent increase in the number of assisted living facilities 
constructed in the Township. As that need may not continue to grow, overlay 
zoning to permit an alternative use of inclusionary adult housing, or inclusionary 
independent senior living uses, with a significant affordable housing component 
would be appropriate. 

LTC  Livingston Town Center Redevelopment District

The Livingston Town Center Redevelopment Plan was adopted by ordinance in 2003, and covers an area 
immediately to the northeast of the intersection of Mt. Pleasant Avenue and Livingston Avenue.  It consists of 
13.917 acres of lands formerly in the B and R-4 Districts, has three use sectors established to create a pedestrian-
friendly “downtown” area of commercial and residential uses.  Specific architectural and other design standards are 
established.  Construction has been completed.  The three use sectors are: a townhouse sector, a single-family house 
sector, and a mixed use sector. 

Recommendation:     The Livingston Town Center Redevelopment Plan should be incorporated 
by reference into Chapter 170 of the Township Code, and the sectors of the 
redevelopment area should be designated by ordinance as the following districts to 
continue to be regulated under the Redevelopment Plan:

     LTC - MU   Mixed Use District 

 This is the southern-most portion of the LTC District.  It is zoned for a mix of one and two-story    
 buildings with commercial uses subject to specific limitations, and a multi-story residential    
 building with an interior parking structure.  The multi-story building contains seven (7)     
 townhouses, twenty-four (24) loft and flat residential units, and limited commercial uses on    
 the ground floor.  This Mixed Use District also contains public use open space. 

 LTC – TH   Townhouse Residential District 

 This district is designed for not more than 70 townhouses and mandated common public use open   
 spaces.
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 LTC - SF   Single-Family Residence District.  

 This district is designed for not more than 17 single-family detached homes and one (1) ritual bath of any   
 faith. Common public open space and public pedestrian paths to adjacent neighborhoods are mandated.

Recommendation: If there are future designations of Areas in Need of Redevelopment or of 
Rehabilitation, the implementing plans adopted should be incorporated into 
Chapter 170 of the Township Code.

B Central Business District

The B Central Business District is the core commercial zone of the Township, and is divided into two widely-
separated areas, each centered along Livingston Avenue.  In the southern area of the Township, the B District is 
centered upon the intersection of Northfield Road and Livingston Avenue.  In the northern side of the Township, it 
is centered upon the intersection of Route 10 (Mt. Pleasant Avenue) and Livingston Avenue; except for those parcels 
at the intersection that are in the Livingston Town Center Redevelopment Area.

The B District is designed for, and limited to, retail sales and service businesses and professional offices.  Many 
properties reflect actions by owners to take advantage of a subsequently repealed ordinance provision that allowed 
extending business parking into contiguous residence zone properties.   Such creeping expansion of the B District 
into residence districts is no longer permitted.  On some residentially zoned properties adjacent to the B District, 
owners took advantage of that transition zoning to engage in business activities within buildings formerly single-
family residences. 

Recommendations in the 2007 Master Plan related to the District that have been implemented by ordinances: 
prohibiting front yard parking; requiring that in new buildings all occupancies have their primary entrances on the 
street frontage; elimination of transition zoning; and expansion of the B District northward on N. Livingston Avenue 
from W. Mt. Pleasant Avenue; and bringing currently non-conforming uses into conformity by rezoning.

Recommendation:      To further the objective of promoting a pedestrian-friendly environment in this 
district all buildings on a block should have common front yard setbacks.

Recommendation:      Encourage, and provide incentives for, linking parking areas of adjacent properties 
in the district, elimination or reduction of the number of driveways on main streets, 
and creation of driveways on side streets.  Adequate protection against excessive 
traffic through residential neighborhoods should be provided.

Recommendation:      Subject to appropriate setback, buffering and architectural requirements, permit 
the construction of customer parking structures not to exceed twenty (20) feet in 
height and located in rear parking areas as an accessory building. Overnight or 
longer-term parking should be prohibited.

Recommendation: Subject to appropriate setback, buffering and architectural requirements, permit 
retail buildings to be constructed with a second-story customer parking facility 
over shops or restaurants. Over-night or longer-term parking should be prohibited.

Recommendation: Appropriately located parcels could contain buildings of two (2) more stories, 
with residential units above retail and compatible service businesses, so as to add 
residential vitality to the downtown.  Such buildings, particularly at “gateways” 
to the community, should be elevator-served if more than two (2) stories. The 
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presence of residential units could reduce the use of automobiles for shopping trips 
and thus increase pedestrian traffic.    

B-1 General Business District

This designation applies to ten (10) widely-separated areas of differing sizes.  It permits any use allowed in the B 
District plus theaters, newspaper offices, small printing establishments, and public garages and filling stations as 
conditional uses.  Five (5) of the B-1 District areas abut B District areas.  The balance are small pockets within 
residential areas.

As in the B District, many properties reflect actions by owners to take advantage of a subsequently repealed 
ordinance provision that allowed extending business parking into owned contiguous residence zone properties. As 
indicated, some of the B-1 District areas are extremely small and may be considered non-conforming pockets in 
residential districts.  Such pockets are not susceptible to significant improvement. 

Recommendations in the 2007 Master Plan related to the District that have been implemented by ordinances: 
prohibiting front yard parking; requiring that in new buildings all occupancies have their primary entrances on the 
street frontage; elimination of transition zoning; bringing currently non-conforming into conformity by rezoning; 
and, establishing a BN Neighborhood Business District on East McClellan Avenue east of McCall Avenue. 

     Recommendation: Identify specific small B-1 District pockets within residential districts; change  
    the permitted uses to only those which exist or to include others which are  
    most compatible with those already present in such locations; and; rezone the  
    properties as a B-N  Neighborhood Business District that can include a   
    residential component.

Recommendation:     Encourage, and provide incentives for, linking parking  areas of adjacent properties, 
elimination or reduction of the number of driveways on main streets, and creation 
of driveways on side streets.  Adequate protection against excessive traffic through 
residential neighborhoods should be provided.

Recommendation: In B-1 Districts that abut or are in close proximity to B Central Business District 
properties, appropriately located parcels could contain buildings of  two (2) or 
more stories with residential units above retail and compatible service businesses 
so as to add residential vitality to the downtown.  Such buildings, particularly 
at “gateways” to the community, should be elevator-served if more than two (2) 
stories. The presence of residential units could reduce the use of automobiles for 
shopping trips and increase pedestrian traffic.    

B-2 Highway Business District

This district is designed to allow most business uses permitted in the B-1 District, plus motels.  However, auto sales, 
public garages and filling stations are prohibited.  It is in two areas along Route 10 west of the Traffic Circle. The 
first area is centered on the northerly side of Route 10 and Eisenhower Parkway, running west from the D-S2 district 
to the C-I district.  The second area is on the southerly side of Route 10 from a point opposite about midway between 
Microlab Road and Regent Street westward to Okner Parkway. 

 Recommendation:    No longer permit motels.
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BN Neighborhood Business District

This district repurposes small B-1 District pockets within residence districts.  Permitted uses are limited to those that 
are most compatible with residential neighborhoods; such as small bakeries, food retail or take-out shops; candy or 
stationer shops; instructional studios, or small professional offices. Second-story uses are limited to such offices or 
to residential use. Single-family or two-family buildings may be included.    Other uses, if prohibited in any other 
district, are prohibited in this district.   The first BN District has been established beginning at the northwesterly 
corner of the intersection of East McClellan Avenue and McCall Avenue.

P-B Professional Building District

Designed for executive, administrative and professional offices, this district is located on the easterly side of South 
Livingston Avenue south of West Oakwood Avenue.  It contains one office building.  There are a nursing home/
rehabilitation center and a “Y” on two lots to the south that also front on South Livingston Avenue but are in the R-4 
Residence District. There is medical office building that is in the R-4 Residence District. 

Recommendation:     Extend this district both southward to include those two lots and to the west, across 
South Livingston Avenue, to include the currently nonconforming medical office 
building at the southwest corner of South Livingston Avenue and Belmont Drive, 
all of which properties are now in the R-4 Residence District.

Recommendation:     Add as permitted uses in the district nursing homes, physical therapy facilities, 
and non-profit entities providing programs, activities and facilities promoting 
social responsibility, healthy living, youth development and ancillary community 
services.

P-B1 Professional Building District

This was a district of slightly more than 20 acres, on the westerly side of Eisenhower Parkway to the south of the 
Traffic Circle, in which the permitted uses were the same as in the P-B District.  The 2007 Master Plan recommended 
that as much as possible of the property be preserved as open space. However, pursuant to Mt. Laurel litigation 
settlement 20 acres have been re-zoned as the R-5I Residence District and is being developed as “ParkVue”, a 220 
unit inclusionary apartment community. 

Lot 43, of 0.12 acres, in Block 5900 is all that remains of the P-B1 zone and is undeveloped wooded wetlands.  

Recommendation:      Lot 43 should be preserved as open space through Township ownership or by 
obtaining of easements.

P-B2 Professional Office Building

The designed uses are the same as for the P-B District at present.  The height and setback requirements differ from 
those in the P-B district and there is a provision for mandatory open space.  A parking structure is permitted as an 
accessory building.   The P-B2 District is a single lot of approximately 34 acres on the northerly side of Route 10, 
east of the Traffic Circle and a B-1 District shopping center.  Portions of this district also abut Beaufort Avenue.

The PB-2 District presently contains a major Class A office building and a parking structure.  Such office buildings 
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tend to generate a need for nearby hotel and conference facilities.  However, future changes in the economy or in 
methods of conducting business may reduce the need for such office facilities.

Recommendation: A hotel, whether with or without conference facilities, should be added as a 
permitted use in the P-B2 District.

Recommendation: Should the need for large office complexes diminish, consideration should be 
given to permitting partial or full conversion of such facilities in this district to 
mixed use.

D-S Designed Shopping Center District

This district encompasses the Livingston Mall and totals approximately 89 acres.  Having a multi-service shopping 
mall serves both local and area shoppers for goods, services and other permitted activities. As recommended in the 
2007 Master Plan:  the District has been expanded to include the abutting segment of the R-L Research Laboratory 
District used for Mall parking; and, some façade and signage improvements have been made.  There have been 
changes in the nature of shopping malls across the nation due, at least in part, to the increase of on-line sales 
and consumer interest in non-retail uses. Further flexibility in zoning can provide the best possible opportunity to 
maintain the viability of this major enterprise.

 Recommendation: Encourage the Mall operator to provide additional landscaping as well as  
    pedestrian ways through the parking area.

 Recommendation: The Township Council should proactively enact changes to the permitted uses  
    in this District to permit the Mall to meet changing market and economic  
    conditions and consumer needs and interests.   Such additional permitted uses  
    should be: a brew pub; groceries or specialty foods markets, physical   
    exercise, yoga or training facilities; a limited number of stand-alone   
    restaurants; a limited service stand-alone hotel; a theater; retail bank services;  
    small  scale medical, dental or vision care; seasonal outdoor food court or  
    dining.  Permitted recreational/amusement/entertainment uses should not occupy  
    more than a specified percentage of the aggregate total indoor/outdoor area in the  
    District.  

 Recommendation: The Township Council should enact an amendment providing that should any  
    anchor store(s) become vacant; replacement within the footprint of such store(s)  
    by office or inclusionary residential uses, with or without other permitted uses,   
    should be permitted so as to provide potential customers for remaining retail,  
    service and other commercial tenants of the rest of the Mall. If such a vacant  
    anchor store and the lot on which it is located are both under the same ownership,  
    such mix of uses should be permitted on the entire lot. Permitted recreational/ 
    amusement/entertainment uses should not occupy more than a specified   
    percentage of the aggregate total indoor/outdoor area in the District.  

 Recommendation: Should the Mall close, or a major repurposing of the entire district become  
    appropriate under changing market and economic conditions, the entire district  
    should be rezoned as a mixed-use district consisting of retail/service uses  
    as then permitted and/or as included in the preceding recommendations,   
    single-family and multi-unit inclusionary residential uses, theaters and   
    life-style amenities, and shared common facilities; with not less than a specified  
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     percentage of the District green open space, and recreational/amusement/  
     entertainment uses occupying not more than a specified percentage of   
     the aggregate total indoor/outdoor area of the District.

D-S2 Designed Shopping Center District

This district encompasses the “Village at Livingston”  shopping center off the Livingston Circle and  northwestward 
of  the intersection of Route 10 (West Mt. Pleasant Avenue) and Eisenhower  Parkway. 

Recommendation: The District should be expanded to include more property fronting on, and with 
access from, West Mt. Pleasant Avenue.

Recommendation: To enable the district to meet changing market and economic conditions, and 
consumer needs and interests, the Township Council should proactively enact 
additional permitted uses in this District not limited to: a brew pub; physical 
exercise, martial arts, yoga or training facilities, physical therapy, seasonal outdoor 
dining, food truck court, beer garden, wine festival. 

R-L Research Laboratory District

This district is designed for (a) executive and administrative offices, (b) scientific or research facilities or laboratories, 
including accessory incidental pilot plants; (c)  private primary and secondary schools, including certain accessory 
facilities; (d) ambulatory care facilities; (e) long term acute care facilities; (f) continuing care facilities; (g) financial 
institutions other than banks; and (h)computer and data processing centers. The district covers lands on four sides 
of the intersection of South Orange Avenue and Eisenhower Parkway.  When the R-5B District was established, it 
resulted in the creation of a remainder of the R-L District that is located between the R-5B District and a narrow 
strip on Passaic Avenue which is in the R-L District. Under a use variance, that remainder and an abutting part of 
the R-1 District have been developed as a long-term care and assisted living facility operated by CareOne.   Lots 
47.1 and 50 in Tax Block 6101 is a 13.874 acre parcel containing an executive office building and parking that will 
be rezoned for an inclusionary apartment development. 

West of Peach Tree Hill Road and south of South Orange Avenue approximately 100 acres of the R-L District is 
occupied by office and research buildings, their parking areas and some  wetlands.

Recommendation: Should all or any significant portion of the approximately 100 acres become 
available for other than present use, any development should include recreation 
facilities, preserved open space, and acquisition of a portion of the property as a 
potential school site.

Recommendation: Incorporate all the property occupied by CareOne into the R-L District.

R-L2 Research Laboratory District

This office and research laboratory district is primarily located on the western side of Eisenhower Parkway between 
the D-S2 District and Naylon Avenue and on the eastern side of Eisenhower north of Dorsa Avenue. A small segment 
is located on the eastern side of Eisenhower Parkway south of the AH District. The same uses as permitted in the 
R-L District are permitted in this District.
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CI Commercial Industrial District

This district is located on the westerly fringe of the Township and to the north of Route 10, beginning at the end 
of the B-2 District and running west to the Passaic River and north to properties abutting Industrial Parkway.  The 
district is designed to permit productive use of properties previously devoted to light industries that have left the 
community.  It has resulted in: construction of stores for major retailers; the conversion of a motel into a larger 
luxury hotel; the conversion of industrial buildings to schools for special needs students, several child care centers, 
and corporate offices. Construction of new Township athletic fields in the District has been completed.

 I   Limited Industrial District

This district in the northwestern portion of the Township abuts the CI and R-L2 districts and, to its north, a portion 
of the R-2 District.  Permitted uses are business and professional offices, research laboratories and limited industrial 
and manufacturing uses.  A portion of this district is Essex County parkland.

Recommendation: Compare current uses in the district to the permitted uses and determine whether 
adjustments should be made to permitted uses and bulk requirements.

HH   Hospital Health Care District 

This District was established as recommended in the 2007 Master Plan. It fronts on East Cedar Street and Old Short 
Hills Road.  Permitted principal uses include medical and surgical hospitals, long-term acute and sub-acute care 
facilities, out-patient facilities, and related administrative offices.  Permitted accessory uses are hospital related-
facilities and services; including but not limited to research, laboratory and diagnostic facilities, pharmacies, 
emergency rooms, food preparation and service facilities, gift shops, florist shops, snack shops and restaurants, 
counseling services, medical and dental offices and clinics, child care facilities, parking lots and structures, landing 
pads for medical helicopters, education and training related to the permitted uses, emergency power generation, 
laundries and waste treatment facilities for laundry and waste generated on-site, and radio and telecommunications 
facilities related to dispatch and control of  medical transportation services. Facilities solely or primarily for mental 
health patients or for treatment of addictions are not permitted.

OS Open Space District  

Many properties are owned by governmental agencies, or under governmental control by lease or easement, and 
identified in the Parks and Recreation Plan Element or in the Open Space and Conservation Plan Element as to 
be preserved in their natural state or used for active or passive recreational purposes.  This District was created in 
concept by the Township Council in 2006, as Code §170-158, but no properties have been rezoned into the district.  

Recommendation: Specific properties should be identified and rezoned into this district.

OS-GC   Open Space – Golf Course (Proposed)

Recommendation:    The Cedar Hill Golf & Country Club site consists of 146.58 acres, approximately 
42 acres (30%) of which lie within the Flood Hazard Area of the Passaic River.  
The site should be rezoned from R-1 to a new land use classification: OSGC - Open 
Space Golf Course All wetlands and flood hazard areas within the site should be 
preserved as open space.    



20SECTION III

OS-P   Open Space - Preservation District (Proposed)

Parcels of land are, or may be, preserved as open space through the use of residential cluster options or other land 
use concepts or by agreed upon conditions in the course of subdivision or site plan approval.  Such preserved open 
space, even when owned and maintained by an open space organization or when deeded to the Township, remains 
a part of the zoning district in which the developed property of which it is part is located.

Recommendation:      A new OS-P Open Space - Preservation District should be established to include 
all preserved open space that remains in private ownership.  (That which is 
deeded to the Township should be rezoned to the proposed OS-GU Open Space - 
Governmental Use District.)

Historic Properties   

Certain buildings or sites, by their very nature, are designated as Historic. They are identified in Section XI - 
Historic Preservation Plan Element.

GENERAL LAND USE RECOMMENDATIONS

Commercial Building Design Standards

Retail, office and other commercial structures in the B, B-1 or P-B zoning districts along Livingston Avenue, Mt. 
Pleasant Avenue and Northfield Road should be designed and oriented in furtherance of the Master Plan objective 
of presenting a welcoming and pleasing  visual environment and of  encouraging design of pedestrian-friendly 
business districts.

Recommendation: The architecture of new commercial buildings, and the facades of renovated 
commercial buildings, which face, or are in close proximity to, Livingston Town 
Center should be consistent with and related to the architecture of the Livingston 
Town Center.

Conditional Uses 

Some permitted or conditional uses are or may no longer be appropriate for particular districts or for the Township 
as a whole.  There may be others that should be added.  There may also be situations in which the differences in 
such uses permitted in one zoning district as compared to another zoning district with otherwise identical provisions 
are no longer appropriate.  Existing facilities that are conditional uses may be so well established and appropriate to 
their locations that they might be re-designated as permitted uses at those locations.

 Recommendation: Repeal Township Code §170-88.E Motels in its entirety.

Recommendation: Hotels should be permitted as conditional uses in the CI  Commercial Industrial 
District, the P-B2 Professional Office District, and on properties that front on West 
Mt. Pleasant Avenue west of Eisenhower Parkway that are in the B-1 General 
Business District and B-2 Highway Business District.

Recommendation:    In order to provide more affordable assisted living capacity, inclusionary  or   
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 wholly-affordable assisted living facilities should be permitted as conditional  
 uses on lots of not less than 3 acres with frontage on South Orange Avenue,  
 Passaic Avenue or Eisenhower Parkway provided always that in such a facility  
 that is inclusionary not less than 12 percent of the units shall be for patients    
 qualifying for low or moderate incite housing.

Recommendation:  Review all other permitted and conditional use provisions. As found   
 appropriate, specific conditional uses should be redesignated as permitted uses or     
 eliminated as conditional uses. 

Conformance to State Standards

By statute, regulation or court ruling the State of New Jersey has established many standards and requirements that 
supersede Township ordinances and zoning regulations. Examples are the Residential Site Improvement Standards, 
family daycare homes, and community residences.

Recommendation: Review Township ordinances and zoning regulations for compliance/conformance 
with State standards and requirements and amend them as necessary.  Where 
appropriate, incorporate the State standards and requirements by reference.

Off-Street Parking  

Consideration of applications for development of other than single-family properties reviewed by the Planning 
Board or the Zoning Board of Adjustment have presented issues in regard to off-street parking as to general safety, 
accessibility by persons with disabilities, and the ratios of parking spaces required for types of uses as established 
in Township Code § 170-94. 

Recommendation: Township Code provisions should be reviewed in comparison to current Institute of 
Transportation Engineers, Urban Land Institute and other standards. Appropriate 
ratio and safety changes suitable to the Township should be implemented.

Recommendation: Standards to ensure safe lines of sight for drivers navigating  within, or exiting 
from, off-street parking areas should be established. 

Recommendation: The minimum number of accessible parking spaces, as well as the minimum 
number of van-accessible spaces, required should be increased above the 
minimums that are required under the Americans with Disabilities Act and New 
Jersey state standards; taking into consideration demographic factors including the 
aging population and the increasingly common equipping of vans with passenger 
side lifts or ramps. 

Recommendation: Installation of bollards or equally protective barriers should be required for all off-
street parking spaces at which a vehicle entering the space might proceed into a 
building façade, or onto a pedestrian walkway or gathering area or bicycle path. 

 Recommendation: Shared parking arrangements should be strongly encouraged. 
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Recommendation: Inclusion of electric vehicle charging stations should be required in non-residential 
or mixed-use off-street parking areas when the length of time that parking stalls are 
expected to be occupied will be sufficient for efficient operation of such stations.   
Inclusion of charging capacity on residential properties should be encouraged.

 Overlay Zoning 

The 1960 Master Plan recognized that Livingston has two “centers”; Northfield Center and Livingston Center.     It 
identified Northfield Center as centered around the Livingston Avenue and Northfield Road intersection (extending 
northward from Hobart Gap Road to Concord Drive, westward to Collinwood Avenue and Collins Terrace, and 
eastward to Burnet Street). Livingston Center was centered around the Livingston Avenue and Mt. Pleasant Avenue 
intersection (extending southward to Irving Avenue, northward to Beverly Road, Summit Place and Fellswood 
Drive, westward to N. Ashby Avenue, and eastward to a point beyond Greenwood Ct.). In each center, a mix of 
residential and business uses was recommended, with the businesses all fronting on the street and having shared 
parking in the rear.

Recommendation: Northfield Center’s geographic scope should be extended northward to Concord 
Drive on the westerly side and Wardell Road on the easterly side of South 
Livingston Avenue and eastward to west of Schindler Way.

Recommendation:  Conduct a study to determine the feasibility of overlay zoning. The potential of 
rezoning the properties within each such Center should be carefully examined to 
determine appropriate bulk and design standards. Overlay zoning in all or portions 
of each such Center should be established to allow a combination of residential 
uses that may be single-family residences, town-houses, multi-family structures, or 
any mix of such residential uses, together with compatible retail sales and service 
uses permitted in the B Central Business District and B-1 Business District.

Recommendation: The geographic scope of the Northfield Center and the Livingston Center should 
be further evaluated periodically; with changes implemented as appropriate 
consistent with the objective of creating or improving the vitality of retail and 
service businesses by increasing residential presence.

Permitted and Prohibited Uses

 Recommendation: Review the use provisions in the various non-residential districts for possible  
    rationalization and simplification. Where feasible list those expressly permitted   
    and prohibit all others.

Recommendation:     Review standards applicable to retail businesses, restaurants and other commercial 
uses for possible changes in regard to setbacks, parking, landscaping, signage, 
outdoor dining and sales displays that would promote or enhance a pedestrian-
friendly downtown atmosphere or improve safety.

Public Capital Projects

Execution of public capital projects is exempt from Planning Board and Zoning Board site plan approval, but should 
serve as an example to the community.  
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Recommendation: The Township government and its departments, the Board of Education, and other 
public bodies engaged in capital projects within the Township, should voluntarily 
follow the parking requirements applicable to like private developments and also 
follow the tree protection, preservation and replacement requirements of the Trees 
Ordinance codified as Code of Township of Livingston Chapter 306.

Recommendation: The Planning Board and the Township Council having recognized, in the 
Livingston Center Redevelopment Plan, that the architecture of the Civic Center 
Municipal Complex buildings, especially the Town Hall and the High School, have 
an architectural style that contributes to the identity of the community; expansion, 
renovation or  replacement of Civic Center Municipal Complex buildings in and 
around the Oval should be in that same architectural style. 

Recommendation: Effective modernization or replacement of facilities in the Civic Center Municipal 
Complex can best be achieved though coordination and joint planning and 
development by the Township and the Board of Education.  Needs of the over-all 
community should be jointly analyzed so that modernization efforts  or replacement 
of outmoded or inadequate facilities within the Civic Center is accomplished  
through construction of complementary and shared facilities that will be best-
suited to the long-term needs of all Livingston residents without sacrifice to the 
openness and visibility of the complex from public streets. 

Setbacks

The Zoning Board of Adjustment receives many variance request that generally entail either horizontal expansions 
of the homes or vertical additions. Often the vertical additions are above a ground level portion of the home which 
pre-existed the established setbacks for the zone and so the existing setback is non-conforming.  In such instances, 
a variance is required even though the building footprint does not change.

Recommendation: Review the appropriateness of existing setback requirements in all residential 
districts, with primary focus on R-4 and R-3 zones.

Recommendation: Consideration should be given to permitting vertical additions, that do not increase 
the footprint, to be built without a variance if specific FAR or other ratios and 
height standards are not exceeded.

Split Lots

Zone District lines sometimes run through a lot, with the result that the lot straddles two districts.  This will often 
necessitate the consideration of variances in order that the lot can be developed. Recommendations for change 
presented in the 2007 Master Plan have been underway.

Recommendation:      Continue to adjust district boundary lines to reduce or eliminate split lots. 

Recommendation: If split lots cannot be, or are not, fully eliminated, amend the Land Use   
    Ordinance to establish requirements and guidelines governing how a lot   
    that is in more than one zoning district must be developed under the standards of  
    just one of those districts.
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Swimming pools 

All residence districts have common setback requirements for swimming pools.

Recommendation: The aesthetic, environmental, safety and other aspects of setbacks for swimming 
pools should be examined to determine whether uniformity is appropriate or 
whether differing requirements might be appropriate for different zoning districts.

Teardowns, Rebuilds or Expansions

Because of the rising value of land in the Township, there is a trend of buying properties with the intent of tearing 
down existing homes and building larger ones. This may be true both when the lot is of normal size for the zoning 
district and when the lot is unusually deep. Another approach is to enlarge an existing home with or without first 
removing some portion of it.  The larger homes resulting from teardown, rebuild or expansion may so greatly 
exceed the size of their immediate neighbors and others in the neighborhood as to alter the appearance of that 
neighborhood and to adversely affect the visual environment of the zoning district. Affordability of housing in the 
Township may ultimately be negatively impacted.  In 2006 the Township enacted a “McMansions” ordinance to 
control house sizes.

Recommendation: Effect of the ordinance should be monitored on an annual basis so that fact-based 
determinations can be made as to whether amendments are required. 

Township Boundaries 

Township boundaries have changed from time to time.   Some anomalies remain and should be examined, including:

•	 Warren Road where seven (7) homes on a portion of the western side of that street are in Livingston. Under 
an inter-governmental agreement they are served by West Orange.

•	 Old Short Hills Road, where the properties on the easterly side of the street are in West Orange except for 
portions of their front yards.  

•	 Interstate 280 cuts some Livingston lots to its north off from the rest of the Township, and cuts some 
Roseland lots to its south off from Roseland.

Recommendation: Adjust the boundary between Livingston and West Orange so that the municipal 
boundary runs along the rear property lines of seven (7) residential lots on Warren 
Road.

Recommendation: Adjust the boundary between Livingston and West Orange along Old Short Hills 
Road so that it is either at the easterly line or in the center of the carriageway.

Recommendation: Transfer Livingston Block 2300, Lots 1-7 that are north of IS 280 to Roseland in 
return for those portions of Roseland that are south of IS 280, between Livingston 
Avenue and Laurel Avenue. 
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Vacant or Redeveloped Land

The Township is substantially fully developed and has relatively little open space remaining.

Recommendation:      The residential cluster and open space zoning concepts should be made applicable 
to development or redevelopment of any parcel of two (2) or more acres for 
residential use.  In addition, all wetlands, flood hazard areas and steep slopes 
on such parcels should be preserved as green open space. The preserved space 
should be contiguous land forming a separate lot or separate lots; but land required 
for stormwater management facilities need not be contiguous to other preserved 
space. The preserved land either should be maintained by an approved open space 
organization and zoned OS-P or be deeded to the Township and zoned OS-GU.

Variances and Non-Conforming Uses

There are areas where pre-existing non-conforming uses and variances that have been granted create marked 
differences between the applicable zoning and the uses in place. Many properties have been rezoned since 2007 to 
bring their uses into conformity. 

Recommendation: Continue to rezone discrete areas or properties with significant disparities between 
permitted uses and actual uses, due to variances or nonconforming uses, to bring 
the actual uses to permitted status when consistent with good planning.




