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Introduction and Purpose: 
 
 The office of City Planning introduces this report to the City of Clifton 
Planning Board in conjunction with the Montclair State University (MSU) hearings 
for the purposes of conducting a Section 40:55D-31a review as it relates to public 
funding for state projects.  This requirement is identified in the Municipal Land 
Use law of the state of New Jersey.  MSU is required to appear before the board 
to address any concerns that the Municipality has as the projects relates to the 
Elements in the Master plan and any associated re-examination reports related 
to the Master Plan. 
 The State agency in question is the second largest university in the state 
and with that come inherent problems and conflicts that will affect the 
surrounding Municipalities.  The opinion of the office of City Planning is that MSU 
should review its current operations and interactions with the towns that occupy 
its borders and the town in which it lies.  The purpose of the university is to 
educate the young people who attend and with that comes the responsibility to 
keep the students safe before, during and after classes.  These agencies, as 
does the municipality have a responsibility to protect and to serve the public 
which entrusts us to look out for their well being.  Utilizing this concept is why the 
City of Clifton will ask MSU to re-consider its Quinn Road proposal to advance a 
plan that is neither safe nor required to advance the growth potential of the 
university. 
 
 
 The purpose of this report is to demonstrate that the proposed expansion 
of Quinn Road will be a detriment to the City of Clifton.  This proposal will also be 
a detriment to the surrounding areas along Valley Road and MacLean Avenue 
located in the Upper Montclair Section of the City of Clifton. The City of Clifton 
office of City Planning will demonstrate that the expansion of this exiting roadway 
will be a negative to our community, a negative to the university and a negative 
to the county roadway.  We also will show that the reports that were prepared by 
the MSU professionals are deficient and inconsistent from report to report.   
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CHRONOLOGY OF THE QUINN ROAD PROJECT: 
 
1991 ï Construction of Quinn Road. The university agrees it will be an entrance 
only. 
 
March 2002 ï MSU completes Parking and Transportation Report. No mention 
of Converting Quinn Rd. to an exit 
 
May 2002 ï Master Plan Traffic Study completed by Pennoni Associates for 
MSU. States Quinn Road must remain a one-way exit only since it was      
constructed with that understanding and is too steep for 2 way operations 
 
November 2003 ï Rep. Pascrell includes funding for Quinn Rd. as part of the  
Transportation Equity Act ($2,500,000)         
 
March 2004 ï Initial meeting with Clifton City Manager Sachs and MSU about 
Quinn  Rd.  
 
May 2004 ï Parsons Brinckerhoff study recommends use of Quinn Rd. as an exit 
 
July 2004 ï MSU Trustees vote funds for studies for construction of Quinn Rd. 
exit and new parking garage 
 
October 28, 2004  - Montclarion reports new exit to be built 
 
November 2004 ï Keller and Kirkpatrick conduct engineering and traffic studies 
for Quinn Rd. 
 
December 2, 2004 ï Montclarion reports a new parking deck to be constructed 
near Yogi Berra Stadium 
 
January 2005 ï Clifton insists that a community meeting be held presenting the 
Quinn Rd. Project 
 
January 11, 2005 ï Congressman Pascrell sends letter to Mayor Anzaldi to 
encourage him to accept Quinn Road Plan. 
 
February 9, 2005 - funding for Quinn Rd. included in new Transportation Equity 
Act ($3,000,000) 
 
February 2005 ï Letter sent from MSU to community about community meeting 
   
March 2005 ï Community meeting takes place.  Response is very negative 
 
April 1, 2005 ï Clifton Journal article about Quinn Rd. plan 
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April 19, 2005 ï Keller and Kirkpatrick prepare revised traffic study 
 
April 29, 2005 ï Revised Quinn Rd plan sent to city and community 
 
May 2005 ï Revised Quinn Rd. plan rejected by Clifton City Council 

- MSU presents plan to Passaic County 
- Petition drive begins in neighborhood. (400 signatures collected) 
- Letters written to county and state officials and petitions sent 

 
June 22, 2005 ï Congressman Pascrell sends letter to community. States that 

Quinn Rd. project must comply with federal requirements 
 
June 23, 2005 ï Dr. Cole writes to Mayor Anzaldi  stating intention to continue 

with Quinn Rd. plan in spite of city opposition 
 

- MSU Vice President Schuckel writes to Passaic County engineer  
- Edmunds about plans for Quinn Rd. 

 
June 2005 ï Members of  community meet  with aide to Rep. Pascrell to state 
opposition 

- Passaic County refuses to take action on project without approval 
of Clifton 

- Transportation Equity Act passes Senate ($2,400,000 for Quinn 
Rd.) 

 
July 20, 2005 ï Community members meet with Pres. Cole to state opposition. 
She is totally unreceptive to concerns. Rejects proposal of expansion of Clove 
Road exit because there is no flyover. 
 
August 2, 2005 ï The Record and Herald News run articles about opposition to 
Quinn Rd. expansion 
 
August 4, 2005 ï Record article notes problems in Montclair Stateôs traffic study 
 
August 12, 2005 ï Clifton Journal article about neighborhood opposition 
 
August 12, 2005 ï City Council communicates rejection of Quinn Rd. project to 
MSU Trustees.  
 
August 26, 2005 ï President Cole responds to trustee letter. 
 
September 2005 ï Pres. Cole states in opening day speech that some people in 
Clifton are not thrilled with the Quinn Rd. project but MSU is proceeding 

- all Freshman required to park in NJ Transit Deck 
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September 15, 2005 ï Montclarion article states that MSU will not receive 
revenue from  Students parking in NJ Transit Deck for 8 years 
 
September 15, 2005 ï Montclarion article announcing beginning of construction 
of Recreation Center. Facility will be open to the public. New 2000 car 
parking garage mentioned. 
 
September 22, 2005 -  Montclarion states Quinn Rd. exit to be built in 2006. No 
mention of opposition 
 
November 29,2005 ï Clifton City Manager sends letter to Congressman Pascrell 
to divert funding of Quinn Rd. federal money to Hurricane Katrina victims 
 
December 3, 2005 ï Herald News does story on negative impact of growth of 
Montclair State on surrounding community 
 
December 8, 2005 ï Montclarion does story on community opposition to Quinn 
Road plan. 

 
December 2005 ï Boring studies done in lot 22 for construction of parking 
garage. Project manager notes position of garage next to Yogi Berra Stadium 
MSU engineer, McCann, denies there are definite plans 
 
January 2006 -  Douglas Cooper, Assistant VP of Construction and Engineering  
resigns. By  summer, most of department was gone.     
 
May 15, 2006 ï Legal firm representing MSU communicates to Passaic County 
engineer (Edmunds) that MSU will seek legal redress if not granted  
permission for traffic light on Valley Road.  
 
June 9, 2006 -  County engineer Edmund responds to MSU letter. County does 
not acquiesce. 
 
June 19, 2006 ï Business Wire article states that  MSU bond sale delayed 
because of ñmisapplication of certain project funds and failure to follow required         
procurement procedures   
 
Summer 2006 ï Mr. McCann, project manager for Quinn Rd. leaves MSU 
 
September 2006 ï Pres. Cole, in opening day speech, states that new parking 
garage cannot be built because of opposition from Clifton . She calls Clifton 
a ñstubborn little townò 

- all Sophomores required to park in NJ Transit Deck 
 
October 5, 2006 ï Montclarion article on resistance  to Quinn Rd. project 
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Fall 2006 ï Harry Schuckel, Senior VP of MSU, leaves 
 
October 2006 ï MSU Student Government plans letter drive to have Clifton 
residents with children at MSU to write to change councilôs opposition to Quinn 
Road plan. Drive never takes place 
 
December 2006 ï DOT agrees to construct flyover for Rt. 46 west access from 
Clove Road 
 
February 2007 ï MSU sends Quinn Rd plans to City Planner Kirwan 
 
April 19, 2007 ï Montclarion reports $150,000 voted by MSU Trustees for legal 
fees involving Quinn Rd. 
 
April 26, 2007 ï Montclarion editorial questions MSU budget 
 
May 2007 ï  MSU makes formal application to present Quinn Road plan to 
Clifton Planning Board 
 
June 15, 2007 ï Clifton Journal article about coming Planning Board meeting 
 
Summer 2007 -  New petition drive begins protesting proposed Quinn Road exit. 
Over 500 signatures in total collected 
 
Summer 2007 ï Congressman Pascrell pulls funding of Quinn Road because of 
the City of Clifton opposition 
 
September 24, 2007 -  Neglia Engineering submits traffic report to City Planner 
Kirwan citing problems with Quinn Road plan 
 
September 25, 2007 -  MSU appears before Clifton Planning Board and about 
100 angry Residents. MSU VP Bressler is witness. 
 
October 1, 2007 ï The Herald News runs an article about Quinn Road 
 
October 10, 2007 -  Second meeting between MSU and Clifton Planning Board. 
Gordon Meth gives testimony and is questioned 
 
October 17, 2007 ï The Clifton Journal runs an article on the meeting. 
 
October 23, 2007 -  Passaic County Freeholders presented with information 
about the Quinn Road project. They continue to support Cliftonôs opposition. 
 
November 29, 2007 ï MSU cancels scheduled meeting with Clifton Planning 
Board to Appear before the Passaic County Planning Board. Clifton residents fill  
Room. Because of time constraints, meeting rescheduled for January 31. 
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November 29, 2007 ï The Montclarion publishes an extensive special feature 
about the Quinn Road controversy. The editor in chief includes an editorial critical  
Of MSUôs actions in the project 
 
November 30, 2007 ï The Herald News reports on the meeting 
 
December 7, 2007 ï The Clifton Journal reports on the meeting 
 
December 14, 2007 -  The Clifton City Council communicates with Congressman  
Pascrell that federal funding cancelled from Quinn Road would Be used for ñroad 
mattersò related to Quinn Road 
 
January 14, 2008 -  Congressman Pascrell responds that the federal funds 
would not Be used for the Quinn Road project because of Cliftonôs  
Opposition. 
 
January 31, 2008 ï The Sierra Club sends a letter to the Passaic County 
Planning Board in opposition to the Quinn Road proposal because of  ñserious  
negative impacts to the natural environment.ò 
 
January 31, 2008- MSU meets with the Passaic County Planning Board. Board 
is critical of the Quinn Road plan 
 
February 1, 2008 -  The Passaic County Planning Board sends a letter to MSUôs 
attorney citing many federal and county standards to which the Quinn road 
proposal does not conform and listing contradictions  in MSUôs traffic reports.  It 
also lists alternatives.  Although they request comments from MSU, MSU does 
not respond. 
 
February 20, 2008 ï MSU cancels scheduled meeting for February 21 with the 
Clifton Planning Board. 
 
February 21, 2008 ï MSUôs attorney sends a letter to the Clifton Planning Board 
stating that Mr. Meth and Mr. Pavlovitch would not return for questioning because 
of the ñabusive and unprofessional ñ behavior of the board. Only the planner, Mr. 
Lydon would return and he would only respond to questions from the board and 
planner, not Cliftonôs attorney or the public. Cliftonôs attorney sends a letter in          
response stating that the witnesses must return for questioning as per N.J.S.A  
40:55D-31 
 

March 15, 2008 ï First joint meeting held between elected officials from Clifton, 
Little Falls and Montclair to set up a permanent committee to deal with problems 
caused by the expansion of Montclair State University. 
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March 18, 2008 -  MSUôs attorney responds that she will proceed as previously 
stated at the scheduled April 8 Clifton Planning Board meeting ï one witness 
and no questioning by the public or Cliftonôs attorney. 
 

References available at the City of Clifton office of Planning 
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Montclair State University Quinn Road Proposal: 
 
 At this time Montclair University (MSU) has proposed expanding the Quinn 
Road access to be a two way roadway where currently it is one.  Although there 
are times when certain events at the university dictate the use of the roadway as 
an exit which usually occurs during concerts, baseball games and other large 
attendance events located at the university. 
 MSU has proposed a steep roadway traversing the opposite way at which 
times the grade downward will be in excess of 10% upwards to 13% which 
coincides with the Planning Boards Engineers report.  This has been a area of 
contention and speculation as to the exact grade that the new roadway will be 
constructed at.  At this time it is still not entirely clear what the end percentage of 
grade will be if the roadway is built.  In our opinion any roadway over RSIS 
standards of 8% is unsafe and should be re-considered or re-analyzed as to the 
inherent problems that are associated with a roadway with this type of design.  
 MSU is proposing a Signal which will be at the end of the steep down 
gradient directly across from MacLean Avenue.  This signal will be actuated by 
pressure plates according to MSU Traffic Engineer and according to the reports 
submitted by MSU the level of service of the new roadway will be less than viable 
in terms of queuing and the safety of the backing up of cars up a steep slope.  
This queuing will have a tremendous effect on the safety of the students and 
faculty who utilize this roadway. 
 This office has personal experience as to the speeds in which students 
enter the Quinn Road access utilizing the uphill section where cars did not slow 
down from Valley Road speed until the upward turn on Quinn Road.  This was 
apparent on 4-2-08 while taking photographs for this report at 9:45am where it 
took this author 11 minutes to cross Valley Road  to return to the City of Clifton 
vehicle. 
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Environmental Issues: 
 

A. ENVIRONMENTAL PROBLEMS WITH THE QUINN ROAD PROJECT 
 

¶ Construction of the Quinn Road extension would entail destruction of an 
existing retaining wall, blasting through a hillside, and construction of an even 
higher retaining wall. The upper portion of the hillside would also be cut away 
to widen the two-way portion of Quinn Road and a retaining wall put up. Not 
only will this destroy a hillside and strip it of trees, but the blasting will 
potentially damage nearby residences. (Eng. Study, p.6) 

 

¶ Water runoff could increase flooding. There is no guarantee that the proposed 
seepage tanks will accommodate the added water generated from paving of 
the hillside to build the new road. The added water, in addition will be flowing 
down a steep hill lined with retaining walls. The potential for runoff down the 
extension, across Valley Road and down the steep slope of MacLean Road is 
great. Flooding, which will be exacerbated by the proposed road already 
plagues the neighborhood at the bottom of MacLean. 

 

¶ The new, steep, roadway will require extensive salting in icy weather. This 
salt will enter the water system increasing pollution. 

 

¶ Currently, Valley Road is free flowing from the Normal Ave light to beyond 
Route 46. The proposed traffic signal at Valley Road and MacLean will cause 
cars to queue in front of homes on Valley Road thus increasing pollution to 
them and the entire Valley Road neighborhood. Currently, cars queue 
northbound on Valley Road at Normal Ave. in front of a cemetery and 
southbound and eastbound in front of MSU buildings, thus not impacting 
private residences 

 

¶ The current Quinn Road passes very close to the Hamilton Woods 
Condominiums at the top of the hill. In 2005, approximately 4000 cars 
entering MSU daily are passing by this complex. Current estimates, with a 
20% increase by 2008 place 4800 cars on the roadway. (Traffic Imp. Study, 
page 5). 2005 estimates were that 14,000 total cars exited MSU per day with 
an increase of 20% expected for 2008 equaling 16,800 exiting cars by 2008. 
(Traffic Imp., page 9) All MSU traffic studies estimate 55% of exiting traffic will 
use the proposed Quinn Road exit which equals 9240 cars per day. This plus 
the 4800 entering Quinn Road equals 14,040 cars using Quinn Road daily. 
The residents of Hamilton Woods Condominiums will experience an increase 
in traffic of 9240 cars daily or 192% more cars. This does not include the 
impact of exiting traffic from events at Jackals Stadium. This neighborhood is 
already plagued by the noise from the stadium. Their quality of life will be 
destroyed.  
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¶ The Sierra Club has examined the site and sent a letter to the Passaic County 
Planning Board with their findings. They state, ñIn view of the detrimental 
impacts of the Quinn project on the environment, as well as on the quality of 
life of the community, we respectfully request that the Passaic County 
Planning Board deny approval for a traffic light at the intersection of Quinn, 
MacLean and Valley Roads.ò (Sierra Club letter to the Passaic County 
Planning Board, January 31, 2008; Document #21) 

 
This proposal to expand Quinn Road will be a violation of the Steep Slope 

ordinance purpose and scope as stated in ordinance 461-24.1.  MSU has not 
complied with the requirements for development in the steep slope ordinance 
which is designed to protect the Cliff Face and steep slope areas of our City and 
which is in conformance with the goals and objectives of the State Development 
and Redevelopment Plan (SDRP). This application should be reviewed by the 
state planning Commission for compliance with the SDRP of the State of New 
Jersey.  This office is of the opinion that this project does not conform to the 
SDRP and the State Planning Commission should advise MSU to seek 
alternative traffic and roadway solutions should be reviewed.  

Steep slope ordinance as indicated below has been superseded in some 
cases by the Residential Site improvement Standards (RSIS) and should be 
revised to reflect the new standards.  RSIS shall govern any roadway 
construction in a residential district ion the State of New Jersey.  RSIS standards 
for a roadway that is designed such as this road has maximum slope of 8% and 
this roadway is designed at 10% or greater.  Therefore the applicant must apply 
for and receive a waiver from the Site Improvement Advisory Board within the 
Department of Community Affairs under section 5:21-3.2 and demonstrate as per 
section 5:21-3.3 that exceeding the 8% grade would not jeopardize the public 
health and safety.  This office feels that this roadway as designed jeopardizes the 
health, safety and welfare of the City of Clifton and the students and faculty who 
will utilize the roadway if constructed.   
 
§ 461-24.1.  Steep Slope District.   [Added 3-18-86 by Ord. No. 5062-86]   
 
A. Purpose and scope.   
 
(1) The Steep Slope District is an overlay zone intended as an option to 
the underlying RA-1 and RA-3 zones in the district.   
 
(2) It is the intent of the Steep Slope District to establish special land 
use development controls in the area along the west side of Valley Road to 
the western boundary of the City of Clifton with Montclair, Little Falls, West 
Paterson and Paterson. This area consists of the top of the cliff, the cliff 
face, the talus slope and the side slope of Garrett Mountain. It includes 
both residentially developed areas and undeveloped lands. The vacant 
parcels of land remain as one of the few undeveloped areas in the City of 
Clifton and are subject to increasing development pressures. Due to the 



- 14 - 

 

environmental sensitivity of steep-sloped topography, there is a special 
need to control development which could create hazards such as flooding, 
soil erosion or land slumps, or could destroy important public resources 
such as ridgelines, tree masses or other amenities.   
 
(3) It is the purpose of this district to protect the health, safety and 
general welfare of the people and property within the City of Clifton from 
improper construction, building and development on relatively steep-
sloped areas in the City. In particular, the aim of this district is to mitigate 
potential hazards which exist in steep-sloped areas by reason of soil 
erosion, sedimentation, soil slippage, flooding, surface water runoff, 
rockfall, destruction of unique views, loss of vegetation and damage to 
downhill areas. Furthermore, it is appropriate that special design and 
construction practices be conducted within steep-sloped areas to preserve 
and maximize the best use of the natural terrain and to maintain the critical 
land forms intact to the extent reasonably possible and desirable.     
 
B. Applicability. 
 
 The steep slope regulations shall apply to all applications for development in the 
Steep Slope District except single-family homes on preexisting lots. This would 
include, but not be limited to, subdivisions, site plans and conditional uses.   
 
C. Permitted uses. The permitted principal uses in this district shall be:   
(1) Lots in excess of 3.5 acres.   
(a) Semidetached and detached two-family dwellings.   
(b) Townhouses and garden apartments in single buildings or dwelling 
groups.     
(2) Single-family detached dwellings.   
(3) Private schools and houses of worship as conditional uses subject to 
Article VI.     
 
D. Procedural requirements. For all land development applications, the 
following information shall be submitted in addition to other submission 
requirements of the Zoning Ordinance and Subdivision Regulations:EN   
 
(1) A topographic map of the subject property at two-foot contour intervals, 
with the cross-slope identified by measurement of those areas under 15%, 15.1% 
to 25%, 25.1% to 30% and over 30% shall be submitted.   
 
(2) A soils engineering report regarding site characteristics of the subject 
property to include the nature, distribution and suitability of subsurface soils for 
load-bearing, stability and compaction, extent, description and location of 
exposed rock; erodibility potential of surface soils; permeability and available 
water-infiltration capacity; depth to bedrock and seasonal highwater table; and 
the location, type and intensity of vegetative cover on the subject property.   
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(3) A geophysical-hydrologic report investigating conditions of the site's 
underlying geologic formation and the hydrological characteristics of the 
proposed development shall be submitted. It must demonstrate that any adverse 
impacts can be overcome in such a manner as to prevent hazard to life and 
property and to maintain amenable site features for stormwater management, 
soil erosion and sedimentation control, vegetative cover and exposed rock 
stability.   
 
(4) Site grading and development data shall be submitted and shall include 
the type and location of development activity; procedures for grading, excavation, 
construction access, stockpiling; extent and phasing of construction; and cut and 
fill operations.   
 
(5) A land forms analysis prepared by a geologist or a licensed professional 
engineer shall be submitted showing the location and extent of the site's major 
landforms including the top of cliff, base of cliff, the cliff face, talus slope and the 
side slope. The landform analyses shall calculate the area in each landform 
category.   
 
(6) Any other information which may be reasonably necessary to determine 
compliance with this section.     
E. Performance standards. Each land development application in this District 
shall accomplish the following in the preparation of plans and specifications for 
site preparation and improvements:   
 
(1) The peak rate of surface water runoff after development shall be 
controlled so that it is no greater than predevelopment conditions for the twenty-
five-year storm of twenty-four-hour duration.   
 
(2) Any exposed soils shall be stabilized both during and after construction 
and development.   
 
(3) The number and extent of cuts shall be minimized to prevent groundwater 
discharge or ponding.   
 
(4) The maximum number of trees and other vegetative cover shall be 
preserved.   
 
(5) Soil and rock slippage shall be impeded, and any environmentally 
sensitive areas shall be protected.   
 
(6) Improvements shall be designed to follow the natural contours of the land, 
and to provide the least disruption to the land form.   
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(7) Blasting shall not be conducted unless clearly necessary for site 
preparation. Blasting shall be conducted during daylight hours consistent with 
municipal and state laws.     
 
F. Compliance with regulations of the Soil Conservation District.  
 
All applications made under the provisions of the Steep Slope District shall 
comply with the regulations governing the Hudson-Essex-Passaic Soil 
Conservation District. The regulations adopted by the Soil Conservation District 
in compliance with N.J.S.A 4:24-23 shall govern land disturbance of construction 
in the Steep Slope District. Application to the Hudson-Essex-Passaic Soil 
Conservation District shall be filed simultaneously with the filing of an application 
with the City of Clifton. Any approvals granted by the Planning Board or Board of 
Adjustment of the City of Clifton shall be conditioned upon approval of the 
Hudson-Essex-Passaic Soil Conservation District. A pre-application conference 
with the Soil Conservation District may be requested by the applicant.   
 
G. Density computations.   
 
(1) Applicability. Uses identified in Subsection C, other than single-family 
detached dwellings on preexisting lots, are permitted only on sites of at least 3.5 
acres in area in the Steep Slope District.   
 
(2) The maximum density for uses other than single-family detached 
dwellings in the Steep Slope District shall not exceed seven units per acre and 
shall be determined by the development controls contained in this section.     
 
H. Impervious surface/open space ratios. The ratio of maximum impervious 
surface to minimum open space on the area of the parcel excluding the cliff face 
shall be based upon each slope category as follows:  
   
 
     Average Slope  
(percent)    Maximum Building Coverage  
(percent)    Maximum Impervious Surface in Addition to Buildings  
(percent)    Minimum Open Space  
(percent)       
     0-15     25    30    30     
     15.1-25    15    25    40     
     25.1-30    10    25    50     
     over 30            100       
   
I. Special development requirements.  
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Design and construction standards are specified herein. Terms and conditions of 
approval of a proposed land development application in this district shall be 
imposed to assure that it achieves the minimum criteria, as follows:   
(1) Cut and fill requirements.   
 
(a) No soil shall be excavated, removed, deposited or disturbed within an 
area of slope in excess of 30% or on the cliff face or in the talus slope area.   
 
(b) The uppermost point of a cut slope shall not be higher than the top of the 
nearest downhill structure or building, but the vertical cut shall in no event be 
greater than 15 feet.   
 
(c) Vegetation shall be reestablished on all exposed fill slopes. Exposed 
graded areas shall be mulched and seeded to provide a basic ground cover 
which will prevent erosion and permit revegetation. In the alternative, they may 
be rip-rapped and blended into the natural setting.   
 
 
(d) No land shall be graded, cut or filled so as to create a slope exceeding a 
vertical rise of one foot for each two feet of horizontal distance between abutting 
lots, and may do so within a lot only where a stone retaining wall of sufficient 
height and thickness is provided to retain the graded bank.     
 
 
(2) Grade requirements.   
 
(a) Paved roads shall not exceed a fourteen-percent slope and the average 
slope of all roads in the development shall not exceed 10%. Parking and 
walkways shall not be excess of 6% unless the construction of a ramp is required 
or steps provided. (Superseded by RSIS ï 5:21-1.1)   
 
(b) Each grading shall be judged on its own merits and its relationship to 
surrounding contours.     
 
(3) Setback and buffer requirements.   
 
(a) The minimum building setback line from the Valley Road right-of-way line 
shall be 40 feet.   
 
(b) The minimum building setback line from the cliff face shall be the 
horizontal distance of the talus slope plus 50 feet. The fifty-foot area shall be 
slope-stabilized through the placement of large flat rocks or special precast 
concrete slabs and cribbing with pressure-treated beams or logs. This would be 
complemented with trees and shrubs.   
(c) No structure on the top of the slope shall be located within 100 feet of the 
cliff face.     
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(4) Streets. (RSIS standards apply)   
 
(a) In the Steep Slope District, standards for right-of-way width and paving 
width may be reduced to 40 feet and 26 feet.   
 
(b) Within 100 feet of Valley Road, public access streets shall have a right-of-
way and paving width of 50 feet and 36 feet respectively.   
 
(c) Curbs may be located on only one side of a street in the Steep Slope 
District. The curb shall be located on the lower side of the street in order to 
control and channel the flow of stormwater.   
 
(d) Sidewalks may be located on only one side of a street in the Steep Slope 
District. The sidewalk shall be located on the uphill side of the street; however, 
the pedestrian system should be designed to limit street crossings.     
 
(5) Compaction of fill.   
 
(a) Fill material shall not consist of or include organic material, nor rocks 

greater than eight inches in diameter.   
(b) Fill material shall be compacted to 90% of maximum density.     
 
(6) Design guidelines.   
 
(a) Structures shall be built on the lesser slopes. No structures shall be 
located on the talus slope or the cliff face.   
 
(b) Each major subdivision and/or development in excess of five acres shall 
provide, if possible, a lookout area or observation point to take advantage of the 
topographic prominence of the Steep Slope District. This area shall be usable by 
either residents of the site or by the public at large. If available to the public at 
large, appropriate off-street parking shall be provided.   
 
(c) Residences should be oriented where possible to the east to take 
advantage of the major views from the Garret Mountain slope.   
 
(d) Roads shall be primarily north-south to follow contours, to take advantage 
of winter sun melt and to reduce stormwater runoff velocity.   
 
(e) The higher and lower sections of the residential development should be 
linked, where possible, by an internal pedestrian system or steps and ramps. The 
pedestrian system would typically be perpendicular to the road system.     
 
(7) Vegetation and revegetation.   
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(a) The developer shall submit stabilization and revegetation plan which shall 
include a complete description of the existing vegetation, the vegetation to be 
planted, and slope stabilization measures to be installed. The revegetation and 
slope stabilization plan shall be submitted with the grading plan.   
 
(b) Vegetation shall be removed only when absolutely necessary (e.g., for 
buildings, filled areas, roads).   
 
(c) Every effort shall be made to conserve topsoil which is removed during 
construction for later use on areas requiring vegetation or landscaping (e.g., cut 
and fill slopes).   
 
(d) Vegetation sufficient to stabilize the soil shall be established on all 
disturbed areas as each stage of grading is completed. All disturbed soil surfaces 
shall be stabilized or covered prior to the first day of November. If the planned 
impervious surface (e.g., roads, driveways, etc.) cannot be established prior to 
November, a temporary treatment adequate to prevent erosion shall be installed 
on those surfaces.   
 
(e) Construction shall be scheduled to minimize soil disturbance between the 
first day of November and the first day of April.       
 
J. Bulk regulations.  
 
Unless specifically set forth in this section to the contrary, the bulk regulations 
contained in Article IV and the supplementary regulations contained in Article V 
shall apply to land use development in the Steep Slope District. This shall include 
bulk and supplementary regulations for garden apartments and townhouses.   
 
K. Height requirements.  
   
 
     Building Type     Stories    Feet       
     One-family dwelling    2     30     
     Two-family dwelling    2 1/2    35     
     Garden apartments    2     30     
     Townhouses     3     35       
   
L. Review by City Engineer required. 
 Any application for development which is subject to the controls of this section 
shall, upon filing, be forwarded to the City Engineer for a report. The review by 
the City Engineer shall include an analysis of the plans as to compliance or 
noncompliance with the performance standards and special development 
requirements of this section. No hearing on said applications shall be scheduled 
until the City Engineer determines that he has sufficient information to start with 
his review and shall so notify the Zoning Officer.   
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M. Enforcement.  
The City Engineer or any other professional engaged by the City of Clifton for this 
purpose shall be responsible for the monitoring and enforcement of the 
performance standards and development requirements of this section.   
 
N. Definitions.  
As used in this section, the following terms shall have the meanings indicated:   
AVERAGE SLOPE  -- The "average slope" of the property shall be calculated on 
the basis of the following formula:  
  
     S = 0.0023 x I x L (sign) A     
         Where 0.0023 =    Conversion factor of square feet to acres     
         I =    Contour interval     
     L =    Total length of contour lines within the parcel, but not 

including cliff face     
         A =    Area in acres, but not including cliff face       
    
BEDROCK  -- Continuous solid rock that underlies regolith.    
 
CLIFF FACE  -- A sheer, nearly vertical slope of exposed bedrock.    
 
DEVELOPABLE AREA  -- The portion of a lot, exclusive of the cliff face, on 
which the dwelling unit capacity of the lot is calculated.    
 
PERMITTED ZONE DENSITY  -- In the Steep Slope Overlay District, the density 
permitted for single-family homes in the underlying RA-1 and RA-3 zones.    
 
REGOLITH  -- The noncemented rock fragments and mineral grains, including 
soil, derived which overlie bedrock.    
 
ROCK WASTE  -- The material comprising the talus slope or sliderock.    
 
SIDE SLOPE  -- The section of a steep-sloped area that is below the talus slope 
and generally of moderate or lesser gradient than the talus slope or the cliff face.    
 
STEEP SLOPE OVERLAY DISTRICT  -- A district located west of Valley Road in 
the City of Clifton which contains a series of zoning controls related to the 
topography of the land in the district. All uses in the district except single-family 
homes on preexisting lots shall be subject to the Steep Slope District 
requirements.    
 
TALUS SLOPE  -- The apron, cone or embankment of rock waste sloping 
outward from the base of the cliff face that is the course of the rock waste.    
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TOP OF CLIFF  -- The portion of a hill located above the cliff face, overlain with 
regolith, generally the plateau or hill crest. 

 
 The project clearly goes against our steep slope district ordinance which is 
based on our goals and objectives of our Master Plan.   
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Executive Order 215 
 
 This project will qualify for an Environmental Assessment as required by 
Executive order 215.  The Planning Board should be provided this document 
prior to the enactment of a resolution to fully asses this project as to the 
environmental impacts that this project will have.   
  
Executive order 215 is as follows: 
 

STATE OF NEW JERSEY 
 
EXECUTIVE DEPARTMENT 
EXECUTIVE ORDER NO. 215 
 
WHEREAS, the protection of the environment, which is the subject of a 
public trust administered by government for the benefit of all citizens, is a primary 
responsibility of State government; and 
 
WHEREAS, government must not only regulate but also must provide an 
example in the effort to protect the human environment and the natural resources of 
the State; and 
 
WHEREAS, the design and location of projects initiated or funded by 
departments, agencies or authorities of State government may have significant 
primary and consequential effects on the environment; and 
 
WHEREAS, the protection of the environment, the management of 
development, and the prudent use of the State's limited land and other resources 
will be fostered by the proper location and design of projects initiated or funded by 
departments, agencies or authorities of State government; and 
 
WHEREAS, the potentially adverse environmental impact of projects initiated 
or funded by departments, agencies or authorities of State government can be 
substantially reduced or eliminated if that impact is assessed before the approval of 
such project and agreement reached on the ways and means to ensure 
environmental compatibility; 
 
NOW, THEREFORE, I, THOMAS H. KEAN, Governor of the State of New 
Jersey, by virtue of the authority vested in me by the Constitution and by the 
Statutes of this State, do hereby ORDER AND DIRECT: 
 
1. All departments, agencies and authorities of the State shall prepare 
and submit to the Department of Environmental Protection an environmental 
assessment or environmental impact statement, as specified below, in support of 
major construction projects. Projects directly initiated by departments, agencies, or 
authorities of the State, as well as projects in which the State departments, agencies 
or authorities are granting at least 20 percent financial assistance, shall comply with 
this Order. 
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For the purpose of determining an appropriate level of review, projects shall 
be categorized as follows: 
 
a) Level 1 - projects with anticipated construction costs in 
excess of $1 million shall be subject to the preparation of an environmental 
assessment. The assessment shall follow guidelines prepared by the Department 
of Environmental Protection, attached herewith to this Order. Alternatively, 

 
STATE OF NEW JERSEY 
 
EXECUTIVE DEPARTMENT 
environmental assessments prepared to support a "Finding of No Significant 
Impact" under the National Environmental Policy Act may be substituted for an 
assessment otherwise required pursuant to the attached Department of 
Environmental Protection guidelines; or 
 
b) Level 2 - projects with both construction costs in excess 
of $5 million and land disturbance in excess of five acres shall be subject to 
the preparation of an environmental impact statement. The statement shall 
follow guidelines prepared by the Department of Environmental Protection, 
attached herewith to this Order. 
 
2. The assessment or impact statement shall be submitted by the 
proposing or granting department, agency or authority and reviewed by the 
Department of Environmental Protection as early in the project planning and 
design process as possible, but in all cases such submission and the review 
process which follows must be completed prior to commencing site 
preparation and/or construction activity on the project. In the case of any 
project to be funded by a department, agency, or authority of the State, review 
of the assessment or impact statement must be completed by the Department 
of Environmental Protection prior to awarding any financial assistance for the 
commencement of site preparation and/or construction activity. 
 
3. Upon receipt of an environmental assessment or impact 
statement the Department of Environmental Protection shall undertake a 
review to determine whether the documents submitted are administratively 
complete. Within 20 days of receipt, the Department of Environmental 
Protection shall either certify that the environmental assessment or impact 
statement is administratively complete and conforms to the guidelines 
attached herewith to this Order, or specify in writing to the proposing or 
granting department, agency or authority that the environmental assessment 
or impact statement is administratively deficient. If deemed deficient, the 
proposing or granting department, agency or authority shall correct such 
deficiency or deficiencies as specified by the Department of Environmental 
Protection and may resubmit the environmental assessment or impact 
statement at any time thereafter for review by the Department. Within sixty 
(60) days of the Department of Environmental Protection's receipt of an 
environmental assessment or impact statement determined to be 
administratively complete, the Department shall conclude its review of such 
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STATE OF NEW JERSEY 
EXECUTIVE DEPARTMENT 
assessment or impact statement. If the Department of Environmental Protection has not 
concluded its review of the assessment or impact statement within this sixty-day period, 
the project shall be deemed approved. 
 
4. Upon concluding its review, the Department of Environmental Protection 
shall provide a written response to the proposing or granting department, agency or 
authority. The response shall include the following: 
 
a) identification of any probable adverse environmental impacts that 
could be expected from project implementation; 
 
b) An identification of any Department of Environmental Protection 
permits or regulatory requirements which will be applicable to the proposed project; and 
 
c) recommendations including, but not limited to: 
 
i) approval based on the representations made in the 
assessment or impact statement; 
 
ii) conditional approval, including receipt of permits and/or 
measures to reduce and/or mitigate the anticipated 
impacts to an acceptable level; 
 
iii) an additional impact assessment on one or more specific 
environmental consequences; 
 
iv) project modifications to avoid adverse environmental 
impacts; and 
 
v) major restructuring of the project. 
 
5. Within thirty (30) days of receiving the Department of Environmental 
Protection's recommendation(s), the proposing or granting department, agency or 
authority shall provide the Department of Environmental Protection with a written 
response either indicating acceptance of the Department of Environmental Protection's 
recommendation(s) or setting forth issues remaining in dispute. 
 
6. Any dispute regarding implementation of the Department of 
Environmental Protection's recommendation(s) shall be resolved in good faith through 
meetings between the Commissioner of Environmental Protection and the 
Commissioner, Chairman or agency head of the proposing or granting department, 
agency or authority. 

 
STATE OF NEW JERSEY 
EXECUTIVE DEPARTMENT 
 
7. Notwithstanding the anticipated construction costs or land disturbance 
involved, the provisions of this Order shall not apply to the following types of projects: 
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a) maintenance or repair projects; 
 
b) facilities or equipment replaced in kind at the same location; 
 
c) renovations or rehabilitation of existing buildings; 
 
d) expansions or additions of existing buildings provided that the 
expansion or additition does not increase the building's capacity 
by more than 25 percent; 
 
e) projects subject to review pursuant to the provisions of the Coastal 
Area Facility Review Act or the Municipal Wastewater Treatment 
Financing Program; 
 
f) projects which will require a full environmental impact statement 
pursuant to the National Environmental Policy Act; 
 
g) projects classified as categorical exclusions pursuant to 
regulations promulgated in accordance with the National 
Environmental Policy Act; or 
 
h) projects involving loans or tax exempt financing to private sector 
applicants by departments, agencies or authorities of the State of 
New Jersey. 
 
8. This Order shall not apply to authorities or commissions created pursuant 
to interstate agreements. 
 
9. This Order shall not apply to projects previously exempt from Governor 
Cahill's Executive Order No. 53 (1973) where final plans and specifications have been 
completed on such projects prior to this Order taking effect. 
 
10. Governor Cahill's Executive Order No. 53 (1973) is hereby rescinded. 
 
11. This Order Shall take effect immediately. 
GIVEN, under my hand and seal, this 
11th day of September 
in the Year of Our Lord, one 
thousand nine hundred and 
eighty-nine, and of the 
Independence of the United 
States, the two hundred and 
fourteenth. 
/s/ Thomas H. Kean 

GOVERNOR 
 
ATTACHMENT TO 
EXECUTIVE ORDER NO. 215 OF 1989 
GUIDELINES FOR THE PREPARATION OF AN 
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ENVIRONMENTAL IMPACT STATEMENT / ENVIRONMENTAL ASSESSMENT 
(Revised and Updated - April 23, 2002) 
 
An environmental impact statement/environmental assessment shall 
provide all of the information needed to evaluate the effects of the proposed 
project upon the environment. The scope of an environmental impact statement 
(EIS) or environmental assessment (EA) may be jointly agreed upon by the 
proposing or granting department, agency or authority and the Department of 
Environmental Protection. In the event mutual agreement is not reached, the 
form and content of an EIS or EA shall follow these guidelines. If any section is 
clearly inappropriate to the proposed undertaking, so state as "not applicable." 
An EA is a less comprehensive and less rigorous version of an EIS and 
does not require an analysis of project alternatives. The level of project 
description and graphics, (maps, site plans, etc.) should be similar to that which 
is required in an EIS. However, the description of the existing environment and 
the level of impact analysis in an EA should be comparatively brief as opposed to 
the comprehensive descriptions and analyses contained in an EIS. Further, all 
items referenced in a particular category may not be applicable to an EA (see 
below); when such items are not applicable and hence not addressed, the EA 
should so indicate. The items to be covered in the EA are designed with an 
asterisk (*) in the left-hand margin of the following guidelines. 
The EIS/EA shall be prepared by the project sponsor or its consultant(s) 
using a systematic interdisciplinary approach that will insure the integrated use of 
the natural and social sciences and the environmental design arts. The EIS/EA 
should clearly identify the authors and their qualifications. 
 
I. A DESCRIPTION OF THE PROPOSED PROJECT 
 
Included in this section will be a comprehensive (*brief) description of the 
project as outlined in the following categories: 
 
 A. Identity of the project sponsor. 
 
B. Explain the purpose of the proposed project, including a description 
of the constituency to be served by the project, the services being 
provided, and the extent of benefits realized by the department, 
agency or authority and the community within which the project is to 
be located. 
 
 
 C. Describe the regional, municipal and/or neighborhood setting of the 
project. 
 
 D. Describe the project design and operational features including: 
 
 1. a site plan of the project. 
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2. a description of the construction phase that identifies: 
 

a.  the development of schedule and construction 
phasing; 

 
b. the work force required; 
 
c. construction traffic; 
 
d. site preparation, including clearing, excavating, filling 
and cutting, burning, and blasting; and 
 
e. precautions taken (noise control, dust control, erosion 
and sedimentation control, or temporary sanitation). 
 
3. a description of the operation phase including: 
 
a. the capacity of the facility; 
 
b. the work force required; 
 
c. discharges and emissions (both point sources and 
non-point sources); 
 
d. use of resources. 
 
4. the availability of infrastructure for public sewerage, water, 
roads, and utilities. 
 
E. Whenever possible, a listing of licenses, permits and certifications 
necessary for approval of the project and a description of the 
status of each. Include the status of any hazardous substances or 
waste site remediation activities triggered by the Industrial Site 
Recovery Act (ISRA), the Underground Storage Of Hazardous 
Substances Act or other State or federal regulations. 
 
II. A DESCRIPTION OF THE ENVIRONMENT PRIOR TO THE 
IMPLEMENTATION OF THE PROJECT 
Include a comprehensive (*brief) description of existing environmental 
conditions in each of the following areas: 
 
A. Natural resources of the site and surrounding area - describe 
geological character, soil characteristics, land form (i.e. wetlands, 
steep slopes, etc.), hydrological features, and biological resources 
of the area including State and federal threatened and endangered 
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species and critical habitats. 
 
 
B. Man-made resources - present site land use, adjacent land uses, 
access, the presence of any hazardous substances or waste, the 
presence of any underground storage tanks or structures, 
abandoned wells not properly sealed, transportation patterns, and 
zoning. 
 
C. Human resources - cultural and social factors; park and 
recreational facilities; aesthetic features; historical, archeological, 
and architectural aspects of the environment. 
 
III. THE PROBABLE ENVIRONMENTAL IMPACTS OF THE PROJECT IF 
IMPLEMENTED 
 
Identify and describe direct, indirect and cumulative impacts, beneficial 
and adverse, anticipated from the proposed project on all natural, man-made, 
human and economic resources during all aspects of site preparation, 
construction, and project operation. 
Using the existing environment without the project as a basis for analyzing 
anticipated impacts, provided the following information: 
 
 A. Land: 
 
1. discuss the consistency of the proposed action with the 
State Development and Redevelopment Plan and approved 
federal, State, regional and local land use plans. Identify 
instances where land use practices, even though accepted, 
would pose an environmental problem; 
 
2. discuss how the area is currently zoned and the relationship 
of such zoning to the proposed action; 
 
3. discuss how the proposal will encourage or discourage 
residential, commercial or industrial growth to the extent that 
it will change the character and economy of the area; and 
 
 4. discuss whether the proposed action will result in the loss or 
alteration of any ecologically sensitive lands such as flood 
plains, steep slopes, wetlands, preserved farmland and 
dedicated open space. 
 
B. Water: 
 
1. identify and discuss any potential instances of noncompliance 
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with approved State water quality standards arising from the proposed project, 
with particular attention to low flow periods; 
 
2. discuss whether or not the proposed project will result in 
increased pollution or turbidity levels within a surface 
waterbody and, if so, what the effects will be downstream 
and upstream; 
 
3. discuss the beneficial and adverse effects of the proposed 
action on aquatic biota and habitats; 
 
4. discuss the effects that the proposed action will have on 
ground water quality and quantity and the basis of the 
determination; 
 
5. discuss whether there will be any depletion of water as a 
result of the proposed action; 
 
 6. discuss whether there will be any increased incidence of 
flooding caused by structural obstructions or increased flow 
due to the proposed project. Include the probable effects in 
terms of flood levels, channel erosion, velocity, and siltation 
of stream channels; and 
 
7. discuss any cumulative effects. 
 
C. Air: 
 
1. for major transportation projects, as appropriate and on a 
case by case basis, perform diffusion modeling of the effect 
of the proposed action on local and regional air quality. All 
aspects of the project (including mobile sources) should be 
given consideration in terms of possible receptor sites of air 
pollutants directly or indirectly generated from the proposed 
project. Include a discussion of the cumulative aspects. 
Discuss present and projected ambient air quality data so 
that direct comparisons may be made among present air 
quality, projected air quality, and governing air quality 
standards. The evaluation of air quality shall be based on 
complete diffusion climatology, providing references. 
The applicant must also provide information on the status of 
the proposed project with respect to the regional 
Transportation Improvement Plan (TIP) and the appropriate 
level of analysis for conformity with the State Implementation 
Plan (SIP) for the Attainment and Maintenance of National 
Ambient Air Quality Standards. 
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2. for buildings and stationary sources of air pollutants, discuss 
whether the project will meet applicable emission standards 
and regulations contained in the State Air Pollution Control 
Code; 
 
3. if appropriate, discuss precautions taken to prevent odor 
problems; 
 
4. if applicable, discuss precautions taken to prevent the 
airborne transmission of pathogenic organisms; and 
 
5. if applicable, discuss precautions taken to address the 
presence of naturally occurring radon gas. 
 
D. Aquatic and Terrestrial Wildlife: 
 
1. discuss any loss (or gain) of habitat and its anticipated 
effect; 
 
2. discuss the gain/loss of food chain on aquatic and 
terrestrial wildlife; 
 
3. discuss the effects of noise, dust, lighting, turbidity, and 
siltation upon aquatic and terrestrial wildlife from the start of 
construction through project operation; and 
 
4. discuss any impacts on State and federal threatened and 
endangered plants or animal species and critical habitat. 
 
E. Social and Economic: 
 
1. discuss the socio-economic effects on the community due to 
any other development projects attributable to, but not part 
of, the proposed action. Will adequate public services be 
available to serve this development such as schools, and 
parks; 
 
2. discuss how the project could affect historic, archaeological, 
or cultural resources on or eligible for the State Register of 
Historic Places; and 
 
3. discuss how environmental justice was considered during 
the environmental decision making process. If an 
environmental justice analysis was done, provide information 
regarding status and/or findings of the analysis. 
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F. Solid Waste - discuss methods for solid waste handling both during 
construction and subsequent operation. 
 
G. Aesthetics - discuss how the natural or present character of the 
area will be changed as a result of the proposed action. 
 
H. Sustainability (protecting the resources and systems that support 
us today so that they will be available to future generations) - 
discuss actions taken during the environmental decision making 
process (siting, water efficiency, energy efficiency, 
material/resource use) to insure that the project is a sustainable 
development that will avoid or minimize negative impacts, 
strengthen positive ones, take advantage of environmental 
opportunities, and protect resources. 
 
IV. METHODS OF PROMOTING APPROPRIATE ENVIRONMENTAL 
DESIGN AND METHODS OF MITIGATING ADVERSE 
ENVIRONMENTAL IMPACTS 
 
Discuss avoidance, remedial, protective, sustainable and mitigative 
measures to be taken as part of the proposed project in response to adverse 
environmental impacts. Mitigating measures refer to those methods used to 
ensure that the project is brought into compliance with all governing regulations 
including, but not limited to, air, water quality, noise control, solid waste, 
radiation, and land-use regulations. The discussion of avoidance, remedial, 
protective, sustainable and mitigative measures may include, but not be limited 
to, the following considerations: 
 
A. Site location; 
 
B. Air quality through control apparatus and/or controlled 
combustion process; 
 
C. Water quality through treatment of wastewater and/or 
euthrophication control; 
 
 D. Erosion and sedimentation control measures; 
 
 E. Storm water runoff control measures from paved areas; 
 
 F. Closure of abandoned wells if any exist on site; 
 
 G. Measures to conserve water; 
 H. Dust control measures; 
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 I. Noise control measures; 
 
 J. Energy conservation measures; 
 
K. Traffic control measures; 
 
L. Recycling potential; 
 
 M. Establishment of buffer zones, selective clearing, and/or 
landscaping; 
 
 N. Protective measures for aquatic and terrestrial plants and 
animals; 
 
O. Architectural techniques to blend structures with the surrounding 
area; 
 
P. Monitoring programs for emissions and discharges; 
 
Q. Contingency plans and emergency procedures; 
 
R. Employee education and on-going inspection program. 
 
V. AVOIDANCE OF ADVERSE ENVIRONMENTAL IMPACTS 
 
* Describe in detail those impacts which cannot be reduced to acceptable 
levels, their implications, and the reasons why the action is being proposed 
notwithstanding their effect. 
 
VI. ALTERNATIVES TO THE PROPOSED PROJECT 
 
The analysis of alternatives should be sufficiently detailed and rigorous to 
permit independent and comparative evaluation of the benefits, costs, and 
environmental risks of the proposed project and each reasonable alternative. 
 
A. Include the alternative of taking no action. Also evaluate alternative 
sites, designs, and operations. 
 
B. Evaluate alternatives capable of substantially reducing or 
eliminating any adverse impacts, even at the expense of reducing 
project objectives. 
 
C. For each alternative discussed, include reasons why each was not 
as acceptable as the proposed action. 
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As required by E.O. 215 alternatives shall be reviewed and submitted 
to the NJDEP and explained why alternatives with less impact to the 
Environment were not selected and for the reasons why.  The office of City 
planning concurs with E.O. 215 that alternatives must be sought and 
reasons why they were not reviewed or selected is of upmost concern to 
the City of Clifton.  MSU has not submitted the required Environmental 
Assessment to the City of Clifton and has only referenced the requirement 
during the county of Passaic Hearing on January 31st, 2008.  This is when 
the attorney for MSU said that they will submit at the time of construction. 

As per E.O. 215 the following is required: 
 

ñThe assessment or impact statement shall be submitted by the 
proposing or granting department, agency or authority and reviewed by the 
Department of Environmental Protection as early in the project planning and 
design process as possible, but in all cases such submission and the review 
process which follows must be completed prior to commencing site 
preparation and/or construction activity on the project. In the case of any 
project to be funded by a department, agency, or authority of the State, review 
of the assessment or impact statement must be completed by the Department 
of Environmental Protection prior to awarding any financial assistance for the 
commencement of site preparation and/or construction activity. 
 
 
 This has not been followed as per the E.O. 215 and the office of City  
planning requests that the Environmental Assessment be submitted prior 
to the planning board preparation of the resolution as required by MLUL 
40:55D-31a.  
 These kinds of requirements are part of the SDRP and in our master 
plan where we are guided to the appropriate use and development of all 
lands in the City of Clifton which are to protect the public health, safety, 
morals and general Welfare. 
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Planning Issues: 
 
 In discussion of this type of Section 40:55D-31 review, the planning board 
must compare the proposed projects merits and the effects it will have on our 
Master Plan.  Outlined below are sections in which our master plan of 2003 and 
our 2008 Master Plan Re-exam which are violated and in direct conflict with the 
premise for this proposed roadway expansion by MSU. 
 
They are as follows: 
 
6.2 General Objectives 

The Municipal Land Use Law requires that all municipal master plans set forth a 
statement of objectives, principles, assumptions, policies and standards upon 
which the master plan recommendations are based. The land use plan herein 
sets forth specific goals, objectives and supportive policy statements. 

The land use plan incorporates and is predicated on the following MLUL general 
objectives: 

 
1. To encourage City actions to guide the appropriate use or development of all 

lands in Clifton which will promote the public health, safety, morals and 
general welfare.  [This project does not promote the public health safety 
and welfare by designing a road that is critically steep and unsafe and 
the current roadway gets closed during normal weather events.] 

 
2.  To secure safety from fire, flood, panic and other natural and man-made 

disasters. [The draining plan is not complete and no testimony friom the 
engineers of MSU has been offered to explain if the drainage will work 
on such a steep road]. 

 
3. To provide adequate light, air and open space. [This project will use lands 

that are not suited for development due to critical steep slopes and 
should remain untouched which contributes towards adequate open 
space especially in our City of Clifton where open space is at a 
premium.] 

 

¶  To ensure that the development within the City does not conflict with the 
development and general welfare of neighboring municipalities, Bergen 
County and the state as a whole. [This proposal causes additional 
congestion and traffic issues with adjacent communities and MSU is not 
concerned as to the impact that there expansion plans have on adjacent 
communities.] 

 
7. To encourage the location and design of transportation routes which will 

promote the free flow of traffic while discouraging the location of such facilities 
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and routes which would result in congestion, blight or unsafe conditions. [This 
goal is very specific and the project cannot conflict anymore with a goal 
and objective of the MLUL then this particular part of the land use law.] 

8.  
Goal 4: To protect environmentally sensitive areas from development in excess 
of the carrying capacity of the land through steep slope ordinances or other 
restrictive ordinances as necessary. Purchase of environmentally sensitive lands 
and development for access and use as park and open space should be 
considered.  Retain all remaining farms as open space. 
 

Policy Statement 4: The City of Clifton seeks to limit development to that 
which is sensitive to the communityôs particular physical characteristics, and 
preserves the cityôs sensitive environmental features. In particular, the City 
seeks to limit development to that which preserves steeply sloped areas 
(defined to include any slope of minimally fifteen percent grade),  discourage 
development in order to preserve and protect the natural features in the city 
and requires increase horizontal setbacks between adjacent property uses on 
steeper slopes.   Such areas would include the Garrett Mountain area from 
the border with Paterson to the border with Montclair, existing wetland areas 
city-wide and the preservation of remaining farms as open space. 
 

[This application violates this goal by disturbing the steep slope 
area, being in direct conflict with our steep slope ordinance as outlined 
in the Environmental issues section of this report.  Itôs very clear that 
MSU has not complied with our steep slope ordinance and have not 
provided any testimony as to how they plan on satisfying the ordinance.  
This project is not for the greater good of the community but is only for 
the expedience of the university and there over expansion of their 
property.  Quinn Road is utilized as a two way exit and entrance during 
MSU events when necessary.  This is the only way this roadway should 
be used and as identified in the original documents this roadway was 
only temporary during construction of the university when the closed 
internal roads for building expansion.] 

 
Goal 10: To provide for the maintenance and upgrading of the local street 
system to serve abutting areas.   
 

Policy Statement 10: The city recognizes that a safe and efficient traffic 
circulation system through the community enhance pedestrian safety, and 
provide associated improved traffic signage and signalization, as necessary.  
It is the objective of the municipality to render traffic improvements along 
major roads that also incorporate associated landscape amenities, as 
featured in this plan, serving as an aesthetic and functional improvement to 
the community. This is particular relevant to the retail oriented streets which 
serve the central business district and neighborhood commercial corridors. 
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[This proposal does not promote  a safe pedestrian and efficient 
traffic circulation system by creating a roadway that is too steep to be 
safe, in direct conflict with RSIS standards and proposes to stop a 
major thoroughfare from the being a free flow traffic system to a over 
congested roadway that will cause residents and drivers to avoid the 
are which could potentially lower real estate values in that area along 
with harm the few businesses and recreational uses that are in the 
immediate area.] 

 
Goal 14: To provide for a limited population growth during the time span of the 
Master Plan. The key factors which should be considered in planning for new 
development are water supply, water quality, air quality, transportation, storm 
drainage facilities, open space and the availability of new public facilities, 
including public schools. 
 

Policy Statement 14: The City seeks to encourage the continued 
development that maintains and incorporates strict environmental 
performance standards. The intent of the plan is to provide for controlled 
development and redevelopment that separate incompatible land uses, that 
can be accommodated while minimize adverse impacts on the communityôs 
facilities, ensure that infill development does not adversely impact the 
environmental character of the area, its physical features, or circulation, and 
does not add to the physical congestion of neighborhoods. The Cityôs current 
standards should be reviewed and upgraded, where appropriate, to require 
provision of open space for all new development projects. 

 

[This goal is violated by this project because the proposed roadway 
expansion destroys steep slope areas in an area of open space that is 
protected by the City of Clifton steep slope ordinance 461-24.1. This 
project is also subject to the City of Cliftonôs Tree ordinance 433-30 
which is also designed to protect the environment.  A land carrying 
analysis should be conducted as to the total build out of this university 
and this has not been done to ensure that there is enough water, sewer, 
storm water capacity within the county and City of Clifton storm water 
facilties.  Air Quality will be affected and no testimony has been 
provided on this issue to inform the board and local residents that the 
additional cars to be on valley road and surrounding streets will have an 
impact on the Quality of life of the residents in the part of Clifton.] 

 

 

 
 
 


