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§245-84 Office and Light Industrial OL-2/Multi-Family Affordable Housing Overlay 2 

 

A. Permitted principal, accessory and conditional uses.  
 
(1) As set forth under §245-79. 

 
(2) Multifamily inclusionary development consisting of townhouses and/or stacked townhouses as 

permitted principal uses with a required set aside for low- and moderate-income households of 
20%. Low- and moderate-income units shall comply with the provision of the Borough’s 
Affordable Housing Ordinance. A stacked townhouse is defined as a multi-story residence 
with two or more units arranged vertically each above the other. No more than two market rate 
units and no more than three affordable units shall be vertically stacked. Affordable units shall 
not be permitted within a separate building or buildings but instead shall be interspersed in 
buildings with market rate units, although buildings with exclusively market rate units shall be 
permitted. Permitted accessory uses shall include uses which are customarily incidental to the 
permitted principal use, including but not limited to, indoor and outdoor recreational facilities 
and related amenities for the exclusive use of residents and guests. 

 
B. Bulk and development standards. 

 
(1) For permitted uses other than multi-family inclusionary development, as set forth in this 

chapter for the OL-2 Zone. 
 

(2) For multifamily inclusionary development, as set forth below: 
 

(a) Minimum lot size: 5 acres. 
 

(b) Minimum lot frontage: 300 feet. 
 

(c) Maximum density: 14 units per gross acre. 
 

(d) Maximum building height: three stories, 43.5 feet. Measurements shall be from the first 
floor elevation at the front door entrance of each townhouse or stacked townhouse unit to 
the highest point of a sloped roof. Development shall be exempt from measuring to 
existing (original) grades as defined in §245-3, under definitions for “building height 
(residential zones)”, “grade plane” and “story above grade”. 

 
(e) Minimum setbacks 

 
[1] to any RC-3 zone boundary: 50 feet, except that along the common property 

line shared with Block 118.03, Lot 9 beginning at the northeast corner of said 
common property line and proceeding in a southerly direction for a distance of 
200 feet the minimum setback shall be 75 feet.  
 

[2] to the Bloomfield Avenue property line as it exists on the date of adoption of 
this ordinance: 70 feet.  
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[3] to all other property boundaries: 25 feet, exclusive of patios and decks, 

however in no event shall the setback be less than 20 feet.  
 

(f) Maximum building coverage: 25%. 
 

(g) Maximum improved coverage: 50% 
 

(h) There shall be no more than twelve (12) units in any building, except that where a 
building does not include affordable units the maximum number of units shall be ten 
(10).  
 

(i) The minimum distance between buildings shall be as follows: 
 

[1] Windowless wall to windowless wall: 25 feet.  
 

[2] Window wall to windowless wall: 30 feet. 
 

[3] Window wall to window wall: 
 

[a] Front to front: 70 feet for front-loaded units and 50 feet for rear-loaded 
units. 
 

[b] Rear to rear: 70 feet for rear-loaded units and 50 feet for front-loaded 
units. 

 
[c] End to end: 30 feet. 

 
(j) Development shall maintain a minimum 20-foot landscaped buffer to the RC-3 zone 

along the easterly lot line and a minimum 15-foot landscaped buffer along the northerly 
lot line. Along the southernmost common lot boundary with the RC-3 zone, no such 
buffer shall be required. Buffers shall consist of either existing vegetation or new 
plantings, or where appropriate, a combination of existing vegetation and new plantings. 
A landscape plan encompassing the entire property shall be submitted as part of the 
development application and shall be subject to Planning Board review and approval.  
 

(k) No parking shall be located within 25 feet of the RC-3 zone boundary, except that along 
the southernmost common lot boundary the minimum parking setback shall be 10 feet. 

 
(l) Parking shall be provided in accordance with New Jersey Residential Site Improvement 

Standards (RSIS). 
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CONCEPT PLAN NOTES (Rev. 1/2020)

1. THIS CONCEPT WAS PREPARED STRICTLY AND SOLELY BASED UPON INFORMATION IDENTIFIED IN THE PLAN REFERENCES.
2. THE CONCEPT DEPICTED HEREIN IDENTIFIES A DESIGN CONCEPT RESULTING SOLELY FROM LAYOUT PREFERENCES AND GUIDANCE

DICTATED AND IDENTIFIED SOLELY BY THE CLIENT. THE FEASIBILITY WITH RESPECT TO OBTAINING LOCAL, COUNTY, STATE, AND OTHER
APPLICABLE APPROVALS IS NOT WARRANTED, AND CAN ONLY BE ASSESSED AFTER FURTHER EXAMINATION AND VERIFICATION OF
APPLICABLE REQUIREMENTS AND AFTER THE PROCUREMENT OF ALL NECESSARY JURISDICTIONAL APPROVALS.

3. THIS CONCEPTUAL PLAN IS PREPARED FOR CONCEPTUAL PRESENTATION PURPOSES, ONLY, AND IS NOT INTENDED TO AND SHOULD NOT
BE UTILIZED AS A ZONING OR CONSTRUCTION DOCUMENT.

4. THE EXISTING CONDITIONS SHOWN HEREON ARE BASED UPON INFORMATION THAT WAS PROVIDED TO THE ENGINEER, AT THE TIME OF
THE ENGINEER'S PREPARATION OF THIS CONCEPT PLAN, BY THE OWNER AND OTHERS NOT UNDER ENGINEER'S CONTROL, AND IS
SUBJECT TO CHANGE AFTER PERFORMANCE OF ADDITIONAL DUE DILIGENCE, FIELD SURVEY OR BOTH.

5. IT IS STRONGLY RECOMMENDED THAT A ZONING CONFORMANCE ANALYSIS BE PERFORMED TO DETERMINE AND EVALUATE IF THERE
ARE ANY RESTRICTIONS AND/OR ZONING ISSUES, CONCERNS OR RESTRICTIONS THAT MAY OR COULD IMPACT THE FEASIBILITY OF THIS
PROJECT, AS THE OWNER HAS DESCRIBED IT.

30 INDEPENDENCE BLVD., SUITE 200
WARREN, NJ 07059

Phone: (908) 668-8300
Fax: (908) 754-4401

www.BohlerEngineering.com
NJ CERT. OF AUTHORIZATION NO. 24GA28400600 & MH000122

BOHLER, LLC
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49 BLOOMFIELD AVE
MOUNTAIN LAKES
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THIS DRAWING IS NOT INTENDED AS A CONSTRUCTION DOCUMENT
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PROFESSIONAL ENGINEER

B.A. BOHLER

NEW JERSEY LICENSE No. 47421
NEW YORK LICENSE No. 088514-1

PENNSYLVANIA LICENSE No. 077366
CONNECTICUT LICENSE No. 26039

DELAWARE LICENSE No. 17111
OHIO LICENSE No. 78297

NEW JERSEY
YOU MUST CALL 811 BEFORE ANY EXCAVATION

WHETHER IT'S ON PRIVATE OR PUBLIC LAND.
1-800-272-1000
www.nj1-call.org

Know what's below.
Call before you dig.

0

SCALE: 1" = 30'

30 307.515

ZONING TABLE
ZONE: OL-2 (OFFICE AND LIGHT INDUSTRIAL ZONE)

PROPOSED MULTIFAMILY DEVELOPMENT CONSISTING OF TOWNHOMES AND/OR MULTIFAMILY DWELLING
UNITS

BLOCK: 118.04  LOT(S): 1

APPLICANT/ OWNER INFORMATION

APPLICANT:
VISION REAL ESTATE PARTNERS, LLC
1 BLOOMFIELD AVENUE
MOUNTAIN LAKES, NJ 07046

PROPERTY OWNER:
ETLSLN-US LLC C/O VISION MANAGEMENT
1 BLOOMFIELD AVE
MOUNTAIN LAKES, NJ 07045

BULK REQUIREMENTS

ITEM
PROPOSED 49

BLOOMFIELD OVERLAY
DISTRICT

PROPOSED CONCEPTUAL
LAYOUT

MIN LOT AREA 3 ACRES
5.44 ACRES

(5.20 ACRES WITHOUT THE
DEDICATION)

MIN LOT FRONTAGE 250' 311.84'

MIN LOT DEPTH N/A N/A

MAXIMUM LOT DENSITY 14 UNITS PER GROSS ACRES
13.78 UNITS PER GROSS ACRES

(GROSS AREA = 5.44 ACRES)

MAXIMUM UNITS PER BUILDING
1) 8 TOWNHOMES

2) 16 UNITS IN 2-STORIES
3) 24 UNITS IN 3-STORIES

1) 8 TOWNHOMES
2) 16 UNITS IN 2-STORIES
3) 24 UNITS IN 3-STORIES

LANDSCAPE BUFFER TO
RESIDENTIAL ZONE N/A N/A

MIN YARD SETBACKS

FRONT YARD
(EXCLUDES BALCONY/PORCH) 25'

39.6'
(TO DEDICATION)

SIDE YARD
(EXCLUDES BALCONY/PORCH)

25'
50' (LOT 9)

50' (SHERWOOD DR)

25'
50' (LOT 9)

50' (SHERWOOD DR)

REAR YARD 25' 25'

MAX PERMITTED HEIGHT
3 STORIES AND/OR 43.5' FROM

1ST FL FFE TO TOP ROOF OR 37'
FROM 1ST FL FFE TO MID ROOF

3 STORIES AND/OR 43.5' FROM
1ST FL FFE TO TOP ROOF OR 37'
FROM 1ST FL FFE TO MID ROOF

MAX BUILDING COVERAGE
(EXCLUDES BALCONY/PORCH) 25%

19.13%
(45,360 SF/237,094 SF)

(LOT AREA 5.44 ACRES)

MAX IMPROVED COVERAGE 50%
45.52%

(107,924 SF/237,094 SF)
(LOT AREA 5.44 ACRES)

PARKING REQUIREMENTS R.S.I.S R.S.I.S

BUILDING TO BUILDING SETBACKS

WINDOWLESS TO WINDOWLESS 25' TBD

WINDOW TO WINDOWLESS 25' TBD

WINDOW TO WINDOW
A. FRONT TO FRONT - 50 FT

B. REAR TO REAR - 50 FT
C. END TO END - 25 FT

END TO END = 47.8'

PARKING SETBACKS

FRONT YARD N/A N/A

SIDE YARD N/A N/A

REAR YARD N/A N/A

KEY = VARIANCE REQUIRED

PROPOSED UNIT AND PARKING CALCULATION

NUMBER OF UNITS TOTAL NUMBER OF
BEDROOMS

RSIS REQUIRED
PARKING

TOTAL REQUIRED
PARKING SPACES

TOTAL
PARKING
SPACES

PER UNIT

TOTAL
SURFACE
PARKING

TOWNHOME UNITS 60 UNITS 30 - 2 BEDROOM UNITS
30 - 3 BEDROOM UNITS

2.3 SPACES PER 2
BEDROOM

2.4 SPACES PER 3
BEDROOM

69 SPACES
72 SPACES

141 TOTAL SPACES
(INCLUDES GUEST

PARKING)

105 SPACES
PROVIDED

(1 GARAGE & 1
DRIVEWAY
PER UNIT)

36 SURFACE
SPACES

AFFORDABLE UNITS
15 UNITS

(20% AFFORDABLE)
5 - 1 BEDROOM UNITS
7 - 2 BEDROOM UNITS
3 - 3 BED ROOM UNITS

1.8 SPACES PER 1
BEDROOM AH

TOWNHOME UNIT
2.3 SPACES PER 2

BEDROOM AH
TOWNHOME UNIT
2.4 SPACES PER 3

BEDROOM AH
TOWNHOME UNIT

9 SPACES

16.1 SPACES

7.2 SPACES
32.3 SPACES (INCLUDES

GUEST PARKING)

0 GARAGE AND
PARKING
SPACES

PROVIDED

33 SURFACE
SPACES

PROVIDED

TOTAL 75 UNITS N/A N/A 173.3 SPACES 105 GARAGE AND DRIVEWAY
SPACES 69 SURFACE SPACES



DATE:  11/14/2025

BUILDING SECTION - MARKET RATE TYPICAL STACKED TOWNHOME UNIT
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CONCEPT SITE PLAN

49 BLOOMFIELD AVENUE
BOROUGH OF MOUNTAIN LAKES, MORRIS COUNTY, NEW JERSEY
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BUILDING SECTION - AFFORDABLE INTERIOR STACKED TOWNHOME UNIT
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