
Montclair Environmental Commission 
 

Comments  

on the  

Lackawanna Plaza Redevelopment Plan 

and the 

Smith Maran Alternative Plan 

 

Prepared for the  

Montclair Planning Board 

and the  

Montclair Township Council  

 

June 21, 2017 

  



1 

At the last Montclair Environmental Commission (herein referred to as MEC) meeting on June 
14, 2017, Keith Brodock, MEC / Planning Board liaison, led a discussion of the Lackawanna 
Plaza Redevelopment Plan. The purpose of this discussion was to inform the MEC of the 
proposed Redevelopment Plans for the Lackawanna Plaza and the “Alternative Plan” 
conceptual site plans developed by Smith Maran, in order for the MEC to review and comment 
on these proposed items, to the Planning Board, who, in turn, will forward our comments to the 
Township Council.  
 
MEC was pleased to learn that the plans call for LEED buildings, and because it is a large tract 
of land located at a key intersection, we'd like a better understanding of several points, ideally in 
a separate meeting.  
 
Our comments incorporate the items listed on the LEED Neighborhood Development Plan 
Project Checklist, with emphasis on the following “required” checklist items: floodplain 
avoidance, walkable streets, compact development, connected and open community, certified 
green building, energy performance, pollution reduction, to name a few. The Montclair 
Environmental Commission is committed to sustainability, policies incorporating economic 
responsibility, environmental stewardship, and equitable, just social benefits into municipal 
decision-making, operations, and purchasing.  
 
Based on the review of (a) the Redevelopment Plan, and (b) a presentation of proposed 
conceptual site layouts prepared by Smith Maran entitled “Alternative Plan, and (c) considering 
the goals and mission of the MEC, we submit the following comments for consideration in 
determining an environmentally sustainable redevelopment plan for the Lackawanna 
Plaza and its vicinity:  
 

1. There appears to be a culvert under the Lackawanna Plaza. 
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Several articles from past Township meetings indicate that this issue has been brought 
up. The MEC advocates that this topic be further explored: Has the idea of daylighting 
the stream under the existing building been explored and incorporated into a design 
alternative? If not, why? This site appears to be an appropriate, if not ideal location for 
open green space redevelopment consideration. Toney’s Brook appears to flow under 
the Lackawanna Plaza, and the flow constriction could very likely contribute to the 
upstream properties being designated in FEMA flood zones. If the stream is daylighted, 
these properties could possibly be no longer in a designated flood zone, meaning an 
increase in property values, as well as tax revenue, and the property owners will no 
longer have to pay high flood insurance premiums on their property.  
 

2. Has the culvert(s) under the Lackawanna Plaza been inspected? By whom? When? Is 
there a log / reports / etc? How old are they? Does anyone know the condition? 
Materials? Is the township responsible for the maintenance and repair of this 
infrastructure? So much of the infrastructure in NJ is past its life cycle. The MEC 
recommends that the culvert be inspected in order to ascertain the remaining life 
cycle before approving any aspects of redevelopment on the site, and perform a 
cost analysis of the replacement costs vs excavating and stream daylighting. (The 
cost to excavate a culvert is much less than replacing a culvert.) 
 

3. The Association of New Jersey Environmental Commissions (ANJEC) has documented 
case-studies on Stream Daylighting being a success in redevelopment projects. David 
Piefer, an expert on Stream Daylighting, has explained that stream daylighting has been 
part of several downtown revitalization and redevelopment projects in areas with 
declining tax revenue. When streams are daylighted, and greener spaces restored, the 
areas become rejuvenated, property values increase, properties previously in a 
floodplain are no longer, and municipalities are, in many cases, able to pay off bonds 
early. The water quality is improved - along with many other net positive results for the 
community. MEC recommends that the Planning Board and Town Council consider 
and explore stream daylighting as an option for redevelopment and revitalization 
of the Lackawanna Plaza for open green space, including developing a concept 
plan with a grocery market to serve the needs of the existing residents, and 
bringing this option to the residents of Montclair. 
For more information about Stream Daylighting: http://americanrivers.org/wp-
content/uploads/2016/05/AmericanRivers_daylighting-streams-report.pdf 
http://www.anjec.org/Webinars/StreamDaylighting42717/lib/playback.html 

 
 

4. Is the Township willing to allow overdevelopment in order to secure a grocery store? Is 
this the only site for a grocer that is being considered?  
 

5. Has the idea of a non-traditional grocery store been discussed? The current trend of 
online grocery shopping and delivery should be considered in the size and scope of what 

http://americanrivers.org/wp-content/uploads/2016/05/AmericanRivers_daylighting-streams-report.pdf
http://americanrivers.org/wp-content/uploads/2016/05/AmericanRivers_daylighting-streams-report.pdf
http://www.anjec.org/Webinars/StreamDaylighting42717/lib/playback.html
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will serve the residents. Has a feasibility study been performed to determine the size and 
scope of a grocery store needed in this area?  

6. The amount of proposed open space as a percentage of the total site area should be 
calculated / discussed.  

7. The amount of proposed common areas as a percentage of the total site area should be 
calculated / discussed 

8. Parking space requirements should not be reduced. Automobiles that drive around 
searching for parking contribute to the carbon footprint and traffic congestion.  

9. Improved bus stop amenities to encourage public transportation use. 
10. Improve the intersections surrounding the site, for pedestrians and cyclists.  
11. Rooftop “green space” - how does this fit in with any proposed rooftop HVAC system 

components, and consider air and noise pollution of electrical / mechanical systems. 
12. Geothermal / solar / radiant systems, central boiler room with radiators vs individual 

forced air heating (in summary, consider lower energy, consolidated systems over 
individual systems in each unit)  

13. Carbon footprint/Greenhouse gas emissions: the impact during and after construction 
should be calculated and consistently reported to the Town Council, Planning Board and 
Environmental Commission.  

14. Fuel type for energy for this development should be reported: Oil, Gas or other energy 
source type for heating of these buildings; 

a. Location of gas pipelines or, of storage (if oil) is used; 
b. Specifically, for proximity to water sources will this energy type be located? 

15. Overall energy efficiency of buildings and residential unit airflow and air quality 
a. Appliances Energy Efficient/Energy Star, etc. or not 

16. Stormwater Management:  developer should demonstrate how the proposed stormwater 
management design incorporates low impact design, improved water quality design, and 
reduced flooding from the site on adjacent properties and roadways, especially 
downstream.    

17. Stormwater: prove that this development increases water quality runoff from its existing 
condition and how it can minimize or reverse negative impacts to the downstream area 
and the Second River/Toney’s Brook 

18. Stormwater: Identify all potential impacts on Tony’s Brook and how stormwater flow 
affects it. 

19. Site water flow: What impact will this development have on the township water supply to 
the area, and water tables to local residents/homeowners/Charles H. Bullock School? 

20. Car Charging Stations (location, type, vendor, amount of spaces)  
21. Does car sharing (section 8.4) reduce the need for the standard # of parking spaces 

required? Is there solid data to back this up?  
22. In the interim, can small vendors occupy the existing mall space to sell grocery items? 

(kind of like an indoor farmers market?) to alleviate the “food desert” situation 
somewhat? 

23. Page 72 Adverse Influences: What is the expectation or anticipation of “adverse 
influences” the developer should make clear their assumptions and remediation strategy 
for such influences. 
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24. Duration of the Plan = 30 years. What does this mean exactly? This plan should not 
allow the developer a 30-year window to figure out what to do with this land. Please 
explain.  

25. Infrastructure: Provisions for environmental remediation: What are the environmental 
remediation provisions?  

26. LEED: Developer boasts 40 Points of LEED Construction, which is a minimum to be 
certified. What are the categories? 

a. Building & Development Construction (BD&C)? 
i. Identify Categories and Points 

b. Neighborhood Development? 
i. Identify Categories and Points 

c. Is this a LEED Campus Multi Buildings Project Shared Site LEED Certification? 
27. Phase 1 Environmental Research and Testing  

a. What company is subcontracted to do this? 
b. When will the environmental phase 1 begin 
c. How extensive is the testing and who is to contact at the township level for 

reporting? 
d. What is the scheduled time-line for ALL environmental testing, and remediation if 

necessary? 
e. Remediation Plan: Who is the subcontractor and what is the timeline for 

remediation if necessary? 
28. Other Phases of Environmental Testing and which entities are involved with inspections, 

Federal, State and or local governments? 
29. Clarify which LEED methods a developer is utilizing. Provide points system. 

 
We appreciate the Planning Board addressing our comments and concerns as we strive to meet 
our goals and missions of environmental sustainability in serving the residents of Montclair. It is 
a privilege to be stewards of the land for this fine community, with its abundance of historical 
features and natural beauty. This is a welcomed opportunity for the MEC to be a valuable 
resource to the Planning Board in offering our environmental advice and expertise in planning a 
sustainable, ecologically-friendly redevelopment plan for the Lackawanna Plaza, that residents, 
visitors and future generations of Montclairians can admire and enjoy. We strongly urge the 
Planning Board and Township Council to support the idea of “thinking outside the box” for the 
redevelopment of the Lackawanna Plaza.  
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“Lackawanna” is a Lenni-Lenape word meaning “stream that forks”. 

 
Example of an Urban Stream Daylighting Project 


