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A. INTRODUCTION
In t h e e a r l y p a r t of 1986, in accordance with the Court Order and

S e t t l e m e n t Agreement of J a n u a r y 24, 1986, the Old Bridge Township

P l a n n i n g Board was in t h e process of conducting public hearings on

Plates A and A-l , which represented O5cY's intended development p lans .

Dur ing t h e p u b l i c hearings, C&Y became aware that po ten t i a l ly larger

a r e a s of t h e p ro j ec t than o r ig ina l ly an t ic ipa ted might be c l a s s i f i e d

as w e t l a n d s , thus f a l l ing under the ju r i sd ic t ion of the US Army Corps

of Engineers (The Corps). Because of uncertainty as to the extent and

u s a b i l i t y of t h e w e t l a n d a r e a s , O&Y asked the Planning Board to

ad jou rn the public hearing unt i l such time as the unresolved questions

could be c l a r i f i e d .

At t h a t t i m e , O&Y began a deta i led mapping of thei r property. This

p r o c e s s took almost one year, ending in February 1987. The survey did

v e r i f y that a larger portion of the s i t e was affected by wetlands than

o r i g i n a l l y an t i c ipa ted , and that addit ional planning studies would be

necessary to address i t s implicat ions .

The purpose of th i s report is to sunmnarize the r e su l t s of the wetlands

s u r v e y and to ou t l ine our proposals for a Planned Unit Development on

t h e O&Y property, which is fully responsive to the del ineated wetlands

on t h e s i t e and t h e r e l e v a n t w e t l a n d regulatory authori ty of the

C o r p s . These p r o p o s a l s include the provision of a wide var ie ty of

h o u s i n g t y p e s , i n c l u d i n g a s e t - a s i d e for low and moderate income

h o u s i n g ; t h e development of commercial and employment generating SD

u s e s ; a c i r c u l a t i o n plan and proposed s t r a t eg i e s for the development

of t h e T r a n s Old B r i d g e c o n n e c t o r ; and tne provision of lands for

public purpose, recreat ion and open space uses .
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B. WETLANDS DELINEATION

The Army Corps of Engineers, as the agency charged with regulat ing the

w e t l a n d s , d e t e r m i n e s the l imits of i t s ju r i sd ic t ion on the basis of

d e t a i l e d f ie ld invest igat ions of s o i l s , vegetation and hydrologic s i t e

c o n d i t i o n s . Lands found t o be within the Corps' j u r i sd ic t ion are

s u b j e c t t o 404 p e r m i t r e q u i r e m e n t s for any development a c t i v i t i e s

r e q u i r i n g t h e p lacement of f i l l in the wetlands. All lands outside

t h e C o r p s ' j u r i s d i c t i o n a re avai lable for development according to

l o c a l deve lopmen t r e g u l a t i o n s . This del ineat ion process has been

completed for the Q5cY s i t e by Amy S. Green, Environmental Consul tants .

The c r i t e r i a and methodology employed in th i s de l inea t ion , along with

t h e r e s u l t s of t h e s t u d y , are de ta i led in the Wetlands Delineation

Report, dated February 1987.

The l i m i t of t h e w e t l a n d s , which was marked in the f ie ld by Any S.

G r e e n , E n v i r o n m e n t a l C o n s u l t a n t s , has been surveyed and mapped by

T a y l o r Wiseman Taylor, Consulting Engineers. Because of the s ize of

t h e O&Y s i t e ( a p p r o x i m a t e l y 4 square miles) and the de ta i l of the

m a p p i n g , which i n c l u d e d a p p r o x i m a t e l y 1,300 survey po in t s , t h i s

mapping took nearly a year to complete.

R e p r e s e n t a t i v e s of the Corps accompanied by the Federal Environmental

P r o t e c t i o n Agency and the United States Fish and Wildl ife Services ,

have v i s i t e d the Q5cY property during the wetlands del ineat ion process

t o i n s p e c t t h e w e t l a n d s d e l i n e a t i o n made by Amy S. G r e e n ,

E n v i r o n m e n t a l C o n s u l t a n t s . The Corps has verbally confirmed the

l o c a t i o n , t h e e x t e n t and the l imi ts of the wetlands as de l inea ted .

O5cY has recently submitted the final wetlands repor t , along with f inal

maps prepared by Taylor Wiseman Taylor, surveyors to the US Army Corps

of E n g i n e e r s fo r a c c e p t a n c e of t h e w e t l a n d s de l inea t ion as the

off ic ia l limit of Corps j u r i sd i c t i on .
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Of a t o t a l of approximately 2,600 acres , the final wetlands mapping,

as s u b m i t t e d t o t h e C o r p s , iden t i f ies approximately 1,459 acres of

w e t l a n d s . Any deve lopmen t r e q u i r i n g f i l l on these lands would be

s u b j e c t t o an Army Corps of E n g i n e e r s 404 permit . The remaining

l a n d s , t o t a l l i n g a p p r o x i m a t e l y 1,141 a c r e s , a r e not subject to

r e g u l a t i o n by the Corps. About 581 acres (39%) of these uplands are

l o c a t e d in l a r g e c o n t i g u o u s t r a c t s of land, ranging from 25 to 132

a c r e s in s i z e . Another 200 acres of these lands are located in t r a c t s

r a n g i n g from 10 to 19 acres in s i z e . Most of these upland parcels are

adjacent to ex i s t ing roads and are access ib le .

C. LAND USE PLANS

O&Y has d e v e l o p e d two land use plan a l t e r n a t i v e s , which address the

c o n c e r n s of t h e Township of Old Bridge. In each, the r e s i d e n t i a l ,

s p e c i a l development, and comrercial components are t rea ted e s s e n t i a l l y

t h e same. The p r i n c i p a l difference between these two plans is the

o m i s s i o n or i n c l u s i o n of the Trans-Old Bridge Connector, which is a

p r o p o s e d c r o s s - t o w n f r e e w a y , long d e s i r e d by t h e Township and

incorporated into the Township Master Plan.

In bo th of t h e s e p l a n s , no f i l l i n g of wetlands is proposed for the

r e s i d e n t i a l component. The areas designated for commercial uses , that

a r e located adjacent to Route 18, require f i l l which is permitted upon

t h e i s s u a n c e of a 404 permit by the Army Corps of Engineers. Because

t h e T . O . B . i s a Township Master Plan Road, i t has been included on

A l t e r n a t i v e P l a n B. However, i t s a l i g n m e n t does cross numerous

w e t l a n d a r e a s , and t h e Corps has advised C&Y that i t is unl ikely a

p e r m i t would be i s s u e d to a d e v e l o p e r t o construct such a road.

C o n s e q u e n t l y , i t has been e l i m i n a t e d on A l t e r n a t i v e Plan A to

i l l u s t r a t e t h e i n d e p e n d e n c e of t h e d e v e l o p m e n t from th i s road

improvement.

- 3 -
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A description of the plan components follows:

1• Residential

The r e s i d e n t i a l u s e s in each plan are located on upland areas

o n l y , w i t h no requirement for a 404 permit because there wil l be

no f i l l i n g of wetlands. Much of th i s upland area is adjacent to

and a c c e s s i b l e from ex i s t ing roads. Those uplands which are not

a d j a c e n t t o a r o a d , but a r e r e l a t i v e l y c l o s e to access ible

u p l a n d s , w i l l be r e a c h e d w i t h s i m p l e b r i d g e s t ruc tures not

requiring f i l l .

C o n c e p t u a l l y , t h e r e s i d e n t i a l areas in both plan a l t e r n a t i v e s

w i l l be developed in a manner similar to that proposed in Pla te A

of t h e S e t t l e m e n t Agreement. Using Plate A as a base l i ne , the

o v e r a l l r es iden t ia l dens i ty , including the land devoted to public

p u r p o s e and n o n - d e s i g n a t e d open s p a c e , was calcula ted to be

a p p r o x i m a t e l y 5 .96 u n i t s per a c r e on 1,771 ac r e s . This , of

c o u r s e , assumes the 10,560 uni ts proposed on Pla te A. Extract ing

t h e p u b l i c p u r p o s e l a n d s and t h e non - d e s ignated open space

y i e l d e d a r e s i d e n t i a l d e n s i t y of approximately 6.5 uni t s per

a c r e s . With t h e s e d e n s i t i e s , P l a t e A as proposed with the

Se t t l emen t Agreement, provided the opportunity for a wide var ie ty

of housing types, including single-family detached, single-family

a t t a c h e d , pat io homes, maisonettes, and multi-family homes. The

r e s i d e n t i a l component also included a ten percent (10%) se t - a s ide

for lower income u n i t s .

The r e s iden t i a l components of both land use plans are proposed to

be developed at the same dens i t ies and range of housing types, as

c o n t e m p l a t e d in the court se t t lement . The amount of r e s iden t i a l

l and be tween t h e two b e i n g 835 for one and 845 acres for the

o t h e r . A p p l y i n g a r e s i d e n t i a l density of 5.96 un i t s per acre

would y i e l d a p p r o x i m a t e l y 4 , 9 7 7 t o 5,036 u n i t s . This would

c o m f o r t a b l y a 1 1 ow an adequate amount of res iden t ia l upland area

to be devoted to public purpose and recreat ional uses .

-4-
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B e c a u s e of the configuration of the various upland parce l s , some

b e i n g long and wide others being short and narrow, Q5cY prepared a

t e s t s i t e p l a n of a s u b s t a n t i a l p o r t i o n of t h e project to

d e m o n s t r a t e t h a t t h e res ident ia l lands can be developed at the

i n t e n s i t y and r a n g e of housing types as described in the s i t e

planning standards contained in the Settlement Agreement.

The a r e a se lec ted for the tes t plan is in the cent ra l portion of

t h e p r o j e c t and contains a to ta l of approximately 480 ac res . It

i s bounded on the north by Pleasant Valley Road, on the south by

E. Gray s t o n e Road, on the east by Marlboro Road, and on the west

by E n g l i s h t o w n Road . I t was selected because i t contains the

l e a s t f a v o r a b l e r e p r e s e n t a t i v e sample of the various uplands

conf igurat ions.

The s i t e plan, which was drawn at a scale of l"=200' , i l l u s t r a t e s

a wide range of housing types from multi-fami ly to single-family

d e t a c h e d w i t h a t en p e r c e n t (10%) component for lower income

h o u s i n g . Al l of the housing uni ts are located on upland a r e a s .

The plan conforms to the s i t e planning standards contained in the

S e t t l e m e n t Agreement. The only wetlands intrusion would be for

road crossings and these would be bridged. In ce r t a in ins tances ,

t h e r e are single-family lot l ines which extend into the wetlands,

however , t h e s e p o r t i o n s of t h e lots are outside the bui lding

e n v e l o p e s a n d , under t h e Corps regula t ion , th i s is permitted

provided the wetlands are not f i l l e d .

The following sumnarizes the tes t s i t e p lan .

- 5 -
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TEST SITE DEVELOPMENT

Total Area <5c Units 1,275 du 480 ac.

Wetlands 243 ac.

Uplands 237 ac.

MLJ 11 i-Fami 1 y 848 du* 43 ac.

Townhomes 509 du 74 a c .

Pat io Homes 188 du 35 a c .

Single-Family

1/3 acre lo t s 94 du 63 a c .

Conrmercial 75,000 sf 9 a c .

Note: of these , 128 du are lower income.

The t e s t s i t e plan demonstrates that the configuration of upland

a r e a s does not mater ia l ly affect the yield of res iden t ia l un i t s

per a c r e a s r e l a t e d t o t h e a c r e s of u p l a n d . As previously

m e n t i o n d , w e t l a n d s can form a portion of the yard area and, as

t h e t e s t plan subs t an t i a t e s , the upland areas that are too small

to develop are offset by these yards. Thus, there is no net loss

in t h e a c r e a g e of developable land. The plan a l so , cons is tant

w i t h good p l a n n i n g p r inc ip l e s , incorporates the concept of mini

c l u s t e r s of h o u s i n g l o c a t e d off coun t ry roads surrounded by

s u b s t a n t i a l open s p a c e . There is a broad range and balance of

housing types .

Depending upon how much land is u l t imately devoted to r e s iden t i a l

u s e s , the O5cY Planned Development can provide approximately 5,000

u n i t s w i t h abou t 500 lower income u n i t s . The tes t s i t e plan

d e m o n s t r a t e s t h a t t h i s is r e a l i s t i c , v i ab l e , and in accordance

w i t h t h e p r i n c i p l e s of t h e Set t lement Agreement, and t o t a l l y

outside the ju r i sd ic t ion of the Corps of Engineers.

- 6 -
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2. Special Development and Corrmercial

Both Land Use A l t e r n a t i v e s A and B show parcels for Special

Development ranging in size from 17 to 54 acres and t o t a l l i n g 14-9

a c r e s which are generally located along Route 18 and Texas Road.

SD-1 i s 5 4 a c r e s and is linear in conf igura t ion . It is bounded

by Rou te 18 and t h e 100 year f l o o d p l a i n for the Deep Run

w a t e r s h e d system. SD-1 is access ible from Route 18. SD-2 is 17

a c r e s and located at the in tersect ion of Route 18 and Texas Road.

Access is via Texas Road.

P a r c e l s SD-3 and SD-4 are respect ively south and north of Texas

Road, be tween i t s in tersect ion with Marlboro Road and Route 18.

SD-4 i s 40 a c r e s , SD-3 i s 38 a c r e s . Access to both of these

p a r c e l s is from Texas Road. Using the f i f ty percent (50%) F.A.R.

a l l o w a n c e contained in the Settlement Agreement, the theore t ica l

development capabi l i ty of these parcels is 3,245,220 s.f. Of the

t o t a l land, approximately 91 acres of development area wil l be on

f i l l e d w e t l a n d s r e q u i r i n g a permit from the Corps, while the

remaining 58 acres are uplands not requiring a Corps permit.

P l a n A does not include the Trans Old Bridge Connector, whereas

P l a n B does include i t . The s ignif icant difference between Plans

A and B, i n s o f a r as the location and extent of lands designated

for commerc i a l u s e , i s a d i r e c t r e s p o n s e to the commercial

p o t e n t i a l obv ious ly inherent in lands with frontage exposure on

t h i s major t r a f f i c a r t e r y . P l a n A i d e n t i f i e s e i g h t ( 8 )

commerc i a l p a r c e l s , C-1 through C-8, with the majority of the

land a r e a l o c a t e d adjacent to Route 18. On these parcels (C-5,

C - 6 , C - 7 , and C-8 t o t a l l i n g 112 a c r e s ) , f i l l i n g of wetlands and

t h e r e l a t e d 404 permit would be required. The remaining parce ls

l o c a t e d a l o n g E n g l i s h t o w n Road and a t t h e i n t e r s e c t i o n of

M a r l b o r o and Texas Roads would not require f i l l , since they are

l o c a t e d only on uplands. The to ta l Commercial Land on Plan A is

128 a c r e s .

- 7 -
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Plan B di f fers from Plan A only in the vicinity where the T.O.B.

intersects Route 18. At this location, there is an additional 27

acres of commercially designated land along the T.O.B. giving

Plan B a total of 155 acres of conrmercial .

Circulat ion

B o t h o f t h e Land Use A l te rnat ives re ly p r ima r i l y on the ex i s t i ng

road network w i th necessary improvements and the add i t ion of some

minor a r t e r i a l r o a d s . W h i l e n e i t h e r of the a l te rna t i ves is

dependent upon the T r a n s - O l d Br idge Connector, A l t e rna t i ve B

i n c l u d e s the T.O.B. al ignment, because th i s was a requirement of

t h e Se t t l emen t Agreement. The pa r t i cu la r s concerning the T.O.B.

and i t s impact upon w e t l a n d s w i l l be discussed later in t h i s

repor t .

In te rms of t h e e x i s t i n g road network w i t h i n the project area,

Land Use A l t e r n a t i v e A p r o v i d e s f o r t h e upg rad ing of East

Gray s tone Road between E n g l i s h t o w n Road and the real igned

M a r l b o r o Road. Pleasant Valley Road would also be upgraded from

i t s i n te rsec t i on wi th Marlboro Road west to i t s in te rsec t ion w i th

a p r o p o s e d m ino r a r t e r i a l . M a r l b o r o Road would be improved

between Route 18 and Pleasant Val ley Road and re-a l igned south of

Pleasant Val ley Road to Texas Road.

In a d d i t i o n t o improv ing these ex i s t i ng roads, Plan A contains

t h r e e new minor a r t e r i a l s . On the e a s t e r n p o r t i o n of the

p r o j e c t , t h e r e i s a new road connecting Marlboro Road d i r e c t l y

w i t h Rou te 18 . T h i s se rves a commercial parcel (C-8) on the

n o r t h and a r e s i d e n t i a l parcel (R-8) to the south. The second

roadway goes i n a northwestern alignment and connects Pleasant

V a l l e y Road and Englishtown Road. This road serves a substant ia l

r e s i d e n t i a l a r e a n o r t h of Pleasant Val ley Road. The remaining

p roposed road runs f r o m E n g l i s h t o w n Road to Texas Road in a

g e n e r a l l y n o r t h - s o u t h d i r e c t i o n and serves the res iden t i a l

p a r c e l s i n the a rea west of E n g l i s h t o w n Road. Prel iminary

t r a f f i c s t u d i e s c o n f i r m t h a t Land Use Plan A wi 11 func t ion

adequately without the T.O.B.

- 8 -



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

The c i r c u l a t i o n s y s t e m g e n e r a l l y h a s minimal e f f ec t on the

w e t l a n d s . Where e x i s t i n g roads a r e adjacent to w e t l a n d s , they

w i l l be upgraded using the l i m i t s of the p resen t f i l l s e c t i o n , no

a d d i t i o n a l f i l l w i l l be put w i th in the w e t l a n d s . The proposed

r o a d s a r e l o c a t e d p r i m a r i l y on uplands a r e a s . Where they do

c r o s s w e t l a n d s , the wet lands w i l l be br idged so t ha t no f i l l w i l l

be r e q u i r e d f o r t h e w e t l a n d s c r o s s i n g . Q5cY has submitted the

d e s i g n m e t h o d o l o g y f o r w e t l a n d c r o s s i n g s to the Corps and is

c u r r e n t l y w a i t i n g for an o f f i c i a l concurrence from the Army Corps

of E n g i n e e r s a s t o t h e a c c e p t a b i l i t y of the des igns for t he se

c r o s s i n g s .

Land U s e P l a n A l t e r n a t i v e B p r o p o s e s e s s e n t i a l l y the same

c i r c u l a t i o n s y s t e m , except that i t inc ludes the T.O.B. During

t h e p l a n n i n g p r o c e s s , many d i f f e r e n t a l ignments for the T.O.B.

w e r e e x p l o r e d , t h e o b j e c t i v e being to minimize the c r o s s i n g of

w e t l a n d a r e a s . A l l of t h e a l i g n m e n t s , i n c l u d i n g t h e one

s e l e c t e d , have s u b s t a n t i a l s t r e t c h e s of road loca ted in w e t l a n d s ,

a p p r o x i m a t e l y 5 , 2 8 0 feet of the t o t a l 10,800 f e e t . Because of

t h e s i z e of the T.O.B. and the ex ten t of the wet lands c r o s s i n g s ,

i t w o u l d be c o m p l e t e l y e c o n o m i c a l l y u n f e a s i b l e to at tempt to

b r i d g e t h e wet lands a r e a s . Recognizing tha t Q5cY is corrmitted to

c o n s t r u c t i n g t h e T . O . B . , Plan B has incorpora ted i t . However,

c o n s t r u c t i o n of the T.O.B. w i l l r e q u i r e a permit from the Corps

b e c a u s e t h o s e s e c t i o n s of the road t r a v e r s i n g wet lands w i l l have

to be c o n s t r u c t e d on f i l l .

B a s e d on e x t e n s i v e i n q u i r y , O&Y d o e s not b e l i e v e t h a t , as a

d e v e l o p e r , t h e y w i l l be ab le to ob ta in the 404 permit from the

C o r p s t h a t w i l l be requ i red for i t s c o n s t r u c t i o n . O5cY b e l i e v e s

t h a t in o r d e r for the Corps of Engineers to approve the T .O.B . ,

i t w i l l be necessary for Old Bridge Township to apply for the 404

p e r m i t a n d d e m o n s t r a t e how the T.O.B. would serve the o v e r a l l

p u b l i c i n t e r e s t of the mun ic ipa l i t y beyond the p o t e n t i a l b e n e f i t s

t h a t may acc rue to the Q3cY Planned Development. If the Township

i s w i l l i n g t o a p p l y f o r and i s s u c c e s s f u l in o b t a i n i n g the

r e q u i s i t e Corps approva l , O5cY recognizes tha t i t i s committed t o

c o n s t r u c t i o n of i t s f a i r share of the T.O.B.
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Public Purpose, Recreation and Open Space

Dur ing t h e h e a r i n g p r o c e s s for P l a t e A, the Planning Board

e x p r e s s e d p a r t i c u l a r i n t e r e s t in t h e P u b l i c P u r p o s e and

r e c r e a t i o n componen t s of t h e p l an . The Settlement Agreement

p r o v i d e s t h a t two p e r c e n t (2%) of t h e r e s i d e n t i a l lands be

d e v o t e d t o P u b l i c Purpose uses and that an area equal to twenty

p e r c e n t (2 0%) of the res ident ia l lands be dedicated open space.

The P l a n n i n g Board was c o n c e r n e d that there be enough Public

Purpose lands and areas for act ive rec rea t ion , pa r t i cu la r ly f i e ld

a r e a s . In th i s regard, during the hearing process , meetings were

h e l d be tween O5cY, t h e School Board and the F i re Department, in

o r d e r t o a s s e s s n e e d s . Given these concerns, the two Land Use

P lan A l t e r n a t i v e s respond by providing more Public Purpose land

t h a n c a l l e d for in t h e S e t t l e m e n t A g r e e m e n t , and a l so by

a l l o c a t i n g more upland area for ac t ive recreat ional purposes than

r e q u i r e d . Of n e c e s s i t y , these uses have been al located to the

u p l a n d s po r t ions of the pro jec t , because they would require f i l l

permits if a l located to wetland a reas .

In t h e c a s e of t h e Public Purpose lands, the area a l located is

based upon two a c r e s for a f i r e s t a t i o n , f i f teen acres for a

s c h o o l s i t e , and f i v e a c r e s for other uses which the Township

would deem d e s i r a b l e . Both a l t e r n a t i v e plans provide for these

27 a c r e s . Their locations have not been designated and would be

subject to the expressed preferences of the Township.

Dur ing the public hearing on Plate A of the Settlement Agreement,

i t was s u g g e s t e d by t h e Township Planning Consultant that the

r e c r e a t i o n a r e a s be calculated on the bas is of a publ icat ion by

t h e N a t i o n a l R e c r e a t i o n and Park Associates ca l led Recreation,

Pa rk and Open Space S t a n d a r d s and Guidel ines . The standards

s p e c i f y l and a r e a s as a m u l t i p l e of p o p u l a t i o n for mini ,

n e i g h b o r h o o d , and community p a r k s . T h e s e s t a n d a r d s a r e

acceptable to C&Y and have been used in developing the two p lans .
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Assuming an ave rage populat ion of 2.5 persons per uni t , sizes

were c a l c u l a t e d for the t h r e e a l ternate land use plans. The

s tandards recommend that the mini and neighborhood parks be of an

a c t i v e n a t u r e , while the conrmunity park may be used for passive

r e c r e a t i o n , or a combination of active and passive recreation,

i n c l u d i n g a r e a s of d i v e r s e environmental qual i ty . The land

a l l o c a t e d , approximate ly 31 acres, is that which would be used

for a c t i v e purposes and thus is part of the upland area. The

p a s s i v e portion of the conrmunity park, approximately half of the

t o t a l a r e a , would be allocated on wetland areas . In addition,

Land Use P lans A and B wi 11 dedicate a minimum of 138 and 136

a c r e s r e s p e c t i v e l y , of the w e t l a n d s a r e a s for open space

p u r p o s e s . Thus, together with the recreation set-aside, the 20%

open space requirement shall be met.

5. Land Use Plan Sunmnaries

The following are sumnary tabulations for the three Land Use Plan

Alternat ives.

ALTERNATIVE A
(5,036 DU)

Development Area 1,122 ac
Residential Area 845 ac

Public Purpose Area 22 ac
Recreation Area 31 ac

Commercial Area 128 ac
Special Development Area 149 ac

Reserved/Open Space Area* 1,338 ac
Additional Upland Area 112 ac
New Roads 28 ac

TOTAL TRACT AREA 2,600 ac

ALTERNATIVE B
(4,977 DU)

Development Area
Residential Area

Public Purpose Area 22 ac
Recreation Area 31 ac

Connmercial Area
Special Development Area

Reserved/Open Space Area*
Additional Upland Area
New Roads

TOTAL TRACT AREA

835 ac

155 ac
149 ac

1

1

2

,139

,308
103
50

,600

ac

ac
ac
ac

ac

Open space a r e a a l l o c a t e d within reserved lands and the recreation
land shall equal 20% of the residential area.
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D, SIMflNRY AND CONCLUSIONS

The f o l l o w i n g i s a sunnmary of the facts and conclusions discussed in

th is repor t .

1. The Q5cY Planned Development is approximately 2,600 ac re s .

2. E x t e n s i v e f ie ld invest igat ion and surveying have determined that

t h e r e are 1,141 acres of upland and 1,459 acres of wetland on the

property.

3 . C o n s t r u c t i o n a c t i v i t y i n v o l v i n g f i l l material in designated

w e t l a n d s a r e a s i s regula ted by the US Army Corps of Engineers.

S i m i l a r a c t i v i t y occur r ing on upland areas is not regulated by

the Corps.

4. O5cY has proposed two (2) a l t e rna t i ve development p lans . In each

c a s e , r e s i d e n t i a l c o n s t r u c t i o n i s confined to upland a r e a s .

Minor road c r o s s i n g s a v o i d w e t l a n d s by short-span br idging .

C u r r e n t l y , a determination is being sought from the Corps as to

their acceptance for the design of these road c ross ings .

5. The two deve lopmen t p r o p o s a l s vary as to the inclusion of or

delet ion of the Trans-Old Bridge Connector (T.O.B.) .

6. The p l a n s a r e d e s i g n e d to accommodate 149 acres of Special

Development a r e a and be tween 128 and 155 acres of commercial

uses , thus , between 277 acres and 304 acres of r a t a b l e s .

7. Us ing a s a basis the net res ident ia l dens i t i e s of Pla te A, these

a l t e r n a t i v e s p r o v i de between 4,970 and 5,036+ dwel 1 ing u n i t s ,

of which 10% would be devoted to lower income households. These

can be accommodated in c o n f o r m a n c e w i t h t h e s i t e planning

standards contained in the Settlement Agreement.

8. The a d d i t i o n a l wetlands, while having an affect on the proposal

d e p i c t e d in P l a t e A of t h e S e t t l e m e n t Agreement do n o t ,

however , p r e c l u d e a viable development, including lower income

h o u s i n g , a v a r i e t y of market housing types , commercial and SD

u s e s , community and recreat ional f a c i l i t i e s and open space, on

the C&Y lands, a l l consistent with the Settlement Agreement.

-12-
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A . INTOODUCTION
In t h e e a r l y p a r t of 1986, in accordance with the Court Order and

S e t t l e m e n t Agreement of J a n u a r y 24, 1986, the Old Bridge Township

P l a n n i n g Board was in t h e process of conducting public hearings on

Plates A and A-l , which represented Q5cY's intended development p lans .

Dur ing t h e p u b l i c hearings, C&Y became aware that po ten t i a l ly larger

a r e a s of t h e p ro jec t than o r ig ina l ly an t ic ipa ted might be c l a s s i f i e d

as w e t l a n d s , thus f a l l ing under the ju r i sd ic t ion of the US Army Corps

of Engineers (The Corps). Because of uncertainty as to the extent and

u s a b i l i t y of t h e w e t l a n d a r e a s , O5cY asked the Planning Board to

ad jou rn the public hearing unt i l such time as the unresolved questions

could be c l a r i f i e d .

At t h a t t i m e , O&Y began a deta i led mapping of thei r property. This

p r o c e s s took almost one year, ending in February 1987. The survey did

v e r i f y that a larger portion of the s i t e was affected by wetlands than

o r i g i n a l l y an t i c ipa ted , and that addit ional planning studies would be

necessary to address i t s implicat ions .

The purpose of th i s report is to surrmarize the r e su l t s of the wetlands

s u r v e y and to out l ine our proposals for a Planned Unit Development on

t h e O&Y property, which is fully responsive to the del ineated wetlands

on t h e s i t e and t h e r e l e v a n t w e t l a n d regulatory authori ty of the

C o r p s . These p r o p o s a l s include the provision of a wide var ie ty of

h o u s i n g t y p e s , i n c l u d i n g a s e t - a s i d e for low and moderate income

h o u s i n g ; t h e development of corrmercial and employment generating SD

u s e s ; a c i r c u l a t i o n plan and proposed s t r a t e g i e s for the development

of t h e T r a n s Old B r i d g e c o n n e c t o r ; and tne provision of lands for

public purpose, recreat ion and open space uses .
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B. VtETLANDS DELINEATION

The Army Corps of Engineers, as the agency charged with regulat ing the

w e t l a n d s , d e t e r m i n e s the l imi ts of i t s j u r i sd ic t ion on the basis of

d e t a i l e d f ie ld invest igat ions of s o i l s , vegetation and hydrologic s i t e

c o n d i t i o n s . Lands found t o be within the Corps' j u r i sd ic t ion are

s u b j e c t t o 404 p e r m i t r e q u i r e m e n t s for any development a c t i v i t i e s

r e q u i r i n g t h e p lacement of f i l l in the wetlands. All lands outside

t h e C o r p s ' j u r i s d i c t i o n a re avai lable for development according to

l o c a l d e v e l o p m e n t r e g u l a t i o n s . This del ineat ion process has been

completed for the Q5cY s i t e by Any S. Green, Environmental Consul tants .

The c r i t e r i a and methodology employed in th i s de l inea t ion , along with

t h e r e s u l t s of t h e s t u d y , are de ta i led in the Wetlands Delineation

Report, dated February 1987.

The l i m i t of t h e w e t l a n d s , which was marked in the f ie ld by Any S.

G r e e n , E n v i r o n m e n t a l C o n s u l t a n t s , has been surveyed and mapped by

T a y l o r Wiseman Taylor, Consulting Engineers. Because of the s ize of

t h e O&Y s i t e ( a p p r o x i m a t e l y 4 square miles) and the de ta i l of the

m a p p i n g , which i n c l u d e d a p p r o x i m a t e l y 1,300 survey po in t s , t h i s

mapping took nearly a year to complete.

R e p r e s e n t a t i v e s of the Corps accompanied by the Federal Environmental

P r o t e c t i o n Agency and the United States Fish and Wildl ife Services ,

have v i s i t e d the Q5cY property during the wetlands del ineat ion process

t o i n s p e c t t h e w e t l a n d s d e l i n e a t i o n made by Amy S. G r e e n ,

E n v i r o n m e n t a l C o n s u l t a n t s . The Corps has verbally confirmed the

l o c a t i o n , t h e e x t e n t and the l imits of the wetlands as de l inea ted .

O5cY has recently submitted the final wetlands repor t , along with f inal

maps prepared by Taylor Wiseman Taylor, surveyors to the US Army Corps

of E n g i n e e r s fo r a c c e p t a n c e of t h e w e t l a n d s de l inea t ion as the

off ic ia l limit of Corps j u r i sd i c t i on .
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Of a t o t a l of approximately 2,600 acres , the final wetlands mapping,

as s u b m i t t e d t o t h e C o r p s , ident i f ies approximately 1,459 acres of

w e t l a n d s . Any deve lopmen t r e q u i r i n g f i l l on these lands would be

s u b j e c t t o an Army Corps of E n g i n e e r s 404 permit . The remaining

l a n d s , t o t a l l i n g a p p r o x i m a t e l y 1,141 a c r e s , a re not subject to

r e g u l a t i o n by the Corps. About 581 acres (39%) of these uplands are

l o c a t e d in l a r g e c o n t i g u o u s t r ac t s of land, ranging from 25 to 132

a c r e s in s i z e . Another 200 acres of these lands are located in t r a c t s

r a n g i n g from 10 to 19 acres in s i z e . Most of these upland parcels are

adjacent to ex i s t ing roads and are access ib le .

C. LAND USE PLANS

O5cY has d e v e l o p e d two land use plan a l t e r n a t i v e s , which address the

c o n c e r n s of t h e Township of Old Bridge. In each, the r e s i d e n t i a l ,

s p e c i a l development, and commercial components are t rea ted e s sen t i a l l y

t h e same. The p r i n c i p a l difference between these two plans is the

o m i s s i o n or i n c l u s i o n of the Trans-Old Bridge Connector, which is a

p r o p o s e d c r o s s - t o w n f r e e w a y , long d e s i r e d by t h e Township and

incorporated into the Township Master Plan.

In bo th of t h e s e p l a n s , no f i l l i n g of wetlands is proposed for the

r e s i d e n t i a l component. The areas designated for conrmercial uses , that

a r e located adjacent to Route 18, require f i l l which is permitted upon

t h e i s s u a n c e of a 404 permit by the Army Corps of Engineers. Because

t h e T . O . B . i s a Township Master Plan Road, i t has been included on

A l t e r n a t i v e P l a n B. However, i t s a l i g n m e n t does cross numerous

w e t l a n d a r e a s , and t h e Corps has advised O5cY that i t is unl ikely a

p e r m i t would be i s s u e d t o a d e v e l o p e r t o construct such a road.

C o n s e q u e n t l y , i t has been e l i m i n a t e d on A l t e r n a t i v e Plan A to

i l l u s t r a t e t h e i n d e p e n d e n c e of t h e d e v e l o p m e n t from th i s road

improvement.
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A description of the plan components follows:

1. Residential

The r e s i d e n t i a l u s e s in each plan are located on upland areas

o n l y , w i t h no requirement for a 404 permit because there wil l be

no f i l l i n g of wetlands. Much of th i s upland area is adjacent to

and a c c e s s i b l e from ex i s t ing roads. Those uplands which are not

a d j a c e n t t o a r o a d , but a r e r e l a t i v e l y c l o s e to accessible

u p l a n d s , w i l l be r e a c h e d w i t h s i m p l e b r i d g e s t ruc tures not

requir ing f i 11.

C o n c e p t u a l l y , t h e r e s i d e n t i a l areas in both plan a l t e rna t ive s

w i l l be developed in a manner similar to that proposed in Pla te A

of t h e S e t t l e m e n t Agreement. Using Plate A as a base l i ne , the

o v e r a l l r e s iden t i a l densi ty , including the land devoted to public

p u r p o s e and n o n - d e s i g n a t e d open s p a c e , was calcula ted to be

a p p r o x i m a t e l y 5 .96 u n i t s per a c r e on 1,771 ac r e s . This , of

c o u r s e , assumes the 10,560 uni ts proposed on Pla te A. Extract ing

t h e p u b l i c p u r p o s e l a n d s and t h e n o n - d e s ignated open space

y i e l d e d a r e s i d e n t i a l d e n s i t y of approximately 6.5 uni ts per

a c r e s . With t h e s e d e n s i t i e s , P l a t e A as proposed with the

Se t t l emen t Agreement, provided the opportunity for a wide var ie ty

of housing types, including single-family detached, single-family

a t t a c h e d , pat io homes, maisonettes, and multi-family homes. The

r e s i d e n t i a l component also included a ten percent (10%) se t -as ide

for lower income u n i t s .

The r e s iden t i a l components of both land use plans are proposed to

be developed at the same dens i t ies and range of housing types, as

c o n t e m p l a t e d in the court se t t lement . The amount of r es iden t i a l

l and be tween t h e two b e i n g 835 for one and 845 acres for the

o t h e r . A p p l y i n g a r e s i d e n t i a l density of 5.96 uni t s per acre

would y i e l d a p p r o x i m a t e l y 4 , 9 7 7 t o 5,036 u n i t s . This would

c o m f o r t a b l y a 1 1 ow an adequate amount of r es iden t i a l upland area

to be devoted to public purpose and recreat ional uses .
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B e c a u s e of the configuration of the various upland parce l s , some

b e i n g long and wide others being short and narrow, Q3cY prepared a

t e s t s i t e p l a n of a s u b s t a n t i a l p o r t i o n of t h e project to

d e m o n s t r a t e t h a t t h e res ident ia l lands can be developed at the

i n t e n s i t y and r a n g e of housing types as described in the s i t e

planning standards contained in the Settlement Agreement.

The a r e a se lec ted for the tes t plan is in the centra l portion of

t h e p r o j e c t and contains a to ta l of approximately 480 ac res . It

i s bounded on the north by Pleasant Valley Road, on the south by

E. Gray s t o n e Road, on the east by Marlboro Road, and on the west

by E n g l i s h t o w n Road . I t was selected because it contains the

l e a s t f a v o r a b l e r e p r e s e n t a t i v e sample of the various uplands

conf igura t ions .

The s i t e plan, which was drawn at a scale of 1"=200' , i l l u s t r a t e s

a wide range of housing types from mult i-fami ly to single-family

d e t a c h e d w i t h a t en p e r c e n t (10%) component for lower income

h o u s i n g . Al l of the housing uni ts are located on upland a r e a s .

The plan conforms to the s i t e planning standards contained in the

S e t t l e m e n t Agreement. The only wetlands intrusion would be for

road crossings and these would be bridged. In ce r t a in ins tances ,

t h e r e are single-family lot l ines which extend into the wetlands,

however , t h e s e p o r t i o n s of t h e lots are outside the bui lding

e n v e l o p e s a n d , under t h e Corps regula t ion , th i s is permitted

provided the wetlands are not f i l l e d .

The following sumTarizes the test s i t e p lan .
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TEST SITE DEVELOPMENT

Total Area <5c Units 1,275 du 480 ac .

Wetlands 243 ac.

Uplands 237 ac.

Milti-Family 848 du* 43 ac .

Townhomes 509 du 74 ac .

Patio Homes 188 du 35 ac .

Single-Fami ly

1/3 acre lots 94 du 63 ac .

Commercial 75,000 sf 9 a c .

Note: of these, 128 du are lower income.

The t e s t s i t e plan demonstrates that the configuration of upland

a r e a s does not material ly affect the yield of res ident ia l uni ts

per a c r e as r e l a t e d to t h e a c r e s of u p l a n d . As previously

m e n t i o n d , w e t l a n d s can form a portion of the yard area and, as

t h e t e s t plan subs tan t i a t e s , the upland areas that are too small

to develop are offset by these yards. Thus, there is no net loss

in t h e a c r e a g e of developable land. The plan a l so , consistant

w i t h good p l a n n i n g p r inc ip le s , incorporates the concept of mini

c l u s t e r s of h o u s i n g l o c a t e d off count ry roads surrounded by

s u b s t a n t i a l open s p a c e . There is a broad range and balance of

housing types .

Depending upon how much land is ul t imately devoted to res ident ia l

u s e s , the Q5cY Planned Development can provide approximately 5,000

u n i t s w i t h abou t 500 lower income u n i t s . The tes t s i t e plan

d e m o n s t r a t e s t h a t t h i s is r e a l i s t i c , v iab le , and in accordance

w i t h t h e p r i n c i p l e s of t h e Sett lement Agreement, and t o t a l l y

outside the ju r i sd ic t ion of the Corps of Engineers.
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2. Special Development and Comnercial

Both Land Use A l t e r n a t i v e s A and B show parcels for Special

Development ranging in size from 17 to 54 acres and t o t a l l i n g 149

a c r e s which are generally located along Route 18 and Texas Road.

SD-1 i s 54 a c r e s and is linear in conf igura t ion . It is bounded

by Rou te 18 and t h e 100 year f l o o d p l a i n for the Deep Run

w a t e r s h e d system. SD-1 is access ible from Route 18. SD-2 is 17

a c r e s and located at the in tersect ion of Route 18 and Texas Road.

Access is via Texas Road.

P a r c e l s SD-3 and SD-4 are respect ively south and north of Texas

Road, be tween i t s in tersect ion with Marlboro Road and Route 18.

SD-4 i s 40 a c r e s , SD-3 i s 38 a c r e s . Access to both of these

p a r c e l s is from Texas Road. Using the f i f ty percent (50%) F.A.R.

a l l o w a n c e contained in the Settlement Agreement, the theore t ica l

development capab i l i ty of these parcels is 3,245,220 s.f. Of the

t o t a l land, approximately 91 acres of development area wil l be on

f i l l e d w e t l a n d s r e q u i r i n g a permit from the Corps, while the

remaining 58 acres are uplands not requiring a Corps permit.

P l a n A does not include the Trans Old Bridge Connector, whereas

P l a n B does include i t . The s ignif icant difference between Plans

A and B, i n s o f a r as the location and extent of lands designated

for commerc ia l u s e , i s a d i r e c t r e s p o n s e to the conrmercial

p o t e n t i a l obv ious ly inherent in lands with frontage exposure on

t h i s major t r a f f i c a r t e r y . P l a n A i d e n t i f i e s e i g h t ( 8 )

commerc i a l p a r c e l s , C-1 through C-8, with the majority of the

land a r e a l o c a t e d adjacent to Route 18. On these parcels (C-5,

C - 6 , C - 7 , and C-8 t o t a l l i n g 112 a c r e s ) , f i l l i n g of wetlands and

t h e r e l a t e d 404 permit would be required. The remaining parce ls

l o c a t e d a l o n g E n g l i s h t o w n Road and a t t h e i n t e r s e c t i o n of

M a r l b o r o and Texas Roads would not require f i l l , since they are

l o c a t e d only on uplands. The to ta l Ccrrmercial Land on Plan A is

128 ac r e s .
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P l a n B di f fers from Plan A only in the v i c i n i t y where the T.O.B.

i n t e r s e c t s Route 18. At th i s locat ion, there is an additional 27

a c r e s of c o m m e r c i a l l y des ignated land along the T.O.B. giving

Plan B a to ta l of 155 acres of comnrercial .

3. Circulat ion

Both of t h e Land Use Alternat ives rely primari ly on the ex is t ing

road network with necessary improvements and the addit ion of some

minor a r t e r i a l r o a d s . Whi le n e i t h e r of the a l t e rna t ive s is

d e p e n d e n t upon t h e T r a n s - O l d Bridge Connector, Al ternat ive B

i n c l u d e s the T.O.B. alignment, because th i s was a requirement of

t h e S e t t l e m e n t Agreement. The pa r t i cu l a r s concerning the T.O.B.

and i t s impact upon w e t l a n d s w i l l be discussed la ter in th i s

repor t .

In t e rms of t h e e x i s t i n g road network within the project area ,

Land Use A l t e r n a t i v e A p r o v i d e s for t h e upgrad ing of East

G r a y s t o n e Road be tween E n g l i s h t o w n Road and the realigned

M a r l b o r o Road. Pleasant Valley Road would a lso be upgraded from

i t s in te r sec t ion with Marlboro Road west to i t s in tersec t ion with

a p r o p o s e d minor a r t e r i a l . M a r l b o r o Road would be improved

between Route 18 and Pleasant Valley Road and re-al igned south of

Pleasant Valley Road to Texas Road.

In a d d i t i o n t o improving these ex is t ing roads, Plan A contains

t h r e e new minor a r t e r i a l s . On t h e e a s t e r n p o r t i o n of the

p r o j e c t , t h e r e i s a new road connecting Marlboro Road d i r ec t ly

w i t h R o u t e 1 8 . T h i s s e r v e s a comnrercial parcel (C-8) on the

n o r t h and a r e s i d e n t i a l parcel (R-8) to the south. The second

roadway goes in a northwestern alignment and connects Pleasant

V a l l e y Road and Englishtown Road. This road serves a substant ia l

r e s i d e n t i a l a r e a n o r t h of Pleasant Valley Road. The remaining

p r o p o s e d road runs from E n g l i s h t o w n Road to Texas Road in a

g e n e r a l l y n o r t h - s o u t h d i r e c t i o n and s e r v e s the res iden t ia l

p a r c e l s in t h e a r e a wes t of E n g l i s h t o w n Road. Preliminary

t r a f f i c s t u d i e s c o n f i r m t h a t Land Use Plan A wi 11 function

adequately without the T.O.B.
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The c i r c u l a t i o n s y s t e m g e n e r a l l y h a s minimal e f f e c t on the

w e t l a n d s . Where e x i s t i n g roads a r e adjacent to w e t l a n d s , they

w i l l be upgraded us ing the l i m i t s of the p resen t f i l l s e c t i o n , no

a d d i t i o n a l f i l l w i l l be put w i th in the w e t l a n d s . The proposed

r o a d s a r e l o c a t e d p r i m a r i l y on uplands a r e a s . Where they do

c r o s s w e t l a n d s , the wet lands w i l l be br idged so tha t no f i l l w i l l

be r e q u i r e d f o r t h e w e t l a n d s c r o s s i n g . C&Y has submitted the

d e s i g n m e t h o d o l o g y f o r w e t l a n d c r o s s i n g s to the Corps and is

c u r r e n t l y wa i t i ng for an o f f i c i a l concurrence from the Army Corps

of E n g i n e e r s a s t o t h e a c c e p t a b i l i t y of the des igns for t he se

c r o s s i n g s .

Land U s e P l a n A l t e r n a t i v e B p r o p o s e s e s s e n t i a l l y the same

c i r c u l a t i o n s y s t e m , except tha t i t inc ludes the T.O.B. During

t h e p l a n n i n g p r o c e s s , many d i f f e r e n t a l ignments for the T.O.B.

w e r e e x p l o r e d , t h e o b j e c t i v e being to minimize the c r o s s i n g of

w e t l a n d a r e a s . A l l of t h e a l i g n m e n t s , i n c l u d i n g t h e one

s e l e c t e d , have s u b s t a n t i a l s t r e t c h e s of road loca ted in w e t l a n d s ,

a p p r o x i m a t e l y 5 , 2 8 0 feet of the t o t a l 10,800 f e e t . Because of

t h e s i z e of the T.O.B. and the ex ten t of the wet lands c r o s s i n g s ,

i t w o u l d be c o m p l e t e l y e c o n o m i c a l l y u n f e a s i b l e to at tempt t o

b r i d g e t h e wet lands a r e a s . Recognizing tha t C&Y is corrmitted to

c o n s t r u c t i n g t h e T . O . B . , Plan B has incorpora ted i t . However,

c o n s t r u c t i o n of the T.O.B. w i l l r e q u i r e a permit from the Corps

b e c a u s e t h o s e s e c t i o n s of the road t r a v e r s i n g wet lands w i l l have

to be c o n s t r u c t e d on f i l l .

B a s e d on e x t e n s i v e i n q u i r y , O5cY d o e s not b e l i e v e t h a t , as a

d e v e l o p e r , t h e y w i l l be ab le to ob ta in the 404 permit from the

C o r p s t h a t w i l l be requ i red for i t s c o n s t r u c t i o n . C&Y b e l i e v e s

t h a t i n o r d e r for the Corps of Engineers to approve the T .O .B . ,

i t w i l l be necessary for Old Bridge Township to apply for the 404

p e r m i t a n d d e m o n s t r a t e how the T.O.B. would serve the o v e r a l l

p u b l i c i n t e r e s t of the mun ic ipa l i t y beyond the p o t e n t i a l b e n e f i t s

t h a t may acc rue to the C&Y Planned Development. If the Township

i s w i l l i n g t o a p p l y f o r and i s s u c c e s s f u l in o b t a i n i n g the

r e q u i s i t e Corps approva l , C&Y recognizes tha t i t is corrmitted to

c o n s t r u c t i o n of i t s f a i r share of the T.O.B.

- 9 -



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

Public Purpose, Recreation and Open Space

Dur ing t h e h e a r i n g p r o c e s s for P l a t e A, the Planning Board

e x p r e s s e d p a r t i c u l a r i n t e r e s t in t h e P u b l i c P u r p o s e and

r e c r e a t i o n componen t s of t h e p l an . The Settlement Agreement

p r o v i d e s t h a t two p e r c e n t (2%) of t h e r e s i d e n t i a l lands be

d e v o t e d t o Publ ic Purpose uses and that an area equal to twenty

p e r c e n t (20%) of the res ident ia l lands be dedicated open space.

The P l a n n i n g Board was c o n c e r n e d that there be enough Public

Purpose lands and areas for act ive rec rea t ion , pa r t i cu la r ly f i e ld

a r e a s . In th i s regard, during the hearing process , meetings were

h e l d be tween O5cY, t h e School Board and the F i re Department, in

o r d e r t o a s s e s s n e e d s . Given these concerns, the two Land Use

P l a n A l t e r n a t i v e s respond by providing more Public Purpose land

t h a n c a l l e d for in t h e S e t t l e m e n t A g r e e m e n t , and a l s o by

a l l o c a t i n g more upland area for ac t ive recreat ional purposes than

r e q u i r e d . Of n e c e s s i t y , these uses have been al located to the

u p l a n d s po r t ions of the pro jec t , because they would require f i l l

permits if a l located to wetland a reas .

In t h e c a s e of t h e Public Purpose lands, the area a l located is

b a s e d upon two a c r e s for a f i r e s t a t i o n , f i f teen acres for a

s c h o o l s i t e , and f i v e a c r e s for other uses which the Township

would deem d e s i r a b l e . Both a l t e r n a t i v e plans provide for these

27 a c r e s . Their locations have not been designated and would be

subject to the expressed preferences of the Township.

Dur ing the public hearing on Plate A of the Settlement Agreement,

i t was s u g g e s t e d by t h e Township Planning Consultant that the

r e c r e a t i o n a r e a s be calculated on the bas is of a publicat ion by

t h e N a t i o n a l R e c r e a t i o n and Park Associates ca l led Recreation,

Park and Open Space S t a n d a r d s and Guidel ines . The standards

s p e c i f y l and a r e a s as a m u l t i p l e of p o p u l a t i o n for mini ,

n e i g h b o r h o o d , and community p a r k s . T h e s e s t a n d a r d s a r e

acceptable to C&Y and have been used in developing the two p lans .
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Assuming an a v e r a g e popu la t ion of 2.5 persons per un i t , sizes

were c a l c u l a t e d for t h e t h r e e a l t e r n a t e land use plans. The

s t a n d a r d s recommend that the mini and neighborhood parks be of an

a c t i v e n a t u r e , while the comnunity park may be used for passive

r e c r e a t i o n , or a combination of act ive and passive recreat ion,

i n c l u d i n g a r e a s of d i v e r s e env i ronmen ta l qua l i ty . The land

a l l o c a t e d , a p p r o x i m a t e l y 31 acres , is that which would be used

for a c t i v e p u r p o s e s and thus is part of the upland area . The

p a s s i v e por t ion of the conrmunity park, approximately half of the

t o t a l a r e a , would be al located on wetland a r e a s . In addi t ion ,

Land Use P l a n s A and B wi 11 dedicate a minimum of 138 and 136

a c r e s r e s p e c t i v e l y , of t h e w e t l a n d s a r e a s for open space

p u r p o s e s . Thus, together with the recreat ion se t -a s ide , the 20%

open space requirement shall be met.

5. Land Use Plan Summaries

The following are summary tabulat ions for the three Land Use Plan

Al te rna t ives .

ALTERNATIVE A
(5,036 DU)

Development Area 1,122 ac
Residential Area 845 ac

Public Purpose Area 22 ac
Recreation Area 31 ac

Commercial Area 128 ac
Special Development Area 149 ac

Reserved/Open Space Area* 1,338 ac
Additional Upland Area 112 ac
New Roads 28 ac

TOTAL TRfiCY AREA 2,600 ac

ALTERNATIVE B
(4,977 DU)

Development Area
Residential Area

Public Purpose Area 22 ac
Recreation Area 31 ac

Commercial Area
Special Development Area

Reserved/Open Space Area*
Additional Upland Area
New Roads

TOTAL TWCT AREA

835 ac

155 ac
149 ac

1,

1,

2,

139

308
103
50

600

ac

ac
ac
ac

ac

Open space a rea a l l o c a t e d within reserved lands and the recreation
land shall equal 20% of the residential area.
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D. SUNWRY AND QJNCLUSIONS

The f o l l o w i n g i s a summary of the facts and conclusions discussed in

th is r epor t .

1. The Q5cY Planned Development is approximately 2,600 ac r e s .

2. E x t e n s i v e f ie ld invest igat ion and surveying have determined that

t h e r e are 1,141 acres of upland and 1,459 acres of wetland on the

property.

3. C o n s t r u c t i o n a c t i v i t y i n v o l v i n g f i l l material in designated

w e t l a n d s a r e a s i s regula ted by the US Army Corps of Engineers.

S i m i l a r a c t i v i t y occur r ing on upland areas is not regulated by

the Corps.

4. O5cY has proposed two (2) a l t e r n a t i v e development p lans . In each

c a s e , r e s i d e n t i a l c o n s t r u c t i o n i s confined to upland a reas .

Minor r oad c r o s s i n g s a v o i d w e t l a n d s by short-span br idging.

C u r r e n t l y , a determination is being sought from the Corps as to

thei r acceptance for the design of these road c ross ings .

5. The two deve lopmen t p r o p o s a l s vary as to the inclusion of or

delet ion of the Trans-Old Bridge Connector (T.O.B.) .

6. The p l a n s a r e d e s i g n e d to accommodate 149 acres of Special

Development a r e a and be tween 128 and 155 acres of commercial

uses , thus , between 277 acres and 304 acres of r a t a b l e s .

7. Us ing a s a basis the net res ident ia l dens i t i e s of Pla te A, these

a l t e r n a t i v e s p r o v i d e between 4,970 and 5,036j+ dwelling u n i t s ,

of which 10% would be devoted to lower income households. These

can be accommodated in c o n f o r m a n c e w i t h t h e s i t e planning

standards contained in the Settlement Agreement.

8. The a d d i t i o n a l wetlands, while having an affect on the proposal

d e p i c t e d in P l a t e A of t h e S e t t l e m e n t Agreement do n o t ,

however , p r e c l u d e a viable development, including lower income

h o u s i n g , a v a r i e t y of market housing types , commercial and SD

u s e s , community and recreat ional f a c i l i t i e s and open space, on

the O5cY lands, a l l consistent with the Settlement Agreement.
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