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HATE UNIVERSITY OF NEW JERSEY

CA002469E

Campus at Newark

School of Law-Newark . Constitutional Litigation Clinic
S.I. Newhouse Center For Law and Justice

15 Washington Street • Newark • New Jersey 07102-3192 • 2O1/648-5687

November 9, 1984

Guliet D. Hirsch, Esq.
Brener, Wallack & Hill
2-4 Chambers Street .
Princeton, New Jersey 08540 *

Re: Urban League of Greater New Brunswick v.
Borough of Carteret - Piscataway Township
Zirinsky Property '•

Dear Ms- Hirsch:

Enclosed please find a copy of Carla Lerman's
July 12, 1984 preliminary report requested in your
letter of November 2, 1984.

I trust all is in order.

Sincerely,

Cynthiia Cappell
For Barbara J. Williams

encls

Counsel: Frank Askin-Jonathan M. Hyman (Administrative Director) - Eric Neisser-Barbara J. Williams
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Ms. Barbara J. Williams
Constitutional Litigation Clinic
Rutgers Law School
15 Washington Street
Newark, NJ 07102-3192

Re: Urban League of Greater New Brunswick v. Borough of Carteret -
Piscataway Township - Zirinsky Property

Dear Ms. Williams:

Thank you for your letter and enclosure of October 30, 1984 with
regard to the property in Piscataway Township owned by my client Lawrence
Zirinsky. My review of the August 3, 1984 letter from Mr. Gelber indicates
that it was a reply to a report prepared by Ms. Carla Lerman dated July
12, 1984. I would greatly appreciate it if you could supply me with a copy
of that report. Once we receive it, we will have our consultants analyze
the position of both the Urban League and Ms. Lerman and try to arrange for
a meeting concerning future development of the property.

Thank you for your assistance.

Very truly yours,

GDH:
cc: Lawrence Zirinsky

Carl Hintz

Guliet D. Hirsch
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•-•*i-: • C a r l a L . L e r m a n

W. Enqlewood Avenue
r:- .... Tearteck, New Jersey 07666

12.; 1984
• •• " '• * • .-. . , . t . • . • » - > •

' V ^ Honorable Eugerie D. Serpentelli
s ; oi-Superior Court
^ " ^ 2 ^ Ocean County Court House ...
^ ^ ' c N 2181 - "

Toms River, N.J. 08753

Dear Judge Serpentellis • " •

- -. r have reviewed all of the sites that were listed in the .

Vacant Land Inventory, April 1984 in the Township of Piscataway*

Based on Alan Mallach's classification, X have personally in-

spected all of the sites in the Category II and III, and many of

those in Category I. Some of the sites in Category I, wht̂ fi " .;

both the township planner in Piscataway and the plaintiff's

expert witness agreed were not suitable.sites for;.re"sidentia3:ri-.

development, were not inspected by me personally.

In Category I, there was one site which Alan Mallach in-

dicated was not suitable for development, a large part of which

I believe would be very suitable for residential development.

This site, #55, owned by Rutgers University, is-.--.zoned for-- ..-•--:-

educational research use at this time; sixteen acres of this.120

acre area has been zoned for Hotel/Conference Center. If that

portion remains as it is now designated, and some additional *

adjacent land is also set aside in that zone, there stili might

be at least 80 to 90 acres that would be very appropriate for .

.higher density residential development. Other than this "site,. .̂

I would agree that all of the sites l b t ? ^ites in Category I would be better?-^ "

esidentialr - •*. .' ;. ;'--v. - -^;^^&^>V'•-"developed in a use other than residential ... __. ̂__.._

•In Category II, twelve sites were listed as questionable" ̂.TiL'"; ;_:

for residential development. Host of these sites are located \ . \

.,'•'."• • . * " • EXHIBIT B " * . . ". '"'". l.V.



{•"•

d p.l^n, "or

..-•4rt#*-;vi development, or-are

•v ̂nfesrrv:^r^ot^^r• lises-̂ that-are '_

.1 developirient. Two of the sites

•;§&£; -be ••partially ̂ seable -for presidential -Tde- # ^

rftts site 19 and Site 13. Both sites are adjacent to

cfti,»tir*5 rea-idcn-tial areas but border on their western edge

te anarw.of htfavy industry. In both cases a buffer strip

en t.h& w#»tam odgo could be reserved, while the eastern portion

of the sites might be appropriate for development- Both sites

need examination in the field as to the proximity of the in-

dustrial buildings and their possible impact regarding pollution,

noise, etc The specific reason for excluding each of the sites

in Category II from development is listed in the attached

description. • .

Category III included all of those sites that Allah Mallach

thought were suitable for residential development. I have

reviewed and personally inspected all of those sites, and for

the most part agree with their suitability for residential develop-

ment. There are, however, nine sites that I would disagree are

realistic or desirable for development of high density residential

use. These sites. I would recommend not be designated for this

use; in addition there are five sites that are only partially :

useable*. There are several of the suitable sites that are of

such smalls size that I would not think them suitable or realistic

for development under the w20 percent set aside" policy. - .

' ;. ' Altogether there are 37 sites recommended by the plaintiff^.:,; '

expert that.I would find entirely or partially suitable for higher

density residential use, totaling 1100 acres.approximately.



In response to th^ppecif.ic regpests frejiti ̂ a^^ety owners ":

regarding an opinion for suitability for residential develop-

ment,;^! would like to give the following opinion: -

. ' A. Gerickont property (Site #43 and 45) on the north odrsd

south Jsides of Morris Avenue is very well suited:for residential

development. It is almost identical in .character to the site

•immediately to the west which will be developed at 10 units per

acre, and it is in" a location where development at a similar

density would not be detrimental to any of the surrounding

properties. Morris Avenue is a collector: street\-and willJ1-

connect with the proposed arterial which will connect the exist-

ing Hoes Lane with Route 18. Traffic from the adjacent high

density area (Hovnanian) will be able to have direct access to

this new arterial, which should minimize the impact from that

developmentr which has. already been approved. The two

cemeteries which comprise most of the northern side of Morris

Avenue between Hoes Lane and the Gerickont site will not

generate significant traffic. In the Piscataway Master Plan, a

collector street was proposed (1978) that would separate the

southeast edge of the Gerikont site from the adjacent single

family uses. This collector street would connect Morris Avenue

to the new arterial extension of Hoes Lane, thereby relieving

Morris Avenue of the sole burden of the additional traffic.' The

development of this street should be an essential component of the

development of the Gerickont site. ; " •_; ' . _̂  _ :Jj _,

B. The Lange property (Site #6) is located immediately

north of the Port Reading Railroad tracks with, frontage on Old : ̂

New Brunswick Road.. This property, designated as Block 319 Lot 1

AQ and Block 317 Lot 11B, is part of a much larger vacant area,



development.' Old New Brunswick Road;is a collector street

which leads directly*to an 1^28^

as well as connecting to the neighborhood shopping area on

" Stelton Street to the north of the site. There is multi-^family

housing-across the. street, on the west side of Old New Brunswick

Road... ' : ":; • "••'"' " ' '• '-. •'•''.-.' • " • ' " •

C*. 287 Associates (Site #30) is located'immediately south

of 287 Corporate Plaza, an office park which has access from

South Randolphville Road. Designated as Block 497, Lots 3 and 3Q,

this site is presently a farm devoted to raising horses. It is

flat, open and not in a flood plain. It is bordered on the south

. by a paved road which is an easement to provide access to a public

elementary school. The south side of the easement is bordered

by the school playing fields and an eleven acre vacant parcel that

• is proposed as suitable for higher density residential developments

Although the characteristics of this site would make it

satisfactory for residential use as well as light industry, for

which it is zoned, its contiguous nature with the office park,

its-common ownership and the significant benefit that the office

park provides for the township makes this site particularly

. valuable for office/light industry use. It would be important

to buffer this use from the uses to the south. •

$ite #31 would, however,, be appropriate for higher density

residential as a transition zone between, the office uses and-the

• lower- density residential uses to the south. The easement roadway

. should be upgraded as necessary to make it a public road to be ., - :

dedicated to the township. This road development would logically

be the responsibility of the adjacent.property developers.



2^W. Because .of the limitecr width and winding nature of the-southern

part of South Randoiphville Road, no access should be permitted '

. to Site 30 from that side of the site. &11 a%^ess should continue

".to be gained through the existing office park entrance. The

attached list identifies those sites in Category XI and III

which are not recommended for residential use. ;

'.I realize that the Court Order requested that X propose

a density for each site. However, in order to recommend a specific

-density for any site, further study would be necessary regarding

projected traffic volumes, proposed street improvements, soil

conditions, adequacy of available infra-structure, possible

impact of adjacent or nearby uses., and potential environmental

constraints. If data is readily available, this type of evalua-

tion is easily accomplished<i

As the Township of Piscataway has its own Planning Department,

I would like to propose that, in the interest of saving time and

money for the Township, the Township Planning Department gather all

the required data for each site, particularly as it relates to

traffic generation and proposed street improvements and con-

straints due to soil and environmental conditions. I would then

be able, to make a recommendation on density for each suitable

site, based on my own observations and.the Township Planning

Department's site analysis.

?f this is not satisfactory to the parties involved, I would

be happy to confer with you regarding an alternative procedure- -

. . . Sincerely, .

" . " •••" '••••' • Carla L. Eerman
CLL/bcm ' . .-
cc: Philip Paley, Esq. .

Bruce Gelber, et al.



Attachment

Carla L. Lerman - " • July 16, 1984

Township of Pi scataway - Vacant ̂ â id inventory -"

Category I - Not suitable for residential development or for

.-.••; ' ' residential development at higher than the exist-

.".:••"••'• " ing zoning permits. All sites are appropriate

to this category except Site #55. This site is

... owned by Rutgers University~and is currently-

zoned for Education and Research. On the north,

it is adjacent to residential development in an

area zoned R-15. A portion of this site which

fronts on Hoes Lane could be considered appro—

priate for a use which would compliment, the

HoteX Conference Center zone of Site #56. The

remaining 80± acres would be appropriate for

higher density residential development which

might include a mix of higher density garden

apartments and lower density townhouses.

~ Not apparently suitable for residential develop-

ment by virtue of environmental or other con-

straints. Two of the sites listed in Category

II are considered to be worth further considera-

tion for residential development, with certain

propot-tions reserved for buffers. Sites #9

and 13 are adjacent, on the north to a heavy

industry site, for which a substantial buffer

zone might be required. Site #9 is presently .

zoned R-10 and is adjacent on the south to

Sites 10 and 12, which are reccKnended for

Category II



density ̂ r^si^sntial development.

^ - ^ - •

sresidentially zoned land and would appear "to • •

• be of similar character. Both sites #9 and 13

•••••* • r-iJierefore* appear-appropriate for: residential :
• ' ' ' ". . '•'" ' • • • • . - • . • ' . " . - i

use of a higher density if the appropriate

: : ^ '- buffer area is provided.

. . . The remainder of the sites in Category II are ..

: not considered suitable for higher.density .-

residential development. They are identified

as follows: .

Site # 5: adjacent to railroad track, manu—
••.'•••-• facturing site, and site identified

as toxic waste site.

15: floodplain

39: part of business district on heavy
traffic street :

61 and 62: dedicated open space as part of
planned residential development

65, 66 and 67: floodplain

Category III - Potentially suitable for residential development

of multi-family housing.

Site # It satisfactory - •

. , \ . 2: approximately 15 acres are in the
• floodplain, on the northern end of

the site. The remainder is satisfactory

3: satisfactory. This site has-been pro—
• • ... ":-•'. - posed for a shopping center- There ^

•'•" •"•••••;. ;•;•;'.• .. • • • • is an existing neighborhood shopping .
. area on Stelton Road, between Old - * .

. ••••-•: .. . : . New Brunswick Road and Lakeview Ave-
•. . . . :• nue which can serve the same area-as .-;

' . ' the proposed shopping center,, as well --
" ... • . as the area south of Old New Brunswick
* . , •" Road which. is recommended for higher .
.-"•". . density development. Strengthening

that shopping area through upgrading



of properties and provision of off-
• ̂ street parking would appear to be m
^beneficial to the neighborhood than
creating a sew competing shopping
center. ' " " '- '

*4: not aatteiactory ~ toxic waste site

6: satisfactory • •-'•'

7: satisfactory ; :• .

8: satisfactory with buffer-needs further
s t u d y • • ; ; • • - • ' • •

10: satisfactory

. 12: satisfactory ,

14:. not satisfactory. This site present-
ly serves as the buffer which is
generally desirable between an
interstate (1*287) and residential
uses. Access is difficult; the north-
eastern half is very narrow and cross-
ed diagonally by a pipeline easement,
limiting development; if used at all
for residential use, a buffer strip
of at least 250' with substantial ' *
plantings should.be required between
the development and 1-287.

16 and 17: not satisfactory. Presently part of
Rutgers Industrial Park which is well
developed with industrial uses. It
is crossed by power lines and is best
retained for industrial development.

28 and 29: not satisfactory. Partly in floodplain

30: not satisfactory. Preferred for
extension of office park use (see text)

31: satisfactory

32, 33, 34: satisfactory, although development
limited by presence of power lines

. '..... 35: satisfactory - . ... - :-

37: satisfactory .

. - 38: not satisfactory. Surrounded by^ •.
business district on heavy traffic
street, power lines • ; .



43:
44:
45:
46:
47:

"• 4 8 :

49:
51:.
52:
53 :
54:
57:

60 A,B,C:
63:

- 68:
75,76:

77:
.78:
79:

partially satisfactory, requires
further study; Frontage on hea^y
traffic business street, adjacent
to residential and light industry.
Excluding frontage, might be appro-
priate for mobile home park. . :; \

not satisfactory,
industrial park

of existing

satisfactory
satisfactory
satisfactory
satisfactory
satisfactory
satisfactory ' .
satisfactory , *
satisfactory . "" • ̂  .. "
satisfactory
satisfactory
satisfactory
satisfactory
satisfactory. Good infill sites
satisfactory
satisfactory *
satisfactory. Good infill sites
satisfactory
satisfactory
not satisfactory. Narrow strip on
heavy traffic street
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CARLA L. LERMAN
413 W. ENGLEWQOD AVENUE
TEANEOC, NEW JERSEY 07666

Novenfoer 10, 1984

November 10, 1984

Eon. Eugere D. Serpentelli, J.S.C.
Superior Court
Ocean County Court House
C& 2191 . .
Terns Hiver, N.JT. 08753

Dear Judge Serpentelli: .

on Enclosed is the report which the court requested, ̂and to which I referred in
20 my letter of July 12, 1984, reviewing the characteristics of vacant sites in Piscat-

away as those characteristics relate to recannended densities for residential develop-
•;,. ••'.':; m e n t . . • • •• :. •. . . . . . , : • _ . . . . .. • ' ; . . . :•, ,. . / . ••• •

Each s i t e has been identified by the number on the Vacant land Inventory (April,
1984), and matches the numbers used i n my l e t t er of July 12, 1984.

I would l ike to clarify my intention i n recommending spec i f ic dens i t i e s . Jls-
suming certain measurable characteristics, one can assign a density that w i l l be
appropriate for a certain s i t e and for certain types of development, i n a number

3 0 of" the vacant s i t e s in Piscataway, I have recommended designation as Planned Residen- •
t i a l Development, which i s a generic term, as well as a specif ic conditional use i n
Piscatawayvs amended zoning ordinance. I mean in these recommendations t o refer to
the concept tjf a Planned Residential Development, not necessarily the speci f ic l i n i -
ta t i ens or permitted uses i n the Planned Residential Development as defined i n P i s -
cataway f s ordinance. .. _ - - ..:\.., •.... '••. . •. ,••••..• • .yV"..;•-••./" ..

I would l ike to clarify further that the recommended densit ies i n t h i s report
are those that would, in nsy opinion, be appropriate for the vacant s i t e s named, i f
these s i t e s were to be developed. This does not mean to icnly a recommended compliance

5 ° route for Piscataway. For example tfoi* report does not address correction of indig-
enous need through rehabilitation, nor does i t address the provision of low and med-̂
erate income units in existing multi-family housing througi control of occupancy
and rents . Similarly, a recommended density i s not intended to imply the .assumption
that no more than 20% of that number w i l l be reserved for low andmoderate income.
households. I assume that these issues of compliance w i l l be addressed subsequently
by the Township. ' , . .; ; ,• '.."..;

• I f you have any questions regarding this report, or would l i k e any additional
information please l e t me knew. " .

Sincerely,

- v—JL _f_L

Carla L. Lersian, P.P.

Enclosure
CC: Bruce S. GeUber, Hsa.

Phi l ip L. Paley, Esq.
Barbara Will jams, Esq.
Haymcnd R. Trcmbadcre, Esq.
Lai-fpence 3 . Litr^in, Esq.
Daniel S. Bernstein, Esq. Da 26 EXHTBXT A



SHE ANALYSIS: TCWMSEZ? OF PISCATAHA?
• *

Sites Identified in Vacant Lsrd Inventory

10 Sntrcducticn

A Vacant Land Inventory was prepared in April 1984 by the Planning Department
of Piscataway Township. ;Seventy-sites were..identified in that Inventory, tin a re-
vert dated July 12, 1984 Carla L. Lerman evaluated these sites snd reccrnnencfid:37-
as suitable for hi^ier density residential development. ••• - .

This analysis attempts to evaluate more specifically the potential for resi-
'• dential development on each site. Factors considered include the present character

of the neighborhood, the long range plan for the general area, environmental con-
20 straints, traffic impact and dra1n?se • implications.

The Piscataway Township 1983 Master Plan and the 2978 Reessnination Report
indicate that water service by the Ellzabethtcwn Water Company and sewerage service
by the Middlesex County Utilities Authority are being adequately* provided with fU- -r
ture facility enlargsnent not perceived as a problem. Over 95 percent of the house- .
holds are presently served by the sewerage system, and aliacst the entire Township is
within the water service area. Therefore this was not a factor considered relevant
in this analysis. , .

JO Many of the vacant sites indicated soil, types that might provide severe liiai-
tatiens en residential development. This is noted in each site"analysis, d e soil
survey from which this information was obtained (National Cooperative Soil Survey by
U.S. Department of Agriculture Soil Conservation Service) ir-dica-es uhac the survey
cannot replace detailed on-site investigations. This survey also indicates that
the "severe" rating does not necessarily mean the site is unsuitable' for the use.
Rather, it is factor to be taken into account when planning the cost of develcpnsnt,
ard the impact of that cost en long range planning decisions.

The expressed interest in developinent of the sites is most often "unknown",
to The meaning bf that category is only that the writer has not.been informed of inter-

est- in development. It dees not preclude the possibility that property owner and/or
developer may already fcsve approached the Planning Heard regarding-future development
O f t h e s i t e . ' . ' { . - , . " : ; V - , ,,\ -:'X-.,.-.'.' . :'• • .''•'• •. . .•

The densities reccinnended are based on the assumption that all of the dwelling.
types listed in the zoning ordinance as permitted uses in a Planned Residential De-
velopment -nisjit be included. Where garden apartments are "ceing suggested, that is
so indicated.
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Site .?! - tfew Brunswick Avenue north of Ccnrail. "Pansy Fara"
* Block 53 Lots 35-51,

'* • fosa:, 10;7 acres

Physical Description; Flat open area: en the southern end, about 1/3 is in the n2T
Flood Zone (ICO year flood) and"approximately 1/S is in the HB" (ICC-rCO year
flood) Flood Zone.

Present land Use: ^Pansy Hariri '•;•/ Nursery . . ': •'.:'-'j: •/•v'v v\- :": •'• :. • 7^::>\/&••

Existing Zoning: R 75 " • . ..- "

Master Plan Proposal: Single family

Adjacent Land Uses; Residential single family uses, primarily 50' and 75' lots.

General Neighborhood Characteristics: New Brunswick Avenus Is a rnaior arterial flith
. moderately heavy traffic flew, classified in the Master Plan as a major arter-

ial street. Eorougi of South Plainfield borders east side of .MesrBrunswick:

Avenue. The uses in South Plainfield (the east side of New Brunswick Avenue)
are primarily .. .

Envircnmental Conditions affecting Development: /Ehe southern one-third of this site
will have development constraints because of its location in the "A* flood zone.
Permits will be requred fran the Department of Ehvircnmental Protection, although
that,portion of the site midit be retained for open space, which will also serve
as a buffer between the residential development and the Conrail railroad tracks,
approximately SOO-^JOOf south of this site.* ; •

Road Access; New Brunswick Avenue and Garden Street ..

Traffic Ccnditions/linpact: All access should be via Garden Street to !!ew Brunswick ̂
Avenue; therefore no impact will be felt by adjacent residential uses to the

h 1Cwest. Jfew Brunswick Avenue is a major arterial and is proposed to have a 1C
vement should be adequate to handle any increases iit of way. This teprovem

traffic volumes from new residential development along this street.

Scecial Site Constraints: The soils in this area aree of two types (Dunelien and Ell-
ions en residential develcpr-nt.ingtcn) which offer sligit to moderate limitations

Soil tests (borings or pits) will be necessary to determine any constraints due
to the site's use as a nursery. Ihe extent of fill required misst Irract en
the economic feasibility of the site for multi-family housing in this area.

Expressed interest in develonnent: unkne-fn " • . •.

Reccusnsndation: This site is appropriate for development at 5-6 units per grcss acre
for tcwrhcuses, or zero lot line development. ' .



Jfrar §2 ~ i^'Brunswick Avenue, ordinarily scuth
/ Eat 1; 31ock 18S, Lots 1, 1A, and 2. • •

k HJzof Lakeview Avenue, Block

Area; 1225 *-l Acres

^0 Physical Description: This site, adjacent to Mew Brunswick Avenue, extends
the Ccnrail Railroad tracks across Lakeview Avenue to a point on a lir
3rancywine Circle. The portion hptarpon -Xalcexrieta &in*nw gnd th* r^*trfj
,1s two-thirds in Flood zone A and Flood zone B. ilhe site south .cfij

V -̂ ftvenue is about half open (northern half) and iialf needed. . ;

Present Land Use: Vacant ; .-. • V-

Existing Zoning: Xi^it Industry (LI-5)

JO Master Plsn Proposal: Industrial

Adjacent Land Uses: To tthe north of the site is park area, surround ed %y single
family residential; to the west is single family residential and a school; to
the scuth is multi-family residential. The southeast comer of the site is .. .

" adjacent to an industrial site. To the east of New Brunswick Avenue is
-an industrial-area in South Plainfield. . " .. !

General Neighborhood Characteristics: The area is strongly influent
wick Avenue as a major arterial street, which serves as the boundary between

[0 Piscataway and South Plainfield. The area in Piscataway is mixed single and .
multi-family residential. East of New Brunswick Ave. is the Harris Steel plant.

Environmental Constraints affecting Deveopment: The northern portion of the site
\ should not be considered for development due to the existence of the flood zcr.es.

The industrial plant will need substantial buffering to protect the residential
development from adverse effects of noise, dirt, fumes, etc.

Road Access: Lakeview Avenue and New Brunswick Avenue .

0 Traffic Ca?j3itions/Iinpact: Access to this site should be frcm Lakeview Avenue "which
.. . . ; . is described as a secondary arterial street in the Master Plan. Lakeview Avenue,

New Brunswick Avenue, Washington Avenue and Old New- Brunswick Road offer a variety
of southbound routes, all with access to 1-287She proposed 104' ri^ht of '-&?
for New Brunswick Avenue should create a more efficent link to 1-287, via

• • "• Stelton Road, which is also proposed as a 104' right of way.

Special Site Constraints: The soils in the site are of three types, (EHirgtcn 7N,
Parsippany, and Reaville} all of which are described as offering "severe* con-
straints to dwellings with or without basements. These constraints are pcten-

velcping site plans.

The nature of the adjacent industrial site roust be evaluated in relation tc
the proposed orientation of the development, as well, as the extent of buffering
that will be necessary.

Expressed interest in development: unknown



-3-

jzpjzatlcnzN This site should net include the ccrtion north of Lakevisw Avenue
31ccic H o , Lot 1, which would be better included in the adjacent psrk area. The
portion rezsaining, 110 acres, is appropriate for develcpinent at a'grcss density
of S-10 units per acre, as a Planned Residential Development, including garden
apartments as a cwelling type.

Site £3 — Washington Avenue and Carleton Avenue, Block 223, Lots 134/21-32 (incl.Site 68)

Area: 524.9 acres and 2.8 acres . _ • \ .

Physical Description; This site is entirely wooded..

Present Land Use; Vacant - " :-...

Zoning: SC (Shopping Center) and R-75 • "

Master Plan Proposal;. Cannercial

Adjacent Land Uses: An elementary school is located to the north, inulti-fanrUy hous-
ing on the east, and single family residential on the south and west.

General Neighborhood Characteristics: "This site is located in a residential neighbor-
hood of snialier, older hones. It is a neighborhood served by an elssentary ;
school, a neighborhood shopping area on Steltcn Road, and good access to Route;
.287. This shopping area contains a variety of types of shops and appears to
need sane upgrading and teproved off-street parking.

Environmental Constraints affecting Development: This .site is not to the Flood Plain
It is classified as Zone C which ineans areas of minisal flooding. There are no
adjacent uses which would present problems for the development of this site.

;Road Access: Washington Avenue. There are also five partial paper streets which
abut this site, of which one or two could be constructed by the developer to —
give access to Carleton Avenue. ., •.• . • - •

Traffic Conditions Impact: Both Stelton Road and Washington Avenue experienced sig-
nificant increases in traffic volisnes in the past decade. The proposed class-

. ificaticn of New Brunswick Avenue as a major arterial street should lead toward
sane relief on Washington Avenue and Stelton Road.

Scecial Site Constraints: Most of this is described with soil types (Ellington SM)
that present moderate lj^iitaticns on Celling development. A srsll portion, of
the site to the east presents the sar.e potential prcclens as Site 42, i.e.,
bedrock at 40" and seasonal hi£i water table and possible frost action.

Expressed Interest in Development: A shopping center developer has expressed scxe
~" interest. Status of inquiry unknown.

Reccrrzendaticn: This site is reccnr.er.ded for a planned residential development at.
a density of 8-10 units per acre.



: Site ?S'- Old New Brunswick Read, Port Reading Railroad tracks arjd Steltcn Read.
Block 317 Lots 6A, 8, 9, 9A, 9B, 9C, HA, 113, liC and Block 319 Lot lA:..

Area: 55.6 acres- . .

Physical Description: This site is prlTiarily wooded. Cn the peripheral streets
there are scattered single family houses. The railroad tracks on the sc-th

"be a negative influence, but It is not a ccrrrnuterline and train traffic is

P r e s e n t L a n d U s e : V a c a n t ' .'•;;.;;• ' ;...--••.•• .- ._/v:- • / :••:/• ^ :. ,::-

Existing Zoning;; R^20 - \!

Master Plan Proposal: Single family residential.
* ~ - ~ . . • • - : • • • • • • - • . . ' • . ; . • . " _ : - , . ,

Adjacent Land Uses: Ihe railroad and industrial uses are located to the south;
an elensntary school is on the southeast comer; single family residential is
l

g
located on the northeast, and multi-fandly residential is located the s

General Neis&borhood Characteristics: This area is essentially part of the Steltcn
Road neignborhecd. It would be served by the Stelton Read shopping area, sr£
the elementary school on Stilton Road, dere is a very large, attractive rsiLti
JTamily developnsent on the northwest side of Old New Brunswick Road vfcich £
access only from Old New Brunswick Road.

Environmental Constraints affecting Development: The
and the existence of heavy traffic cn Old New
where it borders the eastern side of this site must fce considered as
on the site design. Sufficient buffer, areas, as well as carefully placed ar.d
controlled access points will be very inportant for the successful develop-
ment of this area.

Road Access: Old New Brunswick Road and Steiton Road.- _

10 Traffic Conditions/Impact: Traffic on Old Mew Brunswick Road, which provides no direct
- " access to I-2ti7, has increased significantly in the last decade, but nc^.as i,

much as Stelton Road leading to Washington Avenue. Tte Master Plan addresses .
. : • the possibility of widening the two lane bridge over the railroad at Old ir=w

Brunswick Road. This widening will become a necessity if all of Site 5 is to be
developed at higher densities.

. Special Si

table and bedrock at *J0" or less. These potential lirdtatiens should ce sval--
uated before site planning is complete. Ihe site is in the C z^lccd.zone, whin-
means minimal flooding.

Expressed Interest in develcrment: A portion of the( site, Block 319 Lot 1AQ and Blcck
317 Lot 113, is owned by Leonard Lange who is interested in develcpir.g these
16 acres for multi-family or townhouse developments

0



/ • • . ' • . # • - * •

Recarmenfcat icns: This site appears appropriate for densities t-rhich could acccnrjodate
garden ̂ partnsnts as well as tcinhcuses. With-a gross density of 12 units per
-acre, a planned residential development could include tcoinhouse and other zero
let line dwelling types as "well as* garden apartments.

10

Sites £7 and 6 .
~~- Block -389, 390, 396,397, 393, *03vU07-!H3 "

Area: 123 acres

Physical Description; Wood area with existing streets butting into the woods; area
concains a number of paper streets which are proposed to be vacated. > : - . v

20 Present Use: vacant •

Existing Zoning: R-IOA'PRD (Site 7)
X M L (Site 8) : :

Master Plan Proposal: Planned Residential Development

Adjacent Land Uses: "Single family Tesidential, *with seme new units under construction
on the northeast; the Port Readir.g Railroad borders the area on the south, with
industrial uses south of that. There is an industrial plant on Posstsntcwn. Road

30 that creates the western boundary of the area.

General Neighborhood Characteristics: She area is a mix x>f older single fantily houses
on small lots, seme new single family houses, including a development under con-
struction, and undeveloped woods. There is almost a rural quality where streets
dead-end into the woods. As there are no through streets west of North Randolph-
ville Readmit is a self-contained and scmewhat isolated neighborhood, served by
sn elementary school, en North Randolphville Road. \ ;

Bnvlronmental Conditions affecting Develccment: No portion of Site 7 is in Flood
4 0 zones A or B. Flood zones A and E encompass Possurrrtown Road frcm 1-287 to the

' ; .- Tcvmship's northwest boundary. Although this should not have serious cense- ;;
• \ cuences for the development of these sites, it should be considered in the
•'••••• . s i t e p l a n n i n g . • ...•., ••'•; ' . .•.-,:•,•• " ,.•.•.••;.••••- • -. • • * ; ; ; - ; " •'.- ."";;-;/•..,'

The industrial use that is located in.the northwest corner of Site. 8 will re-
quire adequate, buff ering to separate it and the residential uses to the north.

Road Access: North Randolphville and Grandview Avenue. A new street is proposed
connecting Birch Drive westward to Pcssuratcwn Road, which will greatly improve

50 the accessibility of these two sites.

Traffic Ccnditicns/Snoact: The existing paper streets in this area are proposed to
be vacated so that the Planned Residential Development will be based on a new
street layout appropriate for accass to Possumtcwn Road and to Grandview Avenue.
A partial interchange with'1-237 is located at its intersection with Pcssuntcwn
Road and with North Randolphville Road. A full Interchange is located at River
Road, reached via Possumtcvn Read and Centennial Avenue. The completion of
the cpen sections of Centennial Avenue will provide good east-west access for
more "local traffic frcn this site. 3y concentrating 1-2-37 traffic and *ccal

b0 east-west traffic on the extension of Birch Run Drive to Pcssuntcwn Read, hi^i
density residential development should net have negative Impact on the exist-
ir.g local streets.
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20

pfepecial Slt-a CorrktrMs: Qe soil types (?a r s i=J f / su i s s— 7« and *-~-- . -^ .
•• en these two sites present "seve~" i ^ t s ^ - - n ^ T ^ ^ ; ^ " , ^ *fss~*-.s.-

C which presents little risk of flooding, fe o t i ^ ^ t - * ? ^ ':: ," -I™
h 0 nansled on site through use-of retentim basSs. ^r°Q-«= c =

! E-xgressed interest in devalcarent; "-•

Reccrsnendation: It is reccrnnended that the portion of Site 3 :-»"hich i s occupied *cy
the industrial use be retained in zone .11-1. She rezrairder of the sites should
be designated for planned residential development at densities of 3-lC •••jKlts
per acre.

Sites #10 and 12 - Off River Read, south of Maplehurst Lane, extending all the way to
Eancock Road. Block 502 Lot 2 (part); 31cck 502A Lots 2 (part), 6. . _..

• • / A r e a : 6 8 a c r e s .• • • " ' ' • •'••"..."•• " •••••'•.•"• ' ' • ' • • ' [ ' - ' ^ . . • : : ^ ; - ; ; ; - . ; ' , ^ :•. ;-;; •";:;-_;;.• ., '.; •:

Physical Description: Plat site, primarily faim l2rd with weeded sections to the *
northeast. . .

Present Use: Agricultural and vacant. - •
30

Existing Zoning:: R 15 and R 20.

.Master Plan Proposal: Cluster single family . J-? •.•:.;̂/. ̂
:... y:^Mi^:X ••''U:^.,----y

. Adjacent Land Uses: Single family residential, park la^,vctiar;fisrlct^turisl,'--e^
weeded vacant area. .

adjacent neighborh
Ri

, ^ g trm the adjacent nei
is located on the west side of River Road,

location 0 I sane drainage ways from tobrcse Brcok and =ay be. seascnaliy rsrsh

Head Access River Road, Vynmooi Avenua, rfepl^-iurs-
i&plenurst Lane northeast to Eanccok Rokd, arc

two sites will not have a negative effect.
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3# ;Scgcial gifre Constraints: ''The soil types (Ellir-gton 7V and Heaville) in
y *** sites offer "severe" limitations* or development because of potential seasonal
/ higi water conditions and frost conditions*. This, in combination with the
r drainage ways mentioned under Hhvironniental Conditions, indicates :jtfce need

for particular attention to water retention and provisions for drainage en
the site as part of the site design.

10 '
Expressed interest in development: * urJmcwn

: Reccnnendations: It is recormended that these two sites be developed at densities of
6-10 units per acre as a Planned Residential Development. The best development
; cculd occur if the site plan were developed for these sites in conjunction with
"the development of Sites #9, 11 and 13. *2his will be particularly true regard-
ing buffers, drainage and street design. • . .

i ~ - • . • • . . • - . • • • - • - • . . . • - - , . . . .

i- . ._ _. _ . . . - • *

20
Sites #9 and 13 - These two sites are being treated singly because their developnent

should be closely coordinated In terms of drainage •.{ and buffers to the heavy In-
dustrial uses on the north. Shese sites are located to ithe aaoi±h^f l ^ l ^ u r s t
Xane extending to Hancock Road on the northeast.

Block 502 Lots 1, 2 (part); Block *21 ; 442B Lots 7A (part) ând IB. •

Area: 8 l acres •
30

Physical Description: open farmland, with wooded areas to the northeast,-containing
some_Karshy areas around drainage ways from Ambrose Brock. ^^••:\.;^-\.^S^K;S'^-

Existing Zoning;: R10, LI-5 •' .. " •: '-.- \'~kA J-: ,;&;::

^Master Plan Proposal: single family •/.-i'fe.S--"'

Adjacent land
northeast,

10 west (chemical plant)] and fazr&and on the southeast
• ' • * - . - •• - • - • " • • . • - • •. . " • • •

; General Keishborhood Characteristics: Ihis is an agricultural area, part of a neish^
borhood of multi-family and sir.gle family residential, uses, separated to sar.e
extent by 1-287 and incomplete street pattern. . * •

Environmental Conditions affecting development: Ohese sites are located in KLccd zone
C which offers minimal risk. Ihere are several drainage ways in the northeast
wooded portion which have created seasonal marshy areas. There is a zajcr chem-
i c f ! raanufacturing installation to the northwest of these sites, separated by

>0 a 4001 eee-g farm property, which must be evaluated for environmental poluticn,
(noise, fumes, smoke, waste disposal, etc.). The adequacy of Site 11*as a sub-
stantial buffer zone xd.ll require evaluation before the need for further buffers
can be determined.

Road Access: River Road, Maplehurst Lane. Ihe latter is proposed to be.extended to
Hancock Road, with a spur to connect-with Brentwcod Drive. Ihis would result
in access fran three directions.
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* • ' -

Traffic Coasiticn3/5ncact: Kiver.Rcad and. 1-257 provide Adequate facilities for any
traffic generated by development on these sites. r:!?.en the road and^interseo-
ticn teprovements are ̂ completed as proposed, there should be very -little nega-
tive impact from this development.

Special Site Constraints: Ihe soil types (Ellington 71*1, end HeaviUe) en these two
sites offer "severe" .limitations" for dwelling development because of seasonal
higi water, potential frost action, and bedrock within *&" of the surface.
Shese conditions will need particular attention in the site design in relation
to drainage provisions and placement of utilities.

Expressed interest in development: unknown •' ..'' ' . ;

Heccrmtendations: Ihe 149 acres that make up sites 9, 10, 12 ard 13 should be developed
as one planned residential development. In this way the potential drair.ag3 prob-
lems, the buffers that are necessary, and shallow bedrock can all be treated in
one design which can maximize development, without exacerbating the potential"
problems.

Site #31 - South Randolphville Road at Holly Lane '
r 1&ck 497 Lot 4

Area: H.9 acres (less 50f ri^it of way for school access)

'Physical Description: Flat, open farmland .

Present Land Use: Agricultural •

Existing Zcning: R-20
;sMaster Plan Proposal: Cluster single family
Adjacent Land Uses: Single family residential, elsnentary school,'horse breeding

fara and the Anfcrose Brook, with municipal complex beyend the brook.

'General yeisjbborhood Characteristics: Shis i s a nei^Jborhocd in" a state of flux.
Farms between Holly Lane and Centennial Avenue are gradually giving way to
office/industrial park uses. This neighborhood has been a rural one, but i s
new being develcced with small residential subdivisions and a major office

0 rhyircnrrental Conditions affecting DevelcTnr.ent: Ihere appear to be no envircnnental
conditions that would affect this site. The Flood zone is C which presents
minimal risk.- Flood zone A fo
400' wide, but dees not Impact

Read Access: South Randolphville Road

Iraffic Conditicns/faroact: This is a relatively small site and will not generate suff-
icient traffic to impact on South Randolphville Read. The office park which is
proposed to the north will be buffered and have all traffic access through

» . Centennial Avenue.
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Sceclal Site Constraints: She soil types (Ellingtcn-6M and Klinesvills) en these
11 acres present "moderate" limitations en residential development, -sainly
cue to seasonal higji water table and shale becrcck at 1-3 feet.

10
Expressed Interest in development: unknown

EecciEaendaticn; This site is appropriate for development at 1C-12 units per acre
for townhouses or other attached units.

Site #32, 33 and 31* - South Washington Avenue and Centennial Avenue . '
Block 49b Lots --1A, 2, 11 and 12

Area: 121.77 acres

Physical Description: partially wooded, partially open;the site is traversed by a
powerline easement which occupies approximately 7.75 acres, and runs jdiagcnally
across the property, from southeast to northwest. •

Present land use: vacant, scattered .agricultural

Existing zoning: LI-5 and R20 •
30

Master Plan Proposal: Residential (single family) and industrial -

Adjacent land uses: farm to the east; -'office park 2nd light industrial uses to the
norch and northwest; a school and single family residential to the west; single

• family residential to the south.

General Neighborhood characteristics: This is an area that has been a concentration
of agricultural uses. Working farms extend frcnx I-Torris Avenue to South Randolph-
ville Road and across South Washington Avenue. Residential subdivisions have

4 0 replaced some of this agricultural lar.d, and an.elementary school serves the
. • . a r e a . _ •. .-.-. _ ~~ -._ - , .. - • .; •

Environmental Conditions affsctins Development: A H of this site is in. the Flood
zone
them
be adequately ccntrolled to prevent ary adverse err/ircrznental impact.

Ihe Jersey Central Pcwer and Light Company easement for pcwer lines will have
an Jtepact on the development design, it will be Inpcrtar* to minimize the pc-

50 tential negative affect*that this~might have en the development.

Read Access: South Washington Avenue, and stub streets off vfccdland .Avenue, i.e.
Sylvan Avenue, Brcckfield Road, and ITelscn Avenue Scrth.

Traffic Conditions/lT^act: At present there are heavy traffic volumes on several,
major roads in this area:' South Washington, I-!orris sr.d Centennial Avenues.
These roads serve as access or connectiens to 1-237. Ihe proposed extension
of Route 18.will provide a major arterial route to 1-287 and should relieve
r.e of the local streets of the traffic burden. She rcute alternative called
itlars/Kces Lane Alternative" which is preferred by riscatav/ay's Planning

Board, would pick us much of the present Morris Aver.ue/!-:etlar's Lane traffic
flew. In addition the Intersection cf I'-etlsr's Lar.e v.lth South Washirgtcn
Avenue is proposed for intersection irrrcver-enr;.
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Traffic Conditions/Enpact: (continued)

10 levels-

Special Site Constraints; Other than the development constraints relating to the
power line easement, discussed earlier, these sites appear to have no special
site constraints. She majority of-soil types (Klinesville, Lansdcwne, Heaville)
present "moderate" limitations to development. Where the soils present "severe"
limitations, it is due to seasonal high water table ar.d seasonal*potential frost
action, which can be handled by adequate drainase design. ;

Expressed interest In develonnent: unknown ' . • ,

20
RecogRendation: This area would be appropriate for a Planned Residential Development

with a variety of housing types": garden apartments alcng South Washington Avenu
^cluster single family houses, perhaps around the power line easement, and town-
houses or quad or eight-plexes, with a gross density of seven units per acre. *

Site #35 - Northeast comer of South Washington Avenue and Metlar's Lane
3 0 Block 495 Lot 46 •

Area: 7^.65 acres . " • .

Physical Description: Shis area is presently a working fain, flat, open and under
cultivation.

v Present land use: agricultural

Existing zoning: R 20
40 "" . ' / • •" •. •; • ". . •"' •,.' -.-

...Master Plan Proposal; Single family residential ;

. Adjacent Land Uses: The Diocese of Irentcn has a cemetary to the east; a county-
cwned park area is located to the north, through which runs a strean and its
Flood zone A; single family residential is located on the south and vacant land
(Sites 32, 33 and 31*) lies to the west. •

General Neighborhood Description: The neigrftcrhccd is priinarily agricultural s?£
cpen v/ith residential to the south. "There is substantial traffic on South

50 Washington Avenue and Ketlar's Lane both of which provide through major streets
for cannuter traffic. • • .

• Environnental Conditions affecting develcsrent: This entire site is in Jlccd zone C
• which represents minimal risk. Doty's Brcck, which lies to the north of the ̂

site, is located in a County park area where it is adjacent to this site, which
should minimize any flooding Impact.

Head Access: South Washington Avenue and Metlar's Lane

60
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Traffic Ccnditicns/Bacactz Presently there is very heavy traffic, on South Washington
Avenue and Ketlar's Lane, and with no improvements, hisr.*density develcpmert
would have a negative Impact in this area. However, several irnprcvenenss are

•° ,reccnnended in the 1983 faster Plan which when complete t-rf.ll reieive this area
of a significant: traffic impact and will improve the r.cv«ner.t cf traffic en the -
existing roads. Particularly this is true of several I-Ietlar's Lane intersection
improvements, and the Route 18 connection, as a freeway, with 1-227.

Special Site Constraints: Ihe soils (Klinesville) on this site are almest entirely of
the type that present "moderate" limitations to development. Ihere do net.appear
to be any significant constraints to site development.

tQ Expressed interest in development: unknown • \

Shis site would be appropriate for a Planned Residential Development
with a gross density of 10-12 units per acre indudjbsg.tollhouses,.patio houses,
stacked flats, and limited garden apartments, : . .

Site ^37 - Steltcn Road, south sf Kaines Avenue

Block 696 Lot 27E '

Area; 7-82 acres

Biysical Description: iflat, thinly wooded with small trees, shrubs

Existing zoning: . R 10; GB en Stelton Road frontage • .

Master Plan Proposal: single family; cannercial on Steltcn Road
Adjacent Land Uses: scattered cannercial en Stelton Road; single fsnily houses, play-

ground, fire station. •• ' * . -

General Neighborhood Description: Residential nei^iborhccd of subdivisions of rast
15h-20 years, with seme older single.family houses. Sc through traffic becsyse
Arabrose Ercok runs to the west of this neighborhood.

Environmental Conditicns affecting develccn:ent r This site is in the Flood zone Z-
which represents niniinal risk. There do net appear to be any environmental '.
constraints to "development. • . : . - /

Road Access: Steltcn Read and a *J0f access to Haines Avenue. !^ines Avenue ccmects
with 3rcckside Read which provides access to Metlar's Lane.

Traffic Cc
this is primarily
However, it will \
the access to Haij
small site it would not be expected to generate substantial volur.es of traffic.
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zSite Constraints: Approximately half the site -(northern half) is cf a sell
sype (Xlinesville) that presents ''moderate*' limitations or develcprjsnt, ̂ fus to

LO rippable shale bedrock at 1-1.5 feet and potential frcst action. Che sr:r:hem
half of the site consists of a soil type (Reaville) that present "severe" lim-
itations to development due to hi^i seasonal water table and high poter^isl
frost action- It will be necessary to consider these two conditions shsn de-
signing parking areas and driveway'layout, and the cn-site drainage systs:.

Expressed interest in development: unknown

Kecorauendations: Shis area could be developed at a fairly .hisji density as there is
a neighborhood park Immediately adjacent to the site. Apartments ar.i trss-

-° house/duplex or quadplex units could be developed at a combined density of 12
units per acre. . • . " , - . . -

Site #38 (part)-Ethel Road, at Stelton Road (emitted from 7/12/8*1 report).
~ "Blocks (partial) 710, 712, 713, 715, 716, 717, 718, 719, 721, 720, arji 72-

This portion of Site #38 occupies the northeast quadrant of this irrfcersection.
,_ Area: 30+ acres
$0 — — — t

Physical Description: flat, lightly weeded

Existing zoning: R-1QA, PRD : • : ^ ^

Master Plan Proposal: Planned Residential Development

Present Land Use: vacant '.'
. Adjacent Land Use: single family residential to the north and east: vacant sr.l
t0 • scattered commercial to the west; school property and vacant land to the south,

• - -• crossed by power lines. ' .

General Neighborhood Characteristics: Steltcn Road is a heavily traveled street vihic!
contains mixed cannercial and residential uses, with scattered vacant areas. "
There is a large semi-public property on the southern edge of the Tcsrship, and
a n&t developing industrial park" to the southwest. Jlorthwarci frcs Ethel Head
the nei^borhood is prinarily residential behind the scattered ccr=ercial en
Stelton Read. ' • -

Err/ircnnental Conditions affecting develorment: Ihis site is located in rlccd zone
C representing minimal riskT

Road Access: Ethel Road -

Lc Ccnditions/Snoac
arverial street. Ihe traffic on Stelton Road should be

Traffic Ccnditions/Snoact: ' Stelton Road is proposed as a 104* risht of -way r^cr .
relie^/ed sG^.-^at cy

For residents
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I " " ' ' '
{ Special Site Constraints: !2?.e soil types or. this site are KZirssvills snd Iarsd^.T.e
i .'• presenting respectively "moderate" and "severe" limitations to development cf
i residential uses, Ike moderate limitations are based en rippable shale bedrock

at 1-1.5 feet and moderate potential frost action. Ihe severe limitations are
10 based on bedrock within *0 inches, seasonal hi^i water level at 1-2.5 feet and

potential frost action. Ihis latter soil type represents less than 1/3 of the
site and should be controllable through careful site design and placemer£ cf
structures and utilities.

Expressed interest in development: Ihis site is almost entirely municipally cwnsd,
which gives the municipality a broader range of options for its use for housing
development.

Heccranendations: This site is appropriate for a Planned Residential Development at
20 a density of 12 units per acre*. -

Site #42 - Snith Farm - Suttons Lane . "
Sock 735 E Block 27A, 28A

Location: This site is located northeast comer of intersection of Suttcns Lane and
Drake Lane.

• • . . . •

30 Area: 32.4 acres

Present Land Use: agricultural

Existing zoning: R-2Q

Physical Description: flat, open working farm »

Master Plan Proposal: Cluster single family
4 0 Adjacent Land Uses: To the east the

south the Livingston Campus
tial houses are located on the west side of Drake Lane and Metlar's Lane, as
well as on the north side of the Smith ?arn. .

General Neighborhood Characteristics: Ihis is a neighborhood in transition frcr: ag-
ricultural and open space to residential development of varying densities.^ The
Planned Residential Development consists of townhcuses of relatively hi#i den-
sity and the single family developments are of lower densities.

50 Environmental Conditions affecting development:. This site is in Flood zone C which
indicates minimal risk. Ihere are no other envircrznental conditions which

' . would affect developnent.

Head Access: Suttons Lane and Drake Lane

Traffic Conditions/Impact: Drake Lane is net a throu^i street and only serves a single
family res
Randolphvi
lar's Lane

b U This intersection
Lane to the _^
substantially. 'Ihese improvements, ccrhined with the broad ^"cl2ta^e^:J^~^
Lane. and Su t to r s Lsr« for a ^ e w s ^ « . w w-?«-*.~c-,~ *- *•*••»- * *•



Site Constraints; She soil type on this site is all KllnssvlIIs :-;hiih presents
xnly "moderate" Uteitaticns en development fcr residential tse, -.fee to rippsile
-shale bedrock at 1-1.5 feet and seme potential frost acticn. these are r.st ssr-
icus deterrants to higier density development.

The Samuel Snith House is located en this site and its preservation inay
sane constraint in the development of the site. Frequently the existence cf a
historic structure, preserved and integrated into the "site plan, can be a very
positive element in a residential development. It is, ho;ever# a potential con-
straint in terms of use of the site and site design. .

Expressed Interest in develocnent: unknown

Heccrnnendation: This site should be developed with tarchcuse cr stacked flat Celling
20 types ac a total density of 10 units per acre, as a planned residential

development. . • - ,

Site #%3 - Morris Avenue . .
Block 647 B Lot 21 ' " . - .-

Location; Ihis site is located on -the north side of Morris Avenue, en the east side
of a eemetary and a stream tributary of Anforcse Brook.

Area: 1^.7 acres

Present Land Use: yagrimLtural :

E x i s t i n g z o n i n g : B - 2 0 '"" •' •'• •'' }'~- -} \ ';-.,. '••• ;. - : -; /:;' °'-: ' • :-:. • - •

Physical Description: flat, open cultivated farmland

Master Plan Proposal: Single £amity

Adjacent Land Uses: former agricultural, now zoned residential 2-22 units per
acre; eemetary and new single family housing. '.

General KTeigftborhood Characteristics: Ihis is an open rural area in the sense that'
the two working farms en Morris Avenue combirid with ceretsry lar.es have re-
suited in the exclusion of any other development. As frsse fsrrs cease cper-
aticn and the land is developed a "nei^jborhced" sense "iv-ill "ce zrjich nrre not-
iceable. * .

.Srr/ironrnsntal Conditions affecting development: Ihis site is in ?lcod zone C Irsl-
cacing minimal risk, in spite of the fact that several tributaries free: >£rc3e
Brook cross this general area. .

Read Access: Morris Avenue

Traffic Conditions/Sncact: Jforris Avenue is a collector street ar.d presently is used
as a connection between Metlarfs Lsne and Eoes Lane. Several Irrcrtant frrprove-
rents are proposed that :-/ill provide alternatives to ir.creasir^ traffic enj-^r-
ris Avenue: a major arterial fran the south end of Hoes Lsr.e tc Xetlar's Lane;
the ccmpleticn of Centennial Avenue as a major arterial east-:-:est rcute; a Jug
handle intersection improverr^nt at Morris Avenue and Hces Lane; srjz a r.ev: col-
lector street between Mcrris Avenue and the new Hoes Lar.e at the ••;estem ec^e
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Traffic Ccnditcns/Iinpact: (continued)

of the old Gerickcnt Farm. .These improvements will result in a nuch irsrcved
circulation pattern, capable of absorbing considerable development without
negative impact.

Scecial Site Constraints: The soils on this sitete are of two types (Klinesville and
ire" 13jnitations on residential develop-Lansdowne) that offer "moderate" to "severe1

jnent, due to rippable shale bedrock at 1-1.5 feet, seasonal hi^i water level
througi proper site drainage planning and careful placement of Isperrsable
drives, parking areas, etc. , •

Expressed Interest In development: The owners of this fars. have requested a re-zcning
20 for higi-censity residential with the intention of ^continuing the agricultural

use and developing their entire farm for residential use, including Site M 5 -

Reccrsnendation: This site is reccnsnended for a Planned Residential Development at
10 units per gross acre. _ *

Site #bh -Morris Avenue, north side, part of Gerickont Para
Block 7**5 Lots 3, 5, ^ and 4E
Location: On the north side of Morris Avenue, approximately 350f of frontage -
• between two existing cemetary properties.

Area; 20 acres ' T : •" :;,.' ' :x'-*' ;: : V'

Physical Description: relatively flat, open farm land

Present Land Use: vacant - discontinued .as agricultural use

Existing Zoning: R 15A PHD ""

Master Plan Proposal: Planned Residential Development at 5 dwelling units per acre.

Adjacent Land Uses: East and west of the site are cemetery lands, while on the north
the land is church owned and vacant. To the south, ecrcss Morris Avenue are the
lands of the Gerickcnt Farm, in two ownerships, which' are being proposed for
higji density residential development?. .

General Neisd&orhood Characteristics: Ihis is an open rural area in the sense that
the wwo working farms on Morris Avenue ccirbined with csr^tary lands have re-
sulted in the exclusion of any other development. As these farins cease cper-
aticn and the land is developed a "neighborhood" sense will be such core not-
iceable.

Environmental Conditions affecting develot:rjent: This site is in Flood zone C, in-
dicating minimal risk.

Read Access: Morris Avenue
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Traffic Ccnditicns/linpact: Morris Avenue is a collector street and present^' is used
as a connection between Ketlar's Lane and Hoes Lane. Several Important issrove-

1 0 jnents are proposed that will provide alternatives to ir.creasing traffic en Mor-
ris Avenue: a major arterial-from the south end of Kces Lane to t'etlar's Lane;
the completion of Centennial Avenue as a major arterial east-west rouse; a jug
handle intersection Improvement at Morris Avenue and Hces Lane; and a new col-

: lector street between Morris Avenue and the new Eces Lane at the western edge
of the old Gerickort Farm, These inprovemsnts will result in a such, improved
circulation pattern, capable of absorbing considerable development without
negative impact. . * . ,

2 0 Special Site Constraints; The soil type on this site is entirely Klir^sville which ..
presents only "moderate" limitations on development for residential use, due
to rippable shale bedrock at 1-1.5 feet and seme potential frost action. Siese
are not serious deterrents to higgler density

Expressed Interest in development: The owner/developer has applied for approval-to-
build a higher density planned residential development on" this site..

-•• • • « • •. . ,

Beccrtrosndations: This site could be developed appropriately as a Ponied Presidential
Development at 8-10 units per acre in conjunction with Site 46

Site £fr5 - Gerickcnt Farm en South Side of Morris Avenue
Block 7W Lot 2A

Location: This site is on the south side of Morris Avenue, approximately -slow-ay
between Hces Lane and Suttons Lane.

40 Area: *10.9 acres :' •

" Physical Description: relatively flat open land which is part of a dairy farsu

Present Land Use: agricultural: presently used as dairy farzu .
• ' . . • • • • . * - - . - ' • • • • ' * • '

Existing zoning: R-20 * • ;

Master Plan Proposal: duster single family, includfi^ Planned Conservation Area
for existing stream areas.

50
Adjacent Land Uses: To the north, across Morris Avenue, is cesetary land and the re-

maining portion of the Gerickont Farm in this ownership; to the east ar.d south-
east are residential developments of single family houses. To the west and
southwest is the Gerickcnt Farm in another's ownership. This area is proposed
to be developed as a Planned Residential Development,'with a proposed density of
8-10 units per acre;

General Meiahborhccd Characteristics: This is an open rural area in the sense that
the two working farms on Morris Avenue car.cir.ed with cer.etary lanzs have re-

60

icesble.
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ntal Conditions affecting development: This site is in. Plccd zees 2, ir--
cicating minimal risk. ' "

Road Access: Morris Avenue

Traffic Ccndltions/Iinpact: Morris Avenue is a collector street and presently is used
as a connection between Metlarfs Lane and Hces Lane. Several inccrtant irrrcve-
ments are proposed that will provide alternatives to increasing traffic en >!cr-
ris Avenue: a major arterial from the south end of Hces Lane to Metlar's Lsne;

lector street between Morris Avenue and the new Hoes Lar.s'at the western edge
of the old Gerickont Farm- These Improvements will result in a m c h Isrrovsd
circulation pattern, capable of absorbing considerable development wither
negative impact.

.Special Site Constraints: The soil types on this site are a ccsfcinaticn of 2C±sss
Rowland, and, to a very small extent, Reaville. The first type only presents
"moderate" limitations on development because of rippable shale bedrcck at 1-1.5
feet and some frost action potential. She second type borders the stress areas
in the entire Gerickont Farm and is the type of soil that is frequently fcusd in
areas subject to flooding. In this case, the stream areas are not in Flood zone

JO A or B, but the Master Plan has proposed Planned Conservation Areas which wculd
ensure that the stream areas are not built on, but are protected. The third soil
type experiences seasonal higi water table and potential frost action, uincse
limitations can be dealt with through carefully controlled site planning.

Repressed interest in development: The present owners of this site have requested a
re-zoning for hi©i density residential development with-the intention c? dis-
continuing the agricultural use (dairy farm) and developing their entire prcper-
ty (including site #43) for residential use. .

JO Reconrendations: This site is appropriate for Planned Residential Develcpr^r.t,with
-""" a density of 8-10 units cer'acre. Its site design should be coordinates wxta

that of Site 46. "
. • ' * • - ' . ' •

Site #fr6 - Morris Avenue - Gerickont Farm
Block JHh Lot 2

Area: 55.64 acres •

50 Physical Description: Open,very gently sloped, cultivated as farm land .

Existing zoning;: R 20 A PHD -

Master Plan Proposal: Planned Residential Development, inducing Plarrjsd Ccnserraticn
.Area for existing stream areas.

Present Land Use: Vacant (recently discontinued as farr.)

Adjacent Land Uses: On the north and northeast in vacant: and agriculture land sr.d
50 l d ; to th w t is sinl faily residersial; on the so

Adjacent Land Uses: On the north and northeast in vacant: and agriculture land sr
• csnstary lands; to the west is single family resider.sial; on the south "she

land is vacant and on the east is single family residential.
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Gensrsl Neighborhood Characteristics: This is an open rural area in the ser.se tha"
the two working farms on Morris Avenue combined with cernstary lands have re-
sulted in the exclusion of any other development. As these farms cease cper-

10 aticn and the land is developed a "neighborhood" sense will be much rnore not-
iceable. " • .

Environmental Conditions affecting; development: This site is located in Flccd zone -
C, and therefore faces minimal risk of flooding.

Road Access: Morris Avenue .

20 Traffic Conditions/Impact: Morris Avenue is presently .a collector street and is pro-
posed to continue to function in that capacity. An important street irprove-
ssnt that will impact this area is the extension of Eces Lane to I-Sefclar's Lane
This will provide alternative routes north and south, and combined with the

. proposed collector street on the west side of Site 46, vtUX provide the srjsans -
to handle the increased traffic to be expected from the proposed development
;on Morris Avenue. ' •*

Special Site Constraints: The soil types on this site present "severe" lindtations
to residential development, with the exception of a small area of Klinesville

30 soil series which offer ^moderate" limitations. The site is approximately one.
half Reaville which has a limitation of seasonal high water at 0.5-3 feet, and
a nigi potential frost action. The other half of the site is Rowland which
offers the risk of frequent flooding. This exists along the stream areas en this
site. These areas however are not represented in the flood zones A or 3. The
protection of these stream areas is recommended in the Master Plan tfcrcus^ the
establishment of Planned Conservation Areas, and this treatment should be incor-
porated into the site planning for all of the Morris Avenue sites.

Expressed interest in development: The Hovnanian Company has applied for approval to
10 build a higher density planned residential development en this site. *

. Reccranendation: This site is
a density of 8-10 units pe:
if coordinated with the development of Site 45.

Site
3icck 7^3 Lot 1

Area: 9.U acres

Physical Description: relatively flat, wooded area

Existing zoning: R-20

Master Plan Proposal: Planned Residential Development •

Present Land Use: vacant
50

Adjacent Land Uses: Rutgers University building border the southern edge; vacsnt/
agricultural land is en the north, with single family residential en the vrest
ar.d a commercial property en the east.
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General Nel^bbcrhood Characteristics: Ihis is an area of cczblrzd agricultural,
.university and residential characteristics. The large farr.s have rsirtair.ed
a rural atmosphere for this site. The increasing develcpnsnt of farrs for
residential use, particularly of higher density, will have an frract cr. this

LO area in terms of creation of a neighborhood quality.

Ehvircnrjsntal Conditions affecting development: Inis site is Iccated tr. Flccd zcne
C which represents minimal risk of flooding. The proposed Planned Ccrservaticn
Area will be located partly on this site and will provide for protection cf
any possible wet areas. .

Road Access; Presently access is frcn Orris Avenue on the eastern edge of the site.
fchen the connector road is built to connect the end of rices LanS srd Xcrris
Avenue, access will be provided from the western edge of the site.

20
Traffic Ccnditions/Inroact: The'new roads proposed for this area will provide ade-

quate road service ;for any development on this site.

Special Site Constraints: Ihe soil types on this site are essentially the ssns as
those found on Site ^6 with severe limitations on residential development. The
actual extent of the limitations will only be able to be evaluated after the
actual rigjfct of way for the Hoes Lane extension and Morris Avenue co?r.ectcr
are established.

30 Expressed Interest in development: unknown

. Reconsnendatlon: The characteristics of this site would make .it appropriate for tcwn-
house development at eigjfcit units per acre. However, the location Of a Flamed
Conservation Area and the establishment of two new streets will put certain •
site development limitations on the site. The housing type therefore ray have
to reflect the limited space in order to make productive use of tl-Jls site. As
there are university apartments in the general vicinity, garden acartzsnts de-
veloped on considerably less than the whole site would fee appropriate, at a
gross density of ten units per acre."

Sites JM8 and 63 - Zirkel Avenue and Wickley Avenue (Both sites have ccu^arabls
characteristics)

Block 737 Lots 4, 5, 8, 9, 10 and 11

Area (combined): 9 acres ' .

Riysical description: relatively flat, lightly wooded, seme cpen

Existing zening: R-20

-Master Plan Proposal: Single family residential

Present Larxl Use: vacant

Adjacent Land Uses: Vacant, agricultural and scattered single family; rs>r resiaerxiaj.
subdivision .to the north; adjacent to Gerickont sarni v«T.ich is prepesed for
L̂ p.er density residential.
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General Neig&orhccd Characteristics: .agricultural and residential; still essen-
tially rural, but with developing subdivisions of single fanHy residential.

L0 .Znylrcnrnental Conditions affecting development: These sites are in Flood zone C,
suggesting minimal flooding risk.

Road Access: ' Wicfcley Avenue
•

• Traffic Conditions/Iinpact: Wickley Avenue and Zirkel Avenue feed into Ketlar's Lane •
and provide the only access to these sites. These sites are not large and will
not generate substantial increase In traffic. Consideration should be given,
however, to requiring at least an emergency street connection between. Wickley or
Zirkel Avenue and the streets to be planned en the Gerickcnt Farm.

Special Site Constraints: The soil type in both of these sites is Rowland which offers
-severe limitations to residential development because of potential frequent
flooding. The existence of a stream area across these sites will require care-

• ful site design and will limit maximum use of the sites. . ." "

Expressed interest In development: unknown

Recczrasndation: These sites should be developed at relatively lew gross densities,
such as five to six units per acre; this final decision will depend en the ex-

10 tent of the stream area. Site 63 is znunicipally-owned and could provide the .
township with broader choices for housing development. . .

Site #**9 - Davidson Road and Metlar's Lane (two separate sites)
Block 845 Lots 1A, 2, 9B, 10

Area: (combined) 17.3 acres

physical Description: partially wooded, priznarily open, flat

Existing zoning: R-2Q \ -

Master Plan Proposal: Business, office, research and education

Present Land Use: vacant .

'Adjacent Land Uses: Scattered single family residential, vacant land, and Rutgers
Q University apartments.

General Neighborhood Characteristics: fringe area of scattered single family uses,
vacant and partially v/ccded area, bordering on university uses (Livingston Campus)

Conditions affecting development: This site is in Flood zone C, which
suggests minimal potential for fleecing.

Road Access: Metlar's Lane and Davidson Road

Traffic Conditions/Impact: A major arterial rcacway has been proposed in the Master
Plan to connect the southern end of Hces Lane with a realigned Metlar's Lane,
coinciding with one of the alternatives for N.J. Route IS. The exact alig^ent
of this extension will Impact the potential development of this site. The road
will provide adeauate facilities to handle any increase in traffic frca develcp-
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Site Coristratnts: This entire site consists of Klir.esville soil series :;hich
presents only moderate limitations on residential development.

Expressed Interest in development:' ' unknown

Reccresendaticns: This site is suitable for garden apartments and other nailti-faslly
housing types, i.e., quadplex, triplex, etc., at a density of 12-15 units per
acre, depending on unit type. This, determination will depend, in part, en the
location of the Hoes Lane extension.

Sites #51, 52, 53, 5** and €0 - Hoes Lane to River Read, Rivercrest Drive to Vestfield
Avenue • -

Portions of Blocks 77^ through 834 • '

Area: These scattered sites, sane in single lots, sane in larger parcels, total over
H O acres.

Physical Description: This is an area of scattered single family houses, paper streets,
unpaved streets, developed and undeveloped park land, and significant amounts
of municipally owned land. . : '

Existing zoning: R 10, R 15 and four lots zoned for Senior Citizen Housing.

Master Plan Proposal: single family residential\ public (part of the "Civic Center"),
senior citizen housing. ,

\ • • • ' ' ' " i • • ' - . ' . • ' • • • • " . r . ' • "

Present Land Use: single family residential, vacant, park area, two schools. .

Adjacent Land Uses: This area is bordered on the north by a single family residen-
tial neighborhood, on the northeast by the municipal complex, on the south by
Rutgers University-owned vacant land, and on the east by River Read end Johnson
Park. • • .

General Neisdrborhood Characteristics: This neighborhood consists of a mixture of
very modest homes and larger homes, unpaved streets and vacant lets. There
are several park areas and a few scattered commercial uses."

Environmental Conditions affecting development: This entire neighborhood is in Flood .
zone C, suggesting minimal risk of flooding. Flood zone A, which borders the
Raritan River for its entire length in Piscataway, extends up to River Road, but
the gradual slope upward, in an easterly direction, protects this neighborhood
from danger of flooding.

Read Access: This neighborhood is served by a grid pattern of streets, but a nisnber
of these are unpaved, or*partial paper streets. River Road and Hoes Lane pro-'
vide road access on the west and east respectively.

Traffic Conditions/Impact: As this neî pJborhocd would be developed prisiarily en ̂
smaller sites and infill
direct access from the area
pected from new residential development in this area.
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Special. Site Constraints: Most of this neighborhood consists of soil in the Klir.es-
ville series which offers "moderate" limitations for development. She area

10 zoned for senior citizen housing is comprised of soil of the Reaville series
which presents "severe" limitations in residential development due to seasonal
hig£i water and potential frost action. As this zone is appropriate for a five
story building it will be important to consider these problems when planning
construction and site layout. • * '..

.Expressed interest in development: The municipality has expressed interest in having
j senior citizen housing available as a housing type. Actual developer interest
' is unknown.

20 Recommendation: The available sites in this neighborhood range in size frcsi single
house lots to six acres. The neighborhood is one of relatively sn-aii lots and
•houses. It would be appropriate to develop these sites in small scale develop-
ments: duplex, triplex, quadplex or patio*hones, using a density of five units
.per gross acre as a standard. The site zoned for senior citizen housing should

" b e developed with at least 30 units per acre if the building is to be five
stories in height. The entire site would not be developed siisutanecusly, but
could be staged in two buildings, over five cr six years. Based en 100 acres
of vacant land in this neighborhood, and assuming provision of scmsifor park
use or other public use, it would be possible over a six to ten year period to

30 - provide the opportunity for 300-^00 housing units, using primarily municipally.
owned land.

Site #57 - River Road, at Plscataway-Higftland Park border .
Block 872 2, 3 (part)

Area: %Q acres

40 Existing Zoning: R20A - PHD

Present Land Use: vacant . . , ......-'•

This site is owned by Rutgers university and is proposed1 for multi-family res-
idential development. In conjunction with this Rutgers proposal the Township
has zoned the site for PRD at a maximum of 10 units per acre. As this site has
been studied and this density is appropriate, no further analysis is n

It is recommended that this site be designated for 10 units per acre for a
50 Planned Residential Development.

Site #75 and 76 - Hillside Avenue, between River Read and Scott Street
Block 560 Lot 5A, B1.561 Lots 8A-22, 25-36, 39, ̂ C
Block 564 Lots 18-37

Area: 10.5 acres

Fnysical Description: flat, primarily open, scattered grevrth.

Existing zoning: R-10
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Master Plan Proposal: Single family

Present Land Use: vacant
10

Adjacent Land Uses: single family residential

General Neighborhood Characteristics: residential neighborhood; houses on federate
size lots, all relatively close in •development age; v.-ell defined by industrial
area to north and east, and by park and Raritan River to the west. This is
part of neighborhood discussed in Sites 51-60 ,

Environmental Conditions affecting development: This area is located in Flood zone C,
offering minimal risk of flooding, but it is adjacent to Flood zone A along

20 the Raritan River. .

Road Access: Hillside Avenue, River Road

Traffic Conditions/Impact: River Road provides easy access to 1-287. This site is
small and is not expected to generate sufficient traffic to have a negative
lapact on River Road. # . .

Special Site Constraints: This entire area is Klinesville soil series which presents
"moderate" ^irritations to development which would not be significant in a small

30 area such as this.

Expressed Interest in development:, unknown

Recommendations: This area would be appropriate to be developed at a fairly •'.lew den-
sity in keeping with the nature of the existing hcusirg. The paper streets
could be vacated so as to provide freedom of site design. The density per gross
acre should not exceed six duelling units.

4.0
Site #77 - Metlar's and Suttons Lanes, northeast corner.

Block 647 Lot 67A . ; ,

Area: 6A5 acres _

Physical Description: open, light weeds and brush, relatively flat comer property.

Existing Zoning: R20

50 Master Plan Proposal: single family residential

Present Land Use: vacant * • .

Adjacent Land Uses: New single family residential has beer, completed or is under
. construction on all sides of this Intersection; existing single faniily resi-
dential is located on Metlar's Lane to the east.

General Neisrkcrhccd Characteristics: This is a neis*±orhccd in transition from an

Da 50



Envircrgnental Conditions affecting development: '"This site isiir. 21ccd zone C,
suggesting minimal flood risk.

.0
Road Access: Metlarfs Lane and Suttons Lane

"Traffic Conditions/Impact: This site is located at the*intersection of Metlar's Lane
and Surcons Lane, at one of the rig*it angle turns taken by Metlar*s Lane. The
traffic on Metlarfs Lane is heavy, increasing as it gets closer to interchanges
on 1-287 at South Washington Avenue and Stelton Road. Improvements at these
interchanges, proposed
tension of 2T.J. Route
of traffic congestion. *Ihis site is snail and will net contribute substantially

!0 to the traffic flew on either Metlarfs Lane or Suttcns Lane. However, ingress
and egress on this site will require careful planning to avoid conflicting with
the turning movements on Metlar*s Lane.

Special Site Constraints: This soil type on this site (Klinesville} offers "moderate"
limitations to residential development, due to rippable shale bedrock at 1-1.5
feet and potential frost action. These conditions will not seriously impact
development of this site.

"Expressed interest in development: unknown
0

Heccmrendation: This site of limited size in a primarily single family area should be
developed at a lew townhouse density, not exceeding 5-6 units per acre.

Site #73 - School Street and VJater Street, northwest comer.
Block 698 Lot 16

Area: 3 acres .
0

~ Physical Description: flat, light woods •

Sxisting zoning: R-10 ' . . .

Master Plan Proposal: single family residential . . .

Present Use: vacant ;
Adjacent Land Uses: This site is surrounded by single family residential uses, seme

0 of which are semi-rural in character.

not always visible to each other, suggesting more vacant undeveloped land than
is actually the case.

Hrr/irorrasntal Conditions affecting development: This site is located in Flood zone
C, suggesting minimal risk of flooding.
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Road Access; School Street and Water Street

Traffic Conditions/Impact: The size of this site is such that it will net have any
significant imact on traffic volumes.

Special Site Constraints: The soil type found in this site (Reaville} offers "severe*
limitations for residential development due to seasonal higi water and poten-
tial frost action. Ambrose Brook and its adjacent Flood zone A are located
about 1000' to the west of this site. As the site is so small, attention to
these facts in site layout and building design should preclude any prcciess of
a serious nature.

Expressed.interest in development: unknown . •

Recommendations: .This site would be appropriate for a sr.all townhouse, triplex or
cuacplex cluster development, at a gross density of not over 7-3 per acre.
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