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B I, INTRODUCTION | | o

| This report presents the plannlng analysis for a use Fil
yvariance to permit the construction of 252 townhouse units on ,i~l'
a tract of approxlmately 51xty (60) acres of land in the RR L
preszdentlal dlstrict of Warren Townshlp. The RR zone permlts‘
: single-family homes on lots of 65 340 square feet 1n area1 as
',well as farmlng, houses of worshlp, volunteer flre company statlons
and golf courses. Schools, pub11c auctlons or flea markets and '
prlvate recreatzon faczlltles are also perm1tted as condltxonal
uses. There are no zones wzthln Warren Township in whlch hou51ng
‘other than 81ngle-fan11y detached dwelllngs are permltted.: Thls
report w111 descrlbe the proposed development, exanlne the appro— ’
'prxateness of the 31te for townhouses, analyze its 1npact on
surroundlng areas, and set forth the benefxts to the Townshlp in

- permitting the development to be constructed

II. SUMMARY OF FIVDINGS
This report finds that- ' |
11. The Tlmber Propertles deveIOpment 1s a low densxty, townhouse'
development partlcularly apprOprlate for the sxte, and meetlng the

' hlgh standards and objectlves establlshed for development in Warren

‘,‘Townshlp.

Qe The development has been de51gned wlth sen51t1v1ty to the

t;env1ronmental constralnts of the szte.,"‘

lVarxable lot sizes are permltted, providlno the maxxmum gross e
~density is malntazned and the mlnlmum 1ot area is 50 000 square
feet. ‘ N :
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r 3. The tract has excellent access to 1ocal and reglonal roads,'

i ﬁand the pro:ect wzll prov1de a natural transrtlon between ex1st1ng

51ngle-fam11y development to the west and more inten51ve, nonres;-,‘
dentlal development along Mountain View Road.t’ ‘ | :
"' 4. The deveIOpment wxll provrde s1gnif1cant revenues to the
"pTownship well in excess over the cost of prov1d1ng services to theh
'tireSIGGDtS of the townhouses.; If the sxte were developed w1th | |
”srngle-famxly detached unlts, the cost of providlng servrces would7‘”h
exceed expected revenues.cyf~ﬁ | ‘ |
5. The Tlmbers Propertles developnent meets tne goals and ob-,;f’
ljectlves of local, county and State development obJectrves as set
rforth in varlous documents. L | |
6.t The project w1ll assrst the Townshxp in meetlng 1ts hou51ng
: responsxbllltles as a developlng mun1c1pellty.;;,*‘ ’ / |
The conclusxon that can be drawn from the followrng analysls
‘1s that the townhouse development w111 provrde an 1mportant alternate
rhousxng resource to the c1tlzens of the Townshlp. Based on studles

of other developments of thls type 1n srnllar conmunltles, a mlnlmum

i of 25 percent of the occupants can be expected to be Warren Townshlp

cre51dents.~ It wxll allow these re51dents who have llved in Warren
Townshlp all thelr llves an opportunlty to remaln in the communlty '
nafter thelr chlldren naVe left and 51ngle—fam11y detached housxng
'wls no longer approprlate to thelr housrng needs. S | ’ ;
Moreover, the locatron of the sxte wlll ensure that the basic

~,srngle~fam11y, home ownershlp characterlstlcs of the Townshlp w111

"be malntalned and that the meacts of the development, such as traffzc-"d

Wlll be mxnlmal on Warren Townshlp.




; stMost’lnportant, positivelactiOn'hy the'conmunity‘to’permit
'the constructxon of the townhouses Wlll ensure that the Townshxp, :
aand not some outszde agency, w1ll set the development standards, |
thus assuring a qual;ty, low denszty development cons;stent with

the ex1st1ng character of Warren Townshlp.f

I11. DESCRIPTION OF PROPOSED DEVELOPMENT
The proposed progect is located on approx;mately 50 acres

of land on the southerly 51de of Mountaln Vlew Road.‘ It w1ll conszst

. "9£ 252 hou51ng unlts of four (4) types., Half of the unlts w1ll

‘be two bedroom with the remalnder three bedroon. ~
The overall densxty 1s four unlts per acre, extremely low,l
for a townhouse pro;ect.zf The very low den51ty assures that the g

~extensxve wooded portlons of the 51te w1ll be preserved, anc that .

v maxlmum bufferlng w1ll be nalntalned between the prOJect and

"tadjacent resxdentlal and future nonre51dent1al act1v1t1es. The
' low denSLty also allows the appllcant to concentrate developnent
~on the more moderate slopes, preserv1ng the more env1ronnentalLy 
',senSLtlve portlons of the tract ‘in permanent open space. |
’ Access to the 51te from local and 1nterstate routes is
,fexcellent. The traot fronts on. Mountaln Vlew Road,‘ana as part
of the development plan, the appllcant w1ll prov1de a connectlon ;
’between the progect and leerty Corner Road ﬂoreover, the |
"locatlon is close to and )ust south of the leerty Corner Road/

‘Mountain Vlew Road 1ntersectlon of Route 7&.

2 t , L CL o : ,
See A Guxde for Resident1a1 De519n Rev1ew, Llndbloom and Hoskothz,
p. 56, ‘where townhouse densxtles of 6-8 un1ts per acre are recom—

’ mended. i o ; ; ;




| The pro:ect design 1s dlctateu to a great extent by the ,’
~physical characteristics of the property.' The vast maJorxty of the
units are arrangeo 1n clusters and front on the common open space |
 prov1ded 1nfthe development., A total of 774 parking spaces, or
just over three spaces per dwelllng unlt lS provxded, 1nclud1ng
_ two for each occupant (one garaged) and ‘one for v151tor parklng.‘tf'
szltor parklng 1s convenlently located to serve the varxous ’
clusters. , r o : : , o“

The development 1nc1udes a sw1mm1ng pool ano two tennls'fdi
'courts, as well as extensxve wooded areas ano tralls. o o
IV.‘ SUITABILITY OF PROPERTY IN QUESTIOH FOR PROPOSED ”OWNHOUSE

: DBVELOPMENT : i e :

~The property in questlonyls located on. Hountazn Vlew Road
just south of Route 78 It 1s 51tuated in 1nned1ate proxmmlty to
“an area whlch 1s 1ntendeo for development w1th a varlety of |
enployment-generatlng uses.; Such factors make the gite well-do ji
,sulteo for development w1th townhouses at the proposed denSLty (4
dwelllng unlts per acre).”ff,ff,'"‘

Mountaxn Vlew Road 1ntersects thh leerty Corner Road

yless than one—half (%) mile from the property in questxon.; Tne ohnhk

- Liberty Corner Road/Mountalnyvlew Road 1ntersectlon ls locateu less dg,*

than 1, 000 feet from the Route 78 1nterchange. Route 78 prov1des
access to employment opportunltles along the ent1re corrzdor :

: encompa551ng Union, Somerset and Hunteruon countles, and, through

its 1nterchange w1th Route 287, 1n Morrls and Mlddlesex countles ’g,“f*

. as well. : ,
The area zmmedxately surroundlng the subject property 1s

2 zoned for a varlety of as yet undeVeloped enployment opportunltzes.7,~



t,yDrrectly opposite the property in questzon 1s an ORL (Offxce,,
'Research, Laboratory) zone owned entrrely by Chubb, Inc. ﬂorthwest
of the ORL zone, and surroundlng the Route 78 1nterchange at l |
Liberty Corner Road is an HD, or nghway Development, zone in whxchi -
are permltted restaurants, buslness and professlonal offxces,,> v
-f;ndoor theaters and recreatxonal centers, motels and publlshlng gt
'and prlntlng establxshments.~ North of the HD zone, on leerty
Corner Road, 1s a G-IZ zone in whlch executive or adnlnlstratlve
offlces, laboratorles (w1th pllot plants), fabricatlon and assembly‘
of products, and warehouslng and. transportatzon fac1lit1es for -
"flnlshed products are. all permitted.‘ The R—I (Rural Industrlal)
. dlstrlct of the Townshlp flanks the south sxde of Route 78,_;
rpernlttlng, 1n addltlon to smngle-fanrly detached homes, research
and development laboratorles ‘and general bus1ness offices and
professzonal uses. | '

In Bernards Townshlp, whlch lles west of leerty Corner
_Road opp051te its 1ntersectzon w1th Mountaln Vlew Road, is a large
E-3 (offxce—laboratory) zone in whlch are permlttec admlnlstratlve,
,bu51ness, executlve and professlonal off;ce bulldlngs, sc1ent1f1c
or research laboratorles, data process1ng centers, hosprtals and |
medlcal cllnlcs, and banks. k ' | ’

‘ The srte lS 1n an RR zone whlch has already been developed
77w1th slngle-famlly homes on oversxzed 1ots.; Very'few of the~lots
‘remaln vacant.‘ on its east s;de, the property 1n questlon abuts
an E-C-R (Environmentally Crltlcal Rural) zone,’whlch permlts
81ngle-fam11y res;dentxal development at a gross den51ty 51m11ar
'to that permltted 1n the RR dlstrlct., The Master Plan dlstlngurshes

, the E-C-R areas from the RR areas by the fact that the former



: encompass propertles characterlzed by floodplalns, natural and ’
f,man-made ponds, steep slopes, as well as flat and rolllng sxtes.
 fF1ex1b1e development regulatlons are advocated for the E-C~R areas ,1
»'1n the Master Plan, includtng variable 1ot 81238 rangxng from net ;
l densxtles of up to four (4) dwellxng units per acre (1dent1cal to

| ethe den51ty proposed for the property 1n questlon) to net dens1t1es
”}far lower than the .67 dwellxng unrts per acre normally requxred
 n1n the RR zone.3,7*' L

The site s proxxmlty to zoned employnent dlstrlcts, 1ts C

o lconvenlent access to employment opportunltles 1n nelghborlng

rcountles,,and 1ts locatlon adjacent to the E—C~R zone, whxch

' nhas llmlted development potentlal, clearly support 1ts use for,n,'

:hlgher den51ty re31dent1al. The Master Plan for Warren Townshlp,,
fprepared by E. Eugene Oross Assoc1ates 1n 1976 and adopted 1n '
‘1977, offers, among others, the follow1ng objectlves for plannlng.‘

, jRecognlze an econonic development stlmulus assoc1ated
w1th Interstate 78. :

,PrQV1de for the logrcal tran51tlon of uses between re51~,
'dentlal and nonre51dent1al areas of ‘the communlty.~ '

Development of the 81te w1th townhouses at a denslty of‘
4. dwelllng unlts per acre would prOV1de a loglcal tran51tlon of o
,uses between low densxty 81ngle—fam11y re51dent1al areas of the ff
7commun1ty to the east and nonresxdentlal areas to the north ande
west establlshed 1n reSponse of the economic stlmulus of Route 78.;“
Recently, the State Leglslature amended the Mun1c1pal Land':{'“

'f‘Use Law by addlng certaln prov151ons 1ntended "to romote energya

The ZOnxng Ordlnance does not actually permat the extent of the
flexibility advocated in the Master Plan; the minimum lot size
‘under the variable lot size proV151on 1s 40 000 square feet 1n
the u'C'R dlstrlct.~



:.rconservatzon by integratlng energy consaderatxons 1n the munrcxpal
) plannlng and zoning process. Spec1fically, 1t would ./.“. requxre g

nx mun1c1pa11t1es to consxder the energy xmpact of their naster plans, g

subdxvxsxon ordinances. sxte plan ordxnances. and zoning ordznances,n ;

',ithus facilitatxng the 1ssnance of varlances 1f they can be Justlfied
pon energy effzciency grounds . ;ft'4 ;5fjffw“f - g
Locatxng moderate denslty townhouse unrts adJacent to pro-
-posed employment centers and close to an 1nterchange with an exrstxng
~yh1ghway 15 llkely to reduce the 1ength of the ]ourney to work trlp

and thereby promote the conservatlon of energy.

| v IIMPACT ON THE SURROUNDING AREA -
Development of the property 1n guestron w1th 252 townhouses
*at a den51ty of 4 dwelllng unlts per acre w1ll not have a
’~detr1mental lmpact on the surroundlng area.} Although most of the
"remalnder of the RR zone to the west of the 51te is developed w1th
'ksrngle—famlly homes on overslzed lots, these parcels are heavrly
"wooded, as . 1s the property 1n questxon; and Wlll not be adversely
‘affected by the proposed townhouses. The constructlon of a maJor
_offxce facxllty 1n the O-R-L distrzct w1ll have a nuch more |
'751gn1f1cant lmpact on the re51aences along Mountaln Vxew Road |
kthan w111 townhouse re51dent1a1 development of the subject property.‘
| | It is essumed that the property 1n questlon can be served
lby publlc sewerage and with water from leerty Corner Road., These B
'~serv1ces w111 be essentlal to the developnent of both the subJect

‘“51te ‘and of the Chubb property to the north. e

Chepter’146;}P;L.dlésogtstatement.,*a,



‘VI. HOUSIHG RESPONSIBILITIES s
Warren Townsh;p is a 'developlng municzpality w1th1n the

i meanlng of the Mount Laure15 dec1sxon. and as such, xs oblxgated

jto . T affzrmatively plan and provide by its 1and use regulatxons ;e;'"“

t the reasonable opportunity for an appropriate varrety and ch01ce of
;7houszng .~.‘.,to meet the needs. d951res and resources of all cate-
'~gor1es of people who may desxre to 11ve thhxn its boundarres. :

’ The Mount Laurel decision outl;nes six (6) characterlstlcs o
of a developxng munzclpallty. (1) havxng a very large gross acreage.
I(Z) located outsxde the central citxes and built-up suburbs,‘ i
'1(3) havxng not yet sheo lts rural characterxstlcs: (4) havrng ex-

perlenced and contxnuzng to experience great populatlon lncreases,

‘f,‘c(5) not substantially developed and havxng 51gn1f1cant parcels of ‘

vacant, developable lands renalnlng,~and (6) 1ocated 1n the path
hhof 1nev1table future growth. i : S

| | Warren Townshlp has a‘total land area of nearly 20 square A
,pmlles, close to the lano area of Mount Laurel.o In 1974, accordrngh_ .

,fto the Townshlp s Master Plan, over 6 400 acres of Warren s total 5"

‘gk‘of 12, 355 acres remarned vacant or 1n agrlcultural use.'VIts,‘

'population has been and 1s contlnulng to 1ncrease. from 1960 to
: Il970, the Townshxp s populatlon grew by 60 percent. ;From 1970 to

 '1980. 1t experlenced an 1ncrease of 14 percent.

These factors and the follow;ng paragraphs from the Master""""

~P1an clearly support Warren Townsth s developzng munrcipallty

’ status H

séouthern Burlxngton NAACP v. Townshlp of Mount Laurel, 336 AZd,pf &
713 (1975). A BN i , e , 0
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lfThe Township is 1oceted rn the general v1c1n1ty of Route 22

~ and is east of 1-287 Freeway. Route I-78 crosses through
‘the northernmost ‘section of the Township in an east-west
-direction. In essence, the evolved hrghway systen both

~ bounds and subdrvrdes the communlty. o

i,AdJacent communities located to the east and south of Werren |
have experience sustained and rapid development. Ifost of
these same communxtzes are elmest completely developed.

The contlnual expansxon of the greater New York-New Jersey ‘
HMetropolitan area over the past several decades has sub- ‘
stantially changed ‘the character of Warren and adjoining .
communities. Recognizing the region's ‘growth charecterxstxcs,
it is certain that Warren Township will also experience con=-

, t;nued and potentxally substantial development in the future.

The contxnued ‘expansion of the New York-New Jersey Metropolltan ,t

~area is characterized by development of major new employment -
areas, i.e., Murray Hill, AT&T Headquarters, single-family

- and multr-famlly constructxon and major shOpplng center de~-
~velopment., R : :

Industr1a1 and commercxal development is a result, as well
as a catalyst to the continued population expansion in the
suburban-metropolltan areas. The Warren Township zoning
- ordinance provides for substantlal areas for future offzce
- research development . .‘f S : '

- The 1nterre1atlonsh1ps of the access afforded suburban areas
~due to the construction of the Interstate highway system,
the evidenced trend of major corporate facilities to seek
locations in suburban areas and the 1ong-term evidenced ,
demand of families seeking residence in surburban areas . . .
“have collectively changed the character of Warren Township .
- and ad:oxnlng communities from rural agricultural to suburban‘~
places in the past twenty-year period. Barring economic :
collapse of the New York-New Jersey Metropolltan reglon, the
~ factors associated with the growth of this region will con-
tinue to exert the most sagnlficant effect upon the growth
2nd character of land development in Warren Townshlp in the
uture.' : g s

'>WOodlands have been cleared e Further, the rural charac~-
ter of the Township is changing from one of scattered single-
~ family residential areas to the area-wrde development of
~ evenly spaced homes.,,-u i : :

- Farming 1s no longer the major land use characterlstlc of \
Warren Township. In the past few decades, residential, comé”

~ mercial and industrial development replac%d farmlng as the :
~pr1nclpa1 land use 1n the community o e , ~

MaSterdPlen,'pagest3+6;rd,,~
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5 Based upon the precedlng, t xs clear that Warren Township
-lmeets the criteria for a developing munxcipality and is therefore

,,fobl1gated to make provxs;on for ‘an approprlate varlety and choice

'cof houszng.

B Desp1te this oblxgatxon, all of the zoned houszng
| opportunitzes exlstzng w1th1n Warren Townshlp are for sxngle—famaly
’homes on. lots in excess of 20 000 square feet.7_~ | | k
| | Between 1972 and 1977, Somerset county as a whole experzenced
;Q a 23 percent 1ncrease 1n total employment, a rate almost two and “
: one-half (2%) tlmes that of the natxon. Pro;ect1ons are that thls |
trend w111 contlnue thh sxgnzf;cant 1ncreases occurrlng through
the~next decade., The 1970 employment total of 68 784 Jobs is !r
cexpected to double by 1990. Despite the employment growth, popula-
tion growth 1n the County as a whole was only 4 7 percent between
‘1970 and 1978 8 Thls represents a con51derable lag in the aevelop—’
'ment of hou51ng to meet employment opportunltles. | |
Development of 252 townhouse unxts in Warren Townshxp would
'help to correct thls lag._ f;,77i‘ e

; The State Develop‘ent Gulde Plan (rev1sed Hay , 1980) places

Warren Townshlp thhin the State s proposed Growth Area., The 1mple-
”~mentatlon strategy for the Growth Area 1ncludes the followlng |

'_recommendatlons"

| 7Although the ZOnlng Ordlnance provrdes for and regulates an "R10"™
c single—famlly dlstrxct, no snch dxstrxct ls shown on the Township -]
ZOnlng Map.k~ : : : b o &

‘BUnpublxshed manuscrlpt (New Brunswmck~ Center for Urban Polxcy
Research, Rutgers, The State Unxversity, 1979).,
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New development P .:should occur 80 as to create denser . ]
. more compact settlement patterns ‘that will reduce the cost of

- supplying public facxlities and increase the feasibility of
- public transit . . . Accordingly, new residential development
~shculd be designed to allow cost-effective services and reduce
~ the 1neff1crenc1es of large lot, scattered growth o de

, Currently, the distance between places of employment and resi-
~ dences is frequently considerable. In many cases, locations
which offer employment opportunities do not have an adequate o
range of hous;ng to meet the needs of those who work in the
- area. This has resulted in an ultrmstely self-destructive
‘division between affluent suburban areas and depressed inner
; cities. ‘This division must be lessened and more people giveg
;paccess to a greater cboice of Job and housing opportunrties.

As the next section of thls report suggests, the location e
of the property 1n question rn relatxon to future employment oppor-'
tunxtres and its access to present employment supports zts development

with townhouses 1n the den81ty range proposed Th;s recommendatron

e1s con81stent with the guidelrnes of the State Developgent Gulde

VII. COST/REVENUE ANALYSIS T T i
If the Trmber Propertles development were 1n place at thls t’ .

& tlme, the Townshlp could expect annual total tax revenues of about

" m$526 500 and antlcrpated costs of $348 000 for a net of approxlmately'fj‘s‘

j$278 500 of revenues over costs.19 Moreover, these flgures are"'”
conservatlvely welghted sxnce the proposed development wrll prov1de
h and malntaln its own recreatxonal f50111t133, roads and walkways,
Jfand on51te water ano sewer utlllties.; Consequently, the estlmated ::

'costs of $348 000 w111 probably he considerably lower. “‘

9pages 84—85;7 “.~

'loThe county tax portlon of the total tax rate (1 10 out of 5 52) ;
‘and county costs have been excluded from the computatrons. The
1 $278,500 represents the surplus from the mun1c1pa1, library,

- elementary and hrgh school tax revenues mlnus the cost of pro-
a ,fv1dlng these serv1ces.,:g‘p;> G e
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On the other hand, 1f the tract were developed thh 34
slngle-famlly detachea houses (est;mateu maxlmum number of szngle- 'r

ffamxly detached houses that could be accommcdated on the tract)

k'cwuth a market value of $175 000 each, the total tax revenues (ex- e

clusive of county taxes) would be approxlmately $118 500. Total
costs (exclusiva of county costs) wculd be $168 000. The net annua1 ‘
';def161t to the Township would be approxxmately $49 ,500.

The calculatlons used in arrivxng at the revenues anﬁ costs

iare deta;led in the Appendlx. ;f'




o ,Cost/Revénue -Calcu’lati:o‘n’s‘f“ :




. APPEWDIX  cCost/Revenuc Calculations .

’sA‘f’

o 2;h5cOsts E

Townhouses (252 un1ts; half 2-bedroom. half 3-bedroom)

5 1.‘_,

Revenues‘f

i o.,fEstimated selling prices lfl'

126 - 2-bedroom townhouses @ $115,000  $14,490,000
126 -f3-bedroom townhouses e $135 6o0 17,010,000

' market value°“:_,, ; "‘$31.500.000'l'

|  ‘b.,,l981 Assessed to true market

‘value: .45 assessed value: .'Y~? . "'1401751000'
n(from Township Assessor) e T e SRRV S

c. 1981 Tax rate $4.42/100

(exclusive of county taxes) 'glfﬁﬁ» f '.‘o,’ X .0442

’Anhual tax revenues-"  n’§g£g§g;gfq

By lelding the 1981 taxable expendltures by total

hpopulatlon and school populatlon, the followxng per capita

»'costs were determzned.,

a., Munzclpal serv1ces ”,h; f“"ffi $ll3 per caplta

b School costs ff\ﬂl'7'“ f‘V h' $2 551/student

| Estlmated number of persons per unlt and school chlldrenf T

i were derlved from Rutgers studles (Center for Urban Pollcy ‘

:.Research) and surveys by consultant as follows-’

nge of Unit Household sze School Chxldren/Unlt T

‘"2-bedroom townhouse‘ﬂ[sf 1. 86 [ k22

| 3ebed:oom%townhouse  2.68 .66

hffTotsls-l Number of persons'*l‘n "k,,$72“

Number of school chlldxen,;'lll,l



"",Appﬁnnle“*sJ[?[*fft,;f7;jj,(’ f*t«.iz;»f‘”ﬁg S Page 2.

: tmmdcipal costs-;ffi_ - 572 persons X $113 e, . $64,636

school costs-,;f’rvf 111 students X $2,551 283,161
. s Total costs._j : ,‘;;"5347;797t

Revenues (rounded)  $626,500
Costs (rounded)‘ ‘ - 348,000

‘Net Profit:  $278,500

‘B.‘ S;ng~e-Fam11y Detached 7H_7T~““

1.

,,2

COStS 4

Revenues fionin e cott ,

A total of 34. 4-bedrocm s;ngle-famzly detached unzts
was assumed to be the max;mum number that could be accommo~'
dated cn the 60-acre tract (subtractxng 15 percent for ;
roads).: Each house was assumed to have a selling prxce of /
9175 000-‘_7'\' " ; o : ,‘ , |

34 houses @ s175 000 -;/?~“$5,950i000,

Assessed Value (. 45 of true value) 2,677,500
: S ~ Tax rate: = ; .0442gyv"

Annual tax revenues. ,;.~,‘i$113,350fn

Each single—family detached structure was assumed to -

~ have a total of 4. 490 persons and l 740 school chlldren .

(Center for Urban Pclxcy Research)
Tctals-w Number of persons' ,;T'gf 153
uumber of schocl chzldren. , 59t.u

Munlc;pal costs.'f”,f  153 persons X $ll3 =,"“e$17;289 o

School costs: 59 students X §2, 551 150,509
S e V‘t Total costs,f< e $167,798

Revenues (rounded) L $ll8 500
Costs (rounded) % f» 168;000 e

Net Deficit' }f 'j,],f 549‘500






