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Lntroducti on

Beginning in September 1984 the Monroe Township Council began

deliberation on ways to comply with the fair share of 774 units assigned

to the township. These meetings, some of which were public for

presentations by the various proposals in this report, and some closed

session to discuss legal strategy, were cBrri&d out through the end of

the. year. The Council worked during that time in the absence of the

Planning Board, the town's planning consultant and engineer. Sitting at

the various meetings were the township attorney and the

court-appointed-master, Carla Lerman. Many discussions were held on the

pros ^nd cons of the various proposals, including attributes of the

sites, their locations and impact an future development in the township.

n Ja.nuB.ry 28, 1985, the firm of Hintz/Neiessen., F\C. (HNA),, was

etained by the Council to examine the Council's alternatives to a Mt.

Laurel compliance program. HNA reviewed the minutes of the four months

of Coun c i 1 meet i ng s and i n i t i a 11 y &y, am i ned each of t he proposed sit as t o

ascertain initial comments for a February 16th meeting open to the

public. Following that meeting and the receipt of additional

information, including the? submissions mad© by various interested parties

on their properties, HNA delved into the details of sewer and water

availability, etc., to review the alternatives facing the Council,

including the Council's own selection of potential sites for compliance.

This report, then, is a final compliance report for submission to the

court. Included in the appendix is a proposed ordinance to implement the

zoning., The contents of this compliance package represents the effort of

the governing body of the township to respond to the order of Superior

p u r t L a w D i v i s i o n , 0 c e a n C o u n t y o f A u g u s t 13, 19 3 4. T h i s e n t ire w o r k

roduct is presented to the court under protest and as such, the Township

of Monroe reserves all of its rights relating to an appeal from the

judgement of the court.



Hint2/Nelessen Associates, P.C. .(H.N.A. > had prepared a series of site

selection criteria in the Lawrence Township, Mercer County, Compliance

Report tor determining the appropriateness of -future medium to high

>::! en si t y h ous i n g i n Mon r oe Town sh i p , as we 11 as t o det er mi ne t h e r e 1 at i ve

appr opr i at en ess of 14 pr oposed Mt La.ur el' comp 1 i anc e s i t es f or t h i s t ype

of housi ng . Thi s set of 17-si t e - eva 1 uat i an cr i ter i a i s consi stent wi th

the planning principles set forth in Municipal Land Use Law (fiUJL) , and

more particularly those criteria set forth in the Municipal Master Plan

<N. J.S.A. 40:55D-2S>,. It is the opinion of H.N.A. that Monroe's 14

proposed Ml: Laurel compliance sites should be weighed against - these

criteria if both legal and planning principles of efficiency, economy,

si te adequacy, saf ety., hea 11h and we 1 f are a.r e to be ach i eved» These

cr i ter i a ar& as f o H o w s : 1. Job 1 ocat i on wi thi n 15 mi nutesS '2- Cpmpact

shape? 3,. Natural features? 4» Adequate utilities5 5,, Mass

transportation; 6. Highway networks 7. Neighborhood commercial; 8.

R e g i a n a 1 s h o p p ing; 9,. i-i e a 11 h c a re; 10« S c h o o 1 s / d a y c a r e 5 11«

Recreational facilities? 1.2.. first aid;, fire arid police? 13.

Consistency with existing neighborhood character? 14« Consistency with

zoning and planning of adjacent municipalities!} 15. Consistency with

agricultural preservation policies;! 16» Location relative to S«D«G»P.

designated growth •s.rB&.$ 17« Bui l'der/Developer pBriovrnmicB experisncs ,,

Background Considerations

In Section- 19b2~9 of the 1976 MLUL (N-J-S-.A. 402 55D-29 <b) 2--9) , the

v a r i ou s p u b 1 i c p o 1 i c y c o n s i d e r a t i o n s w h i c h m u s t ta e a ci d ir' e s s e d i n t he

master plan' elements dealing with land use, housing, circulation,, utility

•service, community 'facilities, recreation, conservation., economics and

& n e r g y c o n s e r v a t i o h a r e s e t • f o r t h a s . f o 11 o w s i -



„ „ „ (2) A land use plan els? merit (a) taking into

account the other master plan elements and natural

cond i t i ons., i nc 1 udi ng, but not. necessar i 1 y 1 i mi ted to,

topography, ' soil conditions;, water supply, drainage,

flood plain areas, marshes, and woodlands. <b) showing

m the existing and proposed location, extend aund intensity

of development, of land to be'used in the future -for

varying types of residential ,, commercial., industrial

agricultural;, recreational, educational and other public

and private purposes or combination of purposes;, and (c)

including a statement of the standards of population

density and development intensity recommended'for the

municipality?

<3) A housi nq p1 an e1ement, including but not

limited to,, residential standards and proposals for the

construct i on and i mprovement of housi ng;

* 4 -! A c i r cu. 1 at i.on p 13.n e I emen t sh ow i ng t he

1 ocat i on and types of f ac i 1.i t i es f or a 11 mod es of

transportation required for the efficient movement of

people and goods into, about., and through the. muni-

cipality?

<5) A ut i 1 i ty serv:i. ce pi an e 1 ement ^nai ys :i. ng

t he need f or a.nd sh awi ng t h e f utu.r e g ener a 1 1 oc at i on of

water supply and distribution facilities, drainage and

flood control facilities, sewage' and waste treatment.,



s o 1 i d waste d i a p o s a 1 a n d p r o v i s i o n f o r o t. h e r r e 1 a t e d

uti1i ties?

t6) A cQmmunity f aci, 1i ti es plan e1ement

showi ng the 1 oc:ati on and type o-f educ:ati on a 1 or cultural

•facilities;, historic sites, libraries, hospitals,' -fire

houses,'police stations, and other related facilities,

including their relation to the surrounding areas?

A recreation plan element showing a

comprehensive system of areas and public sites for

recreation? and

*8> A_conservation pi an el.etpent. providing

•for the presr vat ion, c on ser vat i on, an d u t i 1 i s at i on of

natural resources;, including, . to the extent appropriate,

open space, water, forests, soil, marshes,, wetlands,,

harbors,, rivers and other waters, fisheries, wildlife

and other natural resources?

(9) An en erg v con ser vat ion pi an e1ement which

systematically analyzes the impact of each other component

and element of the master plan on the present a.nd future

use. of energy.-in the? municipality, details and specific

m e a s u r e s c: o n t a i n e d i n the o t h e r p 1 a n e 1 e m e n t s designs d t o

reduce energy consumption,, and proposes other measures

that the municipality may take to reduce energy consump-

tion and to provide for the maximum utilization of

renewable energy sources!!

.4..



Most o-f the H.N.A.'s 17 criteria address these considerations in

determining where medium and high density housing should be

located in a municipality. In addition., in Mouri^j^judji^^JLI the

Supreme Court made it clear that available infrastructure, and physical

.proximity to adequate transportation and community -facilities, should be

considered in any attempt to voluntarily comply with the constitutional

mandates enunciated in this decision. Thus, at 92,NJ 211,, the Court

cautioned developers that they could not trample on valid land use

policies of municipal governments, particularly those who are

conscientiously attempting to comply with their obligation:

.«'. Builders may not be able to build just

where they w a n t — o u r parks, farms and conserva-

tion areas are not a land ban!* for housing

speculators. But. if sou Id planning of o^n area

allows the rich and middle class to live there,

it must- also realistically and practically allow

. • the'poor',. And if the area will accommodate

f a c t ories, i t m u s t a 1 s o f i. n d s p a c e f o r w o r k s r s«

The specific location of such housing will of

c o u r s e c. o n t i n u e t o d e p e n d o n s o u n d m u n i c i p a 1

land use planning.

A11 17 -- s i t e - s e lection c r 11 e r i a r e 1 a t e i n s o m e f a s h i o n t o e i t h e r .

envi ronmeht a1 cons i der ations, accessibility t o t rans p or t at ion an d

community facilities, or accessibility to infrastructure,, including

sewage arid water.. Each one of these considerations was addressed by the

Supreme Court in Mount Laure 1 11.. Thus., at Footnote 68 H at 92 N,. .

331, the Court cautioned that a housing development should not be

undertaken so as to degrade the environment, and that consideration of

environmental factors and meeting the housing obligations cites in the

constitution are not incompatible: "*



We emphasize here that our concern tor

protection of the environment is. a strong one

an d t hat we i n tend not h i ng i n t hi s op i ni on t o

r e s u 11 i n e n v i r o n m entail y hi a r m f u 1 consequ e nces.

See Mount Laurel I, 67 N.J. -at.1S6-87.

We are, however,, convinced that meeting housing

needs is not necessarily incompatible with

protecting the environment. In -fact, according

to the Middlesex-Somerset-Mercer Regional Study

Council (MSM), the kind of higher density

development that is necessary to provide lower

income housing can actually result in far. less

environmental pollution than traditional

-suburban development patterns,, See MSM, Our

Region's Response* to the Mount Laurel Decision

and the New Municipal Land Use Law (1978).

Where a particular proposed lower income

development will result in substantial

environmental degradation, such a development

should not. be required or encouraged by trial

c our t s' en -f or c e men t of t h e c on s i t u t i on a 1

doctrine.

In citing examples of "bad planning", which it condemns, the Court, in

Mt.Laurel II referred to "wasteful extension of roads and needless

construction of sewer and water facilities", 92 N.J. -at. 238, and then

once again stated that the preservation of open spaces, natural

resources., and land use planning which would limit public facility costs

were totally compatible with the provision of low and moderate income

housing for New Jersey citizens;



v '...•The lessons of history a.r~E! clear., even

:i. f r a r e 1 y 1 e a r n e d „ 0 n e o -f t h o s s 1 s s s i Q n s i s

that unplanned growth has a prices natural

resources &r& destroyed,, open spaces are

despot led3 agricultural land is rendered

•forever unproductive, and people- settle;

without regard to the enormous cost of the
« • •

public facilities needed : to support them..

Cities decay? established infrastructures

deteriorate for lack of funds? and taxpayers

shudder under a financial burden of public

e r, p e n d i t u r e s r e s u 11 i n g :i. n p a r t from u n c o n -

trolled migration to anywhere anyone wants

to.settle, roads leading to places they

should never be — a pattern of total neglect

of sensible conservation of resources, funds,

. prior public investment,, and just plain common-

sense. ,,."92 N.J. at 236

in conclusion, the 17 criteria contained in this report are s.n attempt by

H.N.A. to aid Monroe Township in meeting the challenge of the Supreme

Court so as to have this municipa1i ty face i ts housi ng ob1igations in a

sensible and cost efficient manner-

The 17-Site-Select'ion Criteria

As stated earlier, it is our opinion that all sites must be weighed

against these criteria if the planning principles of eficiency, economy,

adequacy, legibility, safety, health and welfare .-UTE to be achieved.

These criteria a.re not absolutes, but represent guides for appropriate



development. Bite selection and planning requirements must be related to

the socio-economic characteristics of the "Mt Laurel population", at the

same time remember ing that SO percent or more of the units which will be

built will be competitive market-rate 'units. These medium to upper

income market-rate units must be of high-qual.ity design to offset

r equ i r ed i n t er n a I subs i d i es. To balanc e t h ese soc i o-e.conomi c

requirements;, criteria must be built in to guarantee efficiency and

economy. But, most importantly, a township must attempt to concentrate

growth into selected development areas, at higher density and with a

community/commercial focus, in order to assure orderly•and efficient

growth now and in the future, instead of a haphazard leap-frog

development pattern. This issue is addressed in the recent Franklin

Township case., where Judge • Serpent el 1 i. stated that:

The award -of a-builder's remedy is not a

license for unchecked growth. The goal is to

devise a solution., which maximizes the

o p p or t un it y f or 1ower-inc ame p eop1e 9 and .

m i n i m i z e s t h e i m p a c t o n t h e m u n i c i p a 1 i t y» 0 u r

court has emphasized that once an ordinance ;is

found to be nancamp1i'ant ? the mun i cipa1i ty

should continue to control its own planning

destiny, subject only to the rights that flow

from a builder:'s remedy™

CPg. 5., Opinion of Judge Eugene Serpentelli,

Field v=. Franklin Township..) i



Table 1

SIJE_5ELECTI0N CRITERIA FOR,

MEDlUiVHIBH DENSITY HOUSING

CONTAINING MT. LAUREL HOUSING COMPONENT

1. Job Location 15 minutes

2. Compact shape

3» Natural features

4,, Adequate utilities

5. Mass tr ansportaj: i on

6. Highway network

/'. Neighborhood commercial

3. Regional shopping

9« Health care

1.0. Schools/day care

11. Recreational facilities

12. First aid, fire and police

13« ' C o n s i s t e n c y w i t h e v, i s t i n g n e i g h b o r h oo d c h a r a c t e r

14» Consi stency wi th zan i ng and p1 anning of ad j acen t

fiiun i c i p a 1 i t i es

15. Location relative to S,D.6.P a designated growth

area/limited growth/non-growth axr&e.

16 u Con s i s t en c y w i t h ag r i c ul t ixra. 1 p r eser vat ion goals

17. B u i 1 d e r / D e y e 1 o per" s pas t e x p e r i e nee i r-i s i n-i i 1 a r

projects

Sources UNA

-.9.



1 •„• Is the site located within a 15 to 25 minute isochrom commute

to existing or proposed job opportunities for a full range of

households who will be living in the new housing?

2,. Does the si te' have a compac t shape? Ideally;, a si te approx i ~

mates a square or simple rectangle. This shape allows for

more efficient site layout and design. Sites with highly

irregular shapes arB less efficient because of setbacks,

internal site circulation requirements, preservation of

environmentally sensitive areas, etc

3 / A r e there any natural- features, floodplainsj geology or soil

characteristics which make the site or portions of the site

unsuitable for development? The site should have soil

characteristics.capable of facilitating construction at

least cost. The area of the site to be built on should be

free, of p eat- The c onstruc t i on area shou1d n ot be on

non-compacted fill. If on fill,, the nature of the fill

should not have bedrock at or dose to the surface. The

site should not have'water at or near the surface during

times of seasonal high water. The site, if over a major

aqui f er out cr op rechar ge ar ea,, shou 1 d con.si der way s t o

minimize coverage and maximize recharge.

The site should not have slope problems — sites should not

be too flat (less than 1% grade) or steeper than 25 percent.

A flat site may have drainage, problems, while a, steeper

site will be more expensive to build on because of more

camp1i cated f bundation prob1 ems and uti1i ty connecti ons,

•10-



Ar e ther e suf f i ci ent natur a 1 f-ea t ur es (e. g.. ., trees, hedge-

rows,, rock out -cropp ings) which can be in carp or a ted into*

the op-en spaces and buffers of the development and enhance

the municipal open space network? Remaining mature trees

o n a n u n d e v e 1 o p e d s i t e typically s i g n i -f: y 1 a n d t h a t w a s

unsuitable for farming and has a high probability of being

land with high water or drainage problems.

Are there any underground or above ground utilities, pipe

channel., or easements which make the site or any portion

of it unsuitable for development?

4. Does the site have adequate utilities at its boundaries,

particularly if the site is smaller than 30 acres?

Sites from 30 to 200 acres (density at 6 d.u./ac.) providing

a full -range, of income/housing types can absorb limited

off-site extension of utilities.. Larger sites 400 to £300+ '

a c r e s c: a n h, a v e t h e i r o w n u t i 1 i t y a r r a n g e m e n t s, i . e., 3 p a c k a g e

sewer plant and wells, providing that soil and other-

environmental conditions allow«

If private water and sewers are proposed, these? facilities

should require a minimum public investment and have no

negative environmental impacts.

5„ The si te shouId be wi thin c 1 ose pro;•; imi ty to mass transi t „

Ideally, this should not be longer than a '3.0—mi nute walk or

2,000 -feet, particulary for a -small high-density site, i.e.

less than 20 acres. Larger sites not within the aforemen-

tioned wail king distance should provide private transport

service, i»e« van or bus, to major bus/train stops either



b y i n t. e r n a 1 s u b s i d y i n c o n.j u n c t :i. o n w i t h a m u. n i c i p al i t y:' s •

unused bus capacity, (off-peak use of school buses, re-

r out i ng ioca 1 ser vi ce 1 :i nes, etc « ) or by pr i vate car r ier

provided by developer or homeowners association.

6. Does the site'have accessibility (within lO-minute drive) to

a regional highway network, including interstate or limited

access freeway/parkway?

Does not the site have direct access via a major state or

county road? Will this road &xc&&d design capacity with

new development?

If the site is over 300 units, either a 1:1. mi ted access f oad

is constructed to required standards to provide the necessary

access, or contributions from developers for off-site trans-

pQr tati on net wor k i mprovements shou1d be r equi red.

If new development should cause existing roads to exceed

capacity, the additional volume should be absorbed by roads

i n s i d e t h e development, a r e a a n d a p p r o p r i a t e 1 y c o n n e c t e d t o

r oads pr esen11 y under capai: i t y.

7 „ Doe s t h e s i t e h a v e p r o x i m i t y t o n e i g h b o r h o o d c o m m e r c i a 1 /

c ommun i ty f ac ill t i es as a f ocus an d cen ter f or the c:ommuni ty?

These nei ghborhood commer c i al /communi ty f ̂ACi 1 i t i es shoul d be

wi t:h :L n a .1. /2 mi 1 & max i mum (8-10 m 1 nutes) wa 1 k i n g d i sts.nce.

If the site is under S00 units, these facilities must

preexist, 1s600 units is the optimum size required for basic

neighborhood facilities. Projects over 800 units should

.... 1 *".» .—



provide neighborhood commercial and community.facilities to

se r ve t h e p r o j ec t e d p op u 1 a t i o n « I -f • t h e s-e c ommun :i. t y /

c o m m e r c i a 1 -f a c i 1 i t i e s d a not me e t the mar k e t thresh o 1 d, these

•f &<z i 1 i t :L es must be 1 ocat ed to pr ovi de pedestr i an / veh i cu 1 ar

access from the development ar&a. and vehicular/pedestrian

a c c e s s t a t h e r e m a i n d e r o f t h e m a r k e t a r e a.

3,, Are community and regional shopping facilities within con-

venient driving or public transportation trip from the site?

9. Are health czarB facilities,, including medical/dental offices

and hospital within reasonable -proximity of the site?

All sites should have medical/dental facilities within a

15 minute drive,

I0-. Does the site have reasonable access to schools?

Nursery schools/Day iz&vB -- 5 minute walk j

5 minute maximum driving time •;
• ' . • . j

E1ement ary Sc h oo1 - 12 m i n ut e maximum wa1k ing (1/2 mi1e rad i us)j

12 minute maximum driving time ;

• • ' . ' • • • i

i

Mi dd 1 e Schoo 1 -•• 12 minute max i mum wa 1 kway ti mes < qpt i mum 1 /2 j

' ' . i
mile radius) j

15 minute maximum driving (busing) time i

. • i

. .. i

High School/Library - 1 5 minute maximum walking time (optimum }

1 mile radius) * i
i

• - 15 minute maximum driving time I



All sites should provide localized daycare, nursery and

preschool- for the appropriate population thresholds-

11. Are recreation, p 1 ay-f ields &nd natural areas in sise and

' n u. rn b e r s u f f i c i e n t. to pro v i d e the r e c r e a t i o n a 1 a r~ e a. s f o r t h s

age a.nd number of residents available within reasonable

distance? These -facilities should have similiar

walking/access standards as the schools.

Recreation for small children should be within visual

distance of residence/guardian. ' ;

Older children between the age of 5 and 15 should have access j

to recreation facilities associated with schools by means of j

bicycle- A range o-f structured/organized and unstructured j
i

recreational facilities and nature areas should be provided,

in a relationship to the number of users.

12, Does the site have adequate fire, first aid and police pro-

tection?

-Within 1/2 mile preferable.

-1/2 Mile to 1 mile.

•-Greater than 1 mile.

13. A n a 1 y s i s o f t h e e x i s t i n g n e i g h b o r h o o d d e n s i t y ;i c h a r a c t e r,

housi ng t ype.. Wi 11 t he pr oposed h i gher densi ty housi ng

a d v e r s e 1 y. i m p a c t I h a t n e i g h b o r h o o d ?



14. The? development of higher density housing should be

con 15i sten t with the s on i ng and p 1 ann i ng of sur r oundi ng

towns. It should not set in motion higher density

zoning or application for rezoning in the adjacent town.

It should add to those communities'1 development,

patterns;, and be reviewed by them for comment,

15,. How is the site located relatively to the State Development

Guide Plan growth area designation? Does it lie within the

the designated growth ar&a, the 1 imited growth area, or the

non-growth ^r&a? Sites within the growth ar&& B.rs to be

favored.

16« How is the site located relatively to the prime -farmland in

t h e t o w n s h i p ? S i t e s 1 o c a t e d o n p r :i. m <•:-> f a r m 1 a n d ,= i.e. o n s o i 1

classes I, II mid III should be discouraged from development,, a|

p a!'" t o f a n a c t i v e f a r m 1 a n d p r e s s? r v a t i o n p o 1 i c y.. I s t h e is i t e a n

a c t i v e farm, o r s u r r o u nde d b y a c t i v e f a r m s ? Fa r m 1 a n d

preservation should be encouraged" whenever feasible,,

:!. 7,. W h a t i s t h e b u i 1 d e r / d e v e 1 o p e r ? s t r a c k r e c o r d i n s i m i 1 a r

ent e r prises? B u i 1 d e r / d e v e 1 a p er * s a x p e r i e n c e s h o u 1 c! b e p 1 a c e d

w i th i n th e fo11owing ran k ing;

* experience with large scale rnulti f ami ly development,

i n c1ud i n g low/mod erate i nc ome hausi n g c omp onent s •

* experience with, residential development

* experience with non-residential (office/commercial)

development

* experience with development packaging

* ot h er b u i 1 d i n g / d eve 1 op men t ex p er i en c e



ProposaIs by Landowner.s, Deve 1 opers and Bui 1 ders

The table below provides a l i s t ing of the various proposals,

acreage, density, etc. Each of the proposals is ssamined in

in the "Recommendations" section of this report-

TABLE 2
PROPOSALS TO MEET HT. LAUREL I I COMPLIANCE

their

more detail

NAME LOT AN9 BLOCK BUILDER
RECREATION COMMERCIAL HOUSING
FACILITIES FACILITIES ACREASE UNITS DENSITY

NO. LOW
MODERATE PERCEN
INCOME LOW
UNITS MODERA

Tornopsky Jt 81. 1, Lots 1, 3. First Property
Prottaan Sroup Inc.

(Non-Builder)

None Hone 83 830 10.i166 20%

Oak
Realty

Kaufaan

Balantrae

LORI .
Associates

Monroe Devel.

Katoffl

Township
Proposal

Monroe Sreens

Caaeict
Knolls

Habd
tesociates

fobart Hills

Estates Manor

Caleb

Bl. 1, Lots 8.02,
9, 10, 11.05

Bl. 13, Lots 1, 9.
Bl. 4, Lots 1.02,2.02.

Bl. 6, Lot 4.2.
Bl. 9, Lot 49.

Bl. 15, Lots B, 26, 27

Hal pern
(Builder)

Non-Builder

Bl. 13, Lots 4.03, 8.02. Stratford
Bl. 14, Lots 1, 8, 12, 14. at

Bl. 25, Lots 20, 21. Monroe
(Builder)

Bl. 15, Lots 13,
14.1, 24.02.

B. 148, Lot 43.1.

B1.77, Lot 3.

81. 76, Lot 25.

Reider
(Builder)

Non-Builder

Non-Builder

Non-Builder

Builder

Canelot Knoll5
Building Corp.

(Builder)

Reider
(Builder)

Non-Builder?

Non-Builder

Non-Builder?

Open
Space

No Plan

SoH,
Pool,

Tennis,
Clubhouse,

etc.

None

None

None

None

Play Lots
Clubhouse
Pool

Tennis,
Pool,
Gazebo,
Lake.

None

None

Proposed

None

None

None

None

None

None

Proposed
40,000
sJ.

None

None

None

179

510

442.9

144.0

60.0

27.7

545.0

57.125

166.5

80.0

431.0

1326

2510

1560

840

272

-

3000

267

?

?

3024

7.4
du/ac

7

5.7

12-16

14

10

-

5.45

4.67

12-16

7

7

7,

266

7

None

10.8

163

272

-

600

Not
Indicated

7

7

604

20%

n/a

n/a

20%

207.

20%

207.

n/a

20%

n/a

n/a
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POTENTIAL MT. LAUREL U COMPLIANCE SITES



Assessing the 14 Proposed Mt« Laurel Compliance Sites

The i 4 proposed lit Laurel camp 1 i a.nce si t es were :i dent i -f i ed, fall owi ng

information received from the office of the Township Clerk, &nti mapped

(see. overall Location Map attached). The list of the 14 sites.is as

fol1uWBl

Table 3

14 PROPOSED MT LAUREL COMPLIANCE SITES

Site A ~ Torn op sky & Pratt man S3 &.c

B - Oak Realty 179

C - Kaufman 553

• . D - Balantrae 443

E — Lori 142

F — Monroe Development 59.6

G - Katom 2S

' H - Township Proposal 500

I - Monroe Greens (i) .

I - Monroe Greens (2) 545 total •

J -- Camel ot 57

i< - Estates Manor 30

L - Hobart Hills 80

M - HABD. 166.5

N - Caleb 430

Source!! Office of the Town Clerk

T hi e s a 14 s i t e s w s r e i n i t i a 11 y r a n k e d a c c a r d i n g t o i n d i v i d u a i s c o r ings

obtained by applying the aforementioned 17—site—selection criteria. An

additipna1 site (H) was asked to be eva1uated by the township council

s:L nce i t seemed to have a number of the a11r i butes f or posi t i ve site

- 1 7 -



s e I B c t i Q n ,, i n c I ud i n g t h e p o t. en t i a 1 -f or s ew er , wa ter and its 1 oc a t i Qn

in the growth area of the SDGP,.

There ars some basic planning issues that must be considered \'&r-y heavily

when selecting the sites or proposals most suitable to accomplish the

t own sh i p ••" s Mt - Laurel c omp 1 i an c e package™ Wh i 1 e t hi e v ar i ous f ac t or s

listed above were examined initially., as a way to sift through the large

number of proposals and find overall suitability/acceptance for higher

density housing, there &r<B still some factors which play a greater role

in site selection than others. These are:

- Sewer availability and, secondarily., water?

- Accessibility to highway transportation 3.nd good road access?

- Public transportation? •

•- Sensible growth pattern for township and region.!1.

- State Development Guide Plan growth designation?

••- Builder capable of producing units,.

In other words,, while not applying a weighting to the initial review, of

t h e s i t s s., a s e c o n d e v a 1 u a t i o n considers t h e k e y i n g r e d i e n t s • t o m a k i n g a

successfu 1 Mt.. Laure 1 compliance package.

First of all, sewer is extremely important, and the immediate

avai 1 ab i 111y to t.i e into ex i st i ng 1 i nes, without 1 ong ex tensi ons of .• sewer

KZollection lines, improvements,, as well as other means that deve 1 apment

c:&.n begin immediately &.nd result in lit,. Laurel units soon thereafter«

However.> just because sewer is avai 1 ab 1 e daes nat mean other factors

should be overlooked or ignored.

•18-



Sewerage Treatment

The following is a description o-f the sewerage system from the

Township's Environmental Resource Inventory, dated 1984 (Page 15:

Wastewater collected by the MUA f-rom the
nor t.her n p ar t of the Town sh i p cur r en 11 y f 1 ows by
gravity to the Ashmall Avenue Pump Station.
F r o m t h e r e i t. i s c o n v e y e d aero s s t h e M a t c h a p o n i x
Brook, through the Old Bridge sewer system to
the Mi dd 1 esey, County Uti 1 i t ies Author i ty
interceptor system and, eventually, to the
County ?s Sayreville Water Pollution Control
Plant. There it. receives seconday treatment -^nd
disinfection prior to discharge into .Raritan
Bay.

Wastewater collected from the west-central
•portion of the Township (primarily from the
.retirement communities) is provided with
tertiary treatment and disinfection at MUA:'&
Forsgate Plant on Union Valley Road. Disposal
is accomplished by pumping the eff 1 u.ent to three
recharge basins located on the Rossmoor and
Clearbrook golf courses. In addition, some
effluent is used to irrigate the golf cources at
the ret:i.rement communi ti es. If f 1 ows were to
ever ®>ic&&d the rBiiha.rg& basin capacity or
irrigation demands,, effluent could be discharged
t h r o u g h a n e x i s t i n g o u t f a 11 i n t o C r a n b u r y B r o o k .

Construction is virtually complete on phase one
of the flanalapan Brook Interceptor >, which will
allow for collection of wastewater from the
0 u t c a 11 s e c t i o n o f t h e T o w n s h i p., a s w e 11 a s
lea c hate f r o m t h e !vi u n i c i p a 1" L. a n d f i 11 « L o c a 1
sewers have recently been installed in Outcalt
t o r e1i eve a h azard ous cond i t ion where i n sever a1
septic systems were failing. Until the
1 n t &rc®p t or i. s f u 11 y ava. i 1 ab 1 e 9 0ut c a 11 f 1 ows
and leachate will be conveyed to the Ashmall
Avenue Pump Station. Phase two of the
Interceptor, which will tie Jamesburq,, Hel met t a
and a small portion of Monroe into the County
s ••/ s t s? m 3 w h i 1 e c o n c u r r e n 11 y e 1 i m i n a t. i n g t w c
po 11 u.t i on d i sc h ar g es i n t o Man a.1 ap a.\i Br oo k ,, i s
also under construction.

-19-



A meeting was held with the township attorney and the executive director

o f t h e M o n r o e M u n i c i p a 1 U t. i 1 i t i <•:-? s A u t h o r i t y f o r t h e p u r p • :> s e o -f a n a 1 y z i n g

and ascertaining the present and proposed plans -for both water and sewer

for Monroe Townships The? -following is a• snynopsis of those discussions..

The existing Matchaponix Pumping Station is a pumping station that has

flows to the Middlesex County Utilities Authority in Sayreville through

the Township of Old Bridge?. There -~>.r& contract limitations to that flow, -1

which s.r& a.n average of one million gallons per day* At present time

there a.rE: about «4 million gallons per day being handled by the pumping

station from the surrounding residential developments- This s.r(eB. could

allow i^n additional .6 mgd to go into the pumping station. There ar&

four development projects that are being proposed that could tie? into

this system: Hobart Hills, Habd Associates, Camelot and the

northern-most site of Monroe_Greens. In the case of Monroe Greens,

approximately half of the development is;in the subbasin that would flow

towards this pumping station. This station has an existing capacity,

which could handle approximately 1,600-1,700 new housing units (based on

a factor of 235-250 gallons per day per unit),.

It appears that only about half of Hobart Hills and about, half of Habd

Associ ates i s i n the subbasi n to be servi ced by the ex i st ing Matchapon ix

Pumping Station according to Michael Rogers, Executive Director of the

jvj o r. r Q e jvj}j p, u }vj o n r o e (3 r e e n s i s a, i s o n o t e d a s h a 1 f w a y i n t a t h i s s u b b a s i n n

Camel at Knolls is entirely within the subbasin,.

The existing Gutcalt Pumping Station, which pumps to a Manalapan

Brook force main to the Middlesex County Sewerage Authority,•again, at

3 a y r e v i 11 e., h a s a p r e s e n t c a p a c i t y o f 1 ..44 m i 11 i o n g a 111 o n s p e r d a y

(average)- This pumping station is being planned for an expansion to 3

million gallons per day to handle the sewerage from the present Monroe
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.sewerage treatment plant near Rossmore. and. Clsarbrook. At the present

time, however,, the plant with its average capacity has commitments,

including the rollowing;: Jamesburg., ,'6 million gallons p®r day with an

expansi on to .. 9 mi 11 i on gal 1 ons per day =1 Hel metta, « 04 mi 11 i on ga.11 ons

per with an expansion to »! million gallons p&r dayii and existing

developments that a.re going into the plant from Monroe Township a.r& at

,05 million gallons per day.. This means that there i s .« capacity to take

on additional development between .39 mgd to ..75 mgd» Using the smaller

•figure,, because these commitments ar® to'two.adjacent municipalities, the

,.39 mgd converts to a capacity for an additional 1562-1660 units. Thins

capacity is available immediately 3.nd could take into account about half

of the proposal for Monroe Greens, which flows into the sufofoasin and

would be picked up by the Outcalt Pumping Station.

However,, there are reserves at the pump station since there arc? scheduled

improvements to the existing municipal treatment plant. They involve

converting the existing plant to a pumping station to handle 3 million

gallons per day, which would then be pumped up to existing lines to the

existing Outcalt Pumping Station, which would have to be improved:, but

could handle.the flows which we averaged at 2 3 million gallons p&r day.

This would not involve new parallel pipes' along nanaiapan after it leaves

the Outcalt Pumping Station to the Middlesex County Sewerage Authority,,

wh i ch i s., ACCord i ng to the MUA, quite sx pansi ve and t i me•-consumi ng. This

solution would provide for the capacity for any one or more of the

•following sites* Bal.antrae, Lori, Monroe Development., Oak Realty,,

Tor nop sky' and Caleb, along with construction anticipated for Concord! a:l s

expansion and RH development around For sg ate,.

Water is,, of course,, very important for potable supply and for fire

•fighting- Water distribution Tines are generally easier than sewer to
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put into place and extend, ass Liming no deficiencies in the system?

however, storage and supply are necessary'and at the cere of the system*

Water supply is also handled by the Monroe Municipal Utilities Authority,,

and a- meeting was held with Mr,. . Rpdgers of the MUA to learn about the

system, its problems and its capabilities- The -fivs wells supplying the

township a.r& located in the Far ring ton Aquifer, .with the 1 sad or primary

well located on Jamesburg-Perrinevi 11 e Road.. The supply is distributed

to about one-haIf of the townshi p. A sixth well was closed due to

contamination., located on Engl i shtown-Spotswoad Road- Service in this

B.r&a of the township is limited,, and a t^o-rnile interconnection has baen

proposed by the MUA to run from the 12" line off of Spotswood Gravel Hill

•Road to a 12" line on the northeast side of the Borough of Jamesburg with

no time frame for installation. There &r&; a. series of standpipes for
• 1

storage,, although the MUA has construction plans for a 2 mgd standpipe to I

be completed in about one year on Half Acre Road to improve fire-fighting 1

and low-flow problems. Another proposal to improve the system is a 12" j

interconnect dawn Applegarth-Prospect Plains Road to Route 33 to have an

interconnection with East Windsor,, with a meter reading both ways.

Another well and standpipe a.re planned along the routs., with no

•:::onstr uct i on schedu 1 a f ar tha i mprovements. A ma.p shawi nq ths supp 1 y

system is included at the back of this report,.

The sites with the best water service then &r&° .

Caleb

Lor i

Balantras

Monroe Development

These are all within each connections to the system, without creating

problems for the utility.



Sites least-suitable because of the need for an inter connect ran &.FE:*

Monroe -Greens

Habd Associates ' "

Hobart Hills '' •• ••

Oak Realty •

Tcrnopsky

Kaufman

Estates Manor
• • • - ' . . . • *

T h e 5 e w o u Id a 11 r e q u i r e a n i n t e r c o n n e ction to avoid h e a 11 h a n d s a. f e t y

problems to those developments- Once the interconnects m~& accomplished.,

however, these sites would' be suitable from a water-service standpoint.

P u b 1 i. c: T r a n s p o r t a t i o n ' -

Public transportation is of aancEim to serve higher density housing

e c a u s e 1 o w s r i n c o m e h o u s e h o 1 d s h a v e -fewer automobiles per' h a u s e h old a n d

' s t a t i s t i c a 11 y r e i y in a r e o n p u b 1 :i. c t r ansp o r t a t i o n H a n d, s e c o n d 1 y, t o t r y

to reduce reliance on the automobile and lessening traffic impact in the

township.. The map attached shows the bus routes in the township;,

i n c 1 ud i n g Sub ui#"b an 7'r an s :i. t ar-1 d New J er sey "i"r an sit,. Th e town sri i p has an

existing park ?rv ride on Applegarth Road next to the Lori proposal*

Towri PI arm i nq Concerns/Reg i anal Deyel op men t

The township must ..consider overall planning for the community, as well as

the existence of regional growth issues. The township is not an island

onto itself, but the effects of any rezoning and the location of new

concentrations of higher density housing wi11 have an impact on the

regional urban fabric, as well as change the course of future development

in the township..

State Development Guide Plan

According to a recent, decision by Judge Eugene Serpentelli in the J- W«-
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Field Company,, Inc. , and Jack Uh Field v,, Franklin Township, et al .

case,, the growth line of the BDGP is an important measure for determining

the acceptability of sites for HI:„ Laurel housing- The growth line is

an amorphous line, which includes most urbanised areas of New Jersey,

some recent suburban development and areas where it was projected new

growth could occur based on transportation systems3 water a,nd sewer

service and logical extensions of urbanisation.

Recommendations for Compliance

T i • t is rep ar t an d analy sis h a s been handicap p ed b y t i me c on st r a i n t s „

However,, because the Council and Ms. Lerrnan had spent, a great deal of

time collecting information s.nd reviewing the proposals a.nd their

a11r i butes, the j ob was mad& ea s i er.. 'I'he? cooperat:L on of thie Mu.ni ci pa 1

Utilities Authority was also of assistance- Other information was more

difficult to obtain, such as background maps and reports., and philosophy

of the planning and development for the township..

The recommendations that follow B.rB made with some basic tenets about

p I'- o d u c i n g lv! t „ Laurel h o using"

There &r<s economies of .scale with ivit.. Laurel housing, namely,

the larger the project, generally;, the better its capability to

produce ''.Mt,, Laurel" housing?

- It's better to rely on several different builders to assure units

will be produced?

If there is ^n opportunity to do some planning as a result of

bei ng mandated to accep t new housi ng grawt h, then that oppor tun i ty

should be used to its fullest,, while at the same time avoiding the

"sprawl" type of development that may have occurred before,



There were proposals by various parties to utilize their property as lit

Laurel sites- The proposals range from those with builders of some

exper :i. e nc& i n ch nstructio n o f h o LA S i n g , t o v a g u e p r o p o sals b y persons c r

companies representing a piece of land., to a suggestion by the township

council.. Given the choices, those -with builders, which have an ability

to construct housing,, shou 1 d ou.t.wei gh other si tes by non-bui 1 der s, all

other factors being equal.

The following table outlines the proposed; compliance program.

Table 4

:roposai

Units of
L o w/Mod er ate
Inc ome Housing

Total New
Units of
Housing

Rehab i1i t at i on of Ex i sting
Housing Stock

M e w I n f i 11 b y H o u s i n g A u t h o r i t y
(as g u a r a ntee and veh i c1e f or

n ex t compliance i n 1990)

M o n r o e D e v e 1 c p m e n t
("Builder's Remedy" Site)

C o n c o r d i a P1 a n n e d R e t i r e m e n t
Commun i t y Ex p an s ion and 01 h ers

(5% Law/Moderate)

Balantrae ~ 396,3 .Acres @
5.2 d.u./ac and 46.6 ac r es

at 10 d« u. /ac

90

70—150*

120 600

466 Z510

846-926 3110

* P i;" CD v i d e s f p r a s u r p 1 u s s h o u 3. d any p r o gram fall s h o r t •
*Besn processed for approval by Planning Board-
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This property is located at the southwest corner of the township in

an 3.r<~!a. trrat is relatively undeveloped- The analysis irKii cates the

site is reasonable in the categories of job location, compact shape,

and that the property is in the growth B.r'%3. of the State Development

Guide Plan,. However, on the downside, the property does not have

sewer and water., is not accessible directly to mass transportation;,

does not sit on a county or state highway ~xnd is not connected to any

by any direct route,, has no schools or shopping nearby and is remote

f rom any of the township's f aci 1 i ties, such as f i rat aid, f i re and

police,, It should be noted that this property, as far as CB.H be

ascertained from the? sub mi thai s that were received by the township,

is a. proposal by a non-builder. There-fore., there is no track record

far any construction of any housing., let alone low/moderate income

housing.. This site' is recommended for rejection.

Oak, Realty.

This property is a well-suited property from a number o-f points of

view, including its location to jobs., highway transportation,, mass

t. r a n s p o r t a t ;i. a n, s h o p p i n g facilities and i t i s a d j a c e n t f. o t h e g r o w t h

area of the State Development Guide Plan. The property has recently

b een op ti cn ed by Ha1per n ? w ho is a we!1-kn own bui1d er i n centra i Maw

Jersey., The negatives of the site primarily deal with, a lack, of any

sewer or water hook-ups available for the property.• According to the

Monroe Muni ci'pal Lit :i. 1 i ti ss Author i ty (MOA) ., the site can be served by

sewer ii- the existing treatment plant is converted to a pumping

station. Sewer will then havs to be pumped over the ridge to the

converted, plant since the site is in a different drainage 'basin.

Water can also be provided to the site from the MUA,, but will 'require

a new well and standpipe due to the ridge line seperating the water

service area from the site-. :



This property is not recommended since sewer and water are too far

away, however, the location is a logical one since it has excellent' j

transportation (highway and bus), is very developable land? makes 1
. : ' i

sense from a regional perspective and would be properly spaced as a :

• I
new village- Since it does require sewer and water, it might be j

considered in a new master plan. - j

i

C. Kaufman Property • 1

This site is large a.nd received fairly good scores due to its j

accessibility to mass transportation., and its availability to meet a |

number of different criteria, such as internal recreation and j

commercial facilities. The negatives of the site include the fact i

that the property has no water or sewer presently serving it, and j

those lines would have to be extended (also assuming the conversion ]

of the treatment plant to a pumping station),, The property is

partially within the growth area of the State Development Guide Plan,

But« again, on the negative side, there is no specific proposal for j

the site,,- 3.nd there appears to bs no builder interested or backing i

t hi e d evsl o p me n t o f t h is p r o p e r t y, T h i s s i t e s h o u 1 d b e rejected,. j

D» Balantrae • j
: • j

This site is a we11-located one considering the pattern of j
i

development of the retirement plan villages in Monroe Township, the j

location with respect to public transportation a.nd highway systems,, ]

and the consistency., for the most part, with the growth designation !

of the State Development Guide Plan (about one-third under the latest |

county mapping of the SDGP and about two-thirds on the 1980 state map j

of the SDGP) ,. The plans submitted for the property ar& quite |

detailed,, and there is a strong interest in construction of the I

project by builders who have optioned the property or own it.. The i



p !•- o ject was b ai n q p r op ased as a r et :i.r emen t c Gmmun 11 y,, and ., t h er efor e ,,

COLL.Lei be utilized as both a retirement village -for Mt, Laurel

housing., The property can be tied into water and sewer,, and together

with Monroe Development;, the expansion of Concord i a,, and the proposed

R.H Deve i ap men t., c on t r i but. e t owar d s a I c: on ver t ed t r eat men t p lant.

7he si te consisting o-f 442.9 &cre s shoul d be developed at 5.2

dwelling units per acve: on 396» 3 acres as a retirement village and

466 low/moderate income units on 46,,6 acres at a density o-f 10

1ow/moderate for 264 1ow/moderate income units. •

The Lori Associates" proposal comes -from a builder.,, the Raiders,

IAIhoBe s i t e i K ad j acen t t o t hie Balan t• r ae lands or\ App 1 >• ga;'" t h Road ,=

1" h e s :i. t e i s e n v i r o n m e n t a 11 y s u i t a b 1 e f o r d eve? 1 o p m e F "; t., An e l e ;D e n t a r y

school is also next to the site. Sswer an'd water are available, with

the site the.closest of any to the Nolnroe treatment plant,, The one

drawback ho the property is that it i;s in the "agricultural"

designation o-f the SDGP, but the growth line is aboi.it 1/2 iiiils from

the pr oper ty.,, and the ex i. stence of the Conco;-d i a anc! C1 ear br ook

!'•• e t i f'- e m e n t villages have e s s e n t i a 11 y m a v e a I:, h s qr o w t hi a r sa sa s t., wit f"t

this propBrly south of those developments:, It:'s not r&camx-i&nd&a for

inclusion in the compl i ance program since there 3.VE: enough units with

the ps1"oposed pr ogram L.Isi ng the Ba 1 antr ae and ivlonr oe Devei opment

"»;l. t a s., e t. c ..
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The site is in the growth area, has good road access and is not fa.r

f r o iTi a b u. s r o LI ts. Sewe r a n d wats r a r e a v a i labla, T he e n v i !•- o n m e n t a I

suitability ot the- site is the main drawback with a floodplain

approximately covering a third of the site.

Since it has a "builder's remedy," it must be included in the

compi i ance program,, However;, it is recommended tVor 600 dwelling

units par acre, to produce 120 low/moderate income units (20%),, since

not all of the site is usable,,

G,. Katom :

The property is located adjacent to Jamesburg Borough,, and is not f&r

troiTi Rossmoor. Sewer and water 3.r& available,, but limited at- this

time in this a.rea» Ifc is within the growth av&a. ct the SDGF« The

si te i s n o t re c o m m e n d e d s i n c e :i. t la c k s p u b i 1 c: t r a n s p o r t a t :i. o n .. ::. s n o t

large and there is no builder behind the proposalu The amount of.low

B.nd moderate income units that would h& produced would be small,

he cat.;•;::•& the site is unly 28 acres,, ' "

This site was a suggested alternative for consideration by the

township council. It lies in the growth ar&a. of the 3DGP O Sewer and

w ate r a r e 1 i m i t e d a t t h i s t i me, Roa d: a c c e s s i b :i. 1 it y i s rslat i v e 1 y

good, but thse is no bus transportation,, Since there is no builder

proposal for the; site., it does not rank high as a sits to produce

affordable housinc.



i'ĥ  r; on roe Grseni proposal is one of the mora detailed ;::)nes:i with

planning ami engineering reports describing the concept "plan. The

p r o p s r. t. i e s a r a n o t c o n tig u o u s,, w 11 h one (1S 5 a c: r s s) situated o n

E!ng 1 i ish t own-Spot swood Road , and the second .(360 acr^^) I acated of f af

"atchaponi;: Avenue,. According to the developer's proposal ;t portions

of both sites (130 acres of 185-acre tract and 49 acres of the

360••••• acre tract) ars: f reshwattsr wet 1 ands „ The s 11es have sewer

available,, but water supply is limited (see discussion of Water

3 u p p 1 y) „ T he la r g e r s :i. te ha s n o b u s t r" a n s p o r t a t i o n ,, a n d h as a c c e s s

off of narrow roads.. The second,, smaller parcel fronts on Spotswood

Gravel Hill Road, which is also narrow. Bus transportation is on

S p o t s w o o d •- E n g 1 i s h t o w n R o a d :i b u t i s s e p a r ate d ta y t h e site's wetlands.

The development of one or both sites would push traffic through the

boroughs of Spotswood 3 He 1 metta and Jamesburg;! where the roads are

genera 1 1 y narrow and not we 13. sui ted to 1 s.rgetr af f i c: vo 1 umes* Both

pr oper t ies have' t hei r nor ther n edge s 1 i gh 11 y (1 ess than 5"/.) i n the

"'growth5' area of the 3DGF-',.

These sites are not recommended due to planning concerns of the

.1. m p a c t o n B U r v o u. n d i n g rn u. n i c i p a 1 i t i e s 5 the i r e r<. v J. y o n m e n t a 1

sansi t i vi t y,, lack of bus transportation or good road accessibility

and problems with water-supply service,, The township council was

a 1 s o r o n c e r n e d a b o u t t i" i e c: 1 o s e n e s s t o t h e n o w ••- c ]. o s e d B F1 la n d f i 11 .

Both sites do not make sense from a <m..mi c:!. pal planning point of view

because they would create traf-:i.c problems and are far from ideal

I o •:: at i o \ i s f o r n e w •::: e n t e r s o f c; CJ m rn u n i t y g r o w t h •, S e w e r a •••/ a i 1 a b i 3. i t y i s

t h e o n l y asset., b u t t h i s is o f f s e t b y all other" c o n d i t i o n s of s o u n d

pianni ng„ .

•30-



T'his propo3ai , which i 3 in the limited growth s.r:£& of the 3DGF., has

potential *sew&r and water utilities and bus servics. The

environmental suitability appears to' be good, but the site is

immediately adjacent to the closed BFI 1 and-f i 11 , The? township has

had water pollution problems in the area,, ADO is concerned about a

major housing development adj acsnt to the land-fill,, It is,,

Iheref ore., not recommended for i nc 1 usi an i n 1he <:::omp 1 i ance prDgram..

This si te _i s 30 acres in size a.rid located in the limited growth area

at the BDGP. Sewer is limited, and this site may not foe sewered

easily. Water supply., general ly? in this area of the township is a

problem because there is only one 12*' line running into the area and

not looped* There nxrE: other negative factors about the site, such as

its unusual configuration.! which does not land itself to oasy

development,, and the lack of any builder behind the proposal.. It is

proposed to be rejected..

The property, is located outside the growth area of the SDGP, in the

limited growth 3.r&&? and includes a floodplain,. It is not well

sit u ate d w i t h r a s p e c: t t o mass t r a n s p o r t a t i o n ,, r o a d s, s h o p p i n g a r

sewer:. It should not be considered for Mt, Laurel housing.

1" h e a 11. r :i. b LA t e s > D f t i-i e s i t s a i'" e t h e a v a i .1 a b i 3. i t y o f w a t e r a n d s e w e r H

a c c e s s to t h e M.J... T r a n s i t b u s line -^.nd n e x t t o a school •, However;,

the? s i t e is in t h e limited, g r o w t h a r e a of t h e SDGPj And d o e s not m a k e

good sense from a community planning point of view,. The area is

fairly remote and, given other f3.r better locations for new high

d en s i t y h ou<s i n g., sh ou 1 d n ot b e c on s i dsrii!ci..



•Tht? las t s i t e .1.5 well wi th in the a g r i c u l t u r a l area of the SDQP.

l̂ Jaher and isswer are avai. 1 ab l e , a 11houqh both t.he d::. scu.ssi ons wi th t.he !
... j

-. • • i

Monroe liUA and the srigineering report' trom the devsl oper =, leads to a j

number of unanswered quest!ORB with regard to sewer. Water is

i m m o d lately avails b 1 e, T. h e site is adjace n t t o a s h o p p i n g c e n tern

the ThQmpson Par k (coun t y par k ) ., t he i h i gh scSioo 1 anti not f ar f r om the

municipal building- The sewer question, however,, coupled with the

agr i c:u 1tur a 1 de s i gnat i on r esu 11 i n a recommendat i on that the aits be

considered as a future location for medium density housing., but that j

the shor t r ange goa 1 of meet i ng the townsh i p :' i=. Ht» Laur e 1 ob 1 i gat i ons j

be mat elsewhere,, . . . \

Rehabilitation of Existing Housing Stock:

The Township of Monras, like most municipalities., has existing housing

stock, which is deteriorated or dilapidated- In order to confirm the

amount of housing stock that may be available and"in need of

r e11ab i 1.1. t at i on ,, Hi ntz/Melasssn Assoc i a t e s :i P« C „ ,, conducted . a su'r vey i n

several areas of the township where it was supciested that there may be

s o m e n e e d o f i;" a h <a b i i i t a t i o n ? p a r t i c u 1 a r 1 y ? t !i e a r e a .j u s t e a s t o f

Jarnesburg i, off New Street, Oakwood and Dr chard., were examined as well as

Psr go la Avenue and an 3.rv:iB. off of Spotswoad-Engl i shtown Road near the

Borough of Spotswood- These areas all have a number of residential units

that, from an exterior survey, appeared to be in disrepair arid in need of

r e h a b i 1 i t a t i o n .. W h & t h e r t h e s e u n i t s a i'- e- : a c c u p i e d b y 1 o w a n d m o d e r a te

income h o u s e h o l d s could not be dtstsr mined from t h e !! w:i. ndshi el d!i survey-.

h o w e v e r ,, C a!;" 1 a L e r in a n ., t!' 'i e c o u r-1 a p p o i n t e d ma s t e r 1; a 1 s o f e s 1 s t h sre :i. s

s;J.f f :i. e i eii t need f or r* ehab i 1 i t at i on i n t he townsh i p t a ac:c&p t t h e 90 un i t s

over the next five year could be done under a rehabilitation program,,



At the present time Middlesex County Department of Housing has been

rehabilitating units in the county? and has a very successful program.

They quality tfie families as low and moderate income,, and administer the

•f unds and t he r ehab i 1 i t at i an wor k . 11 i :s r eccmme-id e d that iionr o&

Township) Council pursue this program with the County of Mi ddl S S S K ., and

these units will, then quality as part cf the township's compliance

program tor low and moderate income housing. The township? council should

a 1 so c ons i der t he i ns t i. t ut i on of a devel opmen t f ee =, such as t ii e one n ow

imposed in the Townships of Princeton and Lawrence,- Mercer County., . where

r« on—fit „ Laurel projects a.r& assessed a fees which is used to then support

production or rehabilitation of low and moderate income housing units,,

The proposed use of a development fee has already been suggested in the

pr oposal made by R. H„ Development i. n iv!ohr oe Townsh i p , and i. t i s

estimated that it would take $-600,000 to' $1 ,000? 000 to rehabilitate

about 90 units- If the county were not able to fund all the units, the

development fee would be B.n important vehicle to c:a.YTy those

reconstruction activities..

!....ow an d • i"iod &• r a t e Sen i or C i t. I. z en !•••!ou.s i n q ah d Ret i r emen t Commur • i t i es

The township council with, the assistance; of Car la Lerman has designated-

•that 100 units in new reti rernent c:ommuni ti es wou 1 d be Mt„ Laure 1 •-1ype

h o u s i n g D V S r t he n e x t -five yea r s .= T h e C & n c o r d i a V i 11 a g e is be i r>, g

expanded to the north of Hoffman Station Road, and the designation of 5

p e r c e n t o f t. he t o t a 1 p r eject as se n :i. o r c i t :i. z e n w o u 1 d c Isa r 1 y m set t h e

projected 100 units,, These would be set aside as low and moderate income

f or s £} n i o r o n I y „ T h ere a r e o 1.1"i e r p r o j e c t s t hat a r e a 1 s o b e i n g p i'~ o p o s e d .;

such as the Balantrae BJIQ Caleb proposals as retirement villages.. These

projects could also support a 5 percent set aside for elderly,, low and

mode r a t e i \i c: o m e h a u s e h o 1 d s,. T h i s n u m b e r ; i s q u i t e rBa. 1 i. s t i. c ? and s h o u 1 d

be part of the compliance program- ;



7 h e i" e a r e a r e a s o f t h e to wn s h i p w h i c h h aye devglopsd w i t h singls f a m i 1 y

housing and are interspersed with vacant, ski pped-over parcels of land..

These are areas wherE- the housing is generally deteriorated and is

proposed For rehabilitation as outlined above. One specific area is in

the Mill Lake section, off of Engl i shtown Road., while the other area, that

w o u. Id he targete d f or i n f i 11 :i. n c 1 u des M e w S t r eet,, C) a k w o o d T e r" r a c e and

Or"chard Terrace.. Overtime, portions of these areas have; been left vacant

and not developed for a variety of reasons due to land ownership

patterns,, odd shape of the parcel,, reluctance to sell, etc.. It is the

r ecoiTimendat i on of t he Townsh i p Cou.nc i 3. t.hat d s v e 1 opmen t of these vacant

i r": f i 11 p a r c: e 1 s b e e n c o u r a q ed „ 1" h e r e c o m m e n d a t i o n w a s m a d e ID e c a u s e o f t h e

need La rejuvenate these areas with new housing, take advantage of

existing neighborhood commercial development,, take some pressure off

e n v i i- o n rn e n t a 11 y s e n s i 11 v e a n d a g r i c: u 11 u r a 1 a r e a si o -f t h e t o w n s h i p a n d t a !•••: s

advantage, of existing infrastructure, :. .

Th••:? d(• ;;• ye 1 opment of thess i n-f i 1 1 parc e 1 s „ • :w!"s i c:!i a3. r eady havs e;;: i st i ng

services,, sucii as water,, sewer,, ros.ds,^ etc,.,, will be less costly to

develop than other lands that do not presently have these services..

Reduc t .1. on of costis i. s :i. mportant to ach i evi ng af f pr da!:j 1 e housi nq ,. "fhere

are so (Tie side benefits such as increasing the population support for

nei ghbor" hood r etai 1 f ac i 1 i t i es and upqr ad :i. ng vacai"!t 1 ots that ha•••/e -::JOOr

mai n. t en an ce, ' which has the present effect; of lowering property values in

the neighborhood,.

its recommended that 70 1.50 infill units be produced for low a.nd moderate

income households.. The vehicle which can: accomplish this .construction

would be a housing authority,, which will:;



].„ Otter tax abatement for do-./si opmsnt of: 1 ow arid

2,; Of-for density bonuses over the current; zoning to provide incentive to

ccnstructicn at infill units? .

3, Make use of manufactured housing units for rc*duceti construction costs

a n d q u i c k e r p r o d u c t :i. G n t i m e 5

4„ U15e c:ommun:i. ty devel opment rsvsnue shar;:i. ng or othsr -f undlng to carr-y

o u t the c: o n s t r u c: t i o n ., i n ciud i n g the a u t h or i t y f 1 a a t i n g i t s o w r; b o n d s',.



APPENDIX

MONROE: COMPLIANCE REPORT

PROPOSED ZONING CHANGES

Ar t i c l e II is a.m&nd&d to add PVD •- Planned V i l l a g e D e v e l o p m e n t

The attached section"on Planned Residential Village (PVD) should amend

A i'~ t i c 1 & V11 P1 a n n e d R e t i r e m e n t C o m m u n i t y (P R C) , enabling t h & Bale n t r ae

site to have 390 acres for minimum tract size (Section 130 26) ana

ncorparating the PVD section for the implementation- of Mt.. Laurel

nous i ng , where 100% of t he PVD deve 1 opmen t w:i. t h i n t h e PRC woLI 1 d b e

i, i3 v\i / f n O C J CV? 1""" c*. T» i!!1 X i i C» tlii'l 'lt5 i i Ol..d »:j .1. ]' l (J|

i";-, s P V D z o n e a m e n d Hi e i": t w o u Id a p p I y as w r i 11 a n t o t h e !Y! o n r o e D e v e 1;:: p m e n t

tract.



ARTI CL...E 111 , 3ECT10N 130 7, "Daf i n i t i on s!' ? I s hsreby atTIended t o i nc I LAde

the following;

L o w liigDiTie H Q (a s i n q U r; it." A housing an it. which c&n be

afforded by a.. 1 ow income family 5 that is,, a family whose

in com© is less than or equal to 5 0 % o!f the median income of a

•f ami X y of f our f or the reg i on., i nc 1 ud;i ng Monroe Townsh i p .,

with appropriate adjustments for smaller or larger families,:

For p ur p oses of t h i s • d ef :i. n :i. t i on ., a f f or d&h 1 e means thai: t he

monthly rent or, in the c^se of housing for sale,, the monthly

total of mortgage and amortization, ta;<es=( homeowner

assoc :i, at i on cr condomi n i um feê :> and i nsur ance j, do not ex c:ssd

30% of the gross monthly, income that would be earned by a

family with 5 0 % of the regional median income,,

fled er ate .Jin come Ho us in g UnjlJ;̂ " A housing unit which ca.n

be afforded by a moderate income family" that is, a family

whose income is between 50"% arid 3 0% of the median income of a

•family of four for the region, including Monroe Township,,

w i. t h a p p r o p r i a t s a c:i j u s t m e n t s f o r s m a 1 1 e r o r 1 a r g e r f a m i I .1. e s«

F o r p f.j. r p cs s e s • o f t h i s d e f j. n i 11 on ., a f f o r d a b 1 e m e a n s t h a t t hi e

monthly rent or,, in the case of housing for sale,, the monthly

total or mortgage 3.nd amortization,, taKes,, homeowner

association or condomimium fees and insurance, do not &xc&ed

30% of the gross monthly income that would be earned by a

family with 80% of the regional median income,:

[i.§ilîQ™£li;̂iiLJ!l..[ÊQ-L" & building containing a minimum of

si;< dwelling units arid net over three stories in height,,



TqwnhcUsg." One dwelling unit of at. least tour, but no

i7ior e t h an twelve,, con n ac t ed d welling: un i t s wh er e each dwelling

unit is compatibly designed in relation to ail other units,

but is .distinct by such design features as width s setback.,

i'"aof des:i. gn ,, co 1 ar ? ex ter i or mater :i. a 1 s and ather featLIres,

•s i n gu 1 ar 1 y or i n c amb i n at i on «

Each dwell.ing unit shall be a maximum of three stories in height, but

nothing in the definition shall be construed to allow more than one

dwelling unit over another. :

Sefni-Detached Hom&s" Semi-detached homes shall include

the f ol1owingS

:'- - Patio Home An L or U-shaped structure no more than

two stories in height using the entire lot with the

building on the lot line to the lot line using <L\n outdoor

1 i v i n g E<.r&<B. enc 1 oseci wi 1: h i n t h e c en t er por t i on or t h ŝ

bui 1 :::ling conf i gurat i on » . \

^••' Atrium Home -• The atrium home has an open court

within the interior of the building configuration into

which the rooms open« The atrium home may be three

stories in height arid may be free standing,, attached in

rows,, groups or clusters.

3» Z e r o.;---L o t, ••••; 1... i n e H o m e A free standing building on oris

1 ot of no mor e t han t wo st or :i. es i n h ei gh t., ser vi n g on e

family, with a wall of the building located on a side

property line- The side, rear or front yards may be



.:::"I a s e d t c -f Q r m c orn rviar: w & i 1 s,, o p s i') •-• c QU.r t y a.r d s or p a t i a ;s

f Gr. sach d w e 11. :L ng (see def i ri:i. t.:;. Gr;i tor atr i uni or p a t i o

homes)7 : .

Mew Section (:i. ) ,, "Low and Moderate Income Housing" as follows:

(i) I. A minimum of 10% of the dwel1ing:units in the development

shall be low income housing units and :!.0'i shall be .

moderate income housing units- Construction of such units

shall be phased to be in proportion to construction of

other uni ts..

2, 7 In e a p p lica n t s h a 1 i d e m o nstrate, b y d e & d r e s t r i c t i o n ., o r

other legal documentation satisfactory to the Planning

Board y that- each of the low income arid each of the

moderate inCDme housi ng units shall remain available to

such families for a period of not less than 30 years,

except that there shall not be any requirement mandating

the removal or relocation of any family merely because its

I. n c o rn e h a s .i. n c r ease d b e y o n d t. h e 1 o w c r m o d erats i n c: o m e

. r anpe after purchase? or" initial rental of a housincj unit,.

nroadd,. pvd



R e g n 1 at i ons f cr the Pv! D PI annad Vi llage Di str i ct

-'• Article IV Section (13) "

X u ' Authority, Intent s.nd Definition-

' A. A u t h o r i t y, T h i s A r t i c 1 e i s a d opte d p LA r s u a n t to N. J.R.S.

40I55D 39 et seq.

8,, Purpose and intent,, In order tor the Township of iionroe

to encourage innovation in design and reflect chanqes in

laiid development technology and to provide for necessary

commercial facilities and services? to provide for new

higher density housing including housing for low arid

m o d e r a t e 1 n c o m e h o u s e h a 1 d s |i t o e n s u r- G? c o m p a t i. b i I i.t y a m o n g

1 an d uses,, t o encourage the h ;i. g he$t qua i i t y ur ban d es i g n

a r i d a r c h i. fcecl: u re? t o c on s erve t h e : v a 1 u ss a f la n d !i t o

e n c Q i.i rage n * c r e e f f i c i e n t u s a of la n d =, p u b 1 i c servi c e s a n a

f a c :i. 1 i Lias;: t a e fi c: C5 u r a g e b e 1: t e r- m o v s m e n t a n d S: r a n is p o r t a t i o n

of people!! to pravent strip commercial development;! to

ancoi.irage a11 r ac tiva. and sa.i& r es i den t :i. a 1 nei giibor 'noods ai";d

to prBser ve the resi dent i a 1 i !"^tegr i ty cJf ad.j acent areas,

the Township Council of I:he Township of Monroe hereby

declares it to be in the general interest of the health,,

safety and welfare of the inhabitants of the Township of

Monroe and in harmony with the objectives of this Article

and the-? t.own'»i"i i p ' s adCDpted lv!ast.sr F:' 1 an to p©r mi t greatsr"

f 1. e>: i b i 1 i t y ;l. n d es i g n ., lay oL\t and cofi st r uc t i. on i. n hi oLAS 1 nq

deve 1 opinent and c:ommer*c:i. a 1 dsve 1 opmsn t: „



C, -Dref in it fan of HXD,, (1) • , \

il) An area, of minimum contiguous size o-f forty-five (45)

acres in areas defined specifically for F'VD

as specified by this Article to be developed in

accordance with adopted Master Plan Amendment and

Design Development Plan.

(2) The a.r®& must contain only principal and accessory

uses and structures related to the character and

purposes of the district? all; these must also be

functionally related to each ;other» All proposals for

development must;be in substantial compliance with the

adopted Master Plan Amendment and Design Development

Plan,, ' :

II, Land Included

Tf-is PVD Zons i hc 1 udes the 1 and descr :i. bsd on the z on :i. ng map,.

111 •. ;ii '":i ffii.!.m requi red area |! r equi red f ac i 1 i t i es ? subdi vi si on

app"gval; standards iar development,,

A:, Standards for development- No planned village development

under this Article shall take place except upon tracts of

land having a minimum of forty-five (45) contiguous acres having

':•;;uf f i c i ent access ta a;•: i st :i. ng mun i c i pal and coun t y

roads/highways or roads/highways proposed as part of the

PI anned village devel Qpment., wh i c.h wou. I. d i ntsrconnact the PVD

z one t o «i-u.cS"i cpunty , state and niun.i c: i pa 1 r-CJad s/h i ghv^ays ? !::::VD

d :i. s t [•••• i. c t •;» s h all b a 1 o c a t e d w i t h a v a :i. I a b l e p u b 1 i c s a n :i. t a r y

sewers and public water..



B = PVD c!eve-3. op m ent s must be located i n land • anvironmentally

aui tab Le f Dr dove 1 opmen t ? or sui t ab 1 ••/ pr epar ed f or

development,, arid shall meet the requirements of the Master

Plan Amendment B.nd Development Design Plan. Development on

flood plains must meet N,. J,. Department of Environmental

Protection Standards Flood Hazard Area Reg LA 1 at ions.,- as may

be amended from time to time™ :

C. PVD development must provide convenient linkages between

existing mass transportation transfer points and pick-up

points that a.r& within 5~-m:Lnute walking distance from ail

residential units.. 250 feet per minute is considered as

optimum walking distance time. Bus stops and bus lanes,, as

a p p r o p r late, s h a 11 b e in c o r p o r a t eel i n t o Svi X D d e v e 1 o p m e n t s t o

c o n H B C t r esi den t i a3. uni ts di r&c11 y to 1 oca 1 sund r egi onal j oh

locations., ;

D,, In the event that any subdivisions a.re required of

properties i n the Planned Village Zone., applicants may apply

•for such subdivisions si r;\u 1 tane'ousl y with the application for

development for the PVD property»

P e !"• m i 11 e d u s e s - !

A» A minimum of 90X of total gross buiidable square footage of

each planned village development in the P^u Zone must be

dedicated to residential..

Bu The overall tract density of the PVD development area is

1 i mite d t o a m a x i m u m o f s i ;< - e i g h t (6 S) d w e 11 i n q u n i t s p e r

Cu A maximum of 5X of the land area ban be devoted to

n o n - r e s :i. d e n t i a 1 m i ;••; e d u. s e s (NR !v! U) L, w h i c h g e n e r" a l l y i n c ]. u c! e;;



Office

Cultural

rci a I

Civic • :

Retai 1 .. e t c „ •

I n d u s t r i a l (non-pol1utir ig)

Structured parking

The specific mi;-; of uses,, i.e., types of commsrci al /ratal 1

establishments, must minimally provide for uses and services for

daily needs, such as food stores.,. ; pharmacies, personal services,,

a t e . ' •

Permitted uses shall be:

U.) 'Food and food-service establishments;, including supermarkets,

bakeries,. c.B.ndy and nut shops, restaurants:, cafeterias,

s a n d w i c h s h o p s a n d s n a c k b a r s „

(2) C1 othi ng and appar e 1 estab 1 i shment s,, i nc 1 uding j uni or

department stores, variety stores, ladies" WE?&V ;I hosiery?

millinery,, ch.ldren's wear. shoe stores., fur shores and men's

and boy's .wear. •

(3) [••\3.rdwB.v& and home furnishings, including gar dan shops and es-

tab 1 i s h m e n t s sell i n g la in p s, a p p 1 i a n c ss, f 1 o o r e: overirigs, c h i n a

and glassware, paint and wallpaper and hardwars,

(4) General offices., including but not limited to;

(i) Fi n anc e, i n sur an c e and rea1 estate ser vices« Thess i n-

c 1 ude ban k i n g ser v i tes f, ban k -̂ r elated f u.nc t i on s and sav i n g s and

1 oan assoc i a t i on s« a.c t uar i a 1 i bus i n ess and p er son a 1 c r ed :i. t

services; commodi ty c:ontracts,, brokers and dealsrs »ervi ces;;

s e c: u !••" i t y a n d c o m m o d i t y e ;•; c h a n g e s !i s e c u r i t y a n d c o m m o d :i. t. y • all i e

ser v i ces !i i ft sur" an c e c air> r" i er s |l i n sur an c e agen t s, br okers and



:-;;erv:.c>s!! re*l :.;sta':i£ aqenti, broi^rB and management services?

tiJt ie aiiiistrac ci ng s&rvi ces !! real eBtats sabc!:i. vi di r-fg a!"id

•development servicesil combination of r^al estate,, i nEurancE,,

loan and law services!! -other real estate and related services;?

ho 1 d:!. ng and i 11 vest<nent ser• vi cas and other -f inanca, i nsur ancs |;

travel and real sstats ssrvices.

(ii) Personal services? photographic services? beauty a.nd

hea 11h servi ces? and barber ser vi ces.

(i i i ) Business services? advertising services? other-

advertising services as printing!; consumsr and mercantile

credit reporting services!! adjustment ^nd collection services?

direct mail advertising services,, blueprinting and photocopy!!

services!! stenogr aph :i. c servicBS and ot.her dup 1 i cat i ng mail

services? news syndicate services &nd informant services,,

(iv) Research, development ahd testing services? business and

m a n a g e t n e n t c:: o n s u 11 :i n q s e r v i c: e s •! a n d d elective a n d p r otective

servi ces..

(v) Professional services? physician services? chiropractic

services!! psychologist and psychiatric services!! dental

1 a b o rat o r y s e r v i c e s ? legal, s e r v i. c t? s; e n g i n s e r: i r\ g a n ci

ar cl"i i tectur a 1 servi ces? edL.ICat i cnal and sci ent i f :i. c resear ch

sei'"vices; ai:cc:;unting, audi ting and boGkkeep:i. ng s&rv:i. ces? ur"bari

planning services? data processing servicesii &nd other-

professional services. \ • .

< v i ) (3over nmen t.a i servi c as <! y;•; ecu tiva, leg i s 1 at i ve and j ud i c i d

•f u. n c t i o ii s!! a n d p a s t a 1 s e r v i c e s »

( v i :l. ) M i s c e 11 a n e L:> U S ;S e r v i c e s :!i b u s i n e s s a s s o c i a t :i. o n s !i

J::? r ot essi ona 1 memb er sh i p or g an izat i on s !i 1 ab or un i on s and si mi I a

1 abor organ :i. z at i ons ? and c i v:i. c ? soc i a 1 and f r at ei'"na 1

associations,.



(5) P e r s o n a 1 s e r" v i c e a n d o t her r e t a i 1 a s t a b i i s i"> m e n t s, i n c 1 u d i n g

watch repair, dry cleaning,, travel a g e n t s , music. <zr\d record

s h o p s , book &nd stationery stores., wine stores,, card and gift

;s h o p s, c: a m e r a shops a n d s i m i IS, a r t y p e s o f s t o r e s c o m p a t i b 1 e wit

a c o m m u n i t y -• i: y p e s h o p p i n g c e n t e r.,

(o) Multi~fami 1y residential structures and town houses., including

and encouraging a variety of housing types and styles,. A

minimum of 20% of all housing units shall be low and moderate

income housing as defined herein. (See Section ).

(7) Hotels,, including meeting rooms and dining facilities in

connection therewith.

(3) Automobile parking area, lots or structures? public utility

structures and facilities,, other than those of an industrial

charac tsr, such as repai r anc! mai ntenance shops,, stor age

facilities and bus terminals*,-

(9) P r o f e s s i o n a 1 s c h o o i s a n d t r a i n ing i n s t i t u t e s,, p o s t a 1

faci1i ti es, etc.

(10) Government a.nd civil facilities not limited to public: train

station,, bus station,, police, fire and ambulance.

(11 ) Pub 1 :i. c and quasi --pub 1 i c f ac :i. 1 i t i es i nc 1 uci i nq 1 i br ar i es,, sen i or

c :i. t i z e n s c e n t er ., c. o m m u n i t y m e e t i n g f a c i 1 i t i e ••»,«'

(12) Rscreatianal facilities. ;

(13) Cultural Facilities^ including museums,, art galleries.,

performance hails,, theatres,.

(14) Public and private day care,, elementary and secondary schools.

(15) L i g h t m a n u f a c t. u r i n g ., a s s e m b 1 y, p r i n t i n g ,.



in evaluation:, the preliminary site plan and accompanying supporting

i. n f or mation shall, meet t hi e f oHowi ng stand ar d s;;

A „ T h e s i t e p 1 a n o -f a n y sect! o n o f t h e P V D Z o n e must substantiall y

con-form to the overall adopted Master Plan Amendment a.nd

Development Design Plan,.

B.. No less than twenty percent (20%) of the lot area must be

open space to induce active and passive recreation,, civic and

public plaza square for use of the residents p^r

C» No more than thirty (30/1) of the lot area of the PVD

d e v e 1 o p m e n t s h a 11 b e c o v e r e d b y b u i 1 d :1. n g s o r s t r u c t u r e s

i nc 1 ud i ng par k i ng s t r u c t u r e s j no fnorEV than s i x t y f i v e (65X)

s h a l l be i mper vi-ous cover age, i nc 1 u.d i ng bui 1 d i ngs, par k ing

a n d r o a d s ..

D „ No bui I d i ng sh a 11 ex c aecl t h r 6?e (3); s t o r :i. es i n h e i gh t ,

E« No ataoveground structure shall be ; located within fifty

(50) feet o-f any PVD site boundary line or within sevanty-f 1 ve

(75) feet o-f t.he r i ght-•• o-f -•-way 1 i ne G-f: any ex i st i ng strset

or road, except for a major highway where the setback shall

be one hundred (100) feet,, I

F« No parking lot shall be located closer than twenty

(20) feet to an P'-JD site boundary iline,,

Gu Where required;, one (1) o-f-f-street loading space shall be

provided for each twenty-five thousand (25,, 00.0) square feet

of non-•"•• esi d&n 11 a i. gross floor space of' building in t. h>:s i-'VD

development. Each such space shall be at least fifty (50)

•^eet in depth and twelve ;12) fast in' width, exclusive of

access platform or maneuvering a^ree.^ to be utilised

a y, c 1 u B. i v e 1 y f a r t it e 1 o a d i n g a n d u n 1 o a d :i. n g o f m e r c h a h d i s a ,=



•i, (1) Where any PVD deveiopment.cf a nonresidsntial use

i. n c 1 Lid i i"sy par k i ng oc <::ur s at t he bound ar y 1 i n es of the MXI) z ans

1 i n s, wI' i i c h hi a s ex i s t1 n g a d j a c en t r e s .1. d e n t .1. a 1 u s e s O r n o n

residential uses dua&m&dl not compataole by the Planning Board, a

fifty--foot landscaped buffer (50) of deciduous a.nd coniferous

p 1 a n t in ate r i a 1 s s I i a 11 b e i n s t a 11 e d f o r m i n g a l 0 0 % v :l. sually

i snpervious buf ter at a min i mum hei ght of eight (S) feet and

fnai n t ai ned . at. - a mi n i mum hei gh t of not 1 ess t !"t a.n f i f t een (15)

feet» This width can be reduced with the provision of a

100% v1sua11y i mperv i ous scneen 3 fence- or wall of parmanen t

material which is used to separate any contiguous

residential zone or residential development.. An earth berm

of a minimum height of six (6) -feet may be constructed in

which c<z'%& the Planning Board may lessen its requirements

far plant materials. The Planning Board may waive the

r e q u ire m e n t s f o r b u f -f e r ing .i. f e q u i. v a 1 e n t s c r e e n i n g ii5

provided by parks or by topography or other natural

conditions.. Such a buffer arB-m is required to shield

a d.j a c e n t T e s :i. d e n t i a 1 a r e a'-» f r o r i« p a r k I. n g 1 o t ill u m :i. r\ a t ;i. o n .,

h e a d l i g h t s a n d funies a.nd t o d i m i n i s h t h e v i s u a l e n c r o a c h m e n t

of i •" ss:!. d en t i a 1 p r i v a c y an d r e s :i. d en t i a 1 n e i g h b or !i ood

characteristics. Buildings within two hundred (200) feet of

ad j acent res:i.;::!en t i a 1 zones sha 11 nat eK ceed ti"ii r ty~'f iva (35)

feet in height,. i

(2) Buffsr areas shall be measured horizontally and at right anglejs

to either a straight lot or street lines or the tangent lives

of curved lot or street lines.. No above stir face structure or

activity., storage of materials, or" parking of vehicles shall b

permittee:! in the buffer area. All buffer areas shall be

p lante d arid m a i n t a i n e d w i t h g r a s s o r g r o u n ci cove r t a g e t h e r w i t



a dense screen of tress, shrubs or other plant materials

Mi e et i. n g t h e f a 11 o w i n g r e c; IX i r e m e n t s» .

(i) Plant materials used in screen planting shall be at least

six (6) feet in height when planted and be of such density as

determined appropriate far the activities involved. The plant

materials shal1 be of a species common to the arsa, ha of

nursery stock and shall be free of insect and disease,

(ii) Buffer areas shall be permanently maintained a.nd plant

material which does not live shall be replaced within one year

or one (1) growing season. :

(iii) The screen planting shall be so placed that at maturity

the plant material will be no closer than three feet (3) from j

any street or property line,. '

(iv) Th a b uf f er a re a sha11 not be bro ken unless specifically

approved by the Board..

( v) Landscapi ng i n par k i ng &re&.s sha 11 be spsc i f i ed i n

accordance with the provisions of Section of this .

ordinaries. • ' j

(vi) The Board, at its discretion, may consult wi t.h a landscape

ar c h i t ec t r sgar d i n g t h e ap p= r op r i at en ess of t h e 1 an d s c aping J::; 1 ai

as it relates to the physical characteristics of the sits.

(v i i ) Lan c! sc ap i n g t c conssr VB an er g y sh all i n c 1 ud e t h e p 1 an t i n

of » evergreen wi ndbreaks to biock northwest wi nds i n the

wi nter and the southwest facades o f bui i d i ngs wi th 1 ow•-gr ovoi ng

deciduous shade trees to block summer sun.

Any part of the PVD development not used for structures.,

i'" o a d ways 1. o a d i n q a <:: c e s s w a y s, par k i n g o r p s d e s t r i a n w a 1 k s

shall be landscaped with grass:i trees and shrubs as

d a s i g n e d b y a qua 1 i f i e d Ian d s c ap e ar c h i t e c t,.



'Parkinq„ Parkinq shall be provided at the rate of spaces to

:ba approved by the P1 anni ng Boar d ?: exc::ept,, hawever ;, that those

standards may be modified by the Planning Board for office U S E S

upon appropriate demonstration by the applicant that such

standards would not be necessary,. In no case, however, shall the

Planning Board allow a modification ho fewer than one (1) space

ps r two ht.indr&d f i f by (250)' squars feet of gross hab i tab 1 e/usable

floor area for office commercial and 2,0 cars per dwelling unit

o t. h e r t 'n a n s e n i o r c i tize n h o u. a ing,,: (See s e c 11 o r i o n t o W n h o u s e

a n d m u 11 i •- f a i a i 1 y h o u s i n g f o r s p e c i f i c a LI t o m o b i i e pa r k i n g

standards per unit si se/ bed room count)..

(1) All delineated roads on the PVD Master Plan and Development

Design Plan shall be paved and curbed to meet, engineering

sp ec i f i c a t i cn s as r e qu :i. r ed by b own shi i p eng i r"i eer ( see

Secti ah ) « : .

(2) All streets must be at least landscaped with street trees.,

at a rate of one (1) tree every fifty (50) feet.

(3) Sidewalks shall be at least four (4) feet wi.de» A

cont i nuous s i dewa 1 k syst.em -,nast be i ntegr a 1 to tiie PvD.

development linking all residential units to coiiirnercial,

cultural., transportation,, recreation,, open space and schools

(see Section ) „ . :

Lot and setback requirements,.

(1) Minimum frontage on any major county ov sta.be highway or

arterial shall be three hundred (300) feet,

(2) An attached group of buildings may be considered as one (1)

b u i. 1 d .1 n g i n a p p 1 y i n g a n y s t a rh d a r d s c a n t a i n e d in t h i s A r t i. c 1 e „

The PVD Zone must be designed to complement the scale,, safety Etna

walk speed of the pedestrian.

Sign regulations. The following regulations shall apply in

PVD Zones::



(1) Each building may install facade signs except on

facades facing residential areas, . -

(2) E a c 11 b a s i n e s s ;i c Q m m e r c: i a 1 a r a t h e r u. s e may h a ••/ e o n e

(1) sign flat against the front of the building or.,

where the use is located on a carn&r* on each side of

t h e b u i 1 d i. n g f a c i r, g a IYI a j o r s t r e e t ;; p r o v :i. d e c!,,

however ;i that the total area of all signs on any one

(1) facade shall nob exceed three percent (3%) of the

area of that side of the building to which the sign

is attached, No sign shall be permitted on the side

Q f a n y b u s i n e s s o r c o m m e r c i a 1 b u i 1 d i n g o r o t h e r use

bordering on a residential zane.

(3) Each PVD development may have two (2) doublafaced,

freestanding,, illuminated signs not exceeding eighteen

(IS) feet in height,, measured from ground level,! nor

ninety (90) square feet in ckrsa.^ not closer than one

hundred (100) feet to e&ch other,

(4) All freestanding signs shall be set back a minimum of

twenty (20) feet from the street right of -way. Signs

.shall be constructed so as not to interfere with safe

si girt di stance.

(5) The background of all signs,, 'Whether or not

illuminated,, shall be of a neutral color (buff., white

or tan) an d t h e 1 e11 er :i. ng t h a?r eon shall bs e i. t h er

black or dark brown or appropriate color and style to

mat(.;h f acads; pi;"ovi ded ? howeys!",, that the background

of a sign may be black or dark brown with lettering

having the neutral colors of buff n white or tan,.

Nothi ng .herBin sha 11 pro^cl ude the placsment of a 1 ogo

having colors other than those set forth above,

provided that the color and design have become



identified by the public wi th a particular name* Me

coI-ored 1 i yhts may be used ta i 11 umi nate the signs«

(1) The architectural character of each dwelling unit shall be

compatible in 'style, size,, color and materials with proposed

dwelling units in the same Pv"D development,,

(2) Height shall be limited to three (3) stories. Chimney,

copullar and similar appurtenances. &rw exempt.

(3) The mi n i. mum number of townhouse duelling un its sha 11 be

•forty percent (40%) the? total number of residential units in

the PVO zone. j

(4) Minimum setback for all structures from any street, public or. I

private, shall be twenty (20) feet from any common parking areja

and be thirty (30) feet from the right-of-way™. Minimum setba

for. all structures from any major thoroughfare or collector

r cad, a s d e f i n e d a 1 sswiia r e i n t h i s c h a p t e r ,, s h a 11 b e f i f t y (50)

feet„ -

The front yard setback for units with integrally dasigned

garages must be a minimum of thirty (30) feet including a fours

(4) f oot. s :i. dewal k an d a t h r ee (3) f ao t p I an t i ng / st r ee t light i n:

placement strip #.r®a.n ;

The front yard setback for townhouse units without ar\ attached

or a integrally designed garage is fifteen (15). feet.

Mo parking space assigned to; a townhouse unit oa^n be more than

one hundred (100) feet away from the entrance to that urnit.«

A11 of f — street par k ing 1 ot s shou 1 d be vi su.a 11 y screened w.i th a:

•five (u) feet h i g h 9 0 % v 1 s u ally i rn p e r v :i. o u s 1 a n d s c a f:> e b a r r i e r .,

"I"he r ec;LIi. r" ed set bac k bet ween : &a.c h s t r uc t ur e i. s as f o 11 ows «•

(i ) Cornice or as.v& height of twenty three.- (23) feet or less



••••• Si d e Yards;; i

-• •-•• An average of ten (10) feet providing that structures

have no si. de wi ndowsI d i r ec t1 y acr DISS f ;••• om one ano th6?r .

— An average of twenty; five (25) feet in the case at

structures with windows directly across from one

a n o t h e r , . • • , ' • • •

Front Yards" * ' -

•- An average of forty (40) feet between structures.

-- Rear Yards: i

™ An average of fifty (50) feet between structures..

Cii) Cornice or save height of twenty four (24) to forty five

(45) feet ; .

Side Yard:

-• An average of fifteen (15) feet in the case of

structures with no adjacent windows,

••- An average of thirty (30) feet in the ease of

structures with adjacent windows..

••••• F r o n t Yards . ;

• - An average ••::>•(• fifty1 (50) feet between structures.

Rssr Yard II :

S i ;<t y (6 0) -feet b e t w e e n s t r u c t u r es.

(5) Parking Requirements: Townhouses 2,25 spaces including guest .

spac es« 2.0 off -st r set p ar k i n g spaces. Of f •-•• st r set. p ar k i n g

spaces must be a minimum of 9 ;•; 18:1 and meet all required

access and egress standards„

For town houses which have an attached or an integrally designed

garage,, the front yard setback should be sufficient to park on

c:ar i n the dr i veway,, as well as pr ovi de adequate petiestr i. an

circulation space around and between the vehicle.. The visual

image from the access street;of the front yard of the units

shGu 1 d not be akin to that o.f an off-strest parking 1 ot.



(6) Units shall--be attached in such a manner as to provide max i mum

saf-ety and- privacy for adjoining units. "•

(7) Not marx: than twelve (12) dwelling units in any sing la

townhouse structure shall be constructed in a manner so as to

farm one (1) linear plane- Mo more than twenty (20) such unit

may be included in « structure having units constructed on mo

than iDn& (1) linear plane.

(8) Townhouse units attached on a single linear plane shall net

exceed a length of one hundred twenty (120) feet..

(?) The front facades of at least fort.y percent (40%) of the numbe

af un:i. ts whi ch are attached i n a structur e having a si ng3. e

linear plane shall be setback not less than ten (10) feet

behind the facades of the remaining units in such structure.,

(10) The roof lines of at least thirty percent (30"«) of the number o

units,, which a.re attached in a structure having a single line a

plane,, shall be staggered in height by not less than five

p e r c a n t (5 %) of the. i i e- i g h t o f t h e r o a f 1 i n e s of t h e r s m a i n i n g

u n i t s 1 n s u c: h s t r i.ic t u r e» "I" h e r o o f 1 .i. rve s h o u 1 d b e b r o k en u s i n g

combination of two (2), three (3) or" four (4) story structures

m :i. K ing t o wi"; h ou s e s w i t h flat s» Ch i mn e y s ? s k y 1 i g h t s, d o r fn e r s 5

e t c , B.rB recommended to vary the visual plan s.nd provide

additional light access to upper story units.,

(11) All townhouse structures shall be site planned to allow for

fire access,.

(12) W h e r e a n o u t d D or 1 i v i n g .space i s i n c 1 u d e d •{•'• o r e a c h o r a n y

particular •unit,, it shall be! provided with adequate visual

sci'"een :i. ng f r-om all ot hei;" nei qhbor i ng gwe 11 i ng un i t s ,, out door

1 :i. vi ng spaces , par k i. ng ar sas and r c;adways., Sc:rsen i ng may !::)e

accomplished with plant mate if i a 3. s,, nasonry structures or." wood

fencing.. Architectura3. e 1 ernentHi9 such as masonry walls and

•fences, shal 1 be compatible in both style and materials with



the dwelling unit.. ' • :

iEach town house or ground f 1 apr unit shal-l have a private r~Ba.r

yard of two hundred (200) square feet. iiiinifiiUiii, which shall be

enclosed by means of a six-(6) foot high wooden fence, hedge c

a combination of both. ;

(1 3 5 0n e . en closed r oo fed s t r u c t ur e f or solid w a •••>t e an d s t or age •::;f

m a i n t e n a n c e e q u i p> m e n t s h o u 1 d be p r o v i d e d f o r each twelve (12)

units., A plan for solid waste disposal must also be included,.

P,, Apartments :

(1) A combination of unit types,, flats,, vertical duplexes,

town houses.,, and building configurations, low rise and high

•shall be permitted;, in particular to make available smaller-

units (less than 300 sq. ft;,,) which respond to the

demographie trends of smallsr household size part i cu1 ar1y, ons

and two person households, 65 years and older, as well as the

...-•/ounger single !iousehoi de r ,.

(2) Low rise apartment structures should have as

in any combinations of units as possible of varied sizes with a

minimum size of 450 square feet- Grouping of units a.r\6

access to units must be so designed to assure a sense of

s a •?: e t y a n d s © c u r i t y f o r t he- re s i d e n t s., • p a r t i c: u 1 a r 1 y w h e n

accessing and egressing vertical circulation elements,.

I) o.u b 1 e 1 o a d e d ? 1C3 n g r- e c t a n g u 1 a r 3 slab c o n f i g u r- e d s t r u c t u r e s

are expressly prohibited..

The mul hi -~f ami 1 y low rise structural should use a combination

of flats vertical duplexes to maximize efficiency. All

g!'" o u n c! f 1 o o r u n i. t s m u s t h a v ̂ a in i n i m LA m o f 2 0 0:t o f e n c lose c! r e &v

yard.. Each unit above the ground-floor must have a balcony or

terrace.. Access to any unit should not require a vertical

assent of over two stories,.



(3) Parking;; Attach ad low ri^B he us ing ,T.-ust provide parking

at"the specified ratio of 1»S cars/;!, bedroom un?ts,; 2-0 cars

per 2 bedroom unit and 2.. 5 cars -per 3 OY" more bedroom units,

G LA e s t p a r k :i. n g f o r b Q t n )"i i. g h r i s e., 1 o w r i s e a n d a 11 a c h s d

town house units can be provided at curb side on street,.

Q:, Nothing contained in this section shall prohibit multiple uses" in

single structures,.

VI, Net Density Limitations -for Residential Uses

The net. density limitations shall be a-s follows"

A» TownhousesS sixteen (20) dirjell ing units per &cr& net density for

structures three (3) stories or less,,

B.. Apartments low rise (mui hi —f ami 1 y units) ;• twenty (20) duelling

units per aens net density tor structures three (3) stories or

V11,-. Re qu i r ed Pub 1 i c Fac i 1 i t :i. ss an d I mp r o vemen t s

A., P'arcel size and location of publ i c i f ac i 1 i Li es shall be

substantially in 3.ccoY"d3.ric::s with the adopted Master Plan and

Development Design Plan,.

B u A11 p u b 1 :i. c u t i 1 i t i e s B h all b e i n s t. a 11 e d i n a c c: o r d a n c e w i t ii t h e

township development regui at i csns? all PVD devel opment shall be

tied into approved and adequate public sanitary sewerage,, water-

systems 3.nd stormwater drainage systems..

(1) All water systems shall be looped., of a size s.nd type

as 3.pprov^d by the Township Engineer,,

(2) All sewerage systems shall be ; approved by the Monroe

Uti1iLies Authority.

C, Streets? roads., sidewalks and bikeways shall comply with trie

configuration and proposed alignments And design standards

set forth in the Master Plan and Development Design Plan-



RB f u -s « an d r e f u s e c o 1 3. ec. L :L o.n a r e a s sh a 11 b e p r o v .1 d ed a n d s h a 11

b e 1 o c a ;b=» d f o r t h e o c c u p a n t:' s c o n v e n i e n c e * A1 1 5 u c I") a r e a s s h all

be screened ei ther with an enclosed masonry structure of at least

(6) feet inn height on three (3) sides or with evergreens on

at least three (3) sides of the refuse and pickup area, planted

at a height of at least six (6) feet,, with a maximum growth of at

least eight (S) feet in height. All plants shall be approved by

the Planning Board,,

Landscapi ng P1 an sha11 be prspared by a qua1i f i ed 1 andscape

architect ? and approved by the p1 anni ng board.

Lighting Plan shall comply with Section of the code,,

If point bl oc:k towers are proposed,, there shall be a demonstration

that adsquate fire protec ti on f or ! such towar s e 11her ex i sts or

will' be provided.

VIII.. Facilities for pedestrians,, bicyclists and vehicles.

A,. Pedestrian sidewalks shall be provided in. such locations.,

i. ric 1 u.d ing sn tr anc&?s and ex :i. 1s, wiier e nor ma 1 pedes11" i an

t r af f :i. •:::: w i 1 1 ac cur . Uih er e ap p r op ir i. at e 3 b i i<eways ma y be

p!•" av:i. dau i n st ?ia.d af sidewal !< s. F- r ov i s i on of b i keway s a I ong

streets shall be made upon determination and requirement by

Ihe i"! 1 anfi:1. ng Board and ti-je Master | !:n' 1 an and Development Design PI an

where applicable. • ' ;

B „ A c c e s s t o o f f s t r e e t pa r k ing a r e a s s h a I 1 n o t b e t h r o u q !i

e n t r a n c:: e s d i r e c 11 y a b u 11 i n g s t r ee t s b u t s h a 11 b e c o n'n ec t sd

to streets by means of access driveways situated between

the parking areas and adjacent streets,, not less than

•fifteen (15) feet long, : . •

C, Bike racks shall be provided outside public and commercial

bull di figs. '



E i; v i. i'" a n m e n t a 1 C c::; n s :i. d e r a t :i. o n s „ : •

A« All d e v s 1 Q p i n e n t. i n c Q n f o r fn 11 y w :i. t !i t h e Haste r P 1 a r> a n d D a- v a 1 o p m e n t

Design Plan shall net be required to submit;;

i 1 ) E. n v :i. r a n'm e n t a 3. I m p a c t S t a t e in a ii t s =

(2) Comcnun i t y I m p a c t S t a t e m e n t.»

B- The types of energy to be used to Ihsat, cocl ., supply

power and generally service the development shall bs

c a p. side r e d « T h e a p p 1 i c: a n t s h a 11 ide n t ity m e a s u r s s t D

reduce energy demands' by considering alternatives,, such

as active and passive solar systems and construction.

Phasi ng

T h e !:::' lann i n g B a a r d s h all p r ovide f o r p h a s i n g o f d e v e 1 o p f ri e n t. i n t h i s z o n e

T'he phasi ng s;::heduls shall ensure that deve 1 opment i n th i s z or1*e shi&,1 i. be

consistent withthe development of infrastructure and supporting

services arid the sound management of growth in Monrae Township.-.

Xl.u Low a.r)d Moderate Income Housing Requirements

A. A minimum of 10% of the dwelling units in each development shall

be low income housing units and 10% shall be moderate income

housing units. Construction of such units shall be phased to be

i n propart i on ta construct i on of other un:i. ts.

B.. The applicant shall demonstrate., by deed restriction, or other-

legal documentation satisfactory to the Planning Board., that each

of the low income and each of the moderate income housing units

shall remain available to such families for a period of not less

than 30 years,, except that there shall not be any requirement

mandating the removal or relocation of any family merely because

after purchase or initial rental of a housing unit..


