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ZONING ANALYSIS

Hintz/Nelessen Associates conducted a review of the zoning

ordinance of Franklin Township. In January, 1984, a draft copy

of a proposed ordinance was made available to the public, which

was prepared by Candeub Fleissig Associates. It is still under

review and discussion by the township and is presently being

revised by the township council. The council, in turn, is

waiting for additional studies by the consultants, E. Eugene

Dross Associates, be-fore finalizing the ordinance. Until such

time that a reasonably definitive ordinance is available, we

cannot make a final analysis of the ordinance.

Existing zoning for planned developments has been reduced over the

years both in terms of number of acres and the gross densities

permitted. Early in 1934, the Township Council amended the

zoning and subdivision ordinance to require a PUD to have a

minimum of 300 acres with the maximum gross density of 3.5

dwelling units per acre and a maximum net density of 5.0 dwelling

units per acre. The ordinance requires a minimum of 257. open

space and a minimum of 5/1 commercial/industrial uses to a maximum

of 25/1. of such uses, a range of 25 to 50"/v of the residential uses

in garden apartments and the same range for townhouses.



These gross densities are -far too low to internally subsidize

units, and the net densities unrealistical1y restrictive. The

ranges of the types of units, including single family detached

does not allow sufficient flexibility to meet market conditions,

let alone provide the ability to build low and moderate income

units.

ANALYSIS OF MASTER PLAN

The current township master plan, prepared by Dresdner Associates

in April 1982 indicates that the current zoning ordinance

"includes requirements within the Planned Unit Development (PUD)

districts for dwellings for low and moderate income. The

developer is to provide five percent of the total number of

dwellings in the tract as low income units and a total of fifteen

percent of the dwellings for low and moderate income families."

(page 59 of the plan). The need for future housing for low and

moderate income households is clearly indicated in the current

Franklin master plan: "Although there are varying estimates of

need, there is consensus that the need exists. The New Jersey

Department of Community Affairs in its report entitled 'Low and

Moderate Income Housing Need in New Jersey" defined housing need

in Franklin Township in terms of the number of 1ow and moderate



income families living in physically inadequate housing and those

low and moderate income persons paying over 257. o-f their income

for shelter. The township's resident need was estimated to be

about 350 to 900 units." This statement reflects the potential

present need. The master plan summarizes the present low and

moderate and replacement of inadequate housing need in the

following summary sentence: "Thus, both the State and Township

estimate resident need to be 900 to 1000 units."

The master plan also suggests the potential future need for low

and moderate income housing. This rather crude estimate is based

on job generation and the guestimate as to the percentage of

those jobs which would be low and moderate income. The master

plan, reflecting a 20 year horizon has a capacity for nearly

20,000 future jobs. The master plan text states that "it is

unclear how many of these potential employees would desire

housing in the Township as compared with locations elsewhere;

nevertheless, it is reasonable to assume that (i) a percentage of

this labor force (perhaps 50"/. or 10,000 employees) would desire

housing in Franklin, and di) oi these 10,000 potential

employees, up to 207. or 2000 would be in the low and moderate

income range. Thus, there could be a need for about 3000 least

cost and/or subsidized housing units by "the time the Plan is

fu11y implemented." (page 60 of the plan).



The master plan recommends the -following policies to implement

the provision for low and moderate income -families: "in proper

location, zone sufficient amounts of vacant land for densities

and types of development which would be favorable for affordable

housing. The gross density should range from eight to fifteen

units per acre. The location should be in proximity of existing

private and public services."(page 60).

MEDIAN INCOME/PURCHASING/UNIT PRICES

To determine the cost of units which may be qualified as

acceptable for either low or moderate income households, using

1983 median family income, an analysis was conducted of the six

county region which comprises the 30 minute commutershed for

Franklin Township. This commutershed includes Union, Mercer,

Somerset, Hunterdon, Middlesex and Monmouth Counties. HNA used

the 19S3 Median Household Income generated by the U.S. Department

of Housing and Urban Development. The 1983 median family income

is $31,610. This income number was multiplied by the total

families in each county which produced an aggregate income. The

total aggregate income was then divided by the total number of

families to determine the median income. v These numbers will have

to be adjusted upwards as median family income increases. The

1983 estimated median income for Franklin Township contained in

a. Lermarrs memo dated March 7, 19S4, Table 20B, for the



eleven county region is $30,735. For the purposes of our

analysis, the figure of $31,610 was used since the prospective

need region accounts for the bulk of the fair share need in

Franklin.

The low and moderate income households ar& defined as 0 to 507. of

median income and 50 to 807, of median income respectively. To

determine the threshold of low and moderate income housing

af f ordabi 1 i ty, 30/1 of annual income was used if a household

rented a unit, and 287. of annual income was used if a household

purchased a unit. Based on the median annual income of $31,610,

the thresholds for moderate income <=nr& $15,805 to $25,288 with

the mean of 657. of annual regional median or $20,546.

The low income thresholds are 0 to $15,805 with a mean of 357. of

annual regional median or $11,063.50.

In order to analyze the potential purchasing or rental

opportunities, both rental and purchase was determined for each

group for the thresholds and the median.

Moderate income:

$15,305 to $25,288



PURCHASE

23% of annual income -for principal and interest, taxes and

insurance:

.23*15,805=$4,425.40/12=$368.73

- 28*25:, 288=$7,080.64/12=$590.05

.28*20,546=$5,752.83/12=$479.41

Assuming 10"/. downpayment and a variable mortgage rate which

averages 13% over 30 years, the following cost of a unit is

possible for the ranges of moderate income:

a payment of $363.73 per month allows a mortgage of approximately

$33,000- Wtih 10/C down or $3667 a home valued at $36,667 is

possible for the lowest threshold of moderate income.

For the upper threshold of moderate with a monthly payment of

$590.05 for a variable interest rate of which averages 13"/. for

30 years, a $53,500 mortgage is possible. With 10"/. down or

$5944, a unit price of $59,444 is possible. The range of

moderate income is $36,667 to $59,444.
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The upper limit of low income is a unit which costs $36,667 with

a monthly "PITI" payment of $368.78. Assuming the mean income

for upper threshold of low income as $15,805 and that 307.

of this income is spent on housing;, a total of $4,741.50 or

$395.13 per month can be spent on rent. If the mean of low is

used, or $11,063.50, a total of $3,319.05 or $276.59 can be spent

on rent per month. The differential between the amount which can

be spent on housing and the actual cost of constructing,

financing and maintaining the unit will require internal and

external subsidies.

The foregoing analysis was prepared in order to evaluate the

potential for any existing or approved units in the township to

qualify as meeting the "Mt. Laurel II" housing need. Since 1980

there have been no income qualified units which will meet the

parameters for rent or sale identified above. Several projects

may be prof erred as qualifying, but in our opinion do not. These

include: The Jewish Home for the Aged, which is a recently

approved 100 unit, 6 story mid-rise. However, the minimum income

is $17,000, with a payment of $821./month; Ukranian Senior

Citizens Housing, under construction, but no income

qualifications? Quail Brook II, recently approved, has no income

qualifications, and will sell for about $69,000.



Society Hill, which is the planned development being proposed by

Hovnanian, developed by Jack Field, will include 400 units,when

it receives approval. At this time, therefore, it appears these

will be the only units that will quali-fy within the analysis of

low and moderate income units above.

FAIR SHARE ALLOCATION FOR FRANKLIN TOWNSHIP

There is a present need region for low and moderate income which

is derived from the dilapidated housing of the region (units with

inadequate plumbing;, inadequate heating and overcrowded units).

These needs arise from the inability of people to move from their

existing unit, to other units in the region. This "present need"

region includes substandard units in the older suburban and urban

counti es.

The prospective need region is based on a commutershed region,

since new jobs and housing should be closely related for

reduction of societal costs. The proximity of jobs and housing

recognizes the average maximum of a 30 minute commute for most

workers.

Both of these a.re explained in more detail that follows, and

represent a description of the "consensus" methodology.
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PRESENT NEED

The present need housing region has been determined to be a fixed

region, recognizing past commuter patterns as well as the need to

solve the housing problem -for the eleven county region, which

includes the following counties of Bergen, Passaic, Hudson,

Essex, Union, Middlesex, Somerset, Warren, Hunterdon, Sussex and

Morris Counties. The Rutgers University Center for Urban Policy

Research prepared a rather extensive study analyzing these

regions in their publication Mount Laurel II: Challenge and

Delivery of Low Cost Housing. HNA concurs with the analysis

reached in defining this present need "fixed" region. The region

is changing as barriers prohibiting lower cost housing arB

removed, thus a prospective need region should be based on a

commutershed rather than a fixed region.

An analysis of the present need region's substandard housing was

undertaken, following methodology developed by the "consensus"

report prepared by Car la Lerman, PP, dated April 2, 1984. This

firm had participated in the consensus represented in that report

and while there is not agreement on every issue or methodology,

the method for calculating present and indigenous need had almost

complete unanimity. Those factors a.rE; collected from the census

and remove? any over 1 ap from each category"
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-overcrowded units (1.01 or more persons per room);

-units lacking complete plumbing for exclusive use,

excluding overcrowded units;

-units lacking adequate heating systems, that are not

overcrowded and with complete plumbing.

Once these numbers are derived, a multiplier of .32 is used to

determine substandard units that ar& occupied by low and moderate

income households,, following the Tri~State Regional Planning

Commission's study entitled "People, Dwellings and Neighborhoods

(1978). The table from the consensus report is appended. The

total reallocated "surplus" is 35,014 which is reallocated to

those communities which have less than the regional percentage of

such units. Additionally, any indigenous units within the

community itself are part of the present need.

The formula used is from the consensus report, although as will

be shown later, if vacant developable land were used instead of

the growth area from the State Development Guide Plan, Franklin

would have an even higher fair share number.



11-

PRESENT NEED - 11 county region

Franklin Township Region

11,653 1,244,623

19S2 covered jobs 1982 covered jobs in region

14,451 699,163

municipal growth area 11 county growth area.

in acres (SDGP) in acres

= 0.93

percent

= 2.07

percent

0.93 2.07 / 2 = 1.498

1.498 * 1.07 = 1.6055

median

household

income factor

0.93 + 2.07 + 1.61 = 1.535

1-54 * 35,014 ~ 539 municipal share of reallocated excess

Staged in 3 six year periods: 180

Including additional real 1 ocati on: 180 * 1.2

Including allowance for vacancies: 216 * 1.0'

Indigenous need: 34,9\

= 216

TOTAL PRESENT MEED BY 1990: 571
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PROSPECTIVE NEED

The prospective need region is different than the present need

region. It is based on the development of new jobs over the last

decade and continued job growth in the future. The region is,

therefore, based on the commutershed af a given municipality.

Since the average commuting time for workers in the state is 20

minutes and typically no more than 30 minutes,, the region is

based on time/distance factors of a 30 minute commute. This

delineated region, then, tries to relate jobs and future jobs to

housing or place of employment with place of residence.

Factors for Calculating Fair Share Allocation

Job Growth

Job growth is a major criteria in determining the municipality's

fair share allocation. If a municipality has a lower regional

share of employment growth, it should have a lower numerical

obligation to satisfy the regional housing need, both present and

prospective need. Job growth in a municipality means a

commensurate share to satisfy the regional housing need.
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Those municpalities, which are entirely in nongrowth designations

such as one or more of the -following categories on the State

De ve v 1 op men t Gu. i d e Plan, wer e ex c 1 u.d ed : agricultural, limited

growth and conservation. Additionally, any "urban aid"

municipalities a.ro excluded since these cities have a

preponderance of low and moderate income households, do not have

the economic capability of meeting the demands of low and

moderate income housing and, finally, in the past, urban aid

communities were the ones that sought low and moderate income

housing.

Franklin Townshi p ••* s job growth over the decade totaled S052 jobs

or 4.44% of the commutershed (prospective need) region of Union,

Hunterdon, Middlesex, Monmouth, Mercer and Somerset Counties.

New covered employment numbers will reflect that new jobs are

being created in Franklin, where the town has approved over one

million square feet of office, industrial and commercial space in

the past year.

Regardless of the other factors in a fair share formula, the job

change in usually significant. This factor is only' used for

prospective need allocation, since it becomes an indicator oi

where new jobs are.- occurring, and, thus, the need for housing to

m a t c h t h o s e j o b s.
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Existing jobs in a municipality, expressed as a percentage of the

total regional .jobs in September of 1982, was a second factor

used in the jobs category for the allocation formula for

prospective need. This factor became particularly important for

those municipalities which had a high percentage of total jobs

and a low proportion of low and moderate income households.

The existing jobs was used in the present need formula as well,

but has more weight since it is not in an equation with job

growth like the prospective need formula.
0

The present jobs, as last reported by the Office of Demographics,

Department of Labor and Industry, State of New Jersey, were

666,351 for the Franklin region, of which Franklin had 11,653.

This represents 1»76"/. of the prospective need region.

Loca1 Develop men t Pot en tIa1

It is the opinion of HNA that vacant developable land and

corresponding percent of regional developable land per

municipality represents a more realistic factor to assess

regional need for the term "local development potential" This

•factor addresses the availability of land as a means of providing

t. hi e p 1 a c e s t o c o n s t r u. c t n e e d e d h o u sing. Howe v e r , the o n 1 y

available data is from the "Housing Allocation Report" prepared

b y the S t a t e D e p a r t m e n t o f r: o m m u n i t y A f f a i r s in 19 7 S, a n d m a y b e

ou t -of -d a t e f or some c ommU.n 11 I es..
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Growth area* used in some -fair share allocation studies,,

considers the a.creaqs in a municipality that is shown on the 1980

revised "State Development Guide Plan". This includes acreage

that is both in the developed category as well as undeveloped.

Because of this, it does not account for some very dense, urban

and suburban development, where there is no room (unless existing

developed lands were redeveloped) for new development. It does

not also consider vacant land that may not be developed due to

environmental constraints, particularly floodplain lands and land

with a seasonal high water table of 0 to 1 foot below the

surface.

In the case of Franklin, the growth area acres total 14,451, out

of region of 615,470 acres or 2.35/1. If vacant developable land

were used (from the HAR), Franklin's share would be 3.097. of the

prospective need region and thus, an even higher fair share would

a.ccrue to the township.. HNA is in the process of gathering

vacant developable land data for the region, that will be current

information (within 2-3 years old) and may revise the fair share

study at that time.

Concentrations of Low and Moderate Income,Housing/Economic

Capacity Indicator
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An objective in the -fair share allocation formula is to foster

dispersal away from locations with prior concentrations of

affordable and/or subsidized housing units. A factor was

developed after working with other consultant planners which

attempts to address this criterion. The rationale for the factor

is: <1) the poor should be dispersed rather than concentrated in

any particular geographic location, (2) locations which have

existing high levels of housing for the poor a.re already doing a

part of their fair share and (3) municipalities which have in the

past excluded the poor arB generally more able financially to

support new housing,, including low and moderate income housing.

The report prepared by Carla Lerman for Judge Eugene Serpentelli,

dated April 2, 1984, describes the factor of median household

income as such a surrogate:

"The ratio of municipal median household income to

regional median household income is a valid expression

of financial capability that is readily available on a

municipal and county level. In the sense that the Mt.

Laurel decision is an economic one, the household income

is a relevant factor in determining a municipality's fair

share of lower income housing.

"...if sound planning of an area allows the rich and

middle class to live there, it must also realistically

a.nd p r ac t i c a 1 1 y a 1 1 ow the poor, (slip op. at 21)
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"Use o-f median household income as a factor in

determining -fair share provides one means of measuring

past efforts to provide affordable housing. A

municipality which has made efforts to develop assisted

housing,, will have a relatively lower median household

income than a municipality that has been more

exclusionary."

Continuing with the description, Ms. Lerman states:

"The averaging of the first three factors, multiplied by

the median income ratio listed above will provide the

fourth percentage. The averaging of these four factors

result in the allocation percentage, which will be

applied to projected number of lower income households

in that commutershed for 1990."

PROSPECTIVE NEED FORMULA

Commutershed: Monmouth, Mercer, Middlesex, Hunterdon, Somerset,

Uni on
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Franklin Township'

11,653 . /

1982 covered jobs

Region

667,533 = 1.75

commutershed jobs percent

14,451 / 615,470

munic. growth area commutershed growth

in acres (SDGP) s.re3. in acres

•-> -?•=;

percent

3,052

municipal growth

in jobs 1972-82

175,925

commutershed job

growth

= 4.68

percent

1.75 + 2.35 + 4.63 = 2.93

2.. 93 * 1.06 =

medi an

hou.sehol d

income factor

3-11

1.75 + 2.35 + 4.63 + 3.11 •T Q"

2.97"/. * 61,096 = 1816

prospecti ve

need for commuter-

shed region
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1316 * 1.2 = 2179

additional adjustment for vacant land

2179 * 1.03 = 2244 Prospective need to 1990

vacancy adjustment factor

PROSPECTIVE NEED: 2244

PRESENT NEED: 571

TOTAL FAIR SHARE FOR FRANKLIN: 2815

This final number is the township's fair share to the year 1990,

which must be met primarily through zoning sufficient land to

provide for the capacity for developer's to internally subsidize

units. In addition, it is the recommendation of HNA that

consideration be given to the logical extension and location of

housing to at least, the year 2000. This provides a more rational

basis to plan and design for adequate community facilities, open

space and jobs to meet future needs. The Field planned community

can accomplish this goal.
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CDMMUNITY DESIGN GOALS AND OBJECTIVES FOR NEW COMMUNITY

Every development must have goals and objectives to guide the

planning and design. In a large scale developement proposal such

as the one presented here, ambitious goals can be set with a

realistic expectation of acheiving them,. Once goals and

objectives a.rB established, the design o-f the project can be

tested in terms of its ability to acheive them.

The goals and objectives of the Franklin Village PUD a.re as

follows:

1. Provide housing for a variety of life styles and incomes;

2. Provide 207. of the housing for low and moderate income

households, and the balance for middle and upper income;

3u Protect the natural environment and design the community with

the maxi mum avai1 abi1i ty to open space, par ks and f armIand.

The new community should be surrounded as much as possible by

open space?

4. 11-fi p r ov e the qu a1i ty o f 1ife by in co rpa r a11nq the best ur ba n

design, architecture and landscape architecture;

5. P r o v i d e a f u 11 r a n q e o f r e ere a t i o n a n d c u 11 u. r a 1 a ctivities;

6. Crea.te a "sense of community" within the larger Franklin

Township community;
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7. The planned community should be balanced in land uses and

intensities of land use, and be self-contained, i.e. provide easy

vehicular and pedestrian accessibility to neighborhood

commercial/retai1 facilities, employment and job opportunities;

8. Encourage intra-community employment to the extent possible;

9. Provide a fiscally-sound development;

10. Develop a series of neighborhoods within the new community?

11. Provide an efficient and easily accessible circulation system

including pedestrian, bicycle and auto movement, and in addition,

adequate parking for all uses, and intra and inter community

public transportation;

12. Design for energy efficiency and conservation;

13. Design the community in phased sections, so that

each phase stands by itself as a completed phase.

DESCRIPTION OF FRANKLIN VILLAGE PLANNED COMMUNITY

The following portrays the new community as it has been planned

and designed, meeting the set of goals and objectives.

GOAL 1. Pro-vide Housing for a Variety of Life Styles.

Residential compact groupings Are planned for the community in

four basic forms: village center, retirement village,

neighborhood residential and low-density clusters. The majority

of the housing will be provided for middle income households. A



small percentage of the housing will be available -for upper

income households. While it is true that the housing crisis in

the region does not a-f-fect the upper middle and upper income

families to the same extent that ie affects the low and moderate

income households, this plan seeks to offer a variety of prices

and rents in order to have a more balanced community. This also

enables the community to shift the cost of some of the community

facilities and amenities to those residents who ar& most able to

afford them, and to lower the costs of the low and moderate

income units by internally subsidizing them with the higher

priced units.

The proposed village center will offer higher density housing

where these units will be located closest to all of the

amenities, shopping and cultural facilities- The center will

also be the hub of the proposed public transportation transfer

system. An average density of 10 dwelling units per acre is

proposed which will consist of duplex apartments and townhouses,

and mixed use-loft/flats above shops and/or offices.

The neighborhood residential areas are planned as a series of

clusters containing townhouses and one and two story flats.

These residential units a.r^ oriented to open space and parks and

will be designed inside a series of superb locks to provide easy

vehicular access and parking.



Low density clusters are planned on the periphery of the

community area which will provide more expensive, single -family

detached housing. The single family will interface with the

green belt surrounding the development.

There is an immediate need for an adult village community, which

will contain subsidized and unsubsidized senior citizen housing.

The demographics of the low and moderate income households for

this region indicate that 31.1 percent of the present and

prospective need will be for persons 65+ and no longer in the

work force.

GOAL 2. Provide Low and Moderate Income Housing.

Franklin Village wi11 result in the construction of 1987 needed

low and moderate income housing units through the use internal

subsidies by the developer/bui1der, and the use of federal and

state and local subsidies, when and if they become available.

Cost reductions begin with the more compact site plan of a new

community, including manufactured and mobile homes and smaller

unit sizes generally.
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The township has a constitutional obligation to provide a

balanced' variety and choice o-f housing types under the doctrine

o-f the Mt. Laurel II decision. There is a need for 2815 low and

moderate income units (Franklin's fair share as calculated

elsewhere in this report) to the year 1990, and additional units

will be needed in the future (2000 year). This proposed project.

Franklin Village, will provide a significant number of those

units in the context of a planned new community. Aside from the

1987 low and moderate income units planned, there will be

additional units of least cost or affordable housing. The ideal

is to provide neighborhoods whose residents'1 income levels

correlate roughly to the same income levels to those found in the

township and region. This ideal can be met if 20"/. of the units

made available to lower income families.

GOAL 3. Protect the Natural Environment.

The concept plans have been developed after completing extensive

environmental analysis. This analysis provides for the

protection and management of land and water resources including

the Delaware and Paritan Canal, the proposed Six Mile Run

Reservoir and the existing streams, and other environmentally

sensitive areas. All stream corridors will be protected and

p r eser ved for ever.



Stringent air and water quality standards promulgated by the

State will be observed, including the adherence to Delaware and

Raritan Canal Commission's requirements.

GOAL 4. Improve the Quality of Life through the Highest Quality

Urban Design, Architecture and Landscape Architecture.

The community will incorporate the highest standards of urban

design and by taking advantage o-f the project scale, this

proposal can provide social, cultural and personal amenities to

its residents, which are typically not -found in conventional

development.

By providing and arranging an improved physical environment,

residents will -find their livestyle more manageable. Studies have

shown that housing satisfaction and satisfaction with community

livability a.rs positively related with the quality of life. The

planned recreational activities have been found to improve the

use of free time. The accessibility to recreational activities

is often considered a key factor in gauging the resident

satisfaction. Recreational facilities, including vast amounts of

opc?n parkland and community-owned indoor facilities such as the

community center;, wi 11 be located close to users and are designed

to promote sociability among neighborhood residents, while

reducing the need for intra-community trips.
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Th e new self-contained community will "make life easier" for

residents by providing coordinated transportation systems, jobs

on-site, schools., medical, professional and personal services,

and housing that satisfies various life styles and economic

requirements. Energy and maintenance requirements for individual

homeowners will be minimized, again providing for more leisure

time. The new community will result in a safe environment that

will save time that is normally lost in travelling to schools,

recreation;, services and work.

GOAL 5. Provide a Full Range of Recreational and Cultural

Activities.

Land for open space and recreation will be created through the

stream corridors, the Radburn type open space linkages and other

natural preservation areas including farmland.

Active recreation sports such as tennis, handball and swimming

pool facilities ars- planned to be within easy access of various

residential neighborhoods. Cultural facilities, such as theater

and the arts, can be supported on site with a community of this

size and scale. A branch library can be possible due to the size

of the development.



GOAL 6. Create a "Sense of Community" Within the Larger Franklin

Township Community.

The community design, -facilities, and amenities will create a

great sense o-f pride and prestige not only -for new community

residents but also for the entire township. Franklin Township's

self-image, which is not being fostered by current development

trends along Route 27, will be greatly enhanced by the

development of this urban design and well-planned new community

Because of the sincere commitment of the developer, combined with

good design, planning and development standards, this can be

achieved while providing affordable housing within the community.

One of the first planned suburban communities in the United

States, Radburn, New Jersey, is receiving national attention on

its fifty-fifth anniversary. This new community will follow that

great tradition, employing similar design and open space planning

principles.

GOAL 7. "Balanced" and "Self-Contained" Concept.

The planned community of Franklin Field is "balanced" and

"self-contained" to the fullest extent possible. A full range of

housing and employment opportunities are proposed together with

recreational/cultural, educational, transportation, social,

health, commercial and professional services. The planned

community, however, by reality, does have interdependencies with



the existing metropolitan areas. The new community is located

conveniently between New York, Philadelphia, Princeton and New

Brunswick. The planned community will be dependent upon

employment centers, shopping centers and cultural activiteis in

the surrounding regions. The planned community concept

attempts to reduce the amount of routine daily and weekly activity

done outside the community. The majority of families' needs can

be provided by walking to shops, markets, social and community

facilities, schools and recreation, and in addition, low density

office, research uses, in close proximity to residents, will

provide some jobs.

GOAL 8. Development of On-Site Employment.

Many new employment opportunities for primary and secondary wage

earners are possible within the new community. A major

corporation considered the new community as the site for its

executive training and conference center. Unfortunately, this

was lost by the Township but is indicative of the type of

development that would desire this site location. Additional

employment would be available through the community's proposed

commercial center with retail tores, services and offices.

Research facilities are also being planned. This diversity of

job offerings is expected to provide a range of job

opportunities to residents with a minimum of home-to-work

travel.



The relationship between the worker/resident and the marketing of

residential and commercial sites will be mutually reinforcing.

Key employers will initially provide jobs which will generate

housing demand. The residents, in turn, will require services

generating support for an increasing number of employees.

GOAL 9. Provide a Fiscally-Sound Development.

The new community will be a revenue-generator for Franklin

Township. The development of Franklin Village will be planned in

a way to assist the tax base of the municipality by generating

ratables, while providing infrastructure at no cost to

the township.

The vast majority of Franklin Township's land, especially in the

southern half of the township, produces very little revenue to

help balance the municipal budget. Since most of the land is

not Class 1 agricultural soils, much of the land is unsuited for

agricultural uses and the land with crop-producing capability has

little realistic possibility of remaining in crop land for any

substantial length of time. A small percentage of this land

developed in a small new community can provide revenues to

balance the municipal budget and provide housing opportunities

within the township and the region.
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The overall housing development will be self-sustaining in terms

of cost/revenue projections; that is, the costs for providing

services to the housing, such as police, educational,

recreational, etc., are offset by the tax revenues received by

the units-

GOAL 10. Encouragement of Social Contact Within

Neighborhood.

All housing units will be built in residential groupings of

approximately 12 units. Studies have shown that such unit

grouping tends to promote social contact through personal

communication. At the same time, these clusters allow greater

security through surveillance by neighbors. Friendly neighbors

watch out for each other more than residents in larger,

open-ended road networks typical of recent subdivisions.
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These relatively sel-f-contained neighborhoods will have easy

access to services such as schools,* churches, shopping

•facilities, recreation -facilities and community center through

provision of an internal pathway system. The pathways access

schools (elementary), recreation, community and commercial

•facilities as well as the public transportation system linking

the new community to cities and the surrounding area.

GOAL 11. Facilitate an E-f-ficient and Easily Accessible

Circulation System.

All proposed units will have either direct access to open space

areas or be less than one hundred yards away from the open-space

a.rea. The community's pedestrian and vehicular circulation

systems will be separate. The vehicular circulation system

will include limited access systems which make use of

specified traffic routes with perimeter streets carving

through traffic and neighborhood streets carrying only

local traffic.

A separation of circulation systems is planned. The major

roadways will be designed as divided parkways with berming and

landscaping to create an attractive visual environment.



To reduce dependency on the automobile, an inter-community

mini-bus system is proposed once the community grows

beyond reasonable walking distances, to be connected

at the community center to an intra-community transit system,

GOAL 12. Develop an Energy-Efficient Environment.

Through use of inter and intra community transportation and

walking there can be a reduction in private automobile usage,

although each unit will be planned and sited to include up to 2.0

parking spaces per dwelling unit.

The new community will be oriented and sited to take optimum

advantage of passive solar energy in accordance with New Jersey

Municipal Land Use Law C40:55D-2L. By maximizing structure

orientation and building insulation, significant amounts of

energy can be conserved each year by each single-family unit.

Further energy savings will result when more compact housing

patterns shelter each other. The BTLTs per person per degree day

drop significantly with a more compact pattern.



Landscaping will be designed to buffer against winds and sun.

For instance, evergreen trees will be planted at north and

northwest sites to block against winter winds. Earth berming

will also protect these exposures and permit the -flow of cool

summer breezes. Shade trees will be planted at southern

exposures to reduce heat from the summer sun.

Every unit in the new development will be designed as a passive

solar receiver, which can reduce heating and cooling costs by as

much as 50%. Greenhouses will be provided for many units. In

addition, many of the units will be designed with optional

active solar systems that will heat, cool and heat water.

Building plans will be prepared to provide maximum energy

efficiency. Extra insulation will be added into each unit. A

minimum amount of windows in the development will face north.

Convenience of services will decrease dependence on fossil fuels

for transportation. Clustered development makes maximum

utilization of walking and mass transit facilities to and from

regional centers, such as Princeton, New Brunswick and the Route

237 industrial corridor.

13. Design the Community in Phased Sections, so that

each Phase Stands by Itself as a Completed Phase.



The planned development is just that planned to built is

phases and sections o-f phases, that are complete unto

themselves, supported by infrastructure and services, including

recreation. A development of this size will probably take

several years to finally complete, thus it is important that it

be geared to meet changing market conditions and the need to

provide low and moderate income housing.

DEVELOPMENT SUITABILITY

A complete environmental analysis was prepared -for the property,

relying on considerable data and previous studies, including a

study prepared by Wallace McHarg Roberts and Todd, dated April,

1979. While the natural features of the property have not

changed, new mapping was prepared by Hintz/Nelessen Associates

due to changes in the property configuration since 1979. Those

maps are appended to this report.

The natural features considered and analyzed include: geology,

soils, depth to seasonal high water table, permeability,

wildlife, vegetation, topography, surface hydrology, erodibility,

depth to bedrock and microclimate. Once these environmental

factors were mapped, they were overlain and the resulting

development suitability determined. The constraints encountered

on the site (bedrock, seasonal high water table) suggest that

about half the site has basement limitations, requiring

slab-on-grade construction. Other than that, limitations a.re

minimal.
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Three suitability ranges were designated,, ranging -from most

suitable to least suitable.

Most suitable.. 1281 acres (69.7"/.)

Moderately sui table. .. 362 acres (19.77.)

Least suitable .194 acres (10.67.)

These categories are explained below.

Most Suitable.

Areas suitable -for development, including structures and roads,

and structures with basements; water table is usually greater

than 5 feet. These areas will allow capacity for low-rise and

mid-rise structures.

Moderately Suitable.

Areas suitable for development, but where the seasonal high water

table is between 1 to 4 feet below the surface in the spring

months and/or where depth to bedrock is 1,5 feet below the

surface. Basements are not recommended, but instead, slab

construction should be used. In other areas, erosion potential

requires the use of erosion prevention techniques, and specific

planting types be installed.



Least Suitable.

These are the areas within the 100 year flood zones and with a 0

to 1 -foot seasonal high water table. No construction is

recommended in these areas, even though engineering could lessen

some of the constraints. These areas will be preserved as open

space.

DETAILED ENVIRONMENTAL SUITABILITY ANALYSIS

Litholoqy

Four major formations are found on the site: diabase intrusions,

the Triassic Brunswick formation, the Pleistocene Pennsuaken

formation and stream and channel alluvial deposits. The diabase

a volcanic rock, occurs along discontinuous linear ridges at the

southern portion of the Field site along Bunker Hill Road. This

material is highly resistant to weathering and results in a

weathered layer of varying thickness composed generally of large,

rounded boulders mixed with soil.

The complexity of this boulder/sail mixture, frequently three to

ten feet from the ground surface, results in a bearing capacity

in this layer of two tons per square foot. In the unweathered

zone, the diabase has great strength, with bearing capacities at

depths over ten feet of 20 tons per square foot.
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Triassic Brunswick Formation

Brunswick shale, a red, easily-weathered soft shale, covers

acres on the site. This shale is occasionally interbedded with

•fine grained sandstone and siltstone layers- The thickness of

this shale may exceed 6000 feet. The Brunswick shale dips 12

degrees to 15 degrees to the northwest and often contains fossils

and ripplements. Fracture patterns intersect this formation

resulting in increased secondary permeability. This shale has a

characteristic weathering pattern, which consists of frequent,

uneven, and closely-spaced joints. Bearing capacity -for

structures in the formation varies depending upon the depth of

the rock from the surface. In the three feet to eight feet

subsurface range, the bearing capacity is two to eight tons per

square foot. At greater depth than eight feet, the rock strength

increases due to the fractured nature of the material.

Pennsauken Formation

Thin remnants of the Pennsauken formation appear sporadically at

the site as unconsolidated gravels and sands with smaller amounts

of silts and clays. The parent materials that form the sand and

pebble-sized particles include quartz, shale, sandstone,

quartzite and other crystalline rocks. The thickness of the



Pennsauken varies rom 0 to 90 -feet and is typically -found in

stream valleys as a thin sequence o-f gravels through clays.

Thin -formations are also found on several low promontories on

the site and are not considered as load-bearing strata.

Colluvium

These are poorly graded sands and silty gravels found along the

Millstone River on the western edge of the Field site. These

deposits may be classified as reworked glacial outwash and

alluvium and the remnants of major flood events. Bearing

capacties of colluvium are extremely variable due to a lack

of stratification of the sand and gravel materials. Load-bearing

capacity is not favorable without substantial engineering for

structures.

Subsurface Hydrology

Several wells in the proposed Franklin Village are known to be

good producers of potable water. These wells, however, may be

located in major crack intersections in the Brunswick formation,

which are fed from aquifer recharge areas at higher topographic

regions outside the site boundaries. Aquifer recharge is

extremely limited on the site due to the sparseness oi the

Pleistocene deposits and the paucity of deep, permeable soils.

Further, the joint patterns of the Brunswick formation seem to

indicate that water would flow toward the Millstone River rather

than be trapped in the cracks.



Topography and Land-form

Site elevations range from about 40 feet in the lower areas to

203 -feet at the higher areas. The highest point on the site is

near Bunker Hill Road on the diabase outcropping.

The site has many aesthetically pleasing views o-f gently rolling

uplands with an interesting relief o-f hills and stream valleys.

The steepest slopes are those found along the stream banks. A

river terrace -forms the edge o-f the site along the Delaware and

Raritan Canal.

SURFACE HYDROLOGY

Streams meander through the site, including the Simonson Brook,

Ten Mile Run and tributaries of the Six Mile Run. These all flow

in a generally northwesterly direction, are piped underneath the

D8<R Canal and feed into the Millstone River. The canal forms the

western boundary of the site.

Flooding occurs naturally in the stream corridors. These

•flood-prone areas have all been identified on the attached

exhibit. All areas subject to flooding will remain in their

natural state as shown on the proposed development plan. A storm

water management plan will be prepared once more detailed

planning of the site is required.
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A series o-f drainage divides result in sub-basins throughout the

site. The larger drainage basins include the Simonson Brook, Ten

Mile Run and Six Mile Run.

The Millstone River and D?<R Canal are part of the State park

system. The canal serves as a major potable water supply in this

region. Both are regulated by the D&R Canal Commission. The

proposed Six Mile Run Reservoir is north of the site. The

reservoir has been scheduled -for eventual development to improve

water storage capacity for the area's potable water supply.

WILDLIFE

The wildlife found on the site is similar to other central New

Jersey areas. Wildlife species vary with the vegetation, levels

of cover, varieties of plants for food, etc., and, therefore,

provide predictable habitats for wildlife. There are seven

categories of vegetation noted:

-upland woodland

-lowland woodland

-cropland

-meadow

-swales/marshes

-old fields

-grasses
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The site is inviting to small creatures and inhospitable to

larger ones due to the recurring pattern o-f cropland and

hedgerow. However, narrow bands o-f woody vegetation, which

alternate with the pastures' grassy or seasonal crops, do

provide an ideal habitat -for certain larger animals.

White-tailed deer have been observed on the site's wooded

lowlands, uplands and old -fields. These deer frequently cross

over the site's cropland, meadowland, swales/marshes and grasses.

The most common, medium-sized mammals observed at the site are

red -fox and woodchuck. Red fox have a preference for open fields

and woods. Woodchucks have a preference for herbaceous plants.

Raccoons are prevalent at the site and are observed in the

lowland and upland woodlands and swales/marshes. These mammals,

which prefer dense trees and rock outcrops, are considered to be

beneficial and have commercial value. Raccoons seem to benefit

and flourish from the devlopment of land.

Cottontails, grey squirrels and opossum are other small mammals

common the site. The cottontail is seen on the site's

meadowland, swales/marshes, old fields and grasses. This mammal

prefers herbaceous plants and bushy cover. It is valued
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commercially, but is also rated as a nuisance. Grey squirrels

frequent the site's woodlands., preferring mass nut-producing

trees. Opossum are found on the woodlands and the old fields.

Meadow and white-footed mice and Eastern moles are also common.

Songbirds proliferate. Grackles, crows and morning doves are

common to the site's fields. Cardinals, sparrows, bluebirds ar&

also common in the hedgerows, wood edges and suburban plantings.

The sparrow hawk has been observed in both the woodland and

non-forest areas. Canadian geese and mallards can be seen on the

farm ponds and in the marshes.

SOILS

The soils on the site were obtained from the soils mapping

prepared by the U.S. Department of Agriculture, Soil Conservation

Service, in cooperation with the N.J. Agricultural Experiment

Station and the N.J. Department of Agriculture. The soil types

were then arranged on several maps to delineate environmental

considerations, such as erosion potential, depth to seasonal high

water table, permeability? and depth to bedrock.



Soil Types
1 AbA 1 ̂ Abbottatown

p^bi] Abbottitown

{ BuB | 1 Bucks

| BdB ) Blrdsboro

| BdC I Birdsboro

[ Bt ~"j Bowmanavilla

fcrA 1 Croton

Dunallan

| DnB| Dunallan

| One] Dunellan

I Dw 1 Dunallan variant

1 KIC 1 Kllnasvilla

| KID 1 Kltnasvilla

j KIE 1 KHnasvilla

| LbAJ Lansdowna

[ LbB | Lanadowna.

| LhC| Lahigh

| Mufl) Mount Lucaa "*

| N»B| Neshaming

[ NOB[ Norton

} NoC| Norton

[ Pmfl| Pann

j Pmc] Pann

| PnBJ Pann

| PnC | Pann

| RbA| Raritan

j R»A j Reavilte

[ R*B j Reavilla

[~Ro | Rowland

| RyB | Royca

SOURCE i Soil SwKty q» Som*r»«» County,

Ocf 1976
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As one can see from the attached table. Soil Types, depth to

seasonal high water table is varied'for the site, ranging from

near (or on) the surface to five feet or greater bdfiow the

surface. However, near surface areas represent onl

site, and combined with the 1 to 3 feet areas,

y 2.63"/. of the

1 account for

less than one quarter of the site area. General 1y,1 there are

problems for constructing basements in soil areas with a depth to

seasonal high water table of less than five feet, although slab

construction and artificial drainage can help considerably to

obviate these limitations.

DEPTH TO SEASONAL HIGH WATER TABLE

Feet below Area (in acres) Percent

0-3 48.39 2.63

1-3 _ 371.72 20.22

4+ 253.S2 13.SI

5+ 1164.07 63.33

Permeability is the ability of surface water to move through the

soil to reach underlying soil and geologic strata. Permeability

for the vast majority of soil types on the site — representing

over 90 percent of its area — is moderate. The? ranges indicate

there may be minor and very localized difficulties for drainage.

An average for each of the soils has determined by averaging the

permeability readings for each of the soil layers (generally,

0"-14", 14"-35", 35"-60? ) .
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PERMEABILITY

Area (in acres) Percent

Slow 12.16 0.66

Moderate 1724.8 93.84

Rapid 101.04 5.5

Depth to bedrock may present constraints to construction, when

bedrock lies near the surface. For the case at hand, only very

limited areas have bedrock lying less than 1.5 feet -from the

surface, although more extensive sections of the site have

bedrock within 3.5 from the surface. Development plans will take

this limitation into consideration, for it may hold cost

consequences in the construction of basements, as well as the

laying of sewer and water lines.

DEPTH TO BEDROCK

Feet below surface Area (in acres) Percent

1-1.5 71.1 3.87

1.5-3.5 ' 767.49 41.76

3.5-6+ 999.41 54.37

Erosion potential for all of the site's soils is low to moderate.

Normal procedures to control sedimentation and soil loss, during

and after construction, can be dealt with by proper adherence to

good design practice.
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FRIZELL 6 POZYCKI
ATTORNEYS AT LAW

296 AMBOY AVENUE

METL'CHEN, NEW JERSEY

DAVID JOSEPH FRIZELL

HARRY S. POZYCKI, JR

MICHELE R. DOKATO

MAILING ADDRESS

p °- B 0X 247

METUCHEN, N.J. 08840

(201) 494-3500

June 4, 1984

U N

JUDGE SERPENTELUIU

Mr. John C. Lovell, Township Manager
Franklin Township
Municipal Building
475 DeMbtt Lane
Somerset, New Jersey 08873

Re: The J. W. Field Company, Inc., et al.
v# Franklin Township

Dear Mr. Lovell:

Enclosed find nine copies of a report by Hintz Nelessen
Associates, entitled "Franklin Village". This report outlines the
current development proposals made by J. W. Field Company, Inc.
for the 1,800+ acres in the Field tract which are not part of the
P.U.D. and which are involved in the pending Mount Laurel litiga-
tion. I thought it would be beneficial for each member of the
Council to have access to a copy of this report for future refer-
ence and to avoid any confusion in the future concerning current
proposals.

It is my understanding that the Zoning Sub-committee is
meeting this week, and I believe that each member of that committee
should have access to a copy of this report. Mr. Cafferty and
Mr. Auciello have already been provided with a copy.

Under separate cover, I am sending a copy to Mr. Pettit,
Mr. Colpini and to Dr. Hamilton as Chairman of the Planning Board.

I have advised Mr. Cafferty that the total number of units
and the timing or "phasing" of construction of this project, and
the financial burdens to be borne, respectively, by the municipality
and the developer, are all negotiable items in the context of
settlement discussions of the litigation, and you should convey this
message to the governing body and to the Zoning Sub-committee.



Mr. John C. Lovell, Township Manager
Page Two
June 4, 1984

The continuing assaults by other developers against the
Franklin Township zoning ordinances makes ultimate settlement of
this dispute inore difficult as time passes. It is my belief,
however, that, notwithstanding these circumstances, a settlement
which would be beneficial for all parties, including the Township,
could be worked out provided considerable effort was devoted to
that purpose on both sides.

The benefits to the Township from attempting a settlement
resolution of these disputes include the conservation of a vast
amount of taxpayers1 dollars which will otherwise be spent in
litigation, the acquisition of a six year judgment of repose
against future Mount Laurel litigation, and the reacquisition of
some degree of control over the Township's development future
which is in serious danger of being lost in the context of this
litigation.

Very truly yours,

FRIZELk 6r POZYCKI

DJFrjb

Enclosures

cc: Mr. James Pettit
Mr. Frank P. Colpini
Dr. Bruce Hamilton
(with enclosure)

Hon. Eugene D. Serpentelli, J.S.C.
Thomas J. Cafferty, Esq.
Dennis A. Auciello, Esq.
Francis P. Linnus, Esq.
Frederick C. Mezey, Esq.
Herbert J. Silver, Esq.
Guliet F. Hirsch, Esq.
Douglas K. Wolfson, Esq.
Emil H. Philibosian, Esq.
Stewart M. Hutt, Esq.
(without enclosure)



FRIZELL 8 POZYCKI
ATTORNEYS AT LAW

296 AMBOY AVENUE

METUCHEN, NEW JERSEY

DAVID JOSEPH FRIZELL

HARRY S. POZYCKI, JR.

• MICHELE R. DONATO

MAILINC ADDRESS

P. O. BOX 247

METUCHEN, N.J. 08840

(201)494-3500

June 4, 1984

Honorable Eugene D. Serpentelli, J.S.C.
Superior Court of New Jersey
Ocean County Court House
C.N. 2191
Toms River, New Jersey 08753

Re: The J. W. Field Company, Inc., et als.
v. Township of Franklin, et als.
Consolidated Case
Docket No. L-006583-84 P.W.; L-007917-84;

L-014096-84 P.W.; L-21370-84;
L-022951-84 P.W.; L-25303-84;
L-019811-84

Dear Judge Serpentelli:

Enclosed find the report entitled "Franklin Village -
Analysis of Fair Share Allocation, Zoning & Planning to Meet
Mount Laurel II Obligations, Franklin Township, Somerset County,
N.J., May 1984", which incorporates the housing allocation plan
previously submitted and the land use plan which was referenced
in the Complaint.

A copy of the report has been furnished to all counsel.

Respectfully yours,

FRIZELLK &A PQZYCKI

DJF:jb

Enclosure



Honorable Eugene D. Serpentelli, J.S.C
Page Two
June 4, 1984

cc: Thomas J. Cafferty, Esq.
Dennis A, Auciello, Esq.
Francis P. Linnus, Esq.
Frederick C, Mezey, Esq.
Herbert J. Silver, Esq.
Guliet F. Hirsch, Esq.
Douglas K. Wolfson, Esq.
Emil H. Philibosian, Esq.
Stewart M. Hutt, Esq.
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ATTORNEYS AT LAW

296 AMBOY AVENUE

METUCHEN, NEW JERSEY

DAVID JOSEPH FRIZELL

HARRY S. POZYCKI, JR.

MICHELE R. DONATO

MAILING ADDRESS

P. O. BOX 247

METUCHEN. N.J. 08840

(201)494-3500

June 4, 1984

Honorable Eugene D. Serpentelli, J.S.C.
Superior Court of New Jersey
Ocean County Court House
C.N. 2191
Toms River, New Jersey 08753

Re: The J. W. Field Company, Inc., et als.
v. Township of Franklin, et als.
Consolidated Case
Docket No. L-006583-84 P.W.; L-007917-84;

L-014096-84 P.W.; L-21370-84;
L-022951-84 P.W.; L-25303-84;
L-019811-84

Dear Judge Serpentelli:

Enclosed find the report entitled "Franklin Village -
Analysis of Fair Share Allocation, Zoning & Planning to Meet
Mount Laurel II Obligations, Franklin Township, Somerset County,
N.J., May 1984", which incorporates the housing allocation plan
previously submitted and the land use plan which was referenced
in the Complaint.

A copy of the report has been furnished to all counsel.

Respectfully yours,

FRIZE POZYCKI

DJF:jb

Enclosure



Honorable Eugene D. Serpentelli, J.S.C
Page Two
June 4, 1984

cc: Thomas J. Cafferty, Esq.
Dennis A. Auciello, Esq.
Francis P. Linnus, Esq.
Frederick C. Mezey, Esq.
Herbert J. Silver, Esq.
Guliet F. Hirsch, Esq.
Douglas K. Wolfson, Esq.
Emil H. Philibosian, Esq.
Stewart M. Hutt, Esq.



Bedrock

• 1 to 1 '4
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Ell] 354 to 6

SOURCE > Soil Survey of Somtrttt Cowrty, N.J.
S.C.S. .U .SO.A. Ott 1976
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ERODIBILITY

Area (in acres) Percent

Slight 1363 74.16

Moderate 442.37 24.67

The -following is a description o-f the various soils on the site,

which factors are summarized in the table of soil types.

Abbottstown soils are deep, somewhat poorly drained gently

sloping silt loams. Permeability is slow, erodibility is slight,

with seasonal high water table at the surface.

Birdsboro soils are deep, well-drained somewhat sloping

slit loams, located along major streams. Permeabilty is

moderate, as is erodibility and depth to seasonal high water

table.

Bucks soils consist of deep, well-drained , gently sloping

silt loams. Erodibility is slight, depth to seasonal high water

table moderate and permeability slow.

Croton soils are deep, poorly drained nearly level silt

loams, with slight erosion potential, slow permeability and water

near the surface.



Erodability

CZU Slight

S3 Moderate

B H Severe
SOURCE' Soil Swv^p af SomarMt County,

S.C.$., U.8.OA. , Oci l*7« N J
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Dunel len soils consist o-f deep, wel 1 -drained, gently

sloping sandy loams, with moderate permeability, slight erosion

hazard, and moderate to severe high water constraints.

Klinesvilie soils are shallow, well-drained, gently to

strongly sloping shaly loams, with severe hazard of erosion and

high water table.

Lansdowne soils consist o-f deep, moderately well-drained to

somewhat poorly drained, gently sloping silt loams, with moderate

permeability, slight erosion potential, and high water.
*

Lehiqh soils &re deep, moderately to somewhat poorly

drained, moderately sloping silt loams, with moderate

permeability and hazard o-f erosion, and high water.

Mt. Lucas - Watchunq is about 65 percent Mt. Lucas

and 35 percent Watchung; it consists o-f deep, moderately to

somewhat poorly drained, moderately sloping, very strong silt

loams, with moderate erodibility and permeability, and high

water.
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Neshaminy soils consist of deep, well-drained, gently

sloping soils, with slight erosion and high water constraints,

and moderate permeability.

Norton soils ^re deep, well-drained, gently to moderately

sloping loams, presenting slight environmental limitations.

Penn soils consist of moderately deep, well-drained,

moderately sloping shaly loams and silt loams, with slight to

moderate hazard of erosion and moderate permeability and depth to

high water.

Raritan soils consist of deep, moderate to somewhat poorly

drained, nearly level silt loams, located along stream terraces,

and with slight hazard of erosion, moderate permeability, and

water table near surface.

Reavilie soils are moderately deep, moderately to somewhat

poorly drained, nearly level silt loams, with slight erosion

potential, moderate permeability, and high water.

Rowland soils consist of deep, moderate to poorly drained

soils, nearly level silt loams, located along flood plains, and

subject to frequent overflow; erodibility is slight, permeability

moderate, and high water is severe.
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Rovce soils are deep, wel1-drained, gently slooping silt

loams with slight water problems, light erosion potential, and

moderate permeability.

THE DEVELOPMENT PLAN

The site for Franklin Fields new community contains 1,836 acres.

Development will be confined to approximately 1000 acres. The

remaining eight hundred acres farmland and proposed for inclusion

under the Farmland Retention Act. The entire site has a gross

density of 5.41 d.u. per acre. If the farmland which is being

detained is subtracted, the resulting development density is 9.7

d.u. per acre. The 9.7 d.u. per acre is the minimum required

to provide for a full range of housing types with 207. of the

units specifically devoted to households of moderate and low

i ncomes.

In addition to the housing, the new community will also provide

the necessary community and commercial facilities, recreation and

open space, parking and roads to meet the needs of the people who

will live in these housing units.



Road
Network
fr— H Boundary

H^H Parkway 100' R.O.W.

Primary Collectors
80' ROW.

Secondary Collectors
so- ROW.

Local Streets
Cut dq Sac 43 ROW
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Bus Route

r # H Inter-CommunityL - J Bus Stop

\mmmmm{ Pedestrian Path

L D J Intersection Control

PARKWAY
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The plan -for the new community had evolved over a ten year period

through numerous legal challenges, planning board meetings,,

master plans, state development guide plans, Mt. Laurel II

supreme court cases, sewage authority master plans, community

meetings, development suitability analysis and many alternative

site designs.

The original development site plan was prepared in 1976 by the

New York -firm of Conklin and Rossant, who were the architects for

the Reston, Virginia new town village center called Lake Ann.

This village center won national and international acclaim for

its high qaulity urban design. The plan was designed in

conjunction with the equally well known firm of Wallace, McHarg,

Roberts and Todd. This firm is internationally known for

environmental analysis and urban design. The environmental

report is included in the appendix of this report.

The development plan has been further refined by H.N.A. over the

past 5 years. The proposed development plan responds to the need

to provide higher quality development in a compact pattern and

preserve at least for the forseeable future some percentage of

the farmland. Approximately 44/1 of the site has been set aside

for farmland and will be used as a portion of the green belt

surrounding the new community.
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The plan is a result o-f significant research which generated a

plan layout which would create a high quality, historically

sensitive, -flexible and dynamic urban setting. The concept of a

compact urban settlement surrounded by green open space is a

historic urban settlement pattern. This plan proposed by H.N.A.

is the direct evolution o-f the traditional garden cities

•movement. The genesis of the rectangular plan reaches as far

back as the Greeks which includes, the plan of Philadelphia,'

Savannah, Georgia, Williamsburg and countless other high quality

urban areas. This plan does not try to emulate a lower density

suburban tract development with its loop roads and curvelinear

streets. This plan attempts to create the perfect balance of

urban scale need to accommodate 9.7 d.u. per acre density for

the development area. Buildings and streets will be used in a

classical form to define and confine urban space to the human

scale.

The basic geometric structure of the plan is a 500 x 620" center

line to centerline building block. This building block contains

7.12 acres. The typology of plain configurations for residential

structures within this building block are limitless and is

confined only to the imagination of the architect who will be

designing the units. Several of these building block layouts

have been included as i11sustrations. Each block has been

delineated on the plan by street types and required pedestrian
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linkages. Each block will have a self contained park. A

pedestrian walking on the streets will have their vista's -framed

and interlaced by parks on periodic landmarks. This block plan

is partially modeled after Savannah, Georgia and many of the

classic English squares. The road types and open space linkages

which define each building block are the dominant organizing

force in the plan. This plan configuration is intended to create

continuity but has the possibility to accomodate a rich

architectural design vocabulary. The intention is to maintain a

dominant two and three story scale, using appropriately scaled

street scale elements, brick sidewalks, pedestrian lighting,

fixtures, fencing and landscaping. Grey trap rock walls will be

used where appropriate. The streetscape will be punctured by an

occassional landmark like a church or the point block midrise in

the community center.

The basic block allows an organic growth. As the community

expands and grows, additional blocks can be added without

negatively affecting existing block. The intention is to make

the community appear to be complete at each stage.

The major road system designed to serve the community with

efficient traffic flow, but it also designed to emphasize and

dignify, give meaning and legibility to the community. All

streets will be extensively landscaped. Most vehicular streets



Plan of Typical Housing
Utilizing Superblock - 1

Scale: 1" = 100'
-c


