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L PREAMBLE Y
4 Master Plan is a general guide
for the orderly growth, develop-
mmfwanld preservation of a com-
. t is a background under-
. ang between the citizens and
theiy government as to what the
community should be. Unlike such
documents as the Official Map,
Zoning Ordinance, and Sub-division
Regulations, itis not a precise, rigid,
_ detailed document with the effect
" of Jaw. It does, however, constitute
the overall pattern within which
these more specific measures
should fit, -
Once the Master Plan is adopted
By the Plaming Board, actions
mecessitating the expenditure of
public funds for projects related
to the Master Plan are referred to
the Board@ of review and recom-
mendation prior to proceeding, In
this way, through the years, the
fommunity may proceed with ma-
Jr projects on a predetermined
course, and in an economical man-
m. .
Objectives  established by the
Township Committee, the Advisory
Committee, and the Planning Board
are made a part of the Plan, as is
the attached map. Though they are
. not parts of the Plan, reference is
! made to the minutes of the detailed
studies and discussions of the
Planmning Board between 22 April

-’

various memoranda of the Consul
tant, which are listed in the ap-
pendix,

II. RESIDENTIAL
DEVELOPMENT .

' {(See Pian of Futare Land Uso)
.Objective: To preserve the
‘Township’s present rural resi-
dential character and . thereby
protect its chief asset: its repu-

tation as a highly ‘desirgble’

" piace in which to live. -
1. The pattern of the residentinl

1863 and 22 March, 1965 and fo the.

arens of Bedminster Is alreudyﬂ

to the character of access to all
other property in the Township, and
therefore hostile to the preservation
of property values. Provision of
roadside facilities, catering to tran.
sient traffic, such as is currenily
founid on Routes US 1, 22, and 17,
has been considered and is specifi-
cally excluded from this Plan.

¢) The limited Central Business
District in  Bedminster Village
must be .atiractive in both senses
of the word: first, it must be beau-
tiful, since customers dre conscious
of appearance and now able io

‘reach and compare facilities else-

where, and secondly, it must have

drawing power generated by the |-

quality and effectiveness of the
merchandising.

This will involve certain detatled
actions arid measures beyond’ the
general scope of this guide Plan:

1. Rigid control of offensive signs
and lights, and exclusion of all ad-
vertising ' signs and billboards.

2, Shielding and landscaping of
all ‘objectionable sights, such as Jots
ior the parking, display, of storage of
automobiles and commercial vehi-
cles, whether as an adjunct to other
business or for repair or sale.

3. Exclusion of the open outside
display of all merchandise, excep-
ting only gasoline pumps and cans
of Jubricaling oil,

4. Review and approval of thc
plans. of all structures other than

| singledfamily houses by the Plan-
ning Board before a building per-

mit is issued to provide for quality
of dosign consistent with the charac-
ter and best interests o: the Town-
ship.

IV, RESEARCEK AND
DEVELOPMENT FACILITIES
Objective: To foster the future
econornie health of the com-
munity, and the .convenience
of nearby employment’ for local

reaidents, by providing Yor

«l

uiet rescarch, develop--
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highway construction,
and proposed.

With respect to through traffic,

few communities are more foriu-

present

nate than Bedminster in its Joca.

tion in the regional highway pat-
tern. Interstate 78 on the south

will lead to Manhattan in 37 miles

or about 40 minutes, and to all
western points, and Interstate 287
in the southeast corner will give
ready access to northeastern points
and to southeastern points. State

Route 206, planned to be dualized,

will provide access to northern and
southern areas of the State.

However, on the weqt Bedmin-
ster is vulnerable ‘to invasion o(

Junwanted outside ‘traffic 1rvmg to

get to these two arteries (1-287 and
208). Fortunately, there will be an
Interchange at 178 and Ratilesnake
Bridge - Road, necar ihe western
boundary of the Township, It Is
important that the Rattlesnake
Bridge-Black River Road be im-
proved as an effective and attrae-
tive major artery, comparablc o
206, to act as an intercepting trgr‘

fic shelier to prevent invasion 6f -

the Township by unwanted through
cars from the west, i
However, as the lnnd use bmh
of Bedminster and townships to the
west matures, increases of Joen)
arca traffic (as distinguished from
Township) will be inevitable, This
will forus on Peapack-Gladstonr,
and ‘make the Pottersville Road
carry heavier Towds, oml on Hml
minsler  Vilinpe, which will needs.
sitate protection of the liomingion
Road for use as a wnjor artery,
As for the handling of inlernal
traffie, it is in the best intevesls. of

the Township to concenirale it on .

a few ronds, and 1o make them

easy and attractive to traffie. Only
in this way coan olber minof resi-

dential  streeis be pmhmd from - VII. RECREATION

traffic, which wnecesunily w:m"

have to disperse it nqumxvn‘

' pecessary

bodn&ary ‘and flows from the mid-
point of the southern boundary in

‘a northeasterly direction "between.

Pluckemin and Bedminster Village.
The southeasterly boundary of the
Township js Chambers Brook.

In addition to the preservation of
assels’ of verdure and wildlife, and
the prevention of flooding, is the
bare element of public safety in
flood plains. No ' building or alter-
ation of land should be allowed in
a flood plain, which -might aggra-
vate the potential flood menace or
stream flow problems above or be-
low the site.

The most accurate way -of map-
ping flood plains is to establish the
stream gradient by readings at
gauging stations at flood peaks and
plotting according to survey con-
tours at the various elevations. The

[ next most accurate method is to

examine the soil characteristics for

evidence of chronic.flooding and to-

map ‘accordingly with some adjust-
nient for contours. The former
method is neither needed nor feasi-
ble in Bedminster since the area is
not sufficiently bmlt-up to merit the

duce the necessary data. The second
method has been followed, but can
bé medified when additional evi-
dence is available.

The creation of ponds and lakes
should be encouraged to prevent
erosion,

The steepest slopes have been
desighated for permanent  open
space and should be lcft wild to
prevent erosion.

The Township otherwise shuuld
be alert to cnforce contour plow-
ing of " tilled land, reforestation

| where feasible, and the prohlbltlon
] of top soil removal.

¢ OWIective:. To forecasi the need
L,RUP] c nark and rccrcation-

River,

installations and since |
‘| some years might elapse before the
‘event of a severe flood would pro-

‘and one,

and picnicking and even fishing Par-
ticularly for these latter sports, as
well :as skating, the flood plain of
the North Branch of the Raritan
and other similar areas,
should be contemplated,

4, Other Private recreation. In
all privately planned subdivisions,
the Planning Board should be alert
to encourage the creation of neigh-
borhood reservations of permanent
open space adjacent to residential
development: This might include
facilities for private golf and tennis
clubs, bridle paths, possibly facili-
ties for drag hunts, and the creation
of ponds and lakes along water

courses, subject to proper regula-

tion.

VIII. EDUCATIONAL FACILITIES
Objectives To anticipate the
need for school plant expansion
and to suggest the most appro-
priate location for such expan-
sion,

The future population of Bedmin-
ster is estimated at 18,000 persons
and a school population, Kindergar-
ten through high school, of 3,600.
This is based on the present zoning
pattern of five-acre lots for single
family residence for most of the
area: of the Township, and one
acre for BRedminster Village and
iwo acres for Pluckemin. Any
change downward in the zoning
would raise the school population,
and 3,600 is therefore the minimum
for which sites must be reserved.

Four clementary schools are
recommended, on minimum sites
of 15 acres. With added recrcation
facilitics, which should be protected
for the future, sites of 25 acres
should be sought. Three indepen-
dent sites are shown on the Plan,
the present location,
should be combined with high

school, civic center and park uses.

A high school location must be
rescrved, thlher or not the fu-
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solete, fo pinpoint properties
which may require redevelop-
ment, and to suggest the means
and character of such redevelop-
ment, .

The Township should take all
legal measures available to pro-
vent deterioration of structures and
land uses, to provide for the remove
al of any structure so deteriorated
that it is a menace to the publie
welfare, and to prevent present or
future misuse of vacant land.

XI. APPENDIX

Consultant’s Reports
Improvement of 1-78 and 287 Ine
terchange (22 April 1963)
General Considerations in Plane
ning of Bedminster (24 June 1963)
(24 January 1964)
Planning for Open Space (26
August 1963) 20 Feb. 1964.)
Preliminary Notes on Zoning (10
February 1964)
Status of Highway and Road
Plans (10 February 1964) :
Population Forecasts and Water
Needs (10 February 1964) -
Regional Considerations «— fm-
pacts of Highways (24 Februaxy
1964)
Housing Code for Existing Strue«
tures (6 March 1964)
Major Thorofare Plan (30 March
1964) ’
Preliminary Notes on Future Land
Use (30 March 1964)
Suggested Changes to Subdivisiew
Regulations (1 May 1964)
Major Thorofares (25 May 1964)
Special Land Use Problems, Soufft-

. east Corner of Township (13 July

1964)
School Sites and Commumiy Fa=
cilities (13 July 1964)

“Cluster Development” (Come

munity. Unit Plan,”. “Density Zone

ing”) (17 August 1964)
Municipal . Administration
Service (7 October 1964)
Acrial Photographs by Consulte
ant (various dates)

and

turs,vbmz&,,,ﬂ; : uzh-, haol

b ¥ ¢ of __ Subcoxnmlttaeﬂ anlg,_,,_".,.,*,,,,,,

>

»




| BCae b e n b

3

“ed. ms g accoanp“shed by

{n) continuation of strict zowing:
(b) the containing of commercial
and other non-residential aveas with

_ patural boundaries susceptible to
’gggquate and effective buffer

-sereening; (¢) channeling of traific

to necessary and inevitable major
youtes, and ils discouragement on
minor roads in residential areas:
aod () wuse of appropriale men-
surca to establish fand preserve
additional public open spaces.

2. Artificial but effective bouns
daries have been cstablished by
378 and I-287. Sunitary problems
Mave arisen in present compactly
built arcas. Land use patterns must
be adjusted accordingly.

M. COMMERCIAL,
DEVELOPMENT

Objective: To stabllize the ae-

tivity of local business but at

the same time (o contuin t

substantially within it present

boundaries; to provide for ade-
quate and safe vchicular ac-

cess, adequate parking, and
adequate unloading and loading
facilitics and adequate pedess
irisn amcnities; and olherwise
{0 encourage the development
within the district of {unctional
and westhetic qualities in har-
mony with the character of the
Township.

Various principies, concerning n
“eentral business disivlet ara tecog-
nized:

A Ewven a Mmied Centeal: Bunl
ness Distriet should be an area both
of mervice and pride to the loenl
comumamily, I it does nol serve Jin
Joenl citfzenn well, ey are delven
cisewhere loe  the necensitien of
Min  Thin. exapgzerates iraflic prob-
e ondd bringga  progrensive  de-
feriorntion,

W Strip commercial developmarnt

oafoog mnjor highwaya e dectaved’

- traffic on  suwitable major arteries

organlzatlom in the future.

~ Earliér concepts of centers of
employment embraced noise and
objectionable characteristics such,
as smoke, dust, glare, and aglincss.
This no longer need be true. The

combination of better nrchnteﬂuml
and landseape dosign, effective
screening, rigid conirol of nuisance
faclors (particularly the supproes-
sion of noise, odor, signs, .and
lights); and proper channeling of.

has revised the alltudes of com-
munitics concerning light research
and development enterprises.

In Bedminsicr, there are few
suitable areas for rescarch and de-
velopment [aciliies, and {full ad-
vantage should be taken of them
(with appropriate safeguards  to
surrounding  proporiies) 1o decrense
future mur’ L ° eosts, o browden
the non-residentiol (nx hase of {he
Township, and to provide some
source of lecal employment. Thence
include (a) the more or less flat
area lying  between  the - North
Branch of the Raritan River and
1287, and (b) the limiled area of
the Township lylng soulh of I~78
and east of I-287,

Grent care must be used in zon-
ing all these arens {0 assure nden
quate  protection of  surrowding
residentind  arens.

All other potential  arena are
either now  commilied to  residen-
tin]l use by existing building or
ghould Lo Xkept so o guaranies
minhiaan  tealfle  generntion
nppronches o ofher land in the
Townshlp  contintent with ite bent
um and vaiue,

V. TRAFINO CONTROY, AND
MAJOR THOROUGINFARREN
(Koo Minp of Mujor Thoroughtares

and Fulure Xand Uso)
Objective: To discournge
throwgh teallie, (o taciliste o
trnTownship  loeal  teaffio,
1o comrtimsta  the Taownsbip's

To achiave this ohjective, swajor
roads roughly a mile apart in both
directions ave essential. Existing
fountry roads already follow thig 1

casily _be ;gchmvod
The present road nclwork iq suus
factory for ﬂm small number of
drivewnys to targe. land holdings. Iis
capiicily _and free flow - would be
sceverely  damaged, and it would 'g
not serve any properiy satisfactorily
it a muliiplicity of _drivewsiys. or
olher abutling  vehiculny -use Were
allowed in the fufure, As In_olher
arens, the speed limit would hyve
fo be reduced from 50 ph o 26,
In nddition to the inerense in danver,
this would mnke nlf ather properties
twice a8 remote in tme and depre.
cinte thelr value, Acmnlliiw,ly, nen.
fanes should be tuken to dnconrage
fuliee development i accordnuce.
with the following principles, amony
others, at the tlme proporty is sub-
divided: : =
a) Only a lmited number of
access points should be ulloqu to
each propecty; .
) Reverse frontage of hullvnhml
Tolg and no mew driveway (o nn n
dividunl 1ot should open onto 8
mujor rond;
¢) Minor ronds muat have dead
ond inteeseetions with major roads
go Hut conlinuons feaffle o ane
minor (0 snether is- pn'vvvnlml

Vi, ('l)NHI"llV/\'I 10N
Objeetive: o prosevve the pliys,
plenl ansidn of e 'l'nwwd;t;f
el thereby  foster e presess,
vatlon of its eharneter and e 5
sirndility  for - apnese renidentig
use, Thin entalls  protection  of
ftg streqang aid the preventiom
of ceonton of itn openc reilimg
countryaide and steeper ddoprea

Phe wenl mub pouthwent bomdny g
ot the Townehip tn the Landngton

Jiver, ‘The North Dranct ol (e

& e dosinedionn to traflin, dinogiing

alsvol pattogn with  surpoudlg |

Starttan Miver forms pml of (hy

RE

M
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Tacilities (land and buildings)

‘and to suggest appropriate lo- |

cations for any such needed
_ facilities, -

,_As ‘prosperity, leisure time, "and
' medical and mental health science
increnses, a balance between work
and play becomes a matier of ne-

cpssily rather than a cause for feel-
1joz a personal guilt,

in the physical planning of the
Township this must he considered

1-at At lvast three approximate agme

levels' pre-school, elementary

.achool and high school. and adult

‘eombined,
v 1. Pre-school reercation In - the
form of “lot-lots’’ or seallered kin-
dergarten sites, can be left in pei-
vate hands for the next few years,
until expanded populntion justifios
public concern. DPrivate neighhor-
hood associations should be encour-
aged, .

2. Junior recreation (clemoeniary

school age) hns much In common |

with educatlon, nnd cither combined

{ or adjucent sites should be reserved

ns shown on the Mnp, This com-
prises three Blies of at Teast 25
acres cach in addition to the nmjor
sile at Bedminster  Village, * Ulit-
mately these should he  developed
for.all popular group sports such us
softhall, soceer, junlor foolball, ten-

I nin, and handbalt, I ndditlon to
usual ployground  orquipment.,

3. Senior veereation,” On (the pro.
posed wile In Boedminater  Village,

%3 Al Junior faeflities nmst he develop-
ed In conjunction with 1he exiniing

elemientney - mebool  fneéliltien,  plas
high school and  non-mehosl, adull
teilliles, This wilf Involve failsized.

“hardball dinmondn, at least one full-

sizeed woceer fleld, n foolbalt flekl.
and yoom for blenchers or g sl
stidium, extenslve {ennls theilltios,

§ provision  for  (he  possibility  of

olher minor sports such an nrchery
el wkeot, nnd uwhnminx el sloit
it

In nddition to thene active sporin, |

provision should be made for more
;m-lw Borin,  mick  ag walklug

{o expnusion, Al future {acilitles

is only open: to ﬁresent come&bure
Howcever, a site of ahout 50 acres
should be reserved.

It is recognized that-some hme :

will elapse before avidble elemen-

tary school can be ‘donstrueted on
a sile away from Bedmmsber Vil-

lage, and . that an dddition “to the
present plant will first be neecssary.

llowever, when these focililies ap- |

proach over-crowding, clther a new
school should be built. elsewhere or
emoergency lemporary facilities
should be provided. Present perma-
nent facilities should not be ex-
panded beyond . 500 pupils,

IX. COMMUNITY ISIIII.I)INGS
Objeetive: To foreast the long-
range *need for oxpanded and
additionnl community buildings
1o study the feasibility of group-
ing such buildings, and, in aay

" event, o suggest appropriate
locations for such facilitics,

Meoenger Township  facililies now

exisling are on siles not susceplible

other than schools and fire houscs
should bo concentraied as a Civie
Centor on the site in or adjncent 1o
Bedminster Village, belween Route
202 and {he North Branch of the
Itaritan River, This Includes a build-
ing  for municipal administration,
Including court and police, a public
warks  garvage, n flre house, {he
fihrary, o dlding  for  privadely
sponsored  quasi-publie  fneilities,
and o community bullding for ree- |
rention,  he lowest  downsteomm
il of the xite I alio appropeinde
for noamnlt rewagge eealment plant,

While sepavnde sludies have heon
i 10 explore the enpneity of (he
proposcd  site for the vardous  fa.
cilltien and for pavkhiy,  such din.
gramn are for fest purposes only,
and ave apeclflenlly not a part of
thin Master Plan,

X REDEVELOPMENT
Objectivey Mo predict the need
for the redovelopment of ladl-
vidual Iadldings it gronps of
bulldiiggn a8 iy booose ol
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s WIDENING OF EXISTING ALIGNMENT
smomsisniain NEW ALIGNMENTS

& SOFOOT BIGHTS OF WAY wuoves
WIDENING OF EXISTING ALIGNMENT
e mm mm am HEW ALIGNMENTS *

80 FQOT RIGHTS OF WAY WITH 20°FOOT SETBACK . -

PUCKIMIN EYPALS
AATTLISNAKE MIDO+ QACK AIVIR ROAD) LAMINGION, JOTIEHVILLE MM,

MASTER PLAN
BEDMINSTER TOWNSHT!P NEW JERSEY

EXISTING LAND USE _

RESIDENCE .~
BUSINESS .-~

mm""nu ¥ ml"mm
ACCESSORY BUILDING
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FUTURE LAND USE
BESIDENTIALY
FIVE ACRES MINIMUM LOY

. TWO ACRES * "
ONE ACRE " ~ *

Ny

BESEARGH_TYPE: -
{MINIMUM LOT: 25 ACRES)

COMMUNITY FACILITIES PLAN

SCHOOL SITES, FIRE HOUSES, perawmmy
. ANO CIVIC CENTER R




