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Gontlemens:

As attorney for Thy Allan-Deana Corporation, a Delaware
corporation authorized and qualified to do business in

tha State of Now Jersev, an application iae sulmitted

herowith for a change in the zoning plan under the provisions
of R.8.40:55-35., There are no applicable forms or
instruments provided elither undar the Statutas of the State
of New Joarsoy or the ordirances of the Townshin of Bedminster;

henco, this application is made Ly lettor and contains the

background 2data upon which tha application ia hased. TPurther,
the apnlication ia submitted to the Planning Board at the
rormest of the Planning Board, rather than submission directly
to the Township Committee, althoush iz is rocormized that the
ultimate change or anendment to the existing zoning ordinance
can only he accomplished by an action of the Township Committee.
A copy of this lettar is being forward sirultaneously to the
Township Committea so that thay are apprised of this application.

The Allan-Deare Cornoration {(hereinaftor referred to as the
*Ounor®) is an ownev of land located in the Townghip of
Bedminster fronting on U.5. Hiaohway Route 202-206, Schley
Hountain Road, Washington Valley Noad, and Mt. Prospect Road,
and known more particularly as Lots 1, 11, 13 A and 14 in
Block 5% as shown on tho Tax Map of the Township of Bedminster.
Lot 1 in Block 59 war acquired in feo simple on November 3,
1969 as recowdad in Book 1217 &f Deeds for Somarseot County at
Page 828. Lot 11 of Block 5% was acquired in fee simple on

EXHIBIT B
(Without Photographs)
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Noverbher 3, 1969 as recorded in Book 1216 of Deads for
Somersot County at Page 623. Lots 13 A and 14 of Block
59 wore acquired in fee simple on October 31, 1969 and

rocordod in Book 1216 of Daeds for Somermoeb CQunty at Page

623. The Cuwner owns such lands in faee gimple, free and
clear of all incumbrance and without any mnortgagos thotaon.
Such land consists of 467.10 acres.

When representatives of the Owner met with the Planning Board
on an inforrmal basis in December of 1970, each mamber of the
Planning foard was provided with a kit of maps showing tha
area and delineating various phases of the area, guch as
topography, development, So0il structure, ete. Although the
Planning Board has baen previously furnishod such maps, such

wmaps ave included as part of this application as follows.

Exhibit A - Motropolitan location. This is a map entitled
Vlardley Woodsz, a planned comnunity of The Allan-Deana Corporation,
a subgsidiary of Johna~Manville. The torm Wardley Woods i3 one
vhich has beon affixed to tho tract to be developaed, although
this may or may not be tho ultimate designation placed upon it by

~&he Ownor. In common local parlance it has continued to be
. roferred to as "the Allan~Deane tract“. - This particular map

ghows the tract located in relation to the Metropolitan arca
and shows the tract to ha at the intersection of U.5. Inter-
gtate dlghwa; 73 and U.8. Intorstate Highway Routo 287. As
indicatad by ¢the outline of such highways, the intersection
will ultimately be one of the largest interscotions in tho East
and will be the main route to Now York City from the West and
will bo the main route around New York City from the New Jersey
Tuznpike on Route 257, tying in with the New York Throughway.

Rxhibit B - This map is entitled The Region and depicts the entire
land ovmed by the Ovner including npproxirntaly 1,000 acres

cunad in an adjacent tract located 4in the Township of Bernards.

In fact, the Township line bisects the proparty at the eastern
portion of the tract. This map iz shown to scale, and as you

will nota, tha size of the tract is substantial in relation to
other developad areas in the roglon,

Exhibit € -~ This is a map entitled the arna Zoning Pattern

and indicates that the zoning within the Township of Bodminster
is presently zoned as ona acre resideontlal and five acre
raesidential. The land ahuts a shopping center area which

hag bean dosignatnd as a businoss zono on the map. FPor
convenionce of refercnce the zoning in the adjacent townships
of Bridqgewater and Bernards are shown ag wall as the zoning

in the adjacent Borough of Far Hilla.
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xhidbit D ~ This mav is entitled Area Development and depiota
the existing uses in the Township of Bedminster, hoth on the
troact and lsmoediately adjacent to the tract, as well as that
developoant which exiasts in the addoining municinalitien of
Bridqaewater, Bernards and Far #ills. You will note that the
orlsting development of the tract includes two residential
dwnllings which are presantly ococupied by tenants of the Owner.
One of these which fronts on ¥. 8. Highway Route 202+206 is

& building of some historical significance and will be

pregerved and moved to some other portion of the tract. The
othor dwelling which has ianaress and aqress on ME., Progpact Road,
iz locatad on the property in sueh a manner that it will not
interfore with any plan for developnent. In addition, az part
of this application, wo are subpitting several photographs of

the area which indicate gome portions of the existing developrment
which might not otherwise be shown on the map. Thene are the
Wow Jeraay Departwent of Transportation Temel Facllity with the
heliport from which the New Jersey State Police will patvol all
of the wmajor highwavs in tha avea by helicopter, the sitcs

shown for a gas station, a tavern immodiately across from the
tract, the reoar portion of the shopping center which abuts the
tract and which would constitute a wiow from the tract ant Lhe
storage avea fovr aschonl busos which is located fmmediataily ofC

af the isteragction fyvenm the tract, soveral hundrad yards awvory,
Tha character of the uildings located in the Pluckenmin Cantor
just north of the newly built shopping center {s almoat exclusnively
businoss with real estate offices, antigue ghow vroomsz, a liquor
storea, peveral gas stations and a post office,.

Exhibit E - This is a man antitled Toponraphy and shows the
tonoqraphical features of the Owner's tract at a contour

interval of two feet. A larger blowup of this map is availlablc
and has hoon offored to the Townshin Engineer for the purposc

of praviding ¢he Townsghip with a pormanant yecord of tha
topogranhical foatures of & portion of tha Townshin. The contour
intorval of two feot has boon selected at an increased exponse

to the Owner sinece it provides a pore definitive tool to tho
Owner for the purnosas of thoe doveloprient of the tract awd will
e of much greator benafit to tha Planning Board dn thalr planuling
considerations with respect to the tract. A large portion of the
tract 48 in & lavago opon ficld with a very gentle slope while
another portion of the tract is haavily wooded and is part of

an excaessive slope.

Fxhidbic P - This iﬁ(; map showing the excessive slopes of tho
aroa by showing the slopes in gradationa of under ten per cent,
between ten and 20 per cent and 20 per cent or greater. This
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indicates that certain portions of the tract have little or no
slona, f.0., undor 10%, wherecas a poartion of the tract, cspocially
tha eagtarn portion, has slopes which are in excess of 208 and
which would constitute soma limiting factor in torms of davelop-
mant. Significantly, the pattern of the excessive slopes is
substantially sinilar to the patiern of green delineatod by the
Tovmahip on its marter plan in which they Adesiqnated this

portion as open srace or green area. This is unquestionably
bocause off the unnuitanility, by and larqe. of this area for other
large scale dovelopment,

Fxhibit G ~ Wooded Areas. This map shows the wooded arcas on
the tract and ghowa thom eithor as open, sparsely wooded or
heavily wooded, It will be noted that the area immediately
surrounding the shopping centor is open whercas the arca up
on the mside and the top of the mountain 1s heavily wooded.

Zxhibit H -~ This map shows the surface drainage of the area
indicating a natural drainage pattern already in exiatence
directly through the center of the tract, and indicates that
there i no pnrticular problem as far as gurface drainaga is
concarned, !

Exhibit T - This is a mav showing tho soil auxvey'inﬂi¢ating'
in dotail the composition of the soil for the tract. It can be
noted from this map that the ared presently in open space and

not presently wooded does not present any problen as far as

soil iz concerncd for devolopment. Othar portions of the tract
woulid present problems for soptic effluent disposal but the
antire tract is going to be sewared.

Exhibit J « Phis iz a map showing tho soptic effluent dismonal on
the tract and as a result of such survey a determination has been
nade to completely sewer the tract. This will be accomplished by
ona of sevoral.ways. An offar has been mads to the Planning
Board that tho Cwner would be pleased to work with the Radminstor
Townzhip Board of Health toward tha gawaring of the area which
includes tho Pluckemin Centor. It is rocoanized that there could
ba a problem in the Pluckemin Center and the Township Board of
Hoalth is diligently addraessing itsolf to the solution of this
problem. I¥ thare 1ls any way that the Owner can cooporate in
torms of contribution or tha construction of portions of a line,
it i perfectly willing to do #o. In the event that the Ownera
assistance ig not utilizad or requested by tha Townghip, then
arrangemnants havo baon made to have the effluent dispoged of

by means of a forced underground main away from the tract and
into anothar portion of thae tract in an adjacent Township which
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iz also being sewared. ' Therefore, for purpeses of this
application it may be stated that entire sewerage facilities

'will be provided at the expense of the Owner.

2xhibit X ~ This map shows the avarage deprth to bedrock indicating
that there are no opecinl problams which eould be encountexred in
torms of the davelopment of the tract. Since the Owner intends

to sorvice tha entire tract by existing eity water, there wiil

be no necessity for any percolation test or drilling for wallas,
Thareffore, for purposes of this application it may be assumed

that adequate water will be furalshed at the expanse of the

Owner. . : -

Bxhibit L - This map shows the seasonal high water table which
indicates that thare are no spacial problems presented with
respoect to the tract.

Exhibit M ~ This shows the views and viatas on thae tract which
indicates that thewe are certain portions of the tract which

have unusually fine viows and vistas and guch views have been taken
into consideration in the development of tha tract.

Scome note gshould be made of the oxistence of certain histovical
romaina on the propoerty including the possible remaing of a
hictoric encampment occurring during the Revolutionary War.
Reforence has already beon mada to a housn which is prescatly
in exintence fronting on Route 202-206 which will be proscirvaed
becauge of Lts historicol significance., In addition, it ia

the intention of the Cwner to accommodate itself? to the existing
alitee and encampmaents and it will be the intontion not to
disturd these in any way thereby accommodating itself to the
existonco of theze historical sites and utilizing thom and
maintaining them. so that they can be a source of pleanure and
historical significanca both to people on the &ract and tho
Tovnship of Bedmingster., DBy and larqge, theoge sites exist up

in tha wooded area whore there are excessive slopes and which
vonld eccmprise a tyne of deavelopment which could accommodate
itnelf to tha existeonce of theaa sites. To insure that those
gites are not ovorloohad, it will be the suggestion of tho
Ownar in the actual developrment of the tract that a heritaqo
advisory committee be solected, comprised of people knowledqgeable
in the areca, including thone with particular knowlodge of the
tract so that the historical significance can be mailntained,

in addition, the Cwner's engincers have viawed the property
from an ecological standpoint and have deternined that in viow
of the proposed uses and thao fact that a great portion of the
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land presehtly exigie as gently sloping open fialds, and the
cazaful utilizatis: of the wooded and steep portions of the tract
rotaining whorevar possible all trees, vegotation, ete. that no
spoaial ecological problems will be presontod, Purxrthernore, it

will hé the intention of the Owner in the development of the

Lract to sork in canjunction with a loeal conmervation committee
cr. sommingsion i€ one shall be in eoxistence; otherwise, it is tha
iitontion of the Owner to seek out tha opinions of the local
individuals who will be interested in such matters in order

that the tract wan be pregserved with its natural heauty as much
as posaible. Although the Townghip does not have any present
rule on the cutidng of trees, it would be the intention of the
Cunor to maintain whatever growth is possible and utilize such
woodoed arcan and growth in its development. This would be
complotely’ connonant with its development plan.

In comnection with the developmant of this tract the Owner has
uncd the sorvices of noveral consultants, each one selected

vocause of their particular cxupertise in their fiold and thoeir
paztionlar knowledgn of tho area. Donald #H. Stires Nssociates

Oof Soumerville has beon utilized for the topographical surveys .

and for the enginecring work in conneation with the tract,
Robart Catlin and Agsociates, planning consultants of Donville,
7w Jorsey, have been retained Cor the planning gstudies and the
nlunninq dovelopment of the tract. The firm of Garman Associates,
traffic and transportation consultants, were retained for the
purprosge of providing the Owher with a dntailed analysia of the
exdoting and future traffic conditions and the impact on thae
surrounding arca as a raesalt of tha tract development. Any ox
all of such consultants are being made available to the Townanlp
offilcials and thoir professional advisors for the purpose of
answering quastions or clarifying any aspects of the application.

The existing manter plan study of tha Township of Dodminster is
aignificant in 1nat 1t provides for a &lf€ferent treatment of the
utiliration of land botween proparty on tha wast sida of Routo
202-206 and that pronarty lying on the cast side thereof. Thn
aren immediately to the north of the tract on the othor sida of
U. 8. Bighway Intorstate 287 has baen shown on the master plan
as a proposed ofica and rescarch zonn. Recoently a portion

of that tract counnisting of a lake and some suarrounding

acrenge was deeded to the Tovaship for park purposes.

Thoe area immediately south of the tract has beon designated

by the same master plan study as office and rescaxch. This

is an area which is bordered by U. S. Highway I 78. .
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Tha U. §. Highway 202=-206 which praesently runs through the
Pluckemin Center past the pronerty has reocently been expanded

to four paved lanes. It 1s not known what impact the Naw Jorsoey
Highway Dapartment of Transportation facility will have on the
area but presumahly it was solected because of its ready accons
to the faderal highways and the major intarchange. Until the

"helipozrt is comploted the full impact of the landing and taking

off of the helicopters for polico duty will not be known but it
may be assumed that this could constitute some uncompensatod

- Intorference with the enjoyment of the property in the

inmediately adjacent area.

A pronosed plan of devalopment has boen discussed informally
with the Planning Board and a copy of such plan is now submitted
harewith and will be explained in detail.

It should he noted initially that over 50% of the tract is
contemplated %o remain in open space, undiasturbed in any way.

if the Township dedires, this space can be permanently deeded
to the Township for utilizmation by them as opon spacae in
perpetulty. This woull ba, Of course, without any charge or
cxpensae to the Township. This land has an approximate cost
valua of naarly one million dollars and its fair market value
can bhe safely eatimated at many timas in excess of thias fiqgure,
Thic then, could bha a substantial gqift to the Township. If,
howaver, the Township doas not desire tha land, then Lt would be
ratained by the Guwner and maintaihed as open apace by the Owner,

Tho large opon space with a relatively topoqgraphical feature
would be utilized by the Owner for office and rescarah use. As
chown on the accompanying sketch, approximately 92 acres would b

utilized for this purposs althouah the actual office buillding would

comprise oaly 7 1/2 3 of the total acreage. Rased on existing
land value and the cost of the improvements, the offico building
area would £al S70,300,000.00. Based on thae assaesned valuo of
a 50% ratio, this would vesult under the oxisting tax rate in

a ravanuwe to tho Township of $531,860.00 annually. There would
bn adecquate off-streot parking suitably landascaped, and an
attractive conter mall within the facllity blending in with

the structures. There are no present known tenants for such

. facilities.
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In conjunction with the office and rescarch uae, the Owner
proposas a mecting center which would utilize approximately
6 acreos of the tract, consisting of 129 tranaient units., This

would ho largely utilized and be in conjunction with the proposed

offfico uza and would provide facilities which are needed in
the area in conjunction with office usos generally. Basad
on the land value and the improvements which would be madae,
he Gotal value of the land and improvements would bo
$1,820,000.008. 2Based on the same asaessmont ratio and
axisting rate, this would preduce an annual current revenue
to tha Township in the amount of $50,304.00,

In conjunction with a use which is being proposed in the
adjacent township, a portion of the land would be utilized
for a golf courps. This arca would bhe along the top of the
ridgo immediately adiacent to the Bernards Township houndary
lina and would utilize approximately 21 acres. Bagsed on a
valuation of comparable gol? course propzrty with improveuncnts,
thls would amount o approximately $147,00n.00 and utilizing
ha sarie ratio and rate, this would produco an annual revenue
to tha Township anmounting to $3,851 on.

The Ovmor also proposes tho utili?ation of 64 acres to proviae
for 52 asingle family resideontial dweollings. Thege will average
in tha neighborhaod of $99,000,.00 a pieca, Whon tho total
valuation of ¢he land and improvements is computed, it will
rasult in a valuation of £4,6840,000,00 and utilizing the
azgossed valuations and current tax ratio, this will result

in a raevenue to the Townehip of $122,616.00,

" Finally, it is apparent that there is a great nced in the

area for nulti-family dwollings for people of all ages and
all income bracketz. While additional residential and multi~-
family Awelling uses are proposad in an addacont towmship,
litorally yards away, the use as part of this comprchenagive ]
plan extands into & portion of the Townsghin of Bedminstor. The
area utilized iz the highest point: of the property surrounded
by woods and away €rom the vroposed office and research usas
and vet cloae enough.that such dwellings could be utilized by
people wino work in such facilities.

It i3 not the intontion of the Ownor at this time to make the
case for multi-family usa asince it has beon made adequately.

by otherg and there is no quaestion that thay are necessary. It
is no longor possible to sinply deny their existence or their
utility because of old reasons whioch do not tend to have any



o

Townahip oZ Bednminster Planning Board o
. -O , Hay 24, 1971

@

presmnt'vélidity. The Owner proposes utilizing 33 of the acxes

on tho. tract for town housas which would range. in price with
an averagae price being approximataly $35,000.00, Theroforo,
some of these dwollings would ko lower and higher in prica.
Based on a total improvement value together with the land of
$59,240,000.00 and utilizing ¢the assossed valua and current
tax rata, this would produce total income to the Townshlp of
$242,058.00,

. In addition, approximately & acres would be utilized for the
- construction of the noccessary streets and right of way.

The total value of the land and improvements asg proposed by thae
Ownor would be approx ximately $37,141,000.00 and utilizing tha
current assessment ratio and current tax ratae, this would
produco neaxrly $1,000,000.00 in cuzrent revenue to the Township

0f DBadminster. The axact Zigure hased on these assunptions. ls

$973,004.00,

Thae Owner does not bellove that net revenuss to tho Township
can be conzidered in a vacuum, howaver, since there are
oxpaonses attributable to the presence of the improvemants and
tha dovaelopment proposad by the Owaer. Tor example, it can
e conputaed with a nathenatical cextainty that there are
munieipal costs whilch run §.,72 fo¥ evary $100.00 assersed
nluation, the .gounty costs run $1.47 for every $100.00 of
aosengod valuation, and the total of the statutory excmptions
which are gilven hy the tax assescor in accordance with the
terms of the statutes amount to $.97 por $100.00 of apsesved
valuation. Alszo, based on an oxlating axverience, and utilizing
tha most rocant figures which can be obtained, it is
anticipated that the residantial dwallings will produce 1.5
puhlie gchool childran per dwalling unit., On the other hand,
expcrienca throughout this araa has demonstrated that the
numbor of publlie school ahildren per tovm hourna unit 4in
considozably less and wonld be .84 per dwelling unit.

DBanad on an estimated oxisting per pupil cost of $920.00 in
xininster, the total cont of such elucation would approximate
8276,000.00. Thn education coasts incluled, would be loral
lavel exponditures and would bo oxclusive of any stata

ald, mhoy would, however, include an additional amount of
$100,00 par pupil for debt servico which would be utilized

(2~ furnish additional achool facilitieo.
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Aﬂaumiﬂq the sawme ratio of costs which are prezently being
incurred becaunze of the existonce of a rateable, it can de
asoumed that the additional ratoables would at least bearx

tholir cwn proportionate ashare of the cost of any incroase in
servicoes bocause of thelr existence. When these costs are
totaled with thae educational costs, this amounts to a total
cozt of $633,962.00, The net xesult is a net revenue to the
Tovmehip exclusivae of all costa, municipal costs, county taxes,
gschool costs, costs of education, ete. amounting to nearly
$300,000.00 annually. The exact figure using the approximation
st forth would be $289,132.00.

Thin should ba contrasted to the net cost to the Township 4f
the land proceadsd to a dovelopment under existing zonlng
whare there would be a net loss to the Township of nearly
$5,000.00 annually.,

The trafftc survey which haza bheen prepared as a result of
existing traffic patterns and Jdensities and a considered
forewast of future teaffic flow and the irpact on the existing
roads indicates that tha tract development as proposod will

not ereate any unduo traffic problems. This is because of the
axisting arterial roada, the fact that there are several

mannorg of ingroess and aqrosa to the property off of different
xoadn, and on2 of the majer highways im the gtate is immediatoly
in front of the tract. Thosn, of course, vho would be utilizing
the interstate highwavs would only ba on tha roads which are
locatad in the Township for a very short distance.

Aa tha Owner has gtatoed at the three proviousg informal mectings
with the Planning BSoard, the tract is owned and is not under
cotion and 1t iz the present intontion of the Ounor to proccad
with the developmont jusL as soon as an approval can be obtained,
7o roltarate what was sald at oue of those meotings, 1t will not
he the intention of the Owmer to simply go away if its request
ig noi approved, degpite the fact that this has been the
experience of the Planning Doard with other owners who have nade
similar proposals over the last several yoara.

I think you will conalude that the Owner's application is
reagonabhle and is a sincere attenpt to dovalop the proporty
omad hy it in accordance with a comprehensive plan, a plan
which i3 woll raasored and thought out and will not constitute
an undue burden ¢o the Township. Although the multiplicity of
ugan proposad concorns the Ownar's property only, it is
respectfully submitted that consideration should be given to
extending such permitted uses in those adjacent areas to the
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‘punar ' o cract in acc rlanoe with the jntantion previougly
@xpreawaa hy the piannind poard as part of ite master plan
}@rovmﬁal. : .

.
givn con janratio £ this agplicatinn and th modigicat on
of the & gting & ing ordinance conaistans with tha LoYns
of this applicntinn Tt is rncagni,nd rhak a WO £38
majority of < nipy cornitt aeg statutory rnanbors

.rﬁﬁpaﬁsiﬁility.ﬁnr gha BONC ahang® casts with the Tawn@hiv
comnittad 3¢ will Daoome apyazant as & rasult of the planning

poard's 3¢ 1on what ha ﬁﬁterminatian oy bhe ghip
conmittoae ¥ 131 . although wou have R rocelot of the
enoral hmc%qrnunﬁ matati&l ghown e @ nihits for

leouls) r@asonablo gaziod of time tha plannindg poard act 6n the
g?yligéhicn and notify the un&e:siqne& of the planning poard'®
acislion. : ‘

- Reaneatﬁuliy aﬁbmihteﬁ.




