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COMMUNITY LOCATION

Allan-Deane Corporation has proposed an open space community on a 1,532 acre site
located in the Somerset Hills of north central New Jersey, partly in Berrards
Township (1,071 acres) and partly in the Township of Bedminster (461 acres) at

the headwaters of the Passaic River which flows through the Greaﬁ Swamp National
Wildlife Refuge as well as the headwéters of the Raritan River. The site is lo-
cated less than one mile from the interchange of Interstate Routes 287 and 78 and
is approximately 45 minutes from Manhattan. In addition, the Erie Lackawanna Rail-
road has two stations within Bernards Township providing commuter service to New
York. The development pattern adjacent to the site is characterized by large re-
sidential lots and three areas of more intensive development - Pluckemin Center
and Liberty Corners, which are develoéed with a mixture of'single family residences
on small lots and various business uses; and the built-up residential area of
Bridgewater Township south of Route 78. To the north of the site on Route 287 is
the new AT&f longlines facility, providiﬁg an additional 3,500 jobs to the local

economy. -
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PROPOSED OPEN SPACE COMMUNITY

The proposed community was planned with several objectives in mind. The first
objective is to respect fhe natural environment of the site, preserving the

most sensitive areas as opén space and determining the 16cation and type of
development most appropriate to the natural landscape. The second objectivé

is to create a balanced community which meets the diverse needs of the regional
housing market, including the need for low and moderate income opportunities.
Accordingly, there will be a variety of housing types and prices: mu.ti-family
and single family attached dwellings for young couples and retired "empty-nesters”,
larger, single family attached and detached dwellings ranging from modest to lux-
urious to accommodate the full cycle of family growth. Thirdly, the plan seeks
to create well defined neighborhoods, with open space areas in close proximity to
housing and convenient access to recreation opportunities as well as a network of

bicycle and pedestrian paths.

T,

The Land Use Plan

The environmental conditions of the site suggest a design solution which utilizes
clusters of development defined and connected by open space areas. This solution
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not only responds to the dictates of the site's natural features, but results

in distinct, readily identifiable residential neighborhoods.

One neighborhood will be located on the open field between Pluckemin Center and
the face of Watchung Mountain. With access to Washington Valley Road and Route
206, land uses in this section consist of single family attached and mﬁlti-family
dwellings with two small neighborhood commercial sites near Pluckemin Canter. A
second neighborhood will be developed along a new north-south collector linking
Washington Valley Road and Schley Mountain Road. Areas near the western face of
the mountain will be devoted to large lot, single family dwellings, and;the cen-
tral area will be devoted to single family attached and multi-family dwgllings.
Single family areas will be placed on the perimeter of the site to ensd%e compa-
tibility with land uses adjacent to the site. At the center of this neighborhood
will be a village center with a.school site, convenience shops, and a site re-

served ~ for such institutional uses as a chu:ch or a YM-YWCA,.

The third neighborhood of the proposed community will be oriented toward Somerville
Road with single family attached and multi~family dwellings facing onto a wide open
space corridor along the floodplain of the Dead River. To the west wili be single

-4~
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family lots of low to medium density served by a system of culs-de-sac. A small
neighborhood commercial center has been located at the intersection of Somerville

Road and Liberty Corner Road to meet convenience needs.

Open Space

The proposed community will have three major open space areas, which will be per-
manently preserved. One area will include the face of Watchung Mountain, a sig-
nificant visual feature of the region and will include the 64 acre historic Wash-
ingtoﬂ Campground site. The second area, which is located on Mount Prcspect Road,
will be over a hundred acres in size and éntirely covered with mixed deziduous
forest. The third area will include the Dead River floodplain which is also ex-
tensively wooded. These major areas will be linked with smaller open space areas

and corridors appropriate for the construction of pedestrian and bicycle paths.

Onsite Circulation

In order to‘achieve optimum traffic flow and maximum safety, the circulation

system is coméosed of different types of streets which separate traffic according

to its function. Collectors accommodate major thrﬁugh~site traffic wita local

roads providing éccess to the individual land use parcels. There wili be no lotting
along collector roads. Single family residential areas are served by culs-de-sac

or loop roads which preovent through traffic and result in a quicter and safer streot.

—G-



FIRST PHASE IMPLEMENTATION - BEDMINISTER DEVELOPMENT

 1£,is propésedrthat~the new community be constructed over a five to

ten year building'peribd. It‘has been~determined that;the'initial :
phase of development w111‘occur in Bedmlnster Township in the open .
field near Pluckemin and along the north-south collector road linklng.

Washington Valley Road and Schley Mountain Road.

Allan-Deane Corporatioh hag undertakenjthe préparation of a detail ..
site plan supported by exhaustive studies for the implementation of
this initial éhase, Working in conjunction with architects, enviro:-
mental engineefs,' planners and builders, site and architectural plaus

have been prepared for five separate projects in the initial phase.

The detail plan for the 461 acres provides for an overall density of

4 unitS'perAacre for a total of 1,849 dwelling.units. A summary of

acreage ‘anid uses is set forth in the follow1ng table and shown on tie

detall site plan.



- SUMMARY OF SITE PLAN-BEDMINSTER TOWNSHIP

Land Use Category Ac. % of Site "~ No. of DwelligggUnits
, - e
g
Pluckemin Area: &

Residential B

Courtyard Homes or Apartments 84 18% , 880
Subsidized Apartments 7 2 135 «
Senior Citizen Housing . 8 2 200
99 22 . 1215
Commercial 28 6 "
Open Space 20 4
Total 147 30
Highland Area: - -
Residential
Townhomes ‘ 57 12 504
Single Family detached 92 - 20 © 130
Total 149 32 634
Open Space: ' ' , 4
Historic Site 58 : L
Other Open Space 107
Total "o T 165 36
Total ' » 461 100% : 1849
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Each of the five projects is summarized in-the following text as we.l

as shown on the larger scale blow-up .of typical units.and clusters.

Courtyard Homes

The courtyard homes are clusters of 4 dwelling units per building
with 4 buildingsgrouped around a courtyard. Each courtyard would thus
contain 16 living units. The units would be composed of a mix of 2
bedroom, 2 bedroom + den and 3 bedroom units. The units would avsrage
approximately 1300 sqg.ft. per unit. Two covered parking spaces per -
living unit - would be provided as part of the design. The units would
be 2 stories with no separate unit over or below another living unit.

Some units may have partial or full basements.

BEach courtyard clustoer would be served by a 20 foot wide private drive-

way to the brivate collector road 24 feet in width.

The oped'épace would be interconnected with pedestrian paths that would
also lead to the 6 tennis courts, 2 handball courts, activity center,
fields and play yards and 2 swimming pools. All of the above referenced

~11-
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facilities, including the open space and detention/retention ponds,

would be owned and maintained by a homeowner's association.

It is anticipated that these courtyard homes would be marketed in

the $55,000 to $75,000 price range, based on 1977 costs of construc-
tion. The market research conducted by a marketing specialist, Alfred
Gobar Associates (a copy of which is included as Exhibit A), indicates

an estimated annual absorption of 110 units,

Examples of the courtyard home plan are two projects, "Tower Hill"
and "The Meadows", being successfully marketed in Redbank and Hills-
borough, New Jersey respectively. Brochures and information on these

projects are included as Exhibit B.

The courtyard plan has the added flexibility for implementation as

for rent apartments if market conditions dictate.

Subsidized Apartments

The subsidized -apartments are contained in 5 buildings with each

~-13-



building containing 27 units. Each building would be composed of
a mix of approximately 3 one Bedroom (approximately 650 sqg.ft.),
18 two bedroom (approximately 850 sq.ft.) and 6 three bedroom
(approximately 1,000 sqg.ft). One and oné—halprarking'spaces

are provided for each unit.

The parking would access to the private collector road and Mt.

Prospect Road.

The feasibility study concerning subsidized housing (attached as
Exhibit C) completed by Alan Mallach Associates indicates the
feasibility of fuhding approximately 50 units from a 515/section

8 Family Garden and 85 of the units by NJHFA Section 8 Family
Garden over the initial 4 year period. This report also indicates
estimated rentals and projected costs of operation. Allan-Deane
will make available the land through a series of options to a non-
profit or a limited dividend corporation. Allan-Deane will also
provide initial start up assistance to the corporation in the form

of preliminary 'architectural services.

-14-~



Senior Citizen

The senior citizen apartments are contained in 4 buildings of 4

~ stories each immediately adjacent to the commercial facilities

and Pluckemin Village, thus providing‘easyAaccess to services

and shops. The estimated mix as projected by Allan Mallach Asso-
ciates indicates 80 efficiency of 550 sq.ft., 100 one bedroom of
650 sq.ft. and 20 two bedroom of 750 sq.ft. One and one-half open

parking spaces per unit are provided.

The Mallach study indicates the feasibility of financing such a
project through NJHFA Section 8 Senior Citizen program. Allan-
Deane will make land available for this project to a non-profit
or limited divided corporation in the same manner as for the subsi-

dized apartments.

COMMERCIAL
The commercial areas are separated into 3 areas as summarized on the

following table:

-15-



Commercial Uses

Area 1l:

Food market

Arca 2:
Conference Center/Inn

Convenience shops
Bank

Area 3:
Restaurant
Bank
* Office buildings

Total

SUMMARY OF COMMERCIAL USES

Area

4.6

15.0

8.4

ac.

ac.

ac,

ac.,

- 28.0

-16-

Sg. Ft.
Building

32,000

150,000
23,000::>
10,000

13,000
10,000
70,000
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Parking Spaces
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Area 1 provides for a new market. . A&P has already offered to purchase
4 acres for the construction of a new supermarket to be integrated with

the existing center to. meet current demand.

Area 2 is composed of a new Conference Center/Inn’complex integrated
through plan and architecture with the existing Eoff House to blend
harmoﬁiously with the surrounding area. The remainder of Area 2 in~
cludes a bank and individual shops érchitecturally controlled and in-
tegrated with Pluckemin through a Village Green. There exists an ex-
treme shortage of meeting and overnight lodging facilities due to
location of major office compléxes in the area. Recently constructed
on/off ramps provide immediate access to I287 thus not creating undue

traffic burden. At least two banks have inquired as to possible sites.

Area 3 includes a complex of profeséional offices, a bank and a resi-

aurant located adjacent to the detention/retention pond.

Townhomes

The townhomes located in the Highland area will be contained in 31

buildings of 16 units each plus 1 building of 8 units. The buildings

-17~-



are adapted to the variation in grade in order to achievé economies

of construction and are 2 and 3 story in height. The living units

are composed of 1 bedroom + den (950 sq.ft.), 2 bedroom (1,050 sq.ft.)
and 2 bedroom + den units (1,100 sq.ft.){ One covered and one uncovered
parking space per unit is provided. The units are served by private 20
foot wide roads from a 24 foot collector road. The open space, 2 tennis
courts, pool, clubhouse, play yard and detention/retention pond will b=~
maintained and owned by a homeowner's association. Under the auspices
and direction of the New Jersey Department of Environmental Protection
Allan-Deane initiated a program of selectively harvesting timber through-

out this site to insure a sensitive and compatible forest management program.

It is anticipated that thesc townhomes would be marketed in the $40,00)

to $55,000 price range based on 1977 costs of construction. Allan-Deaae
will commit through a system of internal subsidy with the builder to pro-
vide at least 50 units of for sale townhomes in the $30,000 to $40,000
range under a Section 235 program. The market research completed by‘Alfred

Gobar Associates indicates an annual demand of approximately 130 units

1
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for products in this price range,

An example of the townhome project planned for the_Allan—Deane
site is the "Union Gap"'project in Clinton, New Jersey. (Infor-

mation included as Exhibit D).

Single Family Detached

These homes are clustered and individually sited based on terrain
and existing features such as trees and rocks. The units would be
of 1 and 2 storey design and range in size from 1700 sg.ft. to 2500
sq.ft. with 2, 3 and 4 bedroom units. Two covered parking spaces

would be provided per unit.

The units would be served by private roads from the 24 foot major

collector road shown on the site plan.

As with other products, common open space, recreation facilities
and detention/retention ponds would be owned and maintained by a

homeowner's association,

=20~



It is antiéipated that these homes would be marketed at prices ranging from
$90,000 to $130,000 based on 1977 costs of construction. Estiﬁated absorption

is 40 units per year according to Gobar BAssociates.

An excellent example of such a program is "Lyons Farm" in Greenwich, Connec~

ticut. (Information on this project is included as Exhibit E.)

Conclusion

In summary, the first phase development and site plan incorporates a wile
variety of housing types from 550 sq. ft, efficiency units for senior c.tizens
to 3,500 sq. ft. single family detached homes; A wide variety of size units
is prbposed as well as a range of prices from $30,000 to $130,000. "For Rent"
housing is also an integral part of the plan. While over 20% of the units are
designated for low and moderate subsidized programs, an additional 55% »f the

units are planned to sell for under $65,000, helping to provide least cost housing.

-21~-



ENVIRONMENTAL ANALYSIS

An analysis of the site!s natural environment was undertaken to serve as the
- basis for planning the pfoposed open space communiﬁy. .Bedrock, soil, wvater

table, slope, and vegetation conditions were examined with the objective éf'
determining the capacity for development on each portion of the site, These
conditions were mapped at a scale of 1" = 400' and reproductions of these

maps are included within this report,

Geology

There are two rock forﬁations on the site: soft red shale with interbedded
sandstone (Brunswick Formation - Triassic), and basalt flows of fine grained
trap rock (Newark Group - Triassie). The latter is characteristic of the
Watchung Mountains. Approximately 90% of the site is underlain with basaltic
rock varying in depth from 3% to 4% feet and the remaining 10% of the site
(near Libefty‘Corners) is underlain with shale varying in depth from 1% to 3%
feet. The shale is soft and can be ripped to depths of 3 feet where it has
expanded alonglfractures or crumbled on bedding planes. The basalt bedrock
is fractured in places to a depth Qf about 10 feet, which can be worked, buf

-22-



with somewhat greater difficulty. These conditions generally are not :uitable
for septic systems and for this reason septic systems are not contemplated for
this development proposal.. The use of a low pressure waste water collection

system, one of the alternatives being studied, would reduce the need for exten-

sive bedrock removal.

=23~
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Hydrology

The site does not contain any aquifers which would be a significant source of
water, nor does it have any potential aquifer recharge areas. There are existing
wells near the site, but since septic systems are not contemplated, there is little
risk of affecting these water sources, We anticipate that watér for the proposed

community will be obtained from public water supply.

Onsite'investigations have identified two types of streams on the site. One type
is characterized by well defined channels (indicated by solid lines on the Geology-
Hydrology Map); the second type are underground seeps (indicated by dash lines on
the map). Floodplains and wetlands associated with both types of water bourseé

have been identified and are proposed for conservation as open space.

An important topographic as well as hydrologic feature of the site is the boundary
between the Raritan River and Passaic River Watersheds, with the site oécupying a
positién in the headwaters of both watersheds. Because the sitc generally slopes
downward in all directions from the center, storm water retention devices are pro-

posed in perimeter locations to prevent increased runoff.

~25-



Slope. Conditions

The site, which is located in the Second Watchung Mogntains contains some steep
'slopes, primarily along the face of the basaltic outflow,on the western portion

of the site. Slopé cdnditiqns have been mapped on 2 feet contour intervals with
areas of more than 20% slope being restricted from development. Limited develop-
ment can be accommodated on areas with 15 to 20% slopes aﬁd more intensive develop?
ment has been clustered on slopes of less than 15%. Initial investigation and on-
site inspection with Soil Conservation Service representatives indicated that the
soils are not particularly erodable, but in some locations sediment catch basins

are proposed,
Soils

‘Several soil types are found on the site with some soil associations exhibiting
mixed characteristics, Floodplains and soils subject to frequent flooding occupy
small areas,' largely in the northeast corner of thé site. Another category shown
on the soils map identifies soils subject to moderate to slight flooding or sea-
sonal high water. table from 0 to 1 feet. These areas are unsuitable for construc-

tion and have been designated as restricted. Other areas of the site exhibit mixed

-26~-
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soil associations with variable depths to bedrock and seasonal high water table
ranging from 1 to 4 feet. Remaining areas have seasonal high water table at

depths of 5 feet or more and pose few restrictions for development.

Sources of soil information were the Soil Conservation Service's Soil Survey of
Somerset County supplemented by onsite investigations with Soil Conservation
Service representatives, and categories of development suitability are those of

the Soil Conservation Service.

Vegetation

Examination of color aerial photos taken in the spring of 1975 shows the majority
of the site is covered with a mixed deciduousAforest consisting largely of. oak,
hickory, maple, beech, and birch. Small areas of the site contain evergreen
species - largely juniper. Other vegetation features of the site include old
Afield conditions and hedgerows (sassafras, dogwood, and other species). old field
successionj(Shrubs, juniper and sumac), and open, abandoned fields, formeriy pas-

ture and meadow.

«
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Historic

It has been determined that an area of the Allan-Deane property located along
the slope in Bedminster Township may be a site of historical significance. No
development has been planned for this area and an agreemént has been entered
into with Robert A. Brooks & Associates to investigate this potential historical

site. (See Exhibit F for Agreement,.)
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Development Suitability

The environmental conditions exhiﬁitea by the.site have been assessed for their
suitability. for developmeﬂt and summarizedgréphically on.the Development Suita-
bility Map. One category of the map includes conditions which are environmentally
unsuitable for construction: areas of more than 20% slope, floodplains, or soils
subject to frequent flooding. Three additional categories have been established

for varying degrees of environmental suitability, Areas of severe cons“ruction
constraints include soils subject to moderate to frequent flooding~and ;4 seasonal
high water table of 0 to 1 foot. Moderate construction constraints app.y to areas
with basaltic bedrock depth ranging from 3% to 4% foot, slopes between 15 and 20%

or seasonal high water table from 1 to 4 feet. The category of Slight Construction
Constraints waé applied to areas with seasonal high water table greater than 5 feet,
basaltic bedrock greater-than 4 feet or rippable'shale at a depth of 1% to 3% feet.
The resulting coﬁposite map served as the basis for the land use plan which is shown

in this report.
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PHYSICAL SYSTEMS

Detailéd engineering studies have been undertaken of the physical
systems which will serve the proposed community ~ traffic, water
supply, wastewater treatment and stormwater control;. The objective
of these studies is to identify the project impacts and the propose

solutions which will minimize these impacts on the township.

Rodds and Traffic :

Located at the interchange of Interstate 78 (an east-west route
from New York City to northern Pennsylvania) and Interchange 287

(a circumferential highway around the New York Metropolitan Region),
the site has excellent access to the region. Furthermore, U.S.
Route 206, a north-south highway, provides additional access along

the western edge of the site,

Orth Rodgers & Associates conducted a traffic, air and noise impact
study of the proposed f[irst phasc Bedminster development in order to
analyze the ;mpact of the additional traffic upon the surrounding
roadways and land uses. From this analysis, the highway improvements
fequired to ‘accommodate the site generated traffic volumes were deter-

mined. (Complete study attached as Exhibit F ).
-4~



In addition to current traffic conditions and the expansion created
by the proposed Allan~-Deane development, the study expanded traffic
to reflect future growth from all other sources to the 198l design
year. Some of.the other sources would include the comp;eted AT&T

Long Lines development.

)

In summary, the traffic analysis of roadways capacities, before and
after the Allan-Deane development, demonstrates ﬁhat the surrounding
highway network has sufficient capacity to adequately service the
additional traffic generated by the proposed development, providing
that the highway improvements (noted in the body of the report) are
implemented. The numerous access routings to the site (e.f., Inter-
state Route 287 and Interstate Route 78) will enable a wide dispersal
of Allan-Dcanc development traffic throughout the surrounding highway
network without negatively impacting existing residential and commer-
cial land'uses. Furthermore, the analysis revéaled that additional
development could be located on the Allan-Deane site (over 1400 acres)
without exceeding the remaining available highway capacity of the sur-
rounding roadway.

-35w
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An air quality impact analysis was completed using proposed Envi-
ronmental Protection Agency (EPA) guidelines and the volume/capacity
analysis contained in the traffic impact analysis section of this
report. An estimate of peak Carbon Monoxide (CO) concentrations at
roadways and intefsectioﬁs near the site was completed for three |
alternative cohditions: 1) 1977-Existing; 2) 1981-Without Develop-

ment Generated Traffic; and 3) 198l-With Develcopment Traffic.

The air quality analysis revealed that all of the locations investi-

gated will operate substantially below the national standard for CO.
The highest predictea concentration will occur during the evening

peak traffic hour at the intersection of U.S. 202/206 and Washington
Valley Road, yet this level will only represent 48% of the national

standard.

A noise .impact analysis was also completed at various existing and
proposed land uses along U.S. 202/206 and Washington Valley Road to
determine thg impact of 1981 traffic volumes after development, These
predicted noise levels were then comparcd with recommended Design Noise
Levels for each land use category.
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The analysis revealed that acceptable noise levels‘wquld be achieved
for all of the units shown on the Allan-Deane development site plan

and three of the four existing land uses along U.S. 202/206 and Wash-
ington Valley Rbad. The sole exception would occur at the existing

| dwelling units along U.S. 202/206. A comparison of predicted noise
levels for these units revealed 1981 ambient levels 5dBA above that
desired for residences, It 'is interesting to note that the calculated
existing 1977 ambient noise level and the 1981 noise level without
Allan-Deane development traffic arc also in excess of the desired stan-
dard by 3dBA and 5dBA, respectively. 1In all cases, a reduction in the
posted spced limit on U.S. 202/206 to 30 miles per hour would alleviate
these undesirable conditions with predicted noise levels dropping to

704BA or less.

Water Supply

The western portion of the proposed community will be served by the
Commonwealth Water Company (Sce Will Serve letter attached as Exhibit )

which has a 16-inch main along Route 202-206. With purchases of
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additional water from Bridgewater Township and the Eliéqbethtown
Water Company, there will be an adequate supply. A booster station
will be installed on-site to lift water to a storage tank to be
built on the ridge. This will insure adequéte pressﬂ?e and suffi-
cient water for fire proﬁection. Detail engineering studies are in

process to complete the preliminary design of such facilities.

The' eastern portion of the site will also be served by the Common-
wealth Water Company from a system which is connected with the
Bridgewaﬁer Township water system. At present there is a l2-inch
main along Martinsville Road with a 6-inch main reaching the site
along Liberty Corner Road and a short 8-inch main along a portion

of Allen Road. Neither of these smaller mains will provide suffi-
cient capacity; therefore the developer proposes to contribute to
the construction of larger mains to serve the eastern portion of the

L

site.

Waste Water Systems & Water Resource Impacts

Several feasible alternatives have been analyzed and evaluated by
Clinton Bogert Associates. Throughout the principle focus has
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concentrated on a regional approach based on watershed areas rather
than political boundaries. The use of septic systems is not among
the alternatives under consideration. The completed study (copy

attached as Exﬁibit I) has been suﬁmitted to'the New Jersey Depart~

ment of Environmental Protection for conceptual approval.

A complete evaluation of the_water resource impacts of the develop-
ment program has been completed by Resource Analyéis, Inc. of
Waltham, Massachusetts (full copy attached as Exhibit J). This
report concludes as follows on each of the significant hydrologic

issues:

Flooding =~
" The provisions for storage for control of downstream flooding
incorporated into the plan will help to keep conditions at
least as good as before development.
Effluent Disposal Impacts -

One of the principle alternatives for effluent disposal is for
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-on-site tertiary treatment with discharge to either, local
surface waters, spray irrigation or rapid infiltration into
the deep groundwater system. Resource Analysis‘has concluded
that diséharqe of all or part of the tertiary trecated scwage
developed on the site to the Raritan would not violate the
stringent New Jersey water quality standards for thé stream
(public water supply and high grade fisheries) nor’ antidegra-
dation requirements; that spray irrigation can be carried out
on-site with little, if any, negative impact on ground and

- surface water quality; and that direct recharge to groundwater
by rapid infiltration ponds is limited by quantity rather than
quality.

Storm Water Quality -~

The controls proposed for dealing with increased quantities of
runoff, i.e., detention ponds, also effectively improve the
quality of the runoff. A large portion of the sediment solids

would be removed by settling in passing slowly through the ponds.
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- Significant quantities of BOD, heavy metals, hydrocarbons, and
other pollutants are known to be associated with this sédiment
anditherefore would'also be removed. The net result is that
the change in stormwater quality resulting from the Allan-Deane
development is expected to have a negligible impact on surface
water quality. |

Groundwater Quality and Quantity -

" Local and regional groundwater gquality should not be effected
by the development. The limited permeability of the deep ground-
water system limits the total amouﬁt of water that can reach the
system. This water is either tertiary treated in the case of
sewage effluent or partially treated and highly diluted in the

case of the more innocuous storm water before entering the system

thus leading to little quality impact.
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COMPATIBILITY OF PLAN

Tri-State Regional Plan:
The first phase of development located in Bedminstef Township
is classified as an "Urban Area” in the Tri-State Regional
Plan. Thus. the.planned development in concept and actual
density {1 compatible with the overall regional plan and

furtheira il objectives as set forth in the text of plan.

State of liuw Jersey Development Guide Plan:
The site is designated as a "Growth Area" in the State Develop-
ment Guide Plan. "It is within the 'Growth Areas' that much of
kthe State's investments in development encouraging facilities
and services should be made." Thus the development plan is in

furtherance of the objectives of the State of New Jersey.

Somerset Founty Master Plan of Land Use:
The Couné& Plan designates an approximately 500 acre area around
Pluckemin as Village Neighborhood. The plan states "The existing
villages ofﬁen form a society embracing all income levels of the
population, and in this respect they are microcosms of the nation.
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‘The housing ranges from modest houses to substantial residential
establishments, often placed jowl to jowl. The compactness of

the neighborhood and the close relationship between economic
classes is part of the charming quality of .the Villages. Existi:g
desnsitieé’of'aevelopment range over a considerable spectrum and
thore is no need to set up stringent density ‘definitions. Density
is alyiy dependent upon the amount of open space preserved, but )
the cupact areas“og‘development may well approximate five to fif-

teen families per acres and the size of the Vvillage may vary ulti-

mately from one to ten thousand persons."

Thus the plan suggests a density range from 2,500 units to 7,500
units. The 1849 units planned for this area, which will result

in a population of approximately 5583, are well within the objec-
tives of the County Plan even with the inclusion of land ownerships

]

other than Allan-Deane in the Pluckemin area.

The concept of a totally planned villaqge with pedestrian ways,

recreation facilities and open space incorporated with business
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and commercial uses as set forth in this site plan, is a unique
opportunity to accomplish in a controlled manner precisely the

objectives the County has set forth in the description of a

Village Neighborhood.
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CONSULTANTS ASSISTING IN PREPARATION OF OPEN SPACE COMMUNITY PLAN

AND DETAIL SITE PLAN

Land Planners . Rahenkamp,.Sachs,'Wells &
o Associates, Inc.
- Philadelphia, Pennsylvania

Architects & Site Planners Kachadourian and Cahill
Bloomfield, New Jersey

Civil Engineers - Waste Water Clinton Bogert Associates
Treatment Fort Lee, New Jersey
Water Supply

Civil Engineers Apgar Associates
Far Hills, New Jersey

Water Resource Impacts Resource Analysis, Inc.
Waltham, Massachusetts

Storm Water Control Vincent McKeever
Philadelphia, Pennsylvania

Spray Irrigation William E. Sopper
State College, Pennsylvania

Traffic Engincers Orth Rodgers & Associatcs,
Philadelphia, Pennsylvania
Simpson and Curtin,
Philadelphia, Pennsylvania

Low & Moderate Income Alan Mallach/Associates
Housing Study Trenton, New Jerscy
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