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THE ALLAN-DEANE CORPORATION,
et al.,

Plaintiffs,

THE TOWNSHIP OF BEDMINSTER,
et al.,

Defendants.

Civil Action

AFFIDAVIT OF CARL LINDBLOOM
IN SUPPORT OF ORDER

TO SHOW CAUSE

STATE OF NEW JERSEY )

COUNTY OF MERCER
ss:

4

CARL LINDBLOOM, residing at 156 Laurel Road, Princeton,

New Jersey, of full age, being duly sworn upon his oath

deposes and says:

Personal Background and Experience

1. I am a licensed New Jersey Professional Planner

and have been retained by the Allan-Deane Corporation as an

expert witness in this action.

2. I was graduated from Miami University, Oxford,



Ohio and received, in 1954, a Bachelor of Architecture and,

in 1956, a Master of City Design.

;• 3. I have, at the present time, over 16 years

• ','• experience as a planning consultant in New Jersey and

[\ have served as a planner for a number of municipalities in-

jj eluding Rahway, Watchung, Cherry Hill, Edison, Passaic

ji Township, Princeton and Bridgewater. In connection with

jj
jj this work I have prepared numerous municipal master plans,

jl drafted and analyzed numerous zoning, site plan and sub-
I i

!{ division ordinances and testified as a planning expert

witness on many occasions.

4. My publications in the area of planning include:

a. The Pinelands Future Development Plan,

Jersey Plans, (State of New Jersey),

Volume XV, No. 3, Autumn, 1965 \

b. Co-authored, The Citizen's Guide to j

Urban Renewal, Chandler Davis Publish- j
i

I ing Company, Revised Edition, 1968 j
| c. Contributor, New Communities: Challenge j

i

for Today, American Institute of Planners, !

j ' 1

< 1968 ' j

i d. Environmental Design Review, Chandler j

-. Davis Publishing Company, 1970 \

: e. "Fair Share and Regional Need", Co-

\ authored with Harvey S. Moskowitz in \



Anthology entitled After Mount

Laurel: The New Suburban Zoning,

edited by Jerome G. Rose and Robert

E. Rothman, Center for Urban Policy

(1977)

5. At the request of the Allan-Deane Corporation, I

have conducted a land use and zoning analysis of Bedminster

Township and of the new Zoning Ordinance enacted by the

Township on December 19, 1977. For this analysis, current

zone acreage was determined by planimeter calculation. For

the existing land use survey the tax assessment classification

for each parcel of land was noted on Township tax maps;

these use classifications were then checked in the field.

The acreage of all uses were then tabulated according to

assessment records, or calculated by planimeter, by each

zone district.

6. Attached hereto as Exhibits "A", "B", "C" and

"D" respectively, are the 1977 Zoning Ordinance of Bed-

minster Township, the 1977 Master Plan of Bedminster

Township, the Land Subdivision Ordinance and the 1977 Site

Plan Review Ordinance.

SUMMARY OF FINDINGS

7. Bedminster Township contains 17,088 acres or

26.70 square miles. Approximately^ 4 ,257 acres or only

24.9% of the Township is classified as developed land.

(3)



This category includes land parcels used for residential,

business, office, community serving (schools, churches,

parks, etc.)/ a golf course, and streets. Undeveloped land

parcels (agricultural and vacant) make up 12,831 acres, or

75.1% of the Township.

8. Under the new Zoning Ordinance there are 7 zone

districts in the Township varying in size from the 80 acre

business (B) Zone to the 12,613 acre residential (R-3) Zone.

NON-RESIDENTIAL ZONING UNDER
THE NEW ORDINANCE

]: 9. The new Ordinance creates 3 non-residential zones,

jjj (B, RO and C) together comprising 21.1% of the entire Township.

li
\\ a. Two non-residential zones business (B) and
\\ *

\\ - research (RO) , make up only 1.6% of the

!! ' ' Township.

\\ b. A critical area (C) Zone, not found in the

1 prior zoning, comprises 19.5% of the Township,

and permits neither structural development nor

any transfer of open space credit to parcels

in adjoining zone districts. Although the (C)

jj Zone includes areas exhibiting such diverse

i'
*j constraints as "flood plain areas" and "areas

\\ having slopes 15% or greater", the restrictions

}) imposed under the new Ordinance are uniform

jj and neither provide for nor encourage environ-

t\
;j mentally sensitive design.
\i - .
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10. Not defined as a separate zone district, nor

delineated by clear boundaries is a newly enacted historical

overlay. A significant portion of the area designated

for "least cost housing" is located within the "Historic

Village of Pluckemin" where any construction "shall support

and be consistent with the historic character and archi-

tecture of the area."

RESIDENTIAL ZONING UNDER THE NEW ORDINANCE

11. The new Ordinance creates 4 residential zones

(R-3, R-6, R-8 and R-20) together comprising 78.9% of

the entire Township. Clustered subdivisions are permitted

as a conditional use in all residential zones, provided

that a minimum of 20% of a tract is allocated for "Open

Space". My analysis of these zones indicates the

following:

a. R-3 This zone is by far the largest in

the Township, covering almost 20 square

miles and 73.81% of total Township area.

This zone is located almost exclusively .

to the West of Routes 202-206 except

for about 260 acres located in the

Pluckemin Village area. Minimum lot

• • size in the R-3 zone for a single lot

is determined by the requirement that

(5)



the applicant be able to draw a circle with

a 350 foot diameter within the lot lines.

On a perfectly square lot a minimum of 2.812

acres is needed to comply with this require-

ment. Only 22% of this zone is developed;

78% is either vacant or in agricultural use.

There is no pattern to development in this

zone, with a classic sprawl of homes on

large lots scattered throughout the zone.

Of the total undeveloped land in the Town-

ship, 96.85% is located in the (R-3) and

(C) zoned districts.

b. R-6 This zone has 362.57 acres and

comprises about 2.1% of total Township

area. It is about 74% developed and

is located primarily in one contiguous

area to the North and West of Bedminster

Village; a small portion of this zone

(about 55 acres) is located in-Potters-

ville. The minimum lot size for conventional

development single lots in this zone is 1.2

acres and most of the housing in this zone

is in subdivision developments with lots

(6)



exceeding this minimum. "Village

Neighborhoods" providing a mixture of

dwelling unit types are a conditional

use in this zone at a theoretical gross

density of 1.75 units per acre, pro-

vided that such areas are adjacent to

a business zone.

R-8 This zone has 240.36 acres and com-

prises only about 1.4% of the total Town-

ship area. It is about 55% developed and

located in 3 areas (Pluckemin Village,

Bedminster Village and Pottersville).

Minimum lot size for conventional development

single lots is 22,500 square feet. If an

area in this zone is adjacent to a business

zone "Village Neighborhoods" at a theoretical

gross density of 2.34 units per acre

are a conditional use.

R-20 This zone contains 261.67 acres

and comprises about 1.5% of the total

Township area. It is 35% developed and

is located primarily in Pluckemin Village

surrounding the business area. Two

small areas of this zone (about 25 acres)

(7)



are located in Bedminster Village.

The minimum lot size for single lots

is 10,000 square feet. "Village Neigh-

borhoods" at a theoretical gross

density of 5.86 units per acre are a

conditional use. "Compact Resi-

dential Clusters" are permitted only in

the Pluckemin area of the R-20 zone

and only under specific limiting con-

ditions. Although such clusters would

allow a higher density than the "Village

Neighborhood", only an aggregate total

of 300 units is permitted under this

development option.

COMPARISON OF NEW ZONING ORDINANCE WITH INVALIDATED

1973 ORDINANCE

12. The 1973 Zoning Ordinance which was previously

invalidated allowed for more multi-family housing than the

new Ordinance. The 1973 Zoning Ordinance contained 780

undeveloped acres in the old R-6 district, and 131 undeveloped

acres in the old R-8 district (see attached Zoning Analysis),

ij Assuming that all of this land was developed at a mix of 1,

2 and 3 bedroom townhouses as permitted under the old Ordi-
nance, a theoretical zoned capacity of 1,794 multi-family

(8) j



units is produced. This conclusion was arrived at as

follows:

Theoretical Zoned Capacity of Bedminster
Township under 1973 Ordinance (1974 Zone Map)

Theoretical
Undeveloped Resi- Zoned
dential Land Area Districts

Multi-Family
Gross Density,-.V Dwelling

780 acres

131 acres
911 acres

R-6

R-8

Per Acre

1.88

2.51

Unit Yield

1,466 units

328 units
1,794 units

13. " Under the new Zoning Ordinance no multi-family j

housing is permitted as a matter of right. However, certain j

forms of multi-family dwellings may be permitted, as conditional

uses in the R-6, R-8 and R-20 districts providing that the j

applicant's land meets certain criteria such as minimum !

lot size and location adjacent to a business zone. >
i

If it is assumed, for purposes of this analysis, that !
i

all of the undeveloped land in the Township Zoned R-6, R-8 I

and R-20 can meet all of the conditional use criteria for a j

(2) I

"Village Neighborhood", and will be so employed, and that

the maximum of 300 "Compact Residential Cluster" units can

be developed, the multi-family dwelling unit yield is

still lower, under the new Ordinance, than permitted under

the 1973 Ordinance.

(1)

(2)

See Appendix "A" for density calculations.

This assumption is extremely generous to the Township;
furthermore, plaintiff is prepared to present factual
testimony to demonstrate that the number of units
presented here is not realistically achievable in
view of other ordinance provisions.

(9)



According to my calculations, based on the above

. assumptions, the hypothetical maximum number of multi-

family units which could be built under the new Ordinance

]• is 1,516 or 278 fewer units than were permitted under the

\: 1973 Ordinance. ;

jj My calculations as to the theoretical zone capacity j

jjj of Bedminster Township for multi-family units under the '
h i

j: new Ordinance are as follows: j

j Theoretical Zoned Capacity for Multi-Family \
I Units under 1977 Zoning Ordinance ;

1 ;
|: Theoretical Multi-Family ]
V Undeveloped Resi- Zoned Gross Density,?\ Dwelling ;
)l dential Land Area Districts Per Acre Unit Yield I
h :

U '-
\\ 93 acres R-6 1.75 162 units ;
!i 108 acres # R-8 2.34 252 units ;
j) - 137 acres * R-20 5.86 802 units :
\l 34 acres R-20 (2CRC's of 150 300 units |

units each) 1,516 units
Conclusions •

i

a. The old ordinance permitted 1,794 multi-family ?
)

dwelling units. The new ordinance permits a ;

hypothetical maximum of only 1,516 or 15% less. ]

Even this reduced number of multi-family units }
i

cannot be attained due to the numerous and ;

abnormally restrictive provisions and conditions j

found throughout the ordinance. Such provisions

include but are not limited to:
;; See Appendix "A" for density calculations
i •
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(1) The requirement that Village Neighbor-

hoods may only be built in a district adjacent

to a Business Zone. This effectively precludes

multi-family housing from virtually all of the

undeveloped acres in the R-6 Zone, and all but

approximately 24 undeveloped acres in the R-8

Zone resulting in a further reduction of about

358 multi-family units under the New Ordinance.

(2) No multi-family housing may be built on

tracts of less than 9 acres.
I
-; (3) Compact Residential Clusters, limited

to the R-20 Zone, are governed by a maximum of

150 units and a minimum of 50 units per cluster,

a physical separation of h mile between clusters,

and a ceiling of 300 such units throughout the

Township. If, for example, two clusters of 130

units each are built, no more units would be

permitted; if three clusters of 75 units

each are built it is unlikely that a fourth

would be possible given the physical separation )

requirement and locational restrictions.

Taken together the restrictions aimed at \

j! limiting multi-family development could reduce ;
I ? • • • '.

\\ the number of such units feasible well below j
!! i
|! the hypothetical potential of 1,516, and certainly j

(ii)



well below the 1,794 permitted under the invali-

dated 1973 ordinance.

b. The limitation of no more than 300 "least cost"

units is a clear indication of the exclusionary

attitude of the Township. . i

c. That all townhouses must be located on individual \

lots fronting public streets severly restricts j

CARL LINDBLOOM, P.P., A.I.P.

Sworn to and Subscribed Before
Me this A^T^.day of
1978. y""\

; site design flexibility, increases project •

jj costs, and is inappropriate for a subsidized or *
\

rental project. Other requirements concerning j

i Village Neighborhoods and Compact Residential

Cluster development unnecessarily inhibit both

the design flexibility and the developers i

!? ., ability to provide needed housing at a reason- \
\\

\\ able cost.

d. In view of the several review steps required for

multi-family development, including conditional

use approval, site plan approval and environmental

impact statement preparation, the rigid arbitrary

requirements in the New Ordinance are most

inappropriate. They appear to have been designed

to specifically discourage, rather than encourage,

such housing.



APPENDIX "A"

DENSITY CALCULATIONS

I. 1973 Ordinance

PRN Unit Mix

1 BR at 860 sq. ft. x 25% =

2 BR at 1,390 sq. ft. x 50% =

3 BR at 1,920 sq. ft. x 25% =

215

695

480
1,390 sq. ft. average

R-6 FAR = 2,613.6 sq.ft./gross acre
2,613.6 , nn . , /
, onn— = 1.88 units/acre

R-8 FAR = 3,484.8 sq.ft./gross acre
3,484.8 _ __ .u ,.. , Q n — = 2.51 units/acre
A. f J y u

II. 1977 Ordinance

Village Neighborhood Unit Mix

1 BR at 860 sq.ft. x 35% =
2 BR at 1390 sq.ft. x 30% =
3 BR at 1920 sq.ft. x 20% =
4 BR at 2560 sq.ft. x 15% =

301
417
384
384

1,486 sq.ft. average

R-6 FAR = 2,613.6 sq.ft./gross acre
2,613.6 . __ ..., . o g — = 1.75 units/acre
1 4 O D

R-8 FAR = 3,484.8 sq.ft./gross acre
8 = 2.34 units/acre

R-20 FAR = 8,712 sq.ft./gross acre
8,712 _ Q, -.u .1\ = 5.86 units/acre

8.79 units/acre

CRC FAR (30%) = 13,068 sq.ft./gross acre
13,068
1486

300 maximum units
8.79 units/acre acres
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AN ORDINANCE TO AMEND AND
SUPPLEMENT AN ORDINANCE ENTITLED
THE "SITE PLAN REVIEW ORDINANCE OF
THE TOWNSHIP OF BEDMINSTER '
ADOPTED JANUARY 17, 1977 TO
PROVIDE STANDARDS FOR SITE PLAN
REVIEW

BE IT ORDAINED by the Township Com-
mittee of the Township of Bedminster that
the ordinance known as the "Site Plan
Review Ordinance of the Township of Bed-
minster" adopted January 17, 1977 shall be
and is hereby amended and supplemented
as follows:

Section 1. Section 3 of said Site Plan
Review Ordinance shall be and is hereby
amended to provide as follows:

"Section 3. Site Plan Review — When
Required.

Site plan review shall be required in ac-
cordance with the provisions of Section
12A of this Ordinance. Where the Board of
Adjustment has jurisdiction of a site plan
pursuant to the prov is ions of
N.J.S.40:55D-76(b), submission shall be to
the Board of Adjustment rather than to the
Planning Board."

Section 2. Said Site Plan Review Or-
dinance of the Township of Bedminster
shall be and is hereby amended and
supplemented to add thereto a new section
to be designated as Section 12A which shall
provide as follows:

"Section 12A. Site Plan Requirements.
12A.1.1 Except as hereinafter provided in

connection with individual lot development
of detached one or two dwelling unit build-
ings, no building permit, zoning permit or
occupancy permit shall be issued or cons-
truction commenced unless a site develop-
ment plan is first submitted and approved
by the Municipal Agency, and no certificate
of occupancy shall be issued nor shall oc-
cupancy take place until and unless all
construction and required improvements
shall be completed in conformity with the
approved development plan Notice of
hearing shall be given as required by Article
III Section 6 of the Land Use Procedures
Ordinance of the Township of Bedminster.

12A.1.2 Development approval shall not
be required for detached one or two
dwelling unit buildings on individual lots or
for such accessory uses as a private
garage, tool house, garden, pr ivate
greenhouse, incidental to a residential use.

12A.1.3 The purpose ot Site Plan Review
is to determine whether the proposed use,
building, structure, addition to any building,
structure or use will conform to the Zoning
Ordinance, this Ordinance, and other
applicable ordinances and requirements of
the Township. Site Plan Review shall wor^
towards the development of an acceptable
and well ordered community serving the
interests of public health, safety, and
general wel fare of residents of the
Township and surrounding region

12A.2.1 Distribution
When an application for development

shall be submitted to the murvcipal agency,
the Secretary of such agency shall dis-
tribute copies of the Site Plan along with a
request for comments to the:

1 Zoning Officer
2. Board of Health
3. Township Engineer
4. Soil Conservation Service
5. County Planning Board
6. Township Planner
7. Environmental Commission
8. Others as requested.
12A.3 Standards.
12A.3.1 The Municipal Agency shall be

guided in its action by the Site and En-
vironmental Design standards of this Or-
dinance. The applicant shall have the right
to appear before the Board and be heard
with respect to the submission After the
completion of its review, the Board shall
approve or disapprove the submission,
stating its findings and the reasons for its
actions. Approval may be made conditional
upon the applicant's adoption of specified
changes in the submission. A copy of the
Board's findings and official action shall be
given to the applicant and the Construction
Official.

12A.4 Site Plan Requirements
The applicant shall include in his sub-

mission:
12A.4.1 An accurate plot plan; drawn to a

scale of one (1) inch equals 40 feet, (1 : 600)
or such other scale as may be required by
the Municipal Agency in special cases.

showing the dimensions and acreage of
each lot or plot to be built upon or otherwise
used and showing all existing and proposed
items as follows:

12A.4.2 The location of all existing water
courses, wooded areas, easements, rights-
of-way, streets, roads, railroads, rivers,
buildings, structures, existing contours at a
2 ft. (.61M) interval and any other feature
directly on the property and at least 250'
beyond the property lines.

1QA.4.3 The location, use, ground area
and floor area ratio of each proposed
building or structure, or any other land use.

12A.4.4 The location and widths of
proposed streets servicing the site.

12A.4.5 The location and capacity of
proposed off-street parking areas and
loading and unloading facilities.

12A.4.6 Proposed storm drainage and
sanitary disposal facilities together with
calculations as to capacities.

12A.4.7 The location and treatment of
proposed entrances and exits to public
r ights-of-way. inc luding the possible
utilization of traffic signals, channelization,
acceleration and deceleration lanes, addi-
tional width, and any other device neces-
sary for traffic safety and/or convenience.

12A.4.8 The location of and identification
of proposed open spaces, parks or other
recreation areas.

12A.4.9 Proposals for soil erosion and
sedimentation control.

12A.4 10 The location and design of
landscaping, buffer areas, and screening
devices.

12A.4.11 The location of sidewalks,
walkways, traffic islands and all other areas
proposed to be devoted to pedestrian use.

12A.4.12 Nature and location of public
and private utilities, including maintenance
thereof and solid waste disposal and/or
storage facilities.

12A.4.13 Specific location and design of
signs and lighting fixtures.

12A.4.14 Outline layout of architectural
plans for the proposed buildings or struc-
tures, indicating plans, elevations, height
and proposed mass of buildings, as well as
style and proposed exterior materials.
Architectural details are not the concern of
the Municipal Agency and need not be in-
dicated.

12A.4 15 An Environmental Impact Sta-
tement as described in Section 12A.15.

12A.4.16 Any other information required
by the Board which is reasonably necessary
to ascertain compliance with the provisions
of this Ordinance.

12A.5 Exceptions. The Municipal Agency
may grant an exception excusing the
applicant from one or more of the foregoing
requirements, or parts thereof, if, in the
judgment of the Board, the information is
not necessary in reaching a determination.

12A.6 Review Considerations.
12A.6.1 In reviewing the Site Plan, the

Municipal AGency shall consider its con-
formity to the Master Plan and the other
codes and ordinances of the Township
Traffic flow circulation and parking shall be
reviewed to ensure the safety of the public
and of the users of the facility and to ensure
that there is no unreasonable interference
with traffic on surrounding streets. The im-
pact on drainage shall be considered to
insure minimal runoff from the site. En-
vironmental features, landscaping and im-
pact of the proposed development on
surrounding lands as well as on the entire
Township shall be a part ot the review

12A.6.2 In its review, the Municipal
Agency may request recommendations
from the environmental, traffic, health,
recreation or any other local, county, state
or federal agency which may have an
interest in the particular development for
which site plan approval is being sought, or
from consultants engaged by the Municipal
Agency.

12A 7 Site Plan Binding.
12A.7.1 The Site Plan as approved by the

reviewing Board shall be binding upon the
applicant. Any changes from the approved
plan shall requi re submiss ion and
reapproval by the Board except as permit-
ted m 12A.8. The Site Plan shall remain
effective for a period of two years from the
date of approval as provided by law.

12A.7.2 In the event a particular facility is
to be constructed in stages, a site plan for
each particular stage shall be required for
the issuance of each building permit.

12A 8 Site Plan Change. The Township

Engineer may authorize minor variations in
the site plan caused by field conditions. The
Township Engineer shall notify the Board in
writing of any such change

12A.9 Performance Guarantee.
12A.9.1 A bond shall be posted to

guarantee completion of site work required
by the Municipal Agency. The bond shall be
in an amount determined by the Township
Engineer to be the fair value of the work
being done and in a form to be approved by
the Township Attorney. Said bond shall in
no event be released until completion of the

. required work and certification by the
Township Engineer.

12A.9.2 In the event that the work or any
phase thereof is left incomplete for such a
time as to endanger the public health,-safety
and general welfare, the Township may,
after reasonable notice to the developer,
use the bond to pay for such work as may
be necessary to complete the work or to
restore the site to a satisfactory condition.

12A.9.3 The proposed construction must
be completed in all respects within three (3)
years from the date of final approval of the
Site Plan by the Board, or within such
further time as the Board may approve.
Failure of the applicant to complete cons-
truction within the approved period will void
the approval granted.

12A.10 Building Inspector's Action.
The Building Inspector shall not issue a

building permit under this ordinance until
receipt of the written approval of the site
development plan by the Municipal Agency
or until the statutory period for review or
agreed upon extension thereof have
elapsed.

12A.11 Fees and Inspection.
At the time of submission of the Site Plan,

the applicatn shall pay the following fees:
Preliminary review: $50 per acre plus 2

cents per sq. ft. (.09 sq.M) of gross floor
area.

Extended review: Applicant shall reim-
burse the Township for the additional cost
of review by consultants or advisors where
such review is deemed necessary by the
Municipal Agency.

12A.12 Development and Environmental
Design Standards.

The standards hereinafter set forth in this
Ordinance shall be utilized by the Municipal
Agency in reviewing all site and building
plans These standards are intended to
provide a frame of reference for the
applicant in the development of site and
building plans as well as to provide a
method of review for the Board. They are
not to be regarded as in f lex ib le
requirements, nor are they intended to dis-
courage creativity, invention or innovation,
but deviations will be permitted only by
specific approval of the Board for good
cause shown.

12A.12.1 Preservation of Landscape.
The landscape shall be preserved in its na-
tural state, insofar as practicable, by
minimizing tree and soil removal If the
development of the site necessitates
removal of established trees, special con-
sideration shall be given to moving the af-
fected trees or to the p lan t ing of
replacement trees or other landscape
treatment. Final grade will be in keeping
with environmental requirements of the site
and surrounding areas. During construc-
tion all areas of exposed soil shall be pro-
tected against erosion by planting of suita-
ble vegeta t ion . Adequate temporary
mulching shall be used while awaiting the
proper planting season.

12A.12.1 Relation of Proposed Buildings
to Surroundings. Proposed structures shall
be harmoniously related to the terrain and
to existing buildings and thoroughfares in
the vicinity that have a visual relationship to
the proposed buildings. The achievement
of such relationship may include the
enclosure of space in conjunction with other
existing buildings or other proposed build-
ings and the creation of focal points with
respect to avenues of approach, terrain
features or other buildings.

12A.12.3 On-Site Parking and Circula-
tion: With respect to vehicular and pedes-
trian circulat ion, including walkways,
interior drives and parking, special atten-
tion shall be given to location and number
of access points to the public streets, width
of interior drives and access points, general
interior circulation, separation of pedes-
trian and vehicular traffic, and arrangement
of park ing areas that are safe and

(AFFIDAVIT OF CJUJL I tldlfelto!





Inpl loo «Muah to l*> light in f r o
•bMnt, « Aown «n M M W t t o n .

P L A N

high, «r wlwn • wti« »f «w •>»• kulUI«a It M *
c l « * • • • window, Itw amount of light and natural wantltatlan
h cvfMllad. Wlndom of diffarant unlit which look into aach
athar oeroaj anart ditioncat aha lack privacy of tight and touwi.
IK» Mlawing pravitlon and dlegraaw iholl thtnTota ba Mlewad
with nqur t la lh« Intarralatlon of auch abttnietiaxi and windawt
which am ta*iitad in all living loom and badraom.

I . Minimum wind— araa thall ba wajuliad Inavafy
living or tlaaping room oawl to at laatt 10% of
lha floot atoa of twchreom. Each aj«h wlndaw
ihall ba prevldod wlth.notutal light and vantila-
tion « lallewt: Conttdor tha cantor oi ma win-
dow till at lha conMr of a 180° ore iwung notl-
lonlally eulwotd from tha piano faca of tha wall)
within tha mlddla 60* of thh 180° ore, na ob-
ttwctlon* may ba Mghar abova * • window till
at any paint than ana-half In hariiantal dittanca
h o - lha window t i l l .

aavat or conoplw en tha a m * wall at lha wlnoW.
Thty alia da not apply la tacono wlndawt m a

tha mbiimum nM>injd 10% of * * Hoar ataa.
Tha "ohrtuctlon" may ba a <King building m part thwaof, m •
wing or court wall o' *k* w - « building.

PLUCKE»VIN VILLAGE

! J

LAND USE ELEMENT
Critical Areas

S»««p Slop* SS 15%+
Flood Plain FP

R«tid«nrial 3% F.A.R.

6%

8%' . «

R 2 0 %

IfC.R.C. 30%

j.

JW r J fci

RoMorch & Office RO

ZONING MAP

£Jt/L8u.



num of 150 dwelling units.

production of less costly housing units, no dwelling
the "minimum" Net Habitable Floor Area" (as

Zoning Ordinance, based on American Public Health
H.A.) standards) by more than 15%;

of the housing supply, the State Uniform Construc-
dminister Board of Health Code shall apply;

sive density concentrations, Compact Residential
geographically separated by a distance of one-half

ters;

Iking distance of stores, services, potential transpor-
orting facilities, Compact Residential Clusters
emin within an area bounded on the East by a line
206, and on the West by 1-287.

sroval of Compact Residential Clusters are to be
ling to the order received subject to the evaluation
the Planning Board, the Environmental Commission
Health.

above, applied within the area designated, would
pment of a number of sites as Compact Residential
s not a static guide; but rather, an on-going blueprint
In fact, the Municipal Land Use Law mandates that
r Master Plans at a minimum every six years. Thus,
his land use technique is effective, as manifest by the
ption of the units permitted, additional Compact
be provided for in the future, located elsewhere

ickemin corridor.

h traffic except on interstate highways; to facilitate
fie; to coordinate the Township's street pattern with
struction, present and proposed; and to avoid traffic
) be energy inefficient (excessive stops, idling and
ndesirable noise and air pollution.

Jgh traffic, Interstate 78 on the south provides an
points, and Interstate 287 in the southeast corner
rtheast and southeast. "StatS Route 206, provides
outh. It also serves as the spine for local traffic.

ict on Bedminster of traffic trying to get to the two
206) is lessened by the slip-on, slip-off at 1-78 and
lear the western boundary of the Township.

isible increases in the land use in townships to the
luld be protected for use as a local artery.

inticipated by added development to the south and
nards and Bridgewater Township. This traffic must
arder to reach the interstate highway system access
e. This added traffic from outside the Township
i existing traffic as well as that traffic added locally
:ighborhood. The State may choose to widen or
, this cannot be done along the present alignment
;es and front yards from virtually every improved
Such action would destroy the character of the
t property values. To prevent such an eventuality,
of the village, it is proposed to move the alignment
onto vacant land east of Knox Avenue. The

lid be at least 100 feet wide. The bypass should be
ith no driveways or commercial development on

1-78 and underpass to the South and the 1-287
, access should be permitted only at two points
i intersection of Washington Valley Road, and at or
o protect both the existing and future commercial
to the west of the new alignment and prospective
:, the route should be screened by landscaped earth
>resent alignment of 202-206 should be declassified
a village street to serve residential and local retail
A regional shopping center is not needed and has

work is presently satisfactory because of the small
ge land holdings that open on these roads. Their
ild be severely damaged, however, and they would
isfactorily, if a multiplicity of driveways or other
allowed in the future. As in other areas, the speed
jced from 50 mph to 25 mph. In addition to the
uld make all adjacent properties twice as remote
cupants in terms of time and depreciate property
xs shall be taken to encourage future development
owing circulation principles, among others, at the

nber of access points should be allowed to each

individual lots will be required and no new
ividual small lot may open onto a major road;

have deadend intersections with major roads to
traffic from one minor street to another across a

outfall of sewage into the North Branch of the Raritan and to prevent any
increase in non point pollution sources or flooding; to require on-site storm
water and sewerage disposal to the maximum extent possible.

A. Water for the sparse Rural Settlement areas of Bedminster will be
supplied by private wells, except for the limited area in Pottersville
which is supplied by the Elizabethtown Water Company. The Village
Neighborhood areas, including Bedminster Village and Pluckemin, will
be supplied by the Gravity Division of the Commonwealth Water
Company as needed.

B. Storm water drainage into the North Branch of the Raritan, the
Lamington River and Chambers Brook will be regulated by detention
basins and other treatment controls in all new developments.

C. No structures will be permitted in flood plains as mapped.

D. Solid waste will be collected by private contractors and disposed of in
locations designated by the County. Resource recovery will continue
to be encouraged.

E. The~ present sewerage treatment plant capacity in Bedminster is
limited and will be absorbed by the normal development within the
Bedminster village area. Therefore, any major development must
include provision for tertiary treatment plants with disposal oh-site
by spray irrigation or other methods acceptable to the Planning Bbard,
Board of Health, and Environmental Commission in such manner
that it will not impact that assimilative capacity of the waterways
within the Township. When the regional 303/208 studies are
completed, Bedminster will determine its relationship to whatever
regional facility may be proposed. No additional treatment plants
should be permitted until such regional plans are finalized.

VI. COMMUNITY FACILITIES PLAN

Objectives:

To forecast the long-range need for expanded and additional community
buildings; to study the feasibility of grouping such buildings; and to suggest
appropriate locations for such facilities.

Township facilities now exist on a site not susceptible to expansion. The
local library has acquired a building near the corner of Rt. 206 and Lamington
Road. All future community facilities, other than schools, should be
concentrated as a Civic Center. These include a building for municipal
administration, court and police, a public works garage, and a community
building for recreation.

Room for further expansion of the present school in Bedminster Village is
available at the present site. A new school site of about 15 acres will be
necessary if the Pluckemin Village Neighborhood becomes fully developed.
Because of the anticipated sparseness of population in the Rural Settlement
area west of Bedminster and Pluckemin Villages, additional school sites in
the middle and western parts of the Township are not necessary.

VII. RECREATION PLAN

Objectives:

To provide facilities for outdoor recreational activities within walking or
bicycle distance of all dwelling facilities.

Throughout the township walking and bicycling easements will besought
in all conservation areas. In the Rural Settlement area, cluster development
will be encouraged whenever large property owners seek to develop their
lands in order that common usable open space may be protected. In Village
Neighborhood areas, new residential developments will be required to provide
a flat, usable tract of at least five acres for each 150 dwelling units as sites for
playgrounds and such sports as softball and tennis. On the portion of the
triangular municipal tract between Rt. 202 and the North Branch of the
Raritan not presently occupied by buildings, future school facilities if
required, must be developed in conjunction with existing elementary school
facilities. This could involve full sized baseball diamonds, a full-sized soccer
field, a football field and room for bleachers, tennis facilities, provision for
the possibility of other sports such as archery and skeet, and possible
swimming and ice skating facilities.

In addition to these active sports, provision should be made throughout
the Township for other rural sports, such as walking, picnicking and fishing.
Particularly for these latter sports, as well as skating, use of the flood plain of
the North Branch of the Raritan River, and other similar areas, should be
contemplated.

The steep sslopes of the Watchung Mountains should be reserved for
forestry and nature walks.

In all privately planned subdivisions, the Planning Board should encourage
creation of neighborhood permanent open spaces adjacent to residential
development. This might include facilities for private golf and tennis clubs,
bicycle paths, possible facilities for horseback riding and hunting, and the
creation of pqnds and lakes along water courses.

VIII. ENVIRONMENTAL PROTECTION PLAN

Objectives:

To establish and protect critical areas of the Township from ecological
damage; to prevent the export either of polluted water or polluted air to
neighboring townships; to protect against flooding; to protect the health,
welfare and safety of Township residents.

The North Branch of the Raritan River forms part of the eas
flows in a southerly direction between Bedminster Village ar
southeasterly boundary of the Township is Chambers Brook.

The basic reason for flood-plain protection is publ
affected directly when any building is located in the floodw
area, and indirectly by the assets of vegetation and woodla
stream environments and help prevent flooding. No buildinj
land should be allowed in a flood plain to avoid aggravati
menace or stream flow problems above or below the site,
ponds and lakes should be encouraged to prevent erosion. Th
continue to encourage no-till croplands, reforestation where fe
closely any top soil removal.

The steep slopes in excess of 15% grade have been des
nent open space and should be left wild or devoted to timber!
to p'reven erosion.

Open land in critical areas has great social and ecologica
economic value. It is not yet practical to finance the purcha;
for public ownership. In fairness to private owners, two appr<
areas should be taken.

First, in flood plains, the permitting of all uses which c
surface or ground water nor increase the run-off from the lam
potential flood hazard above or below the land, nor impede
flood waters. These uses include but are not limited to agn
contour plowing or no-till practices, animal husbandry (if hif
on the same parcel for any essential buildings); recreation su
playfields, tennis courts, swimming and hunting.nurseries,
(i.e., horticulture, floriculture, and silviculture). On steep sli
or above, erosion becomes more dangerous and expensive
forestry, or tree farming under the supervision of the State an
uses.

Second, the possible inclusion of minimal credit in the gross
calculations for the usable (non-critical) land on the same parce
diately adjacent to the critical parcel. This is justified beca
number of residences on the non-critical land will enjoy and
light, air and view resulting from the immediately adjacent and i

The so-called "transfer of development rights" to other parce
is not an approved procedure in the Township since those pai
have the immediate benefit of the open space left elsewhere,
artificial and random increase of density on such parcels would c
with other neighboring parcels not having such increased devel

In addition to respect for environmental matters, special
accorded historical sites within the Township, especially the Rev
Artillery Park on the steep slope of the Watchung Mountains.

The Natural Resources Inventory of Bedminster Toy
porated in this Master Plan by reference.

This Master Plan of Bedminster is compatible with the
surrounding municipalities, with the Somerset County Master P
and the Regional Development Guide of the Tri-State Regional
mission, as well as the revised New Jersey State Development Gu
Department of Community Affairs.

More specifically, adjacent Land Use districts in the mu
rounding Bedminster is as follows:

Branchburg:

Readington:

Tewksbury:

Chester:

Peapack-Gladstone:

Far Hills:

Bernards Township:

Bridgewater:

Low Density Residential
R-l Res. Min. 3 Ac.

Low Density Residential
Min. 1-3/4 to 3Ac.

Low Density Rural Residei
Min. 5 and 3 Ac.
Historic at Pottersville

Park
Low Density Residential
Min. 5 Ac. except 2 Ac. 10
E. of 206

Rural Settlement 3 Ac.

Rural Residential
Min. 10 Ac.

Sparse Residential
Min. 3 Ac.

Parks and Open Space >
Brook
Light Industry or Least
east of 287
Low Density housing (IA<

APPROVED BY THE PLANNING BOARD



ister Plan is a general guide for the orderly growth, development,
n of a community. It consists of a number of elements: land
irculation, employment, utilities service, community facilities,
ironmental protection, and conservation. The Master Plan
ndamentals of the understanding between the citizens and their
to future community development. Unlike other documents

Ficial Map, Zoning Ordinance, and Development Regulations, it
:ory document with the effect of law. New Jersey's Municipal

however, requires that each township create such a basic plan,
in establishes the overall pattern within which more specific
regulations must f i t . For example, a Zoning Ordinance is now
consistent with the Land Use Plan element of the Master Plan.

ster Plan, once adopted by the Planning Board, also serves to
penditures of the Township. Actions necessitating the expendi-
funds are to be examined against the Master Plan. Thus, through
aster Plan serves as a guide for community development.

lunity objectives as established by the Planning Board and
•nittee, by this reference, are made part of the Plan, as is the

le blueprint for the future growth and development of a
Master Plan is not a static entity; but rather, as required under
Municipal Land Use Law, must be re-examined at maximum

ry six (6) years to insure it reflects the needs and objectives
ty and its people.

daster Plan has taken notice of certain social facts. The North-
States has lost population and jobs to other parts of the nation
;n years with no reversal of this trend yet apparent. This has
:aseddensity mostly in the cities whose lowered density begins to
ualitative rehabilitation in order to attract new persons back to
urthermore, consistent with the objectives of Bedminster, the
al and state funding agencies as well as regional planning bodies,
ards improving and consolidating existing infrastructure, such as
le water and other utilities. This is particularly important at
a downturn in the region's population and in the number of
oupled with looming shortages and increased costs of energy,
ntial development wasteful and socially irresponsible.

OBJECTIVES

nore than 40 years, Bedminster Township has carefully and
rted its development. Citizens of this rural community have
environmental resources of the Township so that they could
scial purpose. It is clear that private ownership of open space is
:w jersey's future because the State cannot afford to own
land. Bedminster considers its present— and future— residents
of the land, water and air. It intends to draw sparingly on its
:s to insure their vitality and usefulness for future generations.

fore Bedminster seeks— and has sought continuously— to
rivironmental impact from development within the Township's

isolate and contain developments, such as Interstate Highways
at are unfortunately located on environmentally sensitive areas,
does not intend to allow in these corridors the urban facilities
nly associated with major highways in less sensitive areas.

'ownship strives for a harmonious relationship between man and
ature. This Master Plan clearly reflects the need to limit develop-
or quality soils, and the "critical areas" within the township, in
ostly mistakes in terms of dollars and degradation of the environ-
ter regrets the excessive impacts caused by random Federal and
id legislation.

:ordance with N.J.S.A. 40:55D-2 it is recognized that develop-
land in Bedminster Township should, among other things, serve:

romote the public health, safety, morals and general welfare;

sure that development of Bedminster does not conflict with the
il welfare of neighboring municipalities, Somerset County and
ate as a whole;

omote the establishment of appropriate population densities and
ntrations that will contribute to the well-being of persons,
jorhoods, and communities, and to the preservation of the
mment;

ovide sufficient space in appropriate locations for a variety of
Itural, residential, recreational and commercial uses and open
both public and private, according to their respective environ-

[I requirements, in order to meet the needs of all of the residents
township.

romote the conservation of open space and valuable natural
ces such as a public water supply derived from the Raritan
and

/ent degradation of the environment through improper use of

rther recognized that, in accordance with the Somerset County
ind Use, zoning and land use practices in Bedminster Township
I to protect the water quality of the streams flowing through
jse of the present use of the Raritan River for public water
ause of the State's prospective creation of the Confluence

tent to which the North Branch of the Raritan River can or
Jditional effluent without causing degradation of the water
ablished standards, will not be determined until completion of
Plan and the 208 Areawide Water Quality Management Plan

anch of the Raritan River as required by the Federal Water
I Act amendments of 1972, P.L. 92-500, 33 U.S.C.A. Sec.
id by L.1977, c. 75, N.J.S.A. 58:11A-1 et seq. A permit to
ment system will not be issued by the Department of Environ-
n unless such plant would conform to the Areawide Water

that further development in Bedminster should, until the Basin Plan and
Areawide Water Management Plan are approved, be limited to such densities,
concentrations, and locations as will permit on-site waste disposal without
degradation of ground water quality.

Bed minister recognizes its obligation to provide an opportunity for
the construction of its fair share of dwelling units for low and moderate income
families, consistent with the environmental constraints of the Township. This
Master Plan makes ample provision for accommodating a variety of housing
types.

I I . LAND USE PLAN

Objectives:

A. Residential Districts: To make housing possible for persons of all
economic levels within the constraints of the environment; to protect
natural resources and prevent flooding or degradation of down-stream
water quality.

No residential development should be permitted in areas where slopes
exceed 15% or where wet lands and flood plains are located. In areas
where soils are highly erodible, of prime agricultural value, or where water
tables are high and depth to bedrock shallow, careful attention should be
given to the extent and location of all structures. Accordingly residential
land use development should be guided by the following considerations:

1. The Township's Natural Resources Inventory confirms the basic
pattern for the residential areas of Bedminster. This pattern should
be preserved by:

(a) continuation of environmentally-based zoning;

(b) the containing of commercial and other non-residential areas
with natural boundaries with effective buffer screening;

(c) channeling of traffic to major routes, and its discouragement on
local roads and in residential areas; and,

(d) use of appropriate measures to establish and preserve open
spaces.

2. Development patterns within the Township are constrained due to
the artificial boundaries established by 1-78 and 1-287.

3. Sanitary problems have arisen in certain areas due to the poor quality
soils underlying a large portion of the Township. Land use patterns
must be adjusted accordingly.

4. The Township recognizes that:

(a) Our average life span has lengthened from 42 to 72 years in this
century;

(b) The birth rate is decreasing and the population is declining in the
Northeastern part of the United States;

(c) Our children are forming independent households earlier;

(d) There is a continuing shrinkage of family size;

(e) The Township has an obligation to permit a full range of housing
accommodations;

(f) Energy resources are limited and are becoming increasingly more
costly.

Accordingly, these considerations necessitate some evolution of our
residential patterns. A balanced response to the present demographic
facts in certain areas, approximately equal numbers of one, two, three
and four bedroom dwelling units. In order to provide the opportunity
for both our children and our late middle-aged couples and singles to
remain in their home community, a proportion of small dwelling units
must be included in the permitted residential mix. Each neighborhood
grouping should have integral usable open space for outdoor recreational
activities of all age groups.

Because of (a) existing transportation arteries, (b) the existence of
residential support facilities, (c) the least handicapped area for expansion
of existing utilities, (d) the availability of land within the boundaries of
1-287 and the steep slopes of the Watchung Mountains at the eastern
Township boundary, the Pluckemin area is the most appropriate in the
Township for the enlarged Village Neighborhood as defined and at a
density consistent with the existing Somerset County Master Plan. Lack
of land and other essential conditions in Bedminster Village limits the
growth potential of that area. '

Within the Village Neighborhood, which includes some existing houses,
several scattered "Compact Residential Clusters" of higher density should
be permitted, to meet the mandate of the New Jersey Supreme Court's
decision in Oakwood at Madison v. Township of Madison, 72 N.J. 481.

B. Business Districts

Objectives: To provide essential consumer services to residents of the
Township; to contain business activities substantially within their present
boundaries; to provide for adequate and safe vehicular access, adequate
parking, and adequate loading facilities; to provide adequate pedestrian
amenities; and otherwise to encourage the development, within the
business district, of fuctional and aesthetic qualities in harmony with the
character of the Township.

Various principles concerning a neighborhood business district are
recognized:

1. Bedminister's business districts are designed for neighborhood
commercial uses only — small retail and service establishments
designed to serve residents of the Township.

2. Strip commercial development along major highways is hazardous and
results in the deterioration of surrounding areas. Provision for road-
side restaurants, stores and facilities catering to transient traffic, such

ancc. Also, scale of the establishment i
village character.

Certain specific actions and measures,
necessary to implement the principles set fortl

(a) Confining business activity to the f
personal services essential to suppor
and the exclusion of any enterpri
services, or administration beyond
areas;

(b) Strict control of signs and lights, an
signs and billboards that advertise <

(c) Shielding and landscaping of all busii
objectionable sights, such as parking
commercial vehicles, and loading and

(d) Exclusion of outside display of all
gasoline pumps and cans of lubricatii

(e) Review and approval of plans for all
the Planning Boards before a buildi
qaulity of design and harmony with
with the character and best interests

C. Research and Office Districts

Objectives: To make possible the convenier
ment for local residents by providing for a
istrative, research, development and non-n
The Township does not want additional co
regional service and administrative centers.

III. HOUSING PLAN

Any development west of 1-287 and Routi
rural settlements with large open spaces for agri
of critical areas. Residential development on <
adequate on-site control of run-off as well as
sewage effluent.

Density in the Bedminster village area and its
be increased modestly to prevent overloading si
or further limiting the assimilative capacity o
Raritan.

In Pluckemin Village, bounded by 1-287 on
steep slopes of the First Watchung Mountains dn t
Township Line, a small area should be reserve
shopping and personal service establishments a
support local residential use. Residential develoi
area should be limited to: that number of housini
dispose of effluent on-site or into Chambers Brool
Raritan River without impairing surface water qi
tive capacity of the rivers or the potability ol
Confluence Reservoir, or (b) whose collective r
impact said waterways, or (c) whatever number i
ter of the area and with the Township's obliga
areas of land for housing low and moderate incoi

General Principles:

A residence should be a place where one n
pursue private happiness in a pleasant and healthf

Excessive density, inappropriate scale, and
uses in residential areas all contribute to the
"Scale" is the relationship of physical objects an
surroundings. The almost universal popularity
elements, and neighborhood shopping centers br
indicate a human yearning which must not be o<
appropriateness of scale must be considered in all

Total isolation is also unsatisfying. A neight
density and quality is as important as a tight r
sanitary" dwelling unit. The Congress and soci
recognized the neighborhood as a "suitable living

Among the important elements of a Village
ability of recreation and shopping. Recreational
provide an immediate supplement to shelter loc,
of related dwelling units, and they reduce and
resources associated with the use of automobiles.

These principles of small scale neighborhood
facilities, and careful control of automobile traf
of independent neighborhood groupings, i.e. Villa

Pluckemen Village Details:

A Village Neighborhood will permit a balano
bedroom dwelling units in planned groupings at
existing Somerset County Master Plan, as well as I
separate lots of approximately Vi acre each. Si
provides balanced selection of dwelling units for
economic groups in the population.

Consistent with the principles noted above,
opportunity for less costly housing, a maximu
Residential Clusters" in which increased density
available within the area designed for Village I
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